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West Spring Valley Corridor Reinvestment Strategy 1

Commercial corridors are emerging as regional destinations 
in cities throughout the nation.  In virtually every story of 
success, redevelopment and new development within these 
corridors has been the result of a holistic approach involv-
ing nurturing and growing select segments of the economy, 
eliminating barriers to investment and marketing positive 
changes through an overall image of vitality.  This experience 
has proven that solutions to the challenges in these markets 
are as varied as the corridors themselves.  Consequently, their 
redevelopment cannot rely on a single project or initiative, but 
rather multiple efforts including projects, programs and poli-
cies, all designed to “ready the environment for investment.”

Forming and advancing the development agenda within com-
mercial corridors requires a keen understanding of the goals 
and aspirations of its stakeholders, the realties of the mar-
ketplace, the peculiarities of the political landscape and the 
constraints of local public/private resources.  With this under-
standing, project advocates are then positioned to establish 
priorities for action and investment.  Through a process which 
involved educating stakeholders, soliciting their input, identify-
ing barriers and designing a program of actions to move the 
West Spring Valley Corridor towards a vision of revitalization, 
the City of Richardson and key stakeholders have sought to 
achieve this end.  

Introduction

“The suburbs built in the 1940’s, 1950’s, 
and 1960’s are beginning to show the 
same signs of decay that central cities 
have been experiencing over the past 
generation, yet neighborhoods still are 
being built on the fringe that probably 
will be thrown away in 20 years.”

Christopher B. Leinberger,  
Urban Land, October 1998
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Background
In January 2009, the Richardson City Council adopted a new 
Comprehensive Plan, which included a section highlighting 
six different Enhancement/Redevelopment Areas within the 
community where “further study may be necessary to under-
stand the full potential for redevelopment in each of these 
areas.”  With regard to the West Spring Valley Enhancement/
Redevelopment Area, the Plan states:

“Along Spring Valley Road, west of Central Expressway, the 
City is interested in the redevelopment of aging multi-family 
and retail properties which have become difficult to maintain 
to minimum property and habitation standards … Alternative 
uses may include housing, institutional uses, office, select 
retail activities, or combinations of these uses. Housing may 
range from duplex and townhome to high-quality multi-family 
or mixed-use.”

Given the history of concerns shared by the entire commu-
nity over conditions in the West Spring Valley Corridor, it was 
chosen as the first of the Enhancement/Redevelopment Areas 
for analysis.  Properties originally identified as being within the 
Study Area (also, the Area) included a number of parcels de-
veloped for retail, office, institutional and residential uses (no 
single-family detached structures) located adjacent to West 
Spring Valley.  As a result of Council discussions, the boundar-
ies of the original Study Area were extended to include sev-
eral contiguous properties along the frontage road of US 75/ 
Central Expressway.  



Introduction

West Spring Valley Corridor Reinvestment Strategy �

Context
The West Spring Valley Corridor is located in the northeastern 
portion of the Dallas-Fort Worth Metropolitan Area (CMSA or 
Metroplex) and borders the cities of Richardson and Dallas.   
That segment of the West Spring Valley Corridor which is 
the subject of this Strategy stretches between Coit Road and 
South Central Expressway (US 75), then extends northward 
along South Central Expressway to Dumont Drive.  There are 
141 properties either contiguous to or impacted by access 
issues or other influences on the Richardson side of Spring 
Valley Road.  All were considered part of the Study Area.  The 
map here illustrates the length of the study area and area of 
influence.  
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Given its proximity to the City of 
Dallas and heart of the Dallas Central 
Business District, the West Spring 
Valley Corridor is strategically located 
to capture a substantial share of the 
region’s traffic and business growth.  
Forecasts indicate that more than 1.7 
million square feet of retail and store-
front office space and nearly 7,100 
residential units could be absorbed in 
the Corridor’s Trade Area (see Section 
3) over the next 10 years, from which 
the properties in the Study Area could 
benefit.  The level of investment which 
actually occurs will be directly propor-
tionate to the City’s and property own-
ers’ commitment to stronger physical 
connections, supportive infill policies, 
creative financial solutions and on-go-
ing removal of barriers.  Barriers to 
Corridor redevelopment fall within six 
principal categories – market, physi-
cal, financial, regulatory, political and 
organizational.  A discussion of barri-
ers impacting the West Spring Valley 
Corridor and strategies for their resolu-
tion are presented in a later section of 
this report. 
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Purpose
Through the effort described herein, the City of Richardson 
initiated a process that would ensure future improvements 
within the West Spring Valley Corridor occur with aesthetic 
and functional continuity.  The 2010 West Spring Valley 
Corridor Reinvestment Strategy is intended to serve as an ap-
proved Corridor plan, providing recommendations for invest-
ment and policy reform which can be implemented over the 
near- and long-term.  As a strategic document it is designed to 
promote (re)investment.  

Encouraging strategic investment in targeted areas (catalysts) 
which contain an appropriate mix of land uses, give greater 
emphasis to multiple forms of transit access and create a 
unique sense of place has been identified as the central 
approach for the renaissance of the Corridor.  The premise 
behind the selection of catalyst nodes, or areas, assumes 
selectively concentrating resources in locations that will have a 
positive economic “ripple effect” along the Corridor and in sur-
rounding neighborhoods.  In this way, the City of Richardson 
(as a public partner) can effectively leverage investment efforts 
to overcome barriers and achieve desired outcomes.  

Objectives
The project intentions which guided the work of the City, 
stakeholders and Consultant Team were to ensure future in-
vestment is:

Grounded in market and economic reality; 

Strategically positioned to leverage additional public and 
private investment; and

Executed by entities that are accountable, sustainable, and 
representative of stakeholder interests.

Study Process
This study process, which lasted approximately one year, 
began with an inventory of existing conditions—zoning, land 
use, number of parcels, age of improvements, etc.—and 
a briefing of the City Council on August 3, 2009.  The lead 
consultant was engaged in October after a presentation to 
Council on September 21, 2009, on an approach to the study 
process.  On October 23, the City Council and key staff from 
the City and the Consulting Team met with representatives 
from the City of Fort Worth to discuss and tour some of their 
Urban Villages, which had undergone a similar study process.  
From November 2009 through early January 2010, a series 
of focus groups were conducted, along with interviews with 
individual City Council members and Dallas-area developers.  
During this time period, the process for selection of a Visioning 
Consultant was also initiated.  On January 5, 2010, the Council 
was presented with a preliminary set of market findings, as 
well as a synthesis of the focus groups and interviews.  (A full 
report on the focus group discussion and interviews, Barriers 
to Investment Report, is available at the City.)  On February 15, 
2010, the Barriers briefing was finalized and the visioning team 
introduced. 

•

•

•
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Public Involvement
In addition to focus groups and developer interviews as set-
tings for public input, the Consultant Team hosted three 
Community Meetings for stakeholders to review assembled 
data, identify Corridor issues and impacts, refine potential 
catalyst investment projects and discuss alternative strategies 
required to move the plan towards adoption and implementa-
tion.  Invitations to the meetings were mailed to 100 percent 
of the property and/or business ownership within the Corridor 
(approximately 600 addresses).  Among these participants, 
many expressed their commitment to participating in improv-
ing the Corridor and implementing the recommendations 
contained herein.  

Concerns regarding existing issues within the Corridor, as well 
as efforts to improve its appearance and evolution as a desti-
nation in the minds of people, were voiced by both business 
and property owners.  Major issues among stakeholders in-
cluded impacts from potential connections to transit improve-
ments at the Spring Valley Station, the multi-jurisdictional 
aspect of the Corridor (Richardson on one side of the street 
and Dallas on the other), the number of multi-family develop-
ments and the level of commercial crime.  

Universal goals among the stakeholders included a stronger re-
tail mix, an improved physical realm and greater protection for 
property owner investments.  Regardless of location within the 
Corridor, all of the stakeholders appeared to understand that 
diversity among businesses and uses needed to be encour-
aged and that any future improvements should be sensitive to 
residential areas beyond the Corridor.  

These Community Meetings, conducted on March 30, May 13 
and June 10, 2010, each had a specific purpose and objective.  
The City Council was briefed on the first two community meet-
ings on April 5 and May 24.  Among the most important out-
comes of these work sessions were a set of Goals and Criteria 
and a Vision Statement, developed and ratified by participat-
ing stakeholders, and a Framework Plan and series of five 
Catalyst Projects, also approved by attendees.  Another brief-
ing of the City Council occurred on July 12, with a final presen-
tation on November 15, 2010, which included a summary of a 
companion study effort in the City of Dallas described below.

Fort Worth Field Trip
As explained above, during the fall of 2009, at the onset of 
the study process, City of Richardson leadership, City Staff, 
representatives of Leland Consulting Group and other guests 
attended an all-day workshop, driving tour and lunch with rep-
resentatives of the City of Fort Worth in order to understand 
their efforts at central city redevelopment.   Significant lessons 
learned included the necessity for and benefits from a zoning 
code that encouraged desirable uses and discouraged unde-
sirable uses, as well as the necessity for long-term Council 
support and ongoing flexibility while pioneering projects are 
advanced.
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City of Dallas
Early in 2010, discussions began with the City of Dallas about 
concerns of mutual interest to the two communities, which 
share Spring Valley Road as a border.  An agreement was 
executed between the two cities in July of 2010, with the 
Dallas effort to be on a smaller scale but directly related to 
Richardson’s West Spring Valley Reinvestment effort.  A syn-
thesis of the Dallas effort is presented here as an Appendix 
to this report.
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Consultant Team
This project began during the fall of 2009 when the City re-
tained Leland Consulting Group (urban economics) to design a 
technical framework for discussions with the public regarding 
market opportunities, land use alternatives and infrastructure 
impacts from potential development patterns along the West 
Spring Valley Corridor.  In January, the City supplemented the 
Consultant Team with HOK (urban planning and landscape 
architecture), Kimley-Horn (transportation planning and engi-
neering) and Strategic Community Solutions (plan facilitation 
and policy development).  The vision and directives presented 
herein were developed with input from stakeholders within 
and proximate to the Corridor and representatives of the City, 
along with guidance from the Consultant Team.  

Conclusion
The 2010 West Spring Valley Corridor Reinvestment Strategy 
has been developed to articulate a vision, concept and strat-
egy for the future use and redevelopment of the Corridor from  
Dumont Drive at US 75 to Spring Valley Road at Coit Road.  It is 
intended to assist the City of Richardson and property own-
ers in the Study Area with identification and implementation 
of policies and funding options for investments necessary to 
serve future development and redevelopment initiatives.

It identifies specific objectives and strategies in order to make 
the West Spring Valley Corridor a superior place to live, con-
duct business, shop and visit.  It is based on a realistic under-
standing of market and physical conditions and is intended to 
be responsive to the community’s needs.  
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The Study Area extends approximately 1.3 miles from Coit Road to 
South Central Expressway (US 75) and includes property along a 
portion of the South Central Expressway frontage road from West 
Spring Valley north to Dumont Drive, a distance of .5 miles.  There 
are 141 properties either contiguous to or impacted by access issues 
or other influences on the Richardson side of the street and all were 
included in the Study Area.  These properties represent a combined 
total of 188 acres.  The map on this page illustrates the configuration 
of the Study Area and area of influence.  

Corridor Context
The West Spring Valley Corridor can best be described as a mature 
urban corridor, with limited new investment, fragmented ownership 
and a fairly random inventory of commercial and service uses.  Uses 
in the Corridor fall within the following categories: retailers and 
restaurants, many ethnic-oriented; auto-related sales and service; 
professional services; older apartment and condominium com-
plexes; duplexes, the majority of them new; and institutional uses.  
Forty-four percent of the buildings on the Corridor are owner-occu-
pied, the largest of these being on 8.5 acres. 

Overview
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Ownership
Ownership information suggests a strong local presence with a large inventory of older 
improvements.  Properties in the Corridor are primarily locally-owned, with 90% of owners 
residing in either Richardson or elsewhere in the Metroplex.  10% of the owners are located 
out-of-state.  Ten individuals own more than one parcel in the Corridor and one of these 10 
owns four parcels; however, the assemblage of those four parcels totals only 6.9 acres.  Parcel 
sizes in the overall Study Area range from less than one acre to more than 37 acres (an apart-
ment complex), with the average being 1.2 acres.  
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Value
Values on the Corridor are largely a function of the age and level of improvements.  Nearly 
45% of the improvements within the Corridor were introduced prior to 1980, with 37% 
constructed between 1960 and 1980 and 38% after 2000.  Values range from $100 to $20.6 
million and average approximately $662,600.  Thirty-nine percent of the properties did not 
realize an increase in value over the past three years and several saw a decline.  Utilization as 
a function of the improvement value to land value suggests that approximately 50% of parcels 
are under-utilized.  Sales activity indicates 52% of the properties changed ownership in the 
last five years, suggesting a heightened level of interest in the Study Area.  27% likely have a 
low property basis with the last sale dated prior to 1980.
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Map shows appreciation
in Assessor's market value
over the past 3 years.

An index of 1.0 means no
change in value, 2.0 or more
means value has more than
doubled.
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Assessor's estimated market
value per acre of land.
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Land utilization is estimated
based on improvement
values as a percent of total
values (Improvement Ratio)

(Improvement Ratio)

Land Utilization Map

Land Value Per Acre Map

W
EA

TH
ER

RE
D

RD

SPRING VALLEY RD

CO
IT

RD

75

DUM
ONT DR

FL
O

YD
RD

W
AT

ER
VI

EW
D

R

D
O

VE
R

D
R

ST
PA

U
L

D
R

M
A

H
AM

RD

BLU
E LA

KE CIR

RE
G

EN
CY

CT

W
AT

ER
FA

LL
W

AY

WESTON WAY

SP
RI

N
G

VA
LL

EY
PL

Z

JAMES DR

0 0.25 0.50.125 Miles
West Spring Valley Corridor: Study Area

Dover
Elementary

St. Paul
Catholic Church

Study Area Boundary

Parcels

W
EA

TH
ER

RE
D

RD

SPRING VALLEY RD

CO
IT

RD

75

DUM
ONT DR

FL
O

YD
RD

W
AT

ER
VI

EW
D

R

D
O

VE
R

D
R

ST
PA

U
L

D
R

M
A

H
AM

RD

BLU
E LA

KE CIR

RE
G

EN
CY

CT

W
AT

ER
FA

LL
W

AY

WESTON WAY

SP
RI

N
G

VA
LL

EY
PL

Z

JAMES DR

0 0.25 0.50.125 Miles
West Spring Valley Corridor: Study Area

Dover
Elementary

St. Paul
Catholic Church

Study Area Boundary

Parcels



Overview

West Spring Valley Corridor Reinvestment Strategy 1�

W
EA

TH
ER

RE
D 

RD

SPRING VALLEY RD

CO
IT

 R
D 

DUMONT DR

FL
OY

D 
RD

W
AT

ER
VI

EW
 D

R

DO
VE

R 
DR

ST
 P

A U
L D

R

M
AH

AM
 R

D

BLU
E LA

KE C
IR

RE
GE

NC
Y 

CT

W
AT

ER
FA

LL
 W

AY
WESTON WAY

SP
RI

N
G 

VA
LL

EY
 P

LZ

JAMES DR

0 0.25 0.50.125 Miles
West Spring Valley Corridor: Sales Activity

Dover
Elementary

St. Paul 
Catholic Church

Date of Last Sale
year

1900 - 1990

1991 - 2000

2001 - 2007

2008 - 2009

Based on Assessor's
latest recorded deed

Property Sales Activity Map

W
EA

TH
ER

RE
D

RD

SPRING VALLEY RD

CO
IT

RD

75

DUM
ONT DR

FL
O

YD
RD

W
AT

ER
VI

EW
D

R

D
O

VE
R

D
R

ST
PA

U
L

D
R

M
A

H
AM

RD

BLU
E LA

KE CIR

RE
G

EN
CY

CT

W
AT

ER
FA

LL
W

AY

WESTON WAY

SP
RI

N
G

VA
LL

EY
PL

Z

JAMES DR

0 0.25 0.50.125 Miles
West Spring Valley Corridor: Study Area

Dover
Elementary

St. Paul
Catholic Church

Study Area Boundary

Parcels



Overview

14 West Spring Valley Corridor Reinvestment Strategy

Zoning
While a significant number of the parcels located within the Study Area are currently zoned 
Mixed-Use, several additional zoning classifications exist in the Corridor, including Apartment 
(which also allows condominiums), Residential, Duplex, Local Retail, Commercial and Office.  
Many of the older apartment and condominium complexes between Weatherred Drive and 
Waterview Drive, and Waterfall Way and Coit Road, are zoned Mixed-Use.  Parcels located 
at the intersection of US 75 and West Spring Valley, between Floyd Road and St. Paul, are 
zoned Local Retail, as is the retail parcel at the northeast corner of Coit Road and West Spring 
Valley.  Pockets of parcels zoned single-family Residential (developed as institutional uses) and 
Duplex, are in place between Waterview Drive and Hunt Branch.  Finally, parcels with Office 
zoning are located on both the east and west sides of St. Paul, north of retail parcels located 
adjacent to West Spring Valley.  A parcel zoned Office and located east of St. Paul was devel-
oped with apartments under a special zoning ordinance, and tracts zoned Office on the west 
side of St. Paul are used for institutional purposes.

Insert zoning map
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Land Use
The predominant land use within the West Spring Valley Corridor Study Area is multi-family, 
followed by retail, group quarters, office, institutional and duplex uses.  Multi-family develop-
ments begin at St. Paul and continue to be the dominant use along West Spring Valley to the 
intersection of Waterview Drive.  Between Waterview Drive and Waterfall Way, a small pocket 
of duplex, group quarters, institutional, retail and office uses exist; to the west of Waterfall 
Way, multi-family uses once again predominate.  Primary retail uses in the Corridor are lo-
cated on parcels located immediately adjacent to US 75 from Dumont to St. Paul and between 
Waterfall Way and Coit Road.  
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Existing Structures
As explained above, the built environment within the West Spring Valley Study Area is com-
prised mostly of older structures, built between 1960 and 1980, with relatively large foot-
prints (as compared to the surrounding single-family residential structures to the north) at 
building heights of one and two stories. The exception to this description is the duplex de-
velopment in the vicinity of Spring Valley Plaza and Waterview Drive, where new townhome-
style duplex structures were constructed in recent years.  

Parcel Lot Coverage
As indicated previously, the majority of the existing development within the West Spring 
Valley Corridor is multi-family, retail or office in nature.  As is typical for these types of uses, 
there are a number of large building footprints surrounded by substantial areas of surface 
parking.  As a result, the lot coverage on parcels within the Study Area is relatively low and the 
area is highly impervious.  Exceptions are parcels near Hunt Branch and Cottonwood Creek, 
where natural features cause development of portions of sites to be impractical. Parcel Lot Coverage by Structures Map
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There are three main areas of focus with regard to existing infra-
structure: current driver access, pedestrian access and utilities/in-
frastructure.  The first, driver access, relates to the location of the 
Corridor both regionally and locally.  Spring Valley Road is a six-lane 
divided arterial with an underpass (US 75 tunnel section) at the 
southeast corner of the Study Area.   As shown here Spring Valley 
is well-positioned in relation to US 75 and the DART rail station; 
however, due to the tunnel at US 75, access to the prime corners is 
limited.  

Infrastructure 
A review of the data collected and a visit to the West Spring Valley 
Corridor makes it clear that the area is aging.  It has many of the 
same symptoms displayed in other corridors developed at ap-
proximately the same time, including poor pedestrian access and 
deteriorating infrastructure; however, with superior access to both 
transit and regional highways, this Corridor is well-positioned for 
reinvestment.   

West Spring Valley Corridor Reinvestment Study
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Pedestrian Access
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The Study Area benefits from a good network of thoroughfares 
(major collector—Waterview Drive, minor collector—Floyd Road, 
neighborhood collectors—Weatherred Drive and Waterfall Way) and 
a sidewalk system that connects local neighborhoods and parallel 
corridors (pedestrian access).  These connections to the neighbor-
hood and other surrounding areas play a vital role in advancing the 
vision for a revitalized West Spring Valley Corridor. 

Pedestrian Access Map
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This image illustrates the current pedestrian network within the 
Study Area.  These connections include both trails and sidewalks.  
While much of the area is served by pedestrian improvements, the 
infrastructure is beginning to deteriorate.  Since the requirements 
created by the Americans with Disabilities Act (ADA) were not preva-
lent until recently, there are many barriers for pedestrians within 
the Corridor.  (See photo.)  There are examples of infrastructure 
placed in the center of the pedestrian environment and sidewalk 
deterioration.  Because these are common conditions in a Corridor 
of this age, any redevelopment strategy should include a significant 
overhaul of the pedestrian access system to properly connect neigh-
borhoods and retail/commercial services to destinations within the 
Corridor. 
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Finally, with regard to the utility infrastructure, many of the primary 
utilities within the Study Area, including sewer and water lines, have 
been replaced or updated.  The most noticeable problems include 
the signal poles and overhead utilities. The biggest challenge rela-
tive to these elements is their location in the Corridor.  Many of the 
utility poles are located in the center of the pedestrian area.   While 
the signal poles do not necessarily require replacement at this time, 
they do add to the aesthetic clutter of the Corridor.  As intersec-
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Elevated Utilities
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tions within the Corridor are redesigned, the City should take the 
opportunity to update these poles and relocate them outside of the 
pedestrian realm.  The overhead utilities are an eyesore and will not 
only hinder the use of beautification elements such as street trees, 
but also detract from them.  While overhead utilities are expensive 
to relocate and/or bury, there are several treatments that could 
rejuvenate their appearance, including the use of concrete replace-
ment poles.   

Elevated Utilities Map
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Natural Systems
Natural systems within the West Spring Valley Corridor Study Area are associated with the 
Hunt Branch and Cottonwood Creek waterways.  Hunt Branch passes through Cottonwood 
Park to the north and enters the Area in the vicinity of Dublin Drive and Regal Row.  While it 
is not a major waterway, it is deep and provides surface drainage for the western portion of 
the Study Area.  Cottonwood Creek provides drainage for many of the residential neighbor-
hoods in west Richardson and also for a portion of the University of Texas at Dallas campus.  
A small tributary that joins Cottonwood Creek as it approaches West Spring Valley Road has 
been dammed in order to create a series of small lakes (collectively known as Blue Lake) that 
separate multi-family uses to the south of this water feature from single-family uses to the 
north.  While existing natural features are relatively small within the context of the overall 
Study Area, they have a significant impact on the character of the West Spring Valley Corridor.  

Natural Systems Map
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Conclusion
In summary, the Corridor has a significant amount of infrastructure 
that, once improved, will become the foundation of a revitalized 
West Spring Valley Corridor.  Although much of the infrastructure is 
dated, many proposed improvements are relatively low cost items.  
The implementation strategy presented later in this report identifies 
several key items for improvement to both the Area’s physical condi-
tions and the Corridor’s overall appearance. 
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Planning for the strategic revitalization of a business corridor 
requires an understanding of its physical limitations, as well 
as its market.  The market analysis portion of the Strategy, 
conducted by Leland Consulting Group and summarized here, 
focused on identifying market opportunities within the City of 
Richardson and the West Spring Valley Corridor.  The purpose 
of the market analysis in the context of a reinvestment effort 
such as this is fourfold:  

Provide a “reality check” for the conceptual planning 
effort;

Ensure that recommendations are grounded in market and 
economic reality;

Set the stage for implementation; and

Provide an accurate and independent “story” to tell poten-
tial development and investor audiences.

•

•

•

•

The analysis showed that there is market demand in the West 
Spring Valley Corridor, and that with strategic public and pri-
vate reinvestment and supportive policies, it could be success-
fully positioned to capitalize on select niche and destination 
opportunities.

Market
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Trade Area
The information below presents an 
overview of current and future condi-
tions in the City of Richardson and the 
West Spring Valley Trade Area.  The 
Trade Area was defined based on the 
following factors:

Physical barriers;

Location of possible competition;

Proximity to population and 
employment;

Zoning;

Market factors;

Drive times; and

Spending and commuting patterns.

Since the Corridor and Trade Area rep-
resent submarkets within the Dallas-
Fort Worth Metroplex, and, as such, 
will likely compete with projects from a 
broader influence (trade) area, indica-
tors and conditions for several geo-
graphic areas were analyzed (where 
possible).  A map of the influence area 
is presented here.

•

•

•

•

•

•

•

West Spring Valley Corridor ‑Trade Area
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Economic and Demographic Characteristics
Economic and demographic characteristics in the market are 
indicators of overall trends and economic health which may 
affect private and public sector development.  The following 
summarizes economic and demographic trends which will 
affect development demand along the West Spring Valley 
Corridor over the near- and long-term.  

The Trade Area is largely built-out and, therefore, is pro-
jected to grow at less than one-third the rate of the DFW 
metro overall.

The Trade Area skews significantly older than the Metro 
area age profile.

The Trade Area is more highly-educated on average than 
the Metro Area overall and has fewer blue collar workers 
per capita.

•

•

•

Incomes in the Trade Area are higher on a per capita basis, 
but lower in terms of median household incomes.

Within a 2-mile vicinity of the Study Area, there does not 
appear to be a dramatic drop-off in incomes as might be 
expected given conditions in the Corridor.

The ethnic profile of residents within a 2-mile vicinity 
of the Study Area suggests significant concentrations of 
Hispanic residents and fewer African American and Asian 
residents than the Metro area as a whole. 

Despite the apparent urban, lower-income makeup of 
multi-family enclaves in the Study Area, the larger Trade 
Area is dominated by more affluent psychographic seg-
ments, several of which suggest lifestyle preferences that 
favor an infill urban living environment.

•

•

•

•
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Asian Population Density (2000 Census) Hispanic Population Density (2000 Census)
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Household Population Growth 2005‑20�0 (NCTCOG) Median Household Income (2000 Census)
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Total Population Density (2000 Census) Senior Population Density (2000 Census)
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Supply and Demand Conditions
An accurate interpretation of the Corridor’s competitive position within the vicinity 
of the Study Area, Trade Area and Metroplex requires an understanding of the sup-
ply characteristics of competitive developments within these submarkets.  In order to 
identify potential market opportunities given the Study Area’s competitive position 
and prevailing market conditions, demand estimates were also prepared.  The follow-
ing discussion presents an overview of the role each land use plays in the Corridor, 
existing supply conditions and estimates of future demand by land use type.

Projected household growth in the Trade Area should result in demand for over 
7,000 new units by 2020.

Over 1,900 of the new units could be single-family detached, while approximately 
650 could be priced below market rates.  Neither segment will likely be part of the 
ultimate vision for the Corridor.

23% of new demand for ownership attached units could support units priced be-
tween $200K and $250K and 19% could support units priced $500K and over.

54% of new demand for market rate rental units could support rents ranging be-
tween $875 and over $1,000 per month.

The Trade Area currently maintains an inventory of just over 21.4 million square 
feet of retail space, with an occupancy rate of 88.9% (below an equilibrium rate of 
93% to 95%).

•

•

•

•

•
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In addition to household growth, new Trade Area retail 
demand could come from the recapture of dollars that leak 
to other markets, as well as the replacement of obsolete 
space.  New retail demand is estimated at 1.6 million 
square feet by 2020.

Study Area retail currently caters to renters in the Corridor 
itself, but is geographically positioned to capture untapped 
spending power.

The local lodging pipeline is adding Upscale/Upper Upscale 
rooms (but few Luxury rooms).  

•

•

•



Market

West Spring Valley Corridor Reinvestment Strategy �1

Multi‑Family Residential Development Over �5,000 SF Multi‑Family Residential Development Since 2000
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Collin Creek

Richardson East
Power Center

Northpark
Skillman/Abrams
Power Center Cluster

Preston Road 
Grocery-Anchored 
and Power Centers

Willow Bend

Prestonwood

Galleria/Valley View

Pavilion Power
Center Cluster

Note: Absence of 
proposed new retail 
space in Trade Area 
(Source: Costar) and 
high vacancies at 
Valley View Mall, 
Collin Creek Mall, and 
along Coit Road.

Retail Supply
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Conclusion
The degree to which the Corridor is able to capture new de-
mand within the Trade Area (and beyond) is a function of the 
redevelopment process itself.  Given the limited number of 
sites with potential for successful retail development, strategic 
repositioning of the Corridor will depend on balanced zoning 
and improvements to the physical realm which will define it 
as a unique and identifiable place in the minds of area resi-
dents.  Redeveloping it as a region- and community-serving 
destination will necessarily increase its ability to capture not 
only a greater share of its Trade Area demand, but also to be 
a more effective host environment for uses serving close-in 
markets.  As Corridor redevelopment begins to take hold and 
land prices begin to rise (an inevitable eventuality of effective 
redevelopment initiatives), physical limitations which currently 
restrict the scale of redevelopment opportunities will lessen 
as low FAR (Floor Area Ratio) uses succumb to market forces 
and landowners begin to seek the highest and best use for an 
increasingly valuable asset.

West Spring Valley Market Opportunity Summary

Land Uses
Short-Term 
1 to 5 Years

Mid-Term 
5 to 10 Years

Retail

Specialty Retail X

Entertainment Retail X

Neighborhood Serving Retail X

Office

Class A —

Corporate Campus —

Class B X

Incubator Space X

Hotel

Full-Service X

Boutique X

Limited Service X

Budget X

Housing

Rental Apartments X

Rowhouse/Townhouse X

Condominiums X

Live/Work Lofts X

Affordable Housing X
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Experience has shown that an understanding of barriers and 
the issues which perpetuate them is critical to effectively 
framing the research and analyses necessary to arrive at 
recommendations designed to ready an area for investment 
and reinvestment.  Typically, a series of inconsistencies and/or 
misperceptions are uncovered during the discovery of these 
barriers, many of which need to be addressed and clarified 
prior to implementation of key strategic initiatives.    The 
advancement of solutions designed to capitalize on opportuni-
ties and overcome barriers will assuredly require political will 
and community education, but may also entail cultural shifts 
among both public and private entities in Richardson.  

Although some barriers are perceived, many are real and cre-
ate inequities that must be addressed in order to “level the 
playing field” and attract investment and reinvestment that 
could more easily happen in another location.  

The following discussion is based exclusively on input gained 
through discussions with a number of sources, all of whom 
have been identified as part of the Richardson “delivery sys-
tem” .

Collectively, this input was used by Leland Consulting Group 
and the Consultant Team to: 

Define elements of potential catalyst development 
programs;

Direct further identification of barriers to investment and 
reinvestment;

Provide a framework for implementation strategies; and

Offer a foundation for supportive policies and, ultimately, a 
market-tested vision.

•

•

•

•

Barriers



Barriers

�6 West Spring Valley Corridor Reinvestment Strategy

Methodology
The following information is a summary of input from representatives of the com-
munity gathered at a series of focus group meetings held in December 2009.  Each 
meeting was facilitated by representatives of Leland Consulting Group.  Meeting 
participants included property owners (commercial and multi-family), institutional 
and community service leaders (schools and churches), lenders, business owners and 
residents in the single-family neighborhoods near the Study Area (collectively, the 
delivery system) who were selected for the breadth of their experience and familiar-
ity with the community.  During each one- to two-hour session, the consultants asked 
participants to discuss their answers to a series of questions related to investment and 
reinvestment in the Corridor over the near- and long-term.  In addition to the focus 
groups, the consultants conducted one-on-one interviews with the presidents of the 
condominium owner associations in the Corridor and spoke with regional developers 
with a range of experience in different land uses and product types.

Findings
Responses received are summarized in the discussion below and organized into the 
following categories:  market, physical, financial, regulatory and political.  Experience 
in many markets has shown that opportunities to be capitalized on, and barriers to be 
overcome, tend to fall within these categories.  The developers were asked to answer 
slightly different questions and their responses to these related questions are incorpo-
rated herein.  Following the discussion is a matrix of barriers.
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Market
Market barriers primarily relate to a community’s ability to 
serve the type of residents, employers, visitors and consum-
ers that it desires to retain and attract.  Market barriers can be 
both qualitative and quantitative.  For instance, perceptions 
within and outside a community can influence a decision to 
invest or reinvest.  

There are multiple characteristics of a community which 
elicit opinions related to its markets and some are easier to 
influence than others.  In many cases, it depends on which 
characteristics are emphasized (or promoted) and which are 
de-emphasized, i.e., the “story” that is conveyed about the 
community. 

Responses
Most of the respondents believed that the Corridor has no 
brand, no story; that instead, it is a series of individual busi-
nesses or residential developments with little connection or 
continuity.  

Respondents felt that existing businesses are responding to 
only one segment of the populace and that they have not 
yet adapted to changing demographics.  Some believed that 
the current rent structure in the area is serving to attract the 
existing tenant base, which is less than widely representative.  
Developers referred to the demographics of the area as being 
“thin.”

Respondents spoke to the need for a greater variety and 
higher concentration of home ownership units at a range 
of densities, rather than the current volume of high-density 
rental units.

Respondents generally felt that there was a “disconnect” be-
tween seeing community diversity as a purported asset versus 
the root of code violations and impetus for the deterioration 
of commercial and residential properties.  While some associ-
ated violations and crime with income rather than ethnicity, 
for others, these were one in the same.

Finally, respondents believed that as part of any revitalization 
initiative, the “poor perception of the area” held by area stake-
holders, as well as others in the Metroplex, would need to be 
overcome.
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Physical
Physical barriers relate to a community’s built environment.  
They include a range of elements that collectively creates its 
image and appearance.  Physical barriers also represent the 
foundation of an area, its infrastructure (capacity and location) 
and its natural amenities.  As with market barriers, some can 
be influenced (maintained, expanded, redesigned) and some 
cannot (geographic features).   A community should capitalize 
on those elements that make it unique, as well as those it can 
influence.  Overcoming physical barriers is an obvious method 
communities use to contribute to revitalization and leverage 
private investment.

Responses
Respondents generally agreed that Richardson needs to 
project a new image, particularly at key “gateways” into the 
City.  Specifically, US 75 and Spring Valley is viewed as an area 
that needs to better capitalize on its region-serving access and 
proximity to the DART station.

Respondents universally agreed that physical assets within 
the Corridor that have been ignored and largely unleveraged 
include lakes, creeks, greenbelts, trails and natural topography. 

Respondents believed that the West Spring Valley Corridor, 
similar to other aging corridors in the Metroplex, is in need of 
an aesthetic “makeover”.  Its aging commercial building stock, 
deteriorating infrastructure and high concentrations of 1960’s- 
1970s era multi-family housing projects are considered to have 
collectively led to the decline of the Corridor.  

Respondents described the development pattern in the area 
as suburban in format.  Correspondingly, they expressed a de-
sire for mixed-use development, similar to what is envisioned 
in and around the City’s DART stations, despite challenges such 
as narrow lot depths.

Respondents, particularly the commercial property and busi-
ness owners and residents that live on the Corridor, reported 
several incidents of crime and an unsafe environment that is 
compounded by poor lighting, restricted ingress/egress, aging 
infrastructure and a limited police presence.

Finally, respondents, but more frequently the developers, re-
ported the high number of property owners within the Study 
Area and small average parcel size (few assemblages of any 
significance) as a major barrier to new development in the 
Corridor.
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Financial
Financial barriers can be public or private, direct or indirect.  
They can speak to the availability of different types of funding 
mechanisms, the variety of these mechanisms or the applica-
tion of these resources as they impact return on investment.  
For the private sector, financial barriers tend to be more 
project- or area-specific, affecting the economic return of an 
individual project in one specific location versus another.  For 
the public sector, financial barriers tend to be program-specif-
ic.  In the case of economic return, the public sector perspec-
tive tends to be long-term and more difficult to quantify.  Both 
perspectives are necessary in identifying financial barriers and 
the solutions to overcome them.

Repositioning an area for investment, particularly in an es-
tablished infill environment, requires the use of a variety of 
incentives, both financial and non-financial, as a competitive 
necessity.  In order to become a true competitor for redevel-
opment, variety and depth of resources needs to be the rule 
rather than the exception.

Responses
Respondents expressed knowledge about the existing Tax 
Increment Financing (TIF) district but were not sure whether it, 
alone, was sufficient to make new development in the Corridor 
feasible.  Specifically, they spoke to a lack of capital to either 
acquire or assemble land or make the physical improvements 
necessary to attract private investment.

Respondents identified declining property values as a market 
reality that has likely contributed to negative perceptions and 
an overall reluctance to invest or reinvest.

Respondents expressed concern regarding the City’s ability to 
attract either investors or financing for businesses to reinvest.

Finally, respondents talked about the current financial climate, 
locally, regionally and nationally and wondered when, and if, 
investment would return in such a way that it could adequate-
ly affect the change that will be necessary to turn the prevail-
ing tide of decline.
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Regulatory
In many communities, regulatory barriers can have the most 
significant impact on the success of a community revitalization 
effort.  Because most projects put a premium on the flex-
ibility and timing of the regulatory process, any barrier that 
delays a project can have a disproportionate negative impact.  
In addition to preemptively addressing physical barriers, the 
more a community can do to remove regulatory barriers, the 
more appeal they will have from a private sector perspec-
tive.  Nowhere is a community’s “business-friendly” reputa-
tion embodied to a greater degree than in its entitlement 
process (plan approval/permit approval).  The more efficient 
the process, the greater certainty the private sector has in the 
partnership.

Responses
Few, if any, respondents mentioned having any difficulty with 
the entitlement process for projects planned within the City of 
Richardson;  however, a few developers, though not the ma-
jority, expressed frustration with the length of time it took to 
structure the terms of their public-private partnership.  Most 
of the respondents felt that the City was generally easy to 
work with and that its staff was responsive.  

Respondents complained about the City’s Mixed-Use zon-
ing, which effectively restricts vertically-integrated uses in the 
same development.  In this context, they also spoke to the 
necessity for either an improved zoning overlay associated 
with any master plan for the Corridor or an improved/new 
zoning designation.  Respondents expressed the necessity for 
Planning Commission support of the revitalization strategy and 
plan for the Corridor.

Finally, respondents with a direct investment in the Corridor 
identified the need for better code enforcement as one of the 
single most important actions necessary for successful imple-
mentation of this Strategy.
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Political
Like regulatory barriers, political barriers speak to a communi-
ty’s overall investment climate and its reputation.  Particularly 
with respect to redevelopment initiatives, the political will of 
a community’s leadership is the surest harbinger of success.  
Barriers within a community’s political framework, whether 
real or perceived, can also have a disproportionate impact on 
its perceived image in the region.

Responses
Respondents cited community attitudes about new devel-
opment and redevelopment and the form that they take as 
potential barriers to investment.  Specifically, they mentioned 
concerns related to density and affordability.

Respondents were fairly unified in feeling that a significant 
level of community education was necessary to accompany 
future efforts.  

A large share of respondents spoke to the need for a “shared 
vision” for the future of the West Spring Valley Corridor—a 
vision that reflects the stakeholders’ and community’s desires 
and one that elected officials have the political will to advance.  

Respondents felt that consistency and perseverance on the 
part of both the public and private sectors would be needed 
to “lay the foundation of policies and programs for cultivating 
quality growth”.  

Finally, respondents spoke to the necessity for the City of 
Dallas to participate in this planning process.  Conversely, the 
developers interviewed were fairly evenly divided regard-
ing the importance of their involvement as it may or may not 
impact the security of any investment that might be made “on 
the Richardson side of the street.”
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Conclusion
As stated earlier, an understanding of barriers and the issues 
which perpetuate them is critical to effectively framing the 
research and analyses necessary to arrive at recommenda-
tions designed to ready the Area for investment.  Regardless of 
whether the barriers identified were based in fact, processes 
like these inevitably highlight the need for greater communica-
tion between the public and private sectors and more educa-
tion of the community.  Experience has proven that the key 
element in every story of successful community revitalization 
over the past decade was an effective public-private partner-
ship.  Partnerships are based on trust and trust is built on 
communication.  
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Experience has shown that successful communities leverage 
land, public spaces and community and regional amenities in 
a manner that creates strong and memorable places.  With 
this goal in mind, the Consultant Team prepared a graphic 
illustration of the West Spring Valley Corridor, with support-
ing images, designed to provide a physical context for catalyst 
initiatives which could advance this objective.  With input from 
stakeholders, City staff and the community at-large, a Land 
Use Framework Plan (the Plan) was developed that reflected 
a vision for the West Spring Valley Corridor in its redeveloped 
form.  The intent of the Plan is to direct public and private in-
vestment within the Study Area, and inform policy and incen-
tive decisions.

Plan Goals
In order to ensure that the Framework Plan depicted not only 
market and physical realities, but also the community’s vi-
sion for the Area, the Consultant Team prepared a set of Plan 
goals and a vision statement based on input received from 
the focus groups and interviews.  An initial draft of the goals 
was presented at the first Community Meeting and rated by 
the participants.  The group rated all of the goals as important 
(weighted above 3 on a scale of 1 to 5, where 5 is “very impor-
tant), and most scored between “somewhat important” and 
“very important” (weighted averages between 4 and 5).  These 
results suggested strong agreement by the participants.

Framework

Plan Goals
High quality development 4.8

Safer environment (low crime, better lighting, greater 
police presence, etc.)

4.8

Updated and improved physical environment (such as 
landscaping and streetscape)

4.7

Pedestrian-friendly environment 4.6

Removal of blighted properties 4.6

Higher density development 4.4

More public spaces (parks, plazas, trails, lakes, creeks) 4.4

Greater variety of uses and activities 4.3

Improved mobility 4.3

Shared vision with Dallas 4.2

Higher rates of ownership by residential occupants 4.2

Mixed-use development 4.1

Authentic ‘brand’ for the Corridor/area 4.0

Mixed-income development 4.0

New neighborhood destinations 3.7

Environmentally-friendly building 3.7

More water features 3.4

Greater variety in design 3.4
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Vision Statement
One of the key directives for the West Spring Valley Corridor 
Reinvestment Strategy by participants in the process was to ar-
ticulate a vision for the Corridor.  The vision statement drafted 
by the Consultant Team, and affirmed by stakeholders, is:

“The West Spring Valley Corridor of the future is a place 
that draws people of all backgrounds and ages with 
its many quality housing choices, desirable shops and 
restaurants, attractive natural areas, easy transportation 
connections and a distinctive people-oriented urban 
character that connects Richardson’s past with its vibrant 
and sustainable future.”

Over half of the participants in the Community Meetings 
(53.6%) responded that this vision statement was “very suc-
cessful” in capturing the vision for the Corridor’s future and 
almost all respondents (92.9%) agreed that this statement was 
either “very successful” or “somewhat successful” in capturing 
the vision.  A small percentage of the respondents (3.6%) felt 
that the statement was “not very successful” in describing the 
vision.

“A vision is an image of the future shared by 
the people of a region and comprehended in 
physical, social, economic and environmental 
terms.”

Urban Land Institute
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Visual Preference Survey
Community Meeting participants were afforded an opportu-
nity to provide input on their visual preferences for land uses, 
product types and building forms in the West Spring Valley 
Corridor.  Participants were asked to think about future infill 
and redevelopment within the Study Area, and to select im-
ages that reflected their opinions and preferences regarding 
how different types of projects should look.

A series of 51 slides was used to obtain participant input about 
the character of future development in the Corridor.  Each 
slide showed an image of a development area, project, build-
ing or streetscape.  Slides were grouped into categories of resi-
dential, retail, mixed use, office and urban design/streetscape.  
The participants used a scale to rate the compatibility of the 
image with their idea of desirable future development in the 
Corridor.  For this exercise, participants were asked about their 
overall impression of the image rather than any particular 
aspect of the scene.

In general, participants responded most positively to images 
that contained a high degree of visual interest, such as fa-
cades with varied surface planes and ornamentation.  Images 
that showed shade from trees, awnings and shade structures, 
received high marks, as did those with pedestrian features 
such as trails, walkways, café seating and similar amenities.  
Designs that had less visual interest, including those with plain 
walls and simple door and window openings, rated lower.  In 
conclusion, the more modern designs were considered less 
favorable than those that were more traditional in character.  
These results were presented to participants at the second 
community workshop.   During the workshop, all participants 
continued the discussion of these images in a series of small 
group sessions.

Low Scoring Images High Scoring Images
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Framework Plan
The West Spring Valley Land Use Framework Plan identifies the 
location of potential public improvements and private rein-
vestment projects, referred to herein as catalyst sites.  Land 
uses and product types reflected in the Plan are consistent 
with the stakeholder preferences identified during the visual 
preference survey and findings from the market analysis com-
pleted by Leland Consulting Group.  The following discussion 
provides a description of potential land uses by location within 
the Study Area, a characterization of building types and an 
overview of physical infrastructure enhancements.

Generally, the Land Use Framework Plan suggests new mixed-
use development along US 75 south of Dumont Drive and 
continuing along West Spring Valley Road to the parcel just 
west of Weatherred Drive.  Development of this type would 
typically contain ground floor retail or office uses, depending 
upon the visibility and access characteristics of each site, with 
two to three floors of residential or office uses above.  New 
block patterns would be developed to establish walkable, 
retail-oriented streets.  The exception to this prototype would 
be on parcels located immediately adjacent to the intersection 
of West Spring Valley Road and US 75.  Due to their collective 
prominence and visibility, this area is believed to have the po-
tential to be host to a regional catalyst development.  Because 
it is positioned to draw from a larger market, components of 
a new development in this location might include entertain-
ment uses or venues, a major employment center, specialty 
retail uses or a combination thereof.  Since this area is physi-
cally removed from single-family residential uses, there is the 
potential for buildings at this location to be eight to 10 stories 
in height.

Parcels to the west of Weatherred Drive and to the east of 
Cottonwood Creek are envisioned as higher-density residential 
uses.  New multi-family developments would be built around 
a block pattern that encourages a strong urban image and 
walkability, while taking advantage of views associated with 
the adjacent Blue Lake.  The vision for property redeveloped 
between Cottonwood Creek and Hunt Branch would continue 
the recent trend towards single-family attached uses including 
duplexes and townhomes.

Parcels located immediately adjacent to West Spring Valley 
Road between Cottonwood Creek and Coit Road would be 
expected to redevelop as higher-density commercial uses.  In 
keeping with Richardson’s long history as a home to entrepre-
neurs and start-up businesses, commercial incubator sites are 
envisioned on parcels east and west of Waterfall Way.  Uses of 
this type within the Corridor would serve to allow and encour-
age activities that are somewhat unique to Richardson.   At the 
West Spring Valley/Coit intersection, existing retail might re-
develop in an expanded format, with the denser building form 
that is becoming more prevalent in the Dallas-Fort Worth re-
gion.  A new development could be up to two stories in height 
to accommodate traditional retail uses on the lower level with 
support services on the second floor.

Existing multi-family sites to the west of Waterfall Way would 
be expected to redevelop as new, higher-density multi-family 
products.  When combined, these sites are quite large, better 
positioning them to respond to a growing active senior living 
market.  Finally, there is also the possibility of supporting ser-
vices or convenience retail uses oriented towards the needs of 
surrounding residents within the future development.
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Finally, all development would be linked by a series of tree-
lined roadways, open spaces and pocket parks that provide 
added amenities and pedestrian linkages throughout the 
Corridor.  These spaces could include urban plazas, pro-
grammed pocket parks, passive open spaces and natural areas 
all designed to add to the overall appeal of the Corridor while 
responding to a desire expressed by study participants for 
more gathering places.

At the second Community Meeting, a preliminary Framework 
Plan for the Corridor was presented by the Consultant Team.  
Keypad polling was used to obtain participant input about 
how well the Plan achieved the stakeholders’ goals and vision 
for the Corridor using a set of agreed-upon criteria.  These 

results and other input gained during this meeting were used 
to evaluate and refine the Plan.  The revised Plan was pre-
sented at the third Community Meeting, and keypad polling 
using the same criteria was again used to gauge how well the 
amended Plan achieved the goals and vision for the Corridor.  
The table below shows the weighted average results for the 
keypad polling at both of these workshops.  For each, the low-
est score was 1 and the highest was 7.  By the end of the third 
Community Meeting, the Plan scored at least a 5 on all of the 
established evaluation criteria.  These results demonstrated 
stakeholder agreement that the proposed Plan met the crite-
ria considered important for successful redevelopment of the 
West Spring Valley Corridor.
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Catalyst Concepts
Encouraging strategic investment on key properties in a com-
pact environment that contain an appropriate mix of land 
uses, give greater emphasis to multiple forms of access and 
create a unique sense of place (catalyst sites) was identified 
as the central approach for the renaissance of the West Spring 
Valley Corridor.  The premise behind the selection of catalyst 
investment sites and concepts assumes that concentrating 
resources in select areas will have a positive economic ripple 
effect throughout the Corridor and in surrounding neighbor-
hoods.  In this way, the City of Richardson and other advocacy 
entities as partners can effectively leverage investment efforts 
to overcome barriers and achieve desired outcomes.  Catalysts 
sites were generally identified and evaluated based on screen-
ing criteria, with guidance from stakeholders and community 
leaders.  While an expressed interest in an immediate de-
velopment or redevelopment project influenced the selec-
tion of certain areas, most were selected because they pre-
sented a compelling location or market advantage for future 
investment.

Experience has proven, however, that implementable plans 
must maintain a high degree of flexibility.  As markets change, 
the physical realm must change with them; therefore, while 
these sites have been identified today as offering potential 
for leveraged investment, the criteria used to identify them 
will provide the City with the tools to evaluate future projects 
which might occur on other corridor properties, provided 
the results are still consistent with the vision for West Spring 
Valley.

Plan Evaluation Criteria
Weighted 
Average 
May 13

Weighted 
Average 
June 10

Ability to create gateways to the 
Corridor

6.1 6.3

Ability to address demonstrated 
community needs

5.9 6.1

Ability to link commercial and 
residential areas

5.6 6.0

Fit with Richardson’s culture and 
spirit of place

6.3 6.0

Ability to include elements like parks 
and open space

5.6 5.8

Service a wider audience, including 
families 

5.8 5.8

Support by unified, energetic 
stakeholders

6.0 5.6

Ability to leverage public investment 5.8 5.4

Ability to fit identified market needs 5.8 5.4

Balance of income-producing uses 5.8 5.2

Ability to advance sustainability goals 5.6 5.0

Mix of funding source 4.2 5.0
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For the purposes of this effort, a catalyst site, which may 
be composed of several parcels, is defined as an urbanized 
place that includes one or more of the following charac-
teristics:  concentration of jobs; housing units; commercial 
uses; public spaces; public transportation; pedestrian activ-
ity.  Predominant land uses within these compact areas may 
be residential, commercial and/or public and are often found 
side by side or within the same structure.  The mix of uses 
often takes place in newly-developed and redeveloped build-
ings with minimal setbacks, reduced parking requirements and 
taller structures, all aimed at achieving the higher densities 
necessary to support transit and pedestrian activity (where 
relevant), private investment and a sense of place.  These sites 
act as catalysts for public and private investment and eco-
nomic activity, effectively building off the strengths of the sur-
rounding area and connecting to nearby uses.  Implementation 
and management of catalyst areas is generally the responsibil-
ity of a combination of entities, including business organiza-
tions, special districts, neighborhood and other interest groups 
and individual property owners.  Criteria used to select these 
catalyst areas for detailed analysis included the following:

Strengthens or links commercial areas to residential 
neighborhoods;

Offers an opportunity to leverage existing or planned pub-
lic investment;

Includes public elements like parks and open space;

Presents the potential to create entryways or gateways to 
the corridor;

Provides a fiscally responsible balance of income-produc-
ing uses in the near to mid term;

Is supported by unified, energetic stakeholders who will 
advocate for this project;

Addresses a demonstrated community need (perceived or 
quantified);

Advances sustainability goals;

Is unique to Richardson’s culture & spirit of place;

Fits identified market needs;

Is eligible for a mix of funding sources; and

Offers the potential for uses that serve a wider audience 
(including families).-

•

•

•

•

•

•

•

•

•

•

•

•
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In the West Spring Valley Study Area, five sites were identified 
as having the potential to be catalysts for additional future 
redevelopment and investment.  They include:

The West Spring Valley right-of-way from just east of US 75 
to Coit Road

The Continental Inn site and surrounding parcels bounded 
by James Drive, Floyd Road and US 75

The northeast corner of West Spring Valley Road and 
Weatherred Drive

The New Orleans Apartments site at the intersection of 
Waterview Drive and West Spring Valley Road

The Oncor Substation site near West Spring Valley Road 
and Hunt Branch

Several factors were used to identify locations within the West 
Spring Valley Corridor that offered near-term potential to 
become catalysts for future investment.  They included:  favor-
able property ownership patterns; a low financial basis in the 
property; a low ratio of physical improvement value to land 
value; a comparatively low three-year trend in property appre-
ciation or depreciation; a low total land value per acre.  Other 
considerations included the location of existing and planned 
public improvements, potential impact on surrounding land 
uses and the capacity of the existing infrastructure to accom-
modate new development at a higher density.

•

•

•

•

•

The vision for each catalyst project is described in more detail 
in the following pages.  Whereas project concepts presented 
here are prototypical in nature, the key aspects of each could 
be applied to other sites in the Corridor.  It is also important 
to note that these concepts do not in any way infer that the 
future vision for the West Spring Valley Corridor is prescriptive; 
rather, it assumes that City policies will be established that 
support owner-initiated changes consistent with the frame-
work of the vision.
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Catalyst Site 1 is located within the right-of-way of West Spring 
Valley Road, from Coit Road to east of US 75.  The focus of 
this concept is on enhancements to the public realm that will 
increase surrounding property values by changing the overall 
perception of the Corridor.  Improvements include transporta-
tion, pedestrian and urban design projects that would effec-
tively set the stage for future private sector investment.

Transportation & Pedestrian Improvements
Spring Valley is currently a highly auto-oriented corridor. Many 
of the recommendations in the following section are designed 
to improve the relationship between the automobile, the pe-
destrian, and adjacent land uses.  This approach to transporta-
tion planning, known as Context Sensitive Solutions, attempts 
to balance the needs of several modes of travel while improv-
ing safety and vitality.  Each recommended improvement is 
categorized according to its area of impact.

Catalyst Concept 1: West Spring Valley Road Improvements
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Access Improvement from Floyd Road at US 75 to 
Weatherred Drive

The image here shows the recommended alignment of a new 
“backage” road.  This road would allow for increased access to 
both US 75 and West Spring Valley from two centralized loca-
tions, serving all landowners in the Area.  Currently, access to 
businesses in this vicinity is cumbersome and nearly prohibi-
tive.  The concept, as shown here, would allow for a phased 
approach driven by redevelopment.  The subsequent images il-
lustrate the concept in built form.  The intent is to preserve the 
amount of right-of-way needed to create a café environment 
with a sidewalk and adjacent travel lanes.  The City would con-
struct only the two travel lanes, leaving the remaining right-
of-way undeveloped.  The area from the curb to the setback 

of the building would be constructed and improved by the de-
veloper.  As shown in the images, three options are available.  
The first is to construct only the sidewalk from curb to setback.  
The second would be to construct only the parking (parallel or 
angled). The last would be to construct the café environment.  
Each option would include a minimum sidewalk area.   While it 
is difficult to tailor a street to a development that does not ex-
ist; this market-supported model would provide the developer 
with several options for creating the environment best suited 
to new tenants.  This approach has yielded positive results 
throughout the Metroplex, in developments such as Phase 2 of 
Legacy Town Center.
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Median Improvements from Coit Road to east of Waterfall Way
The image here illustrates the closure of three median openings (new pavement in 
blue, existing pavement in yellow).  The proposed median closures are recommended 
to improve safety and enhance the aesthetics of the Corridor.  Although direct access 
to some parcels will be impacted, overall access to new development would not be 
hindered; that is, reasonable access would be maintained to each parcel within the 
affected area.  As redevelopment occurs, the City should continue to seek cross access 
between properties and the removal of additional median openings to preserve mo-
bility and safety and to improve the aesthetic appeal of the Corridor.
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Short-Term Pedestrian Improvements Corridor-wide
There are three short-term, low-cost improvements recom-
mended that could be implemented fairly easily and without 
the need for the acquisition of additional right-of-way.  The 
first would be to improve connections between West Spring 
Valley and the adjacent neighborhoods.  All sidewalk surfaces 
in the area would include ADA ramps.  The preferred cross-sec-
tion includes a five- to eight-foot buffer between the curb and 
sidewalk to allow for street trees or a planting strip as shown 
here.  The use of these elements has been shown to reduce 
speeds and increase pedestrian safety within neighborhoods.
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The next pedestrian improvement 
includes short-term enhancement 
to pedestrian crossings.  The image 
here illustrates the existing condition 
and limited pedestrian area currently 
provided for pedestrians crossing 
under the US 75 overpass at West 
Spring Valley.  The image following this 
one illustrates a recommended short-
term improvement wherein textured 
pavement and “jiggle bar” tiles are 
added to the U-turn lane to clearly 
separate the pedestrian environment 
from vehicular travel lanes.  Additional 
recommendations for the underpass 
area include the use of stone cladding 
on existing barriers, the installation of 
lighting underneath the overpass and 
the relocation of the signal pole.

Additional enhancement of the existing 
structural elements of the bridge at the 
US 75 gateways could include brightly 
colored steel frame and mesh panel 
cladding with special lighting accentu-
ating each column.  These treatments, 
along with potential painting of the 
bridge beams, would greatly enhance 
the pedestrian experience within this 
portion of the Corridor.
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The final recommendation is to 
improve all crosswalks within the 
Corridor.  The City should consider 
the use of textured pavements, street 
print or some other technique to 
clearly define pedestrian areas.  It is 
the recommendation of ADA that all 
textured pavement occur outside the 
crosswalk itself to allow for a preferred 
uniform surface for wheelchair access.  
Furthermore, existing medians should 
be extended within the intersection to 
create a curbed-island where pedestri-
ans that cannot cross the roadway in 
one signal period could wait safely for 
their next opportunity.
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Long-Term Pedestrian Improvement 
on West Spring Valley Road

An long-term improvement within 
the entire Corridor would widen  the 
existing West Spring Valley right-of-
way to the north in an effort to create 
an improved pedestrian environment.  
The images here show both the ex-
isting and proposed cross-sections 
for West Spring Valley.  The existing 
cross-section has a five-foot sidewalk 
located directly adjacent to the curb.  
Currently, there are utility poles, signal 
poles and other obstructions compet-
ing for space within this same limited 
area.  As redevelopment occurs, the 
recommendation is to require develop-
ers to provide additional easements or 
right-of-way to allow for a shift of the 
sidewalk to the north.  Specifically, the 
recommendation (at the right-hand 
side of the exhibit) is to provide a five-
foot buffer to allow utilities to remain 
in their current location and to recon-
struct a 10-foot sidewalk immediately 
to the north.  This technique would not 
only provide a safety buffer for pedes-
trians, but would also reduce costs to 
the City and the developer.
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Long-Term Pedestrian Improvement at  
Spring Valley/US 75

The final recommendation is to increase the sidewalk area 
under US 75 from 10 to 13 feet in order to allow for a raised 
concrete barrier on both sides of the pedestrian walkway.  This 
recommendation is especially important due to the high vol-
ume of pedestrians that travel the pathway each day to reach 
the Spring Valley DART Station on the east side of US 75.  The 
image here demonstrates the recommended cross-section.  In 
order to achieve this design, a partnership would need to be 
created between the City and TxDOT.  To obtain the recom-
mended right-of-way, the existing U-turn areas—southbound 
to northbound; northbound to southbound—would need to 
be shifted 10 feet as shown.  This would require relocation of 
the adjacent retaining wall and reconstruction of both U-turn 
lanes.  While an enhancement such as this would not impact 
the existing bridge design or structure, this reconstruction and 
redesign of the retaining wall and U-turn lane would come at 
a significant cost and, as such, would need to occur as rede-
velopment or roadway improvements are made in accordance 
with other long-term planning.
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Urban Design Improvements
The proposed urban design improvements associated with 
Catalyst Site 1 include an enhanced streetscape, elimination 
of overhead utilities and gateway elements.  Both the focus 
group and Community Meeting participants expressed a desire 
for significant levels of landscaping to enhance the image of 
the Corridor and create a more desirable pedestrian environ-
ment.  The streetscape concept presented here includes rec-
ommendations for sidewalks set approximately five feet from 
the back of curb along West Spring Valley Road.  The five foot 
space between the sidewalks and the back of curb could be 
incorporated into an “amenity zone” where street lights, trees, 
benches and other street furnishings might be located.  This 
area could be paved with pockets of limestone pavers in more 
urbanized sections of the Corridor or remain as a grassy strip 
in areas that are less urbanized.  Shade trees could be spaced 
a maximum of 40’ on center or closer, depending upon the 
species selected.

Stakeholders also expressed a desire for overhead utility ser-
vice lines to be relocated underground.  While costs associated 
with this type of relocation corridor-wide would be prohibi-
tive, the placement of utilities underground could be achieved 
in a piecemeal manner as redevelopment of individual parcels 
occurs.  Special care will be required in the selection of plant 
material and other streetscape elements in order to minimize 
conflicts with utilities both before and after relocation.
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A hierarchy of gateways is also proposed for the Corridor.  
The intersections of West Spring Valley Road with US 75 and 
Coit Road would be ideal locations for gateway features.  The 
gateway improvements envisioned for these locations would 
be monumental in nature and could be designed with a mod-
ern look and feel, using cast stone posts and beams with bases 
clad in the natural stone which has become a standard mate-
rial in many of Richardson’s parks and on its bridge structures.  
Low walls of a similar natural stone material could extend 
from the base of each gateway into the surrounding land-
scape.  Trees, groundcover, special paving areas and enhanced 
crosswalks would also be an important component of these 
gateways.

Neighborhood gateways are recommended at the intersec-
tions of West Spring Valley Road with St. Paul, Weatherred 
Drive, Waterview Drive, and Waterfall Way.  These would be 
constructed using the same family of materials and character 
as the corridor-wide gateways, but at a much smaller scale 
appropriate for announcing key entry points into surrounding 
neighborhoods.

Primary Corridor Gateway

Neighborhood Gateway
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Catalyst Site 2 is bounded by James Drive, Floyd Road and US 
75.  The site is adjacent to commercial development to the 
north and St. Paul Catholic Church on the west.   This 5.87- 
acre site includes 10 parcels, the Continental Inn site being the 
keystone of any future redevelopment.  While the Continental 
Inn site is one of the larger parcels in the West Spring Valley 
Study Area at 2.96 acres, the Consultant Team and the public 
discussed opportunities that redevelopment of the larger area 
would provide by establishing a new image for this key gate-
way the West Spring Valley Corridor and to residential neigh-
borhoods to the north and west.

The future vision for this collection of properties includes a 
new mixed-use environment on the full block.  Building faces 
could be established on James Drive, Floyd Road and US 75, 
giving the development a distinct, unified architectural char-
acter on all visible frontages.  The land use mix of the new 
development could include ground floor retail and office with 
residential uses above.  A key component to the new develop-
ment might be a boutique hotel oriented towards US 75 to 
take advantage of its highway visibility.  A new intersection 
configuration at Floyd Road would improve traffic circulation 
to the site, and provide one of several opportunities to estab-
lish pocket parks within the overall Study Area.

Catalyst Concept 2: Continental Inn Site
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Catalyst Concept �: West Spring Valley/Weatherred Site

Catalyst Site 3 is located at the northeast corner of West 
Spring Valley Road and Weatherred Drive.  The site is south 
of an 86-unit condominium complex and across Weatherred 
Drive from a 72-unit apartment complex.  This catalyst site 
consists of two parcels that provide an opportunity for a 5+ 
acre redevelopment when combined.  The parcel at the north-
east corner of West Spring Valley and Weatherred Drive is 
currently occupied by a two-story, 56-unit apartment complex 
built in 1965.  The second parcel, located to the east of the 
first, is presently vacant.

The future vision for this site consists of a new mixed-use 
environment with two- to four-story structures. The land use 
mix could include ground floor retail and office with residential 

units above.  The first phase of the redevelopment would be a 
new, retail-oriented roadway on the northern edge of the site, 
connecting Weatherred Drive on the west to St. Paul Drive on 
the east.  This new retail street, referred to earlier as the back-
age road, would provide internal circulation, and relief from 
traffic on West Spring Valley Road.  A second north/south road 
would be created along the east side of the vacant parcel, con-
necting the new retail street to West Spring Valley Road and 
establishing the basis of the block pattern for future phases of 
development on parcels to the east and northeast.  The retail 
street is envisioned to be pedestrian-oriented and highly land-
scaped with on-street parking.  Again, the “greening” vision for 
the overall West Spring Valley Corridor would be demonstrat-
ed in this catalyst concept with a pocket park at the intersec-
tion of the new retail street and Weatherred Drive and a new 
urban park on a portion of the Texas Performing Chinese Arts 
Center site to the north.
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Catalyst Concept 4: New Orleans Apartments Site

Catalyst Site 4 is located at the northeast corner of West 
Spring Valley Road and Waterview Drive.  The site is located 
adjacent to single-family residential development to the north 
and Cottonwood Creek to the east.  The potential of the pro-
posed concept is evidenced by new townhome-style duplex 
residential development to the west.  Redevelopment of 
this site, together with the recently completed duplexes, has 
the potential to reshape the image of the West Spring Valley 
Corridor between Cottonwood Creek and Hunt Branch, while 
also providing new development that is highly compatible with 
the single-family neighborhood  to the north.  This catalyst 
development site consists of 4.88 acres and currently contains 
72 multi-family units constructed in 1961.

The future vision for this site consists of a new townhouse 
community with two- to three-story structures clustered 
around a residential loop road that circulates through the site.  
This new residential project would front on Waterview Drive 
and on a new park space located adjacent to Cottonwood 
Creek.  The park area would feature a playground, picnic 
spot, trailhead and a scenic area along Cottonwood Creek 
that would link the neighborhood to the north with the West 
Spring Valley Corridor.
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Catalyst Concept 5: Oncor Substation Site

As described in the overview above, catalyst projects involve 
public and private investment, new development, redevelop-
ment and urban design improvements.  The Oncor Electric 
Substation is located on West Spring Valley Road at Hunt 
Branch Creek and is currently enclosed by a non-descript 
wall with limited landscaping on the outside.  The vision for 
this area is to create an urban amenity for both pedestrians 
and motorists that is reflective of the culture and history of 
Richardson.  The existing screening wall would be replaced 
with a new precast wall that could incorporate a design motif 
reminiscent of the look of the integrated circuit.  Special pav-
ing, consisting of precast concrete pavers in an adjacent plaza 
area, could also reflect this technology theme.  Benches and 
other site furnishings could be designed by local artists to re-
flect interpretations of the overall theme while providing both 
a stopping point along the Cottonwood Trail and a gathering 
spot for DART bus patrons.  The creek crossing, located adja-
cent to a new sidewalk, could be celebrated with a gateway 
element that is in keeping with the design theme established 
by the proposed neighborhood gateways described earlier.  
Improvements such as these would serve to significantly en-
hance both the physical and perceived image of this portion of 
the West Spring Valley Corridor.
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Economic Feasibility
Project outcomes, including profitability, are influenced by a 
multitude of factors, including location, management, market-
ing and political support, among others.  Because there are 
many “moving parts” to development, success is highly depen-
dent on the elimination of as much uncertainty as possible.  
Challenges on the cost side of the equation include:  signifi-
cant variations in land prices, depending on market conditions 
and property owner expectations; on-site development costs, 
which vary  based on existing conditions; off-site development 
costs, including necessary upgrades to existing infrastructure; 
higher financing costs due to perceptions of risk.  Challenges 
on the revenue side include the fear that it may take longer to 
absorb space or achieve anticipated rents and/or sale prices 
in an unproven or changing market.  All of these dynamics 
result in a relatively high-risk endeavor for a private entity.  
This is particularly true in infill and redeveloping locations 
within communities.  This said, the level to which public sec-
tor requirements assist or impede development projects can 
decrease or increase some of the inherent variability and 
uncertainty.

Among the most significant challenges facing potential catalyst 
projects such as those presented here are:

The level of market “education” required to achieve proj-
ect rents at the high end of the market;

Higher development costs associated with creating a 
“sense of place” unique enough to attract tenants willing 
to pay a premium to live/work there; and

The ability to overcome investor perceptions of the proj-
ects’ location as a transitional area (e.g., a revitalizing 
corridor).

Presented below are preliminary economic analyses for each 
of the private sector catalyst concepts (2, 3, and 4).  The pur-
pose of this work was to provide the City and other advocacy 
organizations with the tools to “tell a story” of the West Spring 
Valley Corridor’s potential.  The economic analyses begin to 
quantify the order of magnitude of any financial “gap” that 
might result from development and/or redevelopment of 
these or similar projects within the Study Area.  In the case of 
the economic analyses presented here, final figures associated 
with actual projects will likely be different as conditions and 
markets change.  Conclusions derived to date can best be used 
to understand the range and number of financing mechanisms 
and strategies which will be needed to deliver projects of 
these types to the market.

•

•

•
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Leveraged Investment
One of the primary objectives of corridor revitalization is to le-
verage public investment to encourage private investment.  As 
noted, public sector entities should expect a healthy return on 
any public investment made.  The phase one catalyst concepts 
summarized herein have the potential to effectively leverage 
a high degree of private investment.  As shown, in total, they 
have the potential to generate approximately $85 million in 
new private investment and $23.8 million in new public invest-
ment in the West Spring Valley Corridor Study Area, leveraging 
public investment at an average 3.5:1 ratio.
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Following analyses of market conditions and identification of 
opportunities within a defined trade area came the challenge 
of outlining an implementable strategy for promoting invest-
ment throughout the Study Area.  Implementation can be 
defined as “a means for accomplishing an end” or “an action 
to put into effect.”

As explained earlier in the report and during the Strategy 
process, no single project will revitalize the West Spring Valley 
Corridor.  Rather, revitalization will be dependent on a series 
of actions designed to capitalize on market opportunities 
and overcome barriers, effectively readying the environment 
for investment.  Key to successful implementation of the 
Reinvestment Strategy will be the ongoing identification and 
implementation of actions tailored to the unique issues of 
the Corridor and respective catalyst projects within the Study 
Area.1 This approach will build community goodwill; provide 
on-going opportunities for public participation; allow special-
interest groups to have a role in the revitalization effort; send a 
message that the area is successful and making positive strides; 

1 The definition of actions is broad as it applies here.  It includes public, private 
or public-private physical projects; social programs and educational programs; 
public relations and goodwill-building programs; and policy reform identified to 
promote opportunities and overcome barriers.

and create an increasingly attractive environment for invest-
ment and development.  Investors, developers and lenders 
seek out environments with market opportunity and prospects 
for success, devoid of obstacles and sound in sustainability.

Strategy Elements
The range of actions identified to move the Strategy forward 
were selected based on a foundation of guiding principles.  
These guiding principles, while general in nature, are respon-
sive to the conditions analysis, market opportunities, and cata-
lyst concepts and (re)development programs and stakeholder 
input.

Guiding Principles
Gateways to neighborhoods will be protected and 
enhanced.

The City will maintain a proactive attitude towards redevel-
opment that is consistent with the vision for the Corridor.

The community’s vision for the West Spring Valley Corridor 
will be reflected in supporting policies and regulations.

Future commercial uses will be encouraged near major 
intersections.

Development will be guided by short-term guidelines and 
long-term standards.

Public commitment will be long-term.

•

•

•

•

•

•

Implementation

“Plan for the long term, but manage for 
constant change in the short term.” 

Urban Land Institute
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The City will provide assistance for eligible projects that 
have verifiable financing gaps (to the extent reasonable 
and possible), but for the minimum possible length of 
time.

Preferences will be given to projects emphasizing a greater 
diversity of uses and serving broader market segments.

Priority projects must either provide a leveraged financial 
return or a cost savings to the City.

Developed and underdeveloped properties will be put into 
productive use.

Capital investments will embody Richardson traditions and 
history.

As with the Plan goals and criteria, participants in the com-
munity meetings were invited to express their opinions regard-
ing the appropriateness of each of the guiding principles to 
direct decisions and investments in the Corridor.  The table 
to the right reflects a high level of support for the individual 
principles as well as the principles collectively.  The principles 
are listed in descending order based on the level of concur-
rence (scale of 1 to 5, where 5 indicates the highest level of 
concurrence).

•

•

•

•

•

The City will maintain a pro-active attitude towards 
redevelopment which is consistent with the vision for 
the Corridor

4.6

Gateways to neighborhoods will be protected and 
enhanced

4.6

Development will be guided by short-term guidelines 
and long-term standards

4.4

Future commercial uses will be encouraged near 
major intersections

4.4

The community’s vision for the WSV Corridor will be 
reflected in supporting policies and regulations

4.3

Public commitments will be long-term 4.2

The City will provide assistance for eligible projects 
that have verifiable financing gaps (to the extent rea-
sonable and possible), but for the minimum possible 
length of time

4.1

Preference will be given to projects emphasizing a 
greater diversity of uses and serving broader market 
segments

4.0

Priority projects must either provide a leveraged 
financial return or a cost savings to the City

3.8

Capital investments will embody Richardson tradi-
tions and history

3.7

Developed and underdeveloped properties will be 
put into productive use

3.7
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As shown in the diagram here, these guiding principles estab-
lish the foundation from which new implementation initiatives 
(actions) were formulated.  New initiatives that should be 
implemented within the Corridor are detailed in the discussion 
herein.

Strategy Layers

City Leadership

Implementing Entities
(City Staff, Chamber,

Neighborhood
Associations, etc. )

Guiding Principles

Catalyst Projects

Actions

(3 Ps – Projects, Programs and Policies)

Investors / Private
Sector

Realized Vision

Community Support

Market
Opportunities
and Vision

West Spring Valley Corridor

Realized Vision

Actions

(3 Ps – Projects, Programs and Policies)

Market
Opportunities
and Barriers
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Actions for Change
Because the challenges or barriers to investment are multi-
faceted, the solutions must be as well.  The national trend of 
stagnating and declining inner ring suburbs and the corridors 
within them is evident, not just in Richardson, but throughout 
the U.S.  Facing increasing competition from both develop-
ment on the fringe and revitalizing downtowns, Richardson, 
as a community in-between, could experience a heightened 
decline in commercial property values and market share un-
less specific actions are taken.  Together, the public and pri-
vate sectors face the challenge of revitalizing the West Spring 
Valley Corridor.  The competitive position of the Corridor will 
continue to be eroded unless there is a significant reposition-
ing of its role in the market; restructuring of its physical layout; 
recognition of the economic challenges inherent in infill and 
corridor redevelopment; and aggressive recruitment of niche 
opportunities.

The West Spring Valley Corridor Reinvestment Strategy is 
the roadmap to advance the City’s and stakeholders’ vision 
towards reality and to ensure that redevelopment of the 
Corridor is accomplished in a way that balances private invest-
ment objectives with community sustainability.  A discussion 
of potential actions/strategies to eliminate barriers to invest-
ment and capitalize on opportunities is laid out in the fol-
lowing pages.  Ultimately, the City of Richardson, its Council, 
Commission, staff and citizenry will have to select a final 
course of action for change.  The information presented here 
is designed to provide a range of actions for consideration and 
sound decision-making.

The discussion identifies six barrier categories—Change Market 
Perception; Expand Housing Choices; Green the Street; Build 
Connections; Stabilize Property Ownership; Grow the Funding 
Toolbox—as well as a Miscellaneous category for strategies that 
fall outside the other classifications.  Each category title is fol-
lowed by an explanation as to why the issue acts as a barrier 
to investment and/or reinvestment and a list of strategies from 
which to choose to address the issue.  A further explanation of the 
remainder of the discussion is as follows:

Strategy: Strategies/actions to resolve the barrier.

Intervention Level: The extent to which the City proactively invests 
resources—dollars, staff time, political will, policy 
or regulatory changes, etc. (1 to 5, with 5 being 
the most aggressive).

City Commitment: Public resources needed to initiate the Strategy; 
potential for participation by another entity (pub-
lic, private or other).

Definitions: Definition of key terms used to describe the 
Strategy.

Actions recommended for implementation during the 12 to 24 
months following adoption of the Strategy have an asterisk (*) fol-
lowing the title.
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Change Market Perception
One of the biggest challenges associated with urban redevel-
opment is addressing inaccurate information and negative 
market perceptions.  People’s memories can be unforgiving 
when it comes to their associations with certain areas.  These 
perceptions are often further exacerbated by bad press and 
property owners’ self-fulfilling prophecies about the poten-
tial of their neighborhood to become something else.  With 
adoption of the West Spring Valley Corridor Reinvestment 
Strategy, it must be a new day in the minds of all advocates 
and stakeholders in the Study Area.  Information generated 
during the planning process must be used to develop mar-
keting and promotional materials which tell the whole story, 
past and present.  Potential investors reside both within and 
outside the market.  Many of them know nothing of the City’s 
commitment to the Corridor, planned improvements, avail-
able incentives or consumer profiles.  The City cannot wait for 
investors to look for an opportunity, and it cannot leave them 
to interpret generic information on their own since not all of 
the information is good or accurate.  Communities and neigh-
borhoods need to tell their own story.

Strategy: Encourage the Formation of a Business 
Advocacy Association

Intervention Level: 3

City Commitment: Staff time, perhaps with the support of a consul-
tant, to organize property and business owners 
and assist with identification and creation of 
an appropriate organizational structure.  Policy 
support.  Once firmly established, the entity will 
be self-sustaining, but in the early years it might 
need assistance.

Definitions: Advocacy Entity:  planning and management 
entity separate from governmental agencies 
responsible for designated areas; entity assumes 
promotion of an area, manages and coordinates 
its implementation, initiates actions to move 
area closer to its vision.  Specific functions may 
include:  monitor security matters; coordinate 
dissemination of market information; direct 
marketing and promotion.  Note: The Association 
could evolve into either a Public Improvement 
District (PID) through a property owner initiative 
or Development Corporation, likely housed under 
a Chamber of Commerce or other economic 
development entity.
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Strategy: Develop a “Clean and Safe” Program

Intervention Level: 2

City Commitment: Staff time, perhaps with the support of a consul-
tant, to organize property and business owners 
and assist with identification and creation of an 
appropriate organizational structure if not a City 
program.  Ultimately, the program could be led by 
a partner entity.

Definitions: Clean and Safe Program:  program established, 
often in lieu of creation of a special district 
charged with doing the same, to advance pro-
grams to make an area clean and safe for busi-
nesses, resident-customers and visitors, at a level 
beyond the minimum municipal standard; pro-
gram can be administered by either a department 
of the City or an association  created for the pro-
gram purpose (see “Encourage the Formation of a 
Business Advocacy Association”); most frequently 
geography-specific rather than city-wide.

Strategy: Regulatory Reform (Revise Zoning, 
Subdivision, and Development Codes) *

Intervention Level: 4

City Commitment: Policy and regulatory support.  Staff time, per-
haps with the support of a consultant specializing 
in writing regulatory codes for infill environments.  
Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), to 
finance consultant fees.

Definitions: Zoning Code:  device of land use planning used 
by local governments; typically characterized by 
the practice of designating permitted uses of land 
based on mapped zones which separate one set 
of land uses from another; may be use-based 
(regulating the uses to which land may be put), 
may regulate building height, lot coverage and 
similar characteristics or some combination of 
these.  Note:  It may be necessary to create a 
transitional zoning or overlay zoning in an effort 
to advance the vision of this Strategy prior to 
significant codes revisions taking place.

 Subdivision and Development Codes:  rules for 
design of commercial and residential neighbor-
hoods, including: access requirements; lot size 
and dimensions; parking and open space require-
ments; certain building design standards.
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Strategy: Educate Realtor Community *

Intervention Level: 2

City Commitment: Staff time, working in partnership with other 
partner entities including the Chamber, to pre-
pare materials, complete meeting logistics and 
identify and invite participants.  Ultimately, the 
program could be led by a partner entity.

Definitions: Educate:  share information, city-wide or area-
specific, about market conditions, property op-
portunities, policy and plan initiatives, potential 
incentives, etc.; frequency can be monthly, quar-
terly, semi-annually, or annually; audience should 
be regional (rather than city-specific); meeting 
can be a breakfast, lunch, dinner or some other 
format.

Strategy: Conduct Periodic Workshops to Educate 
DFW Developers and Lenders * 
(see “Educate Realtor Community”)

Intervention Level: 2

City Commitment: Staff time, working in partnership with other 
partner entities including the Chamber, to pre-
pare materials, complete meeting logistics, and 
identify and invite participants.  Ultimately the 
program could be led by a partner entity.

Definitions: Educate:  see definition under “Educate Realtor 
Community”
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Strategy: Enhance Public Safety Presence 
(programs and policies) *

Intervention Level: 4

City Commitment: Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), to 
institute new programs or provide a facility for 
public safety operations.  Policy support.

Definitions: Public Safety Presence:  presence of public safety 
(police and fire) personnel in an area in an ef-
fort to increase the sense of safety and security; 
methods can include enhanced communications, 
tracking of fire and crime statistics, partnering 
with advocacy organizations, etc.
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Diversify the Retail Mix
The retail environment changes constantly.  Many indus-
try experts say retail “changes its face” every seven years.  
Competition from both shopping destinations and non-store 
shopping alternatives requires that retailers and property 
owners constantly reposition themselves.  Changes in retail 
are the result of changes in consumer behavior brought about 
by demographic shifts, advances in technology and expanded 
shopping choices.

Properties within commercial corridors and other inner ring 
and central city retail locations are rarely able to respond 
quickly to changes in the market, instantly putting them at a 
competitive disadvantage with their greenfield competitors.  
Due to regulatory and financial obstacles, these properties 
lag behind the curve and therefore tend to attract few credit 
tenants and, more often than not, second-generation space 
users.  Retail space in urban environments is further plagued 
by misperceptions about the extent of urban buying power 
and social problems, including higher crime rates, the pres-
ence of persons engaged in illegal/undesirable activities and 
greater inconsistencies in how properties are maintained, all 
issues which lead to higher insurance costs and a less competi-
tive financial position for retailers.

Strategy: Monitor Market Conditions  
(business and market database)

Intervention Level: 3

City Commitment: Staff time, perhaps with the support of a consul-
tant, to research market conditions and incorpo-
rate the findings into a format easy to duplicate 
and distribute.  Ultimately the program could be 
led by a partner entity.

Definitions: Market Conditions:  characteristics including: 
residential and non-residential vacancies; rental 
rates; land prices; incentives;  absorption levels; 
demographics; psychographics; and other factors 
of relevance to potential investors.
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Strategy: Develop Targeted Marketing Materials

Intervention Level: 3

City Commitment: Staff time, perhaps with the support of a consul-
tant, to research and prepare marketing materi-
als.  Ultimately the program could be led by a 
partner entity.

Definitions: Targeted Marketing Materials:  information pack-
aged in a format easy to duplicate and distribute, 
highlighting data of particular relevance to a vari-
ety of target audiences who might be interested 
in investing in the community or a specific area of 
the community.

Strategy: Formulate a Tenanting Strategy for Retail 
Recruitment

Intervention Level: 4

City Commitment: Staff time to retain a commercial specialist. 
Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), to 
finance consultant fees.  Ultimately the program 
could be led by a partner entity.

Definitions: Tenanting Strategy:  tool which provides clear di-
rection about the kinds of businesses and uses a 
commercial area needs in order to attract desired 
consumers and retain viable businesses, along 
with ways to market the area as a viable location 
for doing business.
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Strategy: Solicit Matching Grant Dollars for 
Reinvestment

Intervention Level: 3

City Commitment: Staff time associated with identifying and solicit-
ing funds.  City commitment of matching dollars.  
Ultimately the program could be led by a partner 
entity.

Definitions: Matching Grant Dollars:  award of financial as-
sistance in the form of money by a government 
entity to an eligible grantee with no expectation 
that the funds will be paid back; does not include 
technical assistance, which provides services 
instead of money, or other assistance in the form 
of revenue-sharing, loans, loan guarantees, inter-
est subsidies, insurance or direct appropriations; 
once obtained, the entity that solicited the dollars 
agrees to match the amount (or some portion 
of the amount), thereby growing the dollars 
available.

Strategy: Conduct Case Study Research Regarding 
Retail Incubators *

Intervention Level: 2

City Commitment: Staff time, perhaps with the support of a consul-
tant, to research successful retail incubator proj-
ects and possibly identify developers/landowners 
and candidate businesses.  Dollars, whether 
general fund or from a dedicated revenue stream 
(TIF or special district), to finance consultant fees.  
Ongoing operation of the facility would be led by 
a partner entity.

Definitions: Retail Incubator:  facility designed to grow (or 
incubate) new retail or service users; concept is 
intended to house new entrepreneurs as they 
develop their businesses with the intent of 
preparing them to launch on their own once they 
are viable; qualifying businesses in the incubator 
pay below-market rates and share resources with 
other entrepreneurial businesses.  Construction 
of new facilities or subsidy to existing space is 
financed through a dedicated revenue stream.
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Expand Housing Choices
Two significant challenges to corridor revitalization are over-
zoning and a lack of diversity among land uses.  Few markets 
have enough depth to support the amount of commercial 
space zoned within their commercial corridors.  With too 
much of a single-use, one-dimensional form of development, 
an area loses the opportunity for place-making and the char-
acter, diversity and vitality which come with it.

Residential development in particular, along corridors and 
within catalyst areas, provides numerous benefits for these 
otherwise linear and low-density environments.  Residences 
effectively increase the number and type of households that 
support desired retail.  In addition, they diversify the land 
use base, introduce a new and unique housing product to the 
market and promote a 24-hour environment on the street.  
In combination with office and other employment-generat-
ing uses, residential units provide the missing element of a 
live/work environment.  While the West Spring Valley Corridor 
currently includes a number of residential units, there is es-
sentially too much of the same type, largely serving only a few 
groups.  It will be essential in the context of this revitalization 
effort to diversify the residential base, which will in turn serve 
to diversify the commercial base and correspondingly better 
serve the neighborhoods beyond the Corridor and throughout 
the community.

Strategy: Promote Mixed-Use Development *

Intervention Level: 3

City Commitment: Policy and regulatory support.

Definitions: Mixed-Use Development:  practice of allowing 
more than one type of use in a single building or 
set of buildings (development project); in plan-
ning terms, this can mean some combination of 
residential, commercial, industrial, office, insti-
tutional or other land uses integrated vertically 
and/or horizontally.
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Strategy: Prepare a Set of Housing “Prototypes” *

Intervention Level: 4

City Commitment: Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), 
to employ an architect to prepare prototypical 
drawings.  Staff time to take the concepts through 
public approvals.  Policy and regulatory support.

Definitions: Housing Prototypes:  set of drawings of desired 
housing forms that do not exist today, taken 
through a limited public approval process (know-
ing refinement will be required once a developer 
is identified) in an effort to save time and money 
associated with entitlements and to educate the 
delivery system (property owners, developers, 
lenders, public officials, community at-large, etc.) 
about the ability to develop/value of developing 
an unproven product type.

Strategy: Assemble/Promote Assembly of 
Properties *

Intervention Level: 5

City Commitment: Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), to 
finance land acquisition.  Policy support.  Possible 
creation of an entity (i.e., development corpora-
tion) through which parcels are acquired and 
positioned for development by another entity.  
When and if established, this effort could be led 
by a partner entity.

Definitions: Land Assembly:  assembly/acquisition of prop-
erty by a public, private or non-profit entity in 
an effort to position it for development of larger 
projects; can happen through various means, 
including purchase of properties or vacation and/
or rerouting of streets, alleys, etc.; when public 
sector is involved, its role can be as agent of the 
acquisition or as facilitator; public sector actions 
are subject to limitations under state law.
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Strategy: Explore Residential Mortgage Matching 
Fund Programs

Intervention Level: 4

City Commitment: Staff time, perhaps with the assistance of a con-
sultant, to identify programs and solicit participa-
tion by various lenders.  Ultimately this effort 
could be led by a partner entity.

Definitions: Mortgage Programs:  financing programs for 
homebuyers with specific qualifications (income 
restrictions, employment category, first time or 
move-up); funds can be pooled with revenue 
from other lending sources or matched with pub-
lic dollars; public sector can subordinate loans; 
when established preemptively, public sector is 
in a position to assist developers of pioneering 
projects by expediting sales activity.

Strategy: Recruit Developer to Implement a 
Catalyst Project that Includes Housing *  
(see also “Catalyst Concepts” discussion in the 
Framework section of this report)

Intervention Level: 5

City Commitment: Staff time to solicit and/or recruit developer inter-
est in advancing a catalyst project in a designated 
area.  Dollars, whether general fund or from a 
dedicated revenue stream (TIF or special district), 
to provide a monetary incentive (in the form of 
discounted land, subordination or other) to par-
ticipate in the construction of the project.  Staff 
time associated with identifying a private sector 
developer partner.  Policy and regulatory support.

Definitions: Demonstration Project:  public-private effort 
whereby public sector contributes land, financing 
or the like and private sector (developer) con-
tributes expertise and money to jointly develop 
a housing project that does not currently exist in 
the subject area; designed to educate the deliv-
ery system (property owners, developers, lend-
ers, public officials, community at-large, etc.) on 
the value of developing a specific product type.
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Green the Street
Construction in any form—whether it be new building devel-
opment or redevelopment, roadway narrowing or widening, 
gateway and streetscape improvements—is a sign that the 
community is invested and that progress is being made.  The 
challenges of dealing with construction in an urban business 
environment come before, during and after completion of the 
project.  While progress is good, it comes with a price, and in a 
corridor or Main Street environment, that price is often borne 
by the local merchant.  The good news is that the environment 
that is ultimately created provides significant value for prop-
erty owners.

Most commercial streets have developed over time with the 
automobile in mind.  Redevelopment of the street provides an 
opportunity for engineers and business owners/operators to 
interface and work towards design and capacity solutions with 
everyone’s interests in mind.  Traffic engineering principles 
alone should not rule the street.  Retail streets must balance 
the needs of the pedestrian, the bicycle and the automobile.  
Traffic must be calmed and pedestrian amenities must be 
added for successful shopping streets to be rebuilt.

Strategy: Complete Open/Public Space Overlay 
Plan

Intervention Level: 5

City Commitment: Staff time, perhaps with the support of a con-
sultant, to prepare detailed drawings related 
to properties to be acquired, set aside and 
programmed.  Dollars, whether general fund or 
from a dedicated revenue stream (TIF or special 
district), to acquire and possibly maintain land 
for public purposes or assist private entities with 
acquisition.

Definitions: Open/Public Space Overlay Plan:  designation 
superimposed on one or more existing districts; 
designed to protect or enhance an area’s special 
qualities (open/public spaces); governmental 
review of all developments, with the power to 
approve design according to standards contained 
in the ordinance or in a district plan or design 
guidelines; program elements may include trade-
offs/incentives in development plans, such as 
density bonuses and/or modified requirements in 
exchange for public amenities.
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Strategy: Landscape Surface Parking Lots

Intervention Level: 4

City Commitment: Modification to development regulations regard-
ing public realm, i.e., streetscape standards or 
requirements for landscaping internal to parking 
lots, to place more emphasis on landscaping and 
less on asphalt.

Definitions: Surface Lot:  parking lot on a single level, at-
grade, most frequently paved and with a modest 
level of landscaping (in contrast to a structured or 
below-ground parking facility); used by a range of 
motor vehicles; least expensive to construct.

Strategy: Establish Consistent Lighting Standards  
(see also “Establish Consistent Streetscape 
Standards”)

Intervention Level: 4

City Commitment: Modification to development regulations re-
garding lighting within and impacting the public 
realm, i.e., streetscape standards and lighting on 
private property.  Note:  It is important that Public 
Safety officers work with urban design profession-
als to ensure that lighting improvements accom-
plish multiple objectives (safety and aesthetics). 

Definitions: Lighting Standards:  standards and specifications 
for lighting on private property (responsibility of 
the individual owner) as well as lighting in the 
public realm (responsibility of the City); should 
address illumination and energy-efficiency stan-
dards as well as lighting design.
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Strategy: Establish Consistent Streetscape 
Standards

Intervention Level: 3

City Commitment: Policy support for a desired level of improve-
ments in the public realm.  Modify zoning/de-
velopment standards to reflect same.  Staff 
time, perhaps with the support of a consultant, 
to prepare standards.  Dollars, whether general 
fund or from a dedicated revenue stream (TIF 
or special district), to pay consultant fees and 
finance improvements in the public realm and 
offset expense to private property owners related 
to higher standards for improvements.

Definitions: Streetscape Standards:  definition given to the 
materials used, design and location of improve-
ments in the area between buildings that is 
occupied by the public street right-of-way and 
related street, sidewalk and landscaping improve-
ments; among the most important urban design 
features because their appearance, character and 
impressions establish the public image and serve 
to create the place.

Strategy: Use Streetscape to Connect Commercial 
and Residential Uses  
(see also “Establish Consistent Streetscape 
Standards” and “Complete Open/Public Space 
Overlay Plan”)

Intervention Level: 4

City Commitment: Policy support.

Definitions: Buffering and Connecting Uses:  designing an en-
hanced public realm while being mindful of com-
patibility between environments and uses, tran-
sitioning appropriately as necessary; connecting 
activity areas with multi-modal improvements.
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Strategy: Consider Applicability of an “Adopt a 
Block” Program

Intervention Level: 2

City Commitment: Staff time associated with establishing the pro-
gram, likely with the support of another partner 
entity (see “Encourage the Formation of Business 
Advocacy Association” in the Change Market 
Perception section).  Ultimately the program 
could be association-sector led.

Definitions: Adopt a Block Program:  similar to the “Adopt 
a Highway” program, system where organiza-
tions and/or individuals commit to maintain 
and/or improve a small portion of a larger area.  
Participants could include schools, chambers of 
commerce, business organizations, senior asso-
ciations.  The outcome of a program like this can 
be a heightened level of awareness and perceived 
“ownership” in the success of the area.
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Build Connections
There are three “environments” which require attention in 
any redevelopment effort—the environment on the street, 
beyond the street and in the buildings.  The environment 
beyond the street extends from the curb to the building edge; 
this is where the experience happens.  Some of the issues 
which need to be addressed in this environment include: the 
width and appearance of sidewalks; the size and function of 
landscaping; the look and location of signage; the purpose 
of lighting; and where these environments lead.  As much as 
the coffee house, church or a park are the “third” place for 
people–where they don’t work or live, but come together to 
be a community—so is this environment beyond the street.  
When well conceived and delivered, it will connect people to 
all its parts.  The West Spring Valley Study Area has some of 
the required elements of an urban neighborhood, but when 
combined with what lies beyond the Corridor, including a 
number of stable established neighborhoods, it has more.  The 
challenge is to combine and connect these elements.

Strategy: Complete Inter-Local Agreements (ILAs) 
with Partner Entities (particularly City 
of Dallas participation in improvements 
and maintenance along the West Spring 
Valley Corridor) *

Intervention Level: 4

City Commitment: Policy and legal support to prepare agreements 
and negotiate terms.

Definitions: Inter-Local Agreement:  an agreement between 
governments or other agencies allowing them to 
cooperate with one another in the performance 
of specific tasks to achieve economies of scale 
and reduce duplication of effort.

 Partner Entities:  any organization or individual—
public, private or non-profit—with which the City 
of Richardson elects to establish either a formal 
or informal partnership.
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Strategy: Investigate the Establishment of a 
Revenue-Sharing District (with Dallas)

Intervention Level: 5

City Commitment: Policy and legal support to establish district over-
lay and negotiate terms.

Definitions: Revenue-Sharing District:  technique whereby a 
community designates revenues (i.e., TIF) to be 
used in combination with similarly designated 
revenues from another community or entity for 
improvements to shared assets.

Strategy: Continue to Plan for Alternative Modes of 
Transportation

Intervention Level: 3

City Commitment: Staff time, perhaps with the support of a consul-
tant, to prepare plans and construction drawings 
for roadway and other pathway improvements.  
Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), to 
finance improvements.

Definitions: Alternative Modes of Transportation:  meth-
ods of moving people other than automobiles, 
including: bicycles; trails; sidewalks; trolleys; 
buses; trains; etc.  A specific application in the 
context of this effort might be continuation of the 
Cottonwood Trail.
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 Strategy: Continue to Solicit Federal Transit 
Administration (FTA) Funding for 
Transportation Enhancements *

Intervention Level: 3

City Commitment: Staff time associated with identifying and solic-
iting funds; providing City’s share (match) for 
project costs.

Definitions: FTA Funding: flexible, legislatively-specified funds 
that may be used either for transit or highway 
purposes; Intermodal Surface Transportation 
Efficiency Act of 1999 (ISTEA) was continued with 
the Transportation Equity Act for the 21st Century 
(TEA-21); flexibility allows a community to use 
certain federal surface transportation funds 
based on local planning priorities, not on a re-
strictive definition of program eligibility.  Flexible 
funds include Federal Highway Administration 
(FHWA) Surface Transportation Program (STP) 
funds and Congestion Mitigation and Air Quality 
Improvement Program (CMAQ) funds as well 
as Federal Transit Administration (FTA) Urban 
Formula Funds.

 Since the enactment of ISTEA, FHWA funds trans-
ferred to the FTA have provided a substantial new 
source of funds for transit projects.  When FHWA 
funds are transferred to FTA, they can be used for 
a variety of transit improvements such as: new 
fixed guideway projects; bus purchases; construc-
tion and rehabilitation of rail stations; main-
tenance facility construction and renovations; 
alternatively-fueled bus purchases; bus transfer 
facilities; multi-modal transportation centers; and 
advanced technology fare collection systems.

 FTA dollars are administered through area 
Councils of Government, in this case, the North 
Central Texas Council of Governments (NCTCOG).
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Strategy: Revise Transportation Plan

Intervention Level: 3

City Commitment: Staff time, possibly with the support of a consul-
tant, to prepare the plan.  Dollars, whether gen-
eral fund or from a dedicated revenue stream (TIF 
or special district), to pay the consultant’s fees.  
Policy support.  Possible dedication of dollars to 
finance recommended public improvements.

Definitions: Transportation Plan:  regulatory document ad-
opted by the city government to direct the devel-
opment of transportation infrastructure; dictates 
location and type of roadways as well as location 
of rail transit lines, stations and other significant 
transportation facilities; serves as the basis for 
right-of-way acquisitions during the subdivision 
and land development process.

Strategy: Design and Build Gateway Improvements *  
(see also “Catalyst Concepts” discussion in the 
Framework chapter)

Intervention Level: 4

City Commitment: Dollars, whether general fund or from a dedi-
cated revenue stream (TIF or special district), to 
employ an urban designer specializing in gateway 
designs and to finance improvements.

Definitions: Gateway Improvements:  a variety of improve-
ments (signage, public art, pavement, streetscape 
and other constructed elements) that serve to 
announce to passersby that they have arrived at 
a specific place; for this application, continue and 
expand current city program.
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Strategy: Prepare and Implement Wayfinding 
Program

Intervention Level: 3

City Commitment: Dollars, whether general fund or from a dedicat-
ed revenue stream (TIF or special district), to em-
ploy an urban designer specializing in signage and 
wayfinding design and to finance improvements.

Definitions: Wayfinding Program:  comprehensive informa-
tional and directional signage program; can in-
clude or incorporate: architectural and landscape 
elements (landmarks); signs and information 
components (ranging from street signs to kiosks); 
maps and websites (printed and electronic me-
dia); and people as guides (from taxi/bus drivers 
to local residents on the street).
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Stabilize Property Ownership
The focus of most corridor redevelopment efforts is on the at-
traction of desired retail to the street.  While this is an impor-
tant aspect of a larger initiative, equally important is stabiliza-
tion of the area’s housing stock and growth in its ownership 
profile.  Successful retail depends on successful residential 
neighborhoods.  In order for retail to succeed in the urban 
environment, the residential profile being served by that retail 
must be represented in its trade area at a level sufficient to 
support multiple storefronts.  These residents are found in 
high-, medium- and low-income brackets and are part of many 
ethnic groups.  Their value is in their commitment to the busi-
nesses on “their street.” At the end of the day, the quality and 
amount of residential development will dictate what type of 
retail tenant will be interested in leasing or owning space.

Strategy: Develop a Strategy to Eliminate “Use by 
Right” for Non-Conforming Properties/
Uses *

Intervention Level: 4

City Commitment: Policy/legal support.

Definitions: Use by Right and Non-Conforming  Property/
Use: a use by right is one permitted in a zon-
ing district and therefore not subject to special 
review and approval by a local government;  a 
non-conforming use is a use of property and 
structures in a manner inconsistent with the 
zoning district regulations where the property is 
located;.

 In this application, the City of Richardson would 
adopt regulations that either eliminate or phase 
out (amortize) an existing use that is undesirable 
and not consistent with the existing current zon-
ing.  An interim strategy may be required pending 
adoption of the new zoning regulations.
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Strategy: Continue to Assist with Demolition 
of Properties (associated with 
redevelopment projects)

Intervention Level: 4

City Commitment: Staff time associated with identifying and solicit-
ing funds.  Dollars, whether general fund or from 
a dedicated revenue stream (TIF or special dis-
trict), to finance demolition.

Definitions: Assist with Demolition:  In this application, the 
City of Richardson would provide financial assis-
tance to private property interests for the demoli-
tion of existing improvements that will not be 
included in the redevelopment.

Strategy: Solicit Intermediary Organizations for 
Patient Capital Sources *

Intervention Level: 4

City Commitment: Staff time associated with identifying and solicit-
ing funds.

Definitions: Patient Capital:  long-term capital. With patient 
capital, the investor is willing to make a financial 
investment in a business venture with no ex-
pectation of turning a quick profit. Instead, the 
investor is willing to forego an immediate return 
in anticipation of more substantial returns in the 
future; it may take the form of equity, debt, loan 
guarantees or other financial instruments.

 The source of capital may be philanthropy, invest-
ment capital or some combination of the two. 
Patient capital is not a grant; it is an investment 
intended to return its principal plus (below 
market-rate) interest. It does not seek to maxi-
mize financial returns to investors; rather it seeks 
to maximize social impact and to catalyze the 
creation of markets to combat poverty. On the 
spectrum of capital available to both non-prof-
its and for-profits, patient capital sits between 
traditional venture capital and traditional philan-
thropy.  Note:  Whereas the City of Richardson 
is not permitted to own stock, an intermediary 
entity would need to be used in order for the City 
to provide funding for this purpose.
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Strategy: Continue to Apply Minimum Urban 
Standards Ordinance Where Appropriate *

Intervention Level: 4

City Commitment: Policy/legal support; dedication (earmark) of dol-
lars for maintenance/demolition costs; staff time 
associated with retaining contractors for demoli-
tion work and marketing properties.

Definitions: Minimum Urban Standards Ordinance:  ordi-
nance granting a municipality the right to require 
owners to maintain their property consistent with 
current health and safety standards and, in the 
event the property owner elects not to make the 
appropriate improvements, to cause the work to 
be done and charge the expenses as a lien against 
the property or recover the expense in some 
other legal manner or to demolish the substan-
dard improvements because of abandonment 
or severe lack of maintenance; for this strategy, 
continue to apply current city ordinance in appro-
priate situations.
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Grow the Funding Tool Box
A lack of money is sometimes considered the most obvi-
ous barrier to advancement of a community redevelopment 
plan.  Comprehensive and area-specific planning in the City of 
Richardson comes at a time when demands on local govern-
ment are high and resources are low.  The responsibility for 
implementing reinvestment strategies and the many public 
projects that contribute to the evolution of aging or under-
performing areas of a community has historically been borne 
predominantly by the public sector and success depends on 
creativity and multiple solutions.  Some communities consider 
adoption of governing regulations (tools such as the com-
prehensive plan, zoning ordinances, design review/overlay 
regulations, etc.) to be the beginning and end of their imple-
mentation strategy.  While these tools are necessary, they are 
only one component of the overall implementation process.  
Implementation, as presented here, is much more compre-
hensive in scope and includes considerably more than just a 
design for the City’s regulatory agenda.

The City of Richardson, like every other local government that 
has attempted to revitalize an important segment of its com-
munity, must be able to provide the broadest possible range of 
resources, including, at a minimum, assistance with site acqui-
sition and building and facade improvements; start-up capital; 
relocation assistance; business counseling; etc.  Following is 
a list of potential tools which could provide either a direct or 
indirect economic benefit to projects in the West Spring Valley 
Corridor.

Intervention Level: Variable, 1 to 5

City Commitment: Policy support, revised regulations, dedicated 
funding streams, matching dollars, staff time 
and, for some strategies, monetary project 
participation.

Definitions: Community Reinvestment Act (CRA):  program 
under which federally-insured lending institutions 
are provided incentives to offer assistance with 
development financing for local projects (par-
ticularly those in economically-distressed areas); 
assistance usually offered at a favorable interest 
rate; institutions earmark a percent of their lend-
ing dollars for this program.

 Escrow Dollars:  local entity, agency or govern-
ment designates (escrows) revenue from a 
specific source for use in a specified location 
and/or for a specific purpose; dollars can be used 
as matching funds.  A source of revenue could 
include returns from a public-private project over 
and above a pre-negotiated preferred return. 
Note also: Tax Increment Financing (TIF).

 Fee Waivers:  agreement by the municipal gov-
ernment to waive fees associated with certain 
types of development or redevelopment in 
specific areas of a community.
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 Grants:  dollars requested and awarded for use by 
specified individuals or organizations consistent 
with the requirements of the funding source for 
the purpose of advancing specific activities; sales 
tax refunds could be considered a form of grant 
since they act as incentives and do not require 
repayment.

 Improvement Districts:  both an organizing 
and financing technique for area revitalization; 
property owner initiated; district provides stable 
stream of income for activities and projects 
considered special to the area or in addition 
to general municipal services.  Districts (e.g., 
Public Improvement District [PID], Business 
Improvement District [BID]) are a vehicle for pro-
viding additional services for a fee (assessment) 
and do not substitute for services funded through 
traditional tax revenues.

 Infrastructure Cost Participation:  cost of infra-
structure (either on-site or off-site) shared by 
developer and/or property owner with a public 
(city, county), private (developer) or semi-private 
organization, which will benefit from its availabil-
ity; can be offered through a formal program or 
on a case-by-case basis; for this strategy, continue 
and expand current city program.

 Land Write-Downs (or Donation):  property 
owner—public (city, county), private (developer), 
or semi-private organization–contributes land to 
a project, either as a donation without an ex-
pected return or at a reduced price; sources for 
land contributions may include property acquired 
by a city through fee simple transactions and/or 
foreclosures.

 Loan Pools:  several lending organizations con-
tributing financing to a project or projects, thus 
sharing risk; an amount of capital pledged by 
different entities for use by businesses or de-
velopers based on a set of agreed-upon goals 
or other criteria; pledges can be in the form of 
loans, letters of commitment or other financial 
instruments; pool can be organized formally or on 
a case-by-case basis.

 Low Interest Loans:  loans for construction, 
acquisition, operation, etc. offered to qualifying 
individuals or organizations at a preferred interest 
rate.

 Matching Funds:  see under “Escrow Dollars”

 Patient Capital (foundation dollars): see “Solicit 
Intermediary Organizations for Patient Capital 
Sources” under Stabilize Property Ownership
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 Revenue Bonds: bonds issued based on the se-
cure revenue stream from a project, such as park-
ing fees resulting from construction of a parking 
structure (or some other item of public benefit); 
may be issued and repaid by the anticipated rev-
enue which results from the improvement that 
was funded.

 Revenue Sharing:  see “Investigate Establishment 
of a Revenue-Sharing District (with Dallas)” under 
Build Connections

 Streamlined Approvals:  facilitate a timely ap-
provals process for (re)development projects 
meeting certain criteria or located in a specific 
area; continue and expand existing city process as 
appropriate.

 Subordination:  guarantee by a public (city, 
county), private (lender) or semi-private organiza-
tion to the lending organization that in the event 
of default, debt service will be paid; an ongoing 
obligation to assume funding of a liability; should 
only be offered if obligation did not expose or 
compromise other projects.

 Tax Credits:  amounts of money considered to 
have been paid towards taxes; given by govern-
ment entities to reduce or redistribute taxes or to 
encourage certain types of activity or investment.  

In this context, the City of Richardson would 
support applications for tax credits by partner 
entities, the funds of which would be used to 
advance projects in a specified area.

 Tax Increment Financing (TIF): * funding of 
improvements within a geographical area (the 
TIF District) obtained from increases in regular 
tax revenues that arise from new development 
within the district boundaries; incremental in-
crease in tax revenues over designated base year 
revenues is diverted to a special fund; diversion 
of regular tax revenues rather than additional 
fees to generate revenue for district investments; 
can be used in conjunction with municipal bond 
issues whereby increment is pledged to payment 
of debt service or actual increase is allocated to 
an administering agency directly to finance rede-
velopment activities.   
Note also:  Escrowed TIF Dollars:  * percentage 
of TIF dollars in an established district for use in a 
specific subarea; would require a policy decision 
of the board of directors of the TIF district.

 Transportation Funds (Federal and Regional):  
construction of highway program projects (feder-
ally-funded), potentially over a period of several 
years, and possibly with an initial obligation in one 
year and more obligations or de-obligations in 
subsequent years; various types of projects (e.g., 
bicycle trails, pedestrian improvements) may have 
funds obligated under different funding programs.
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Miscellaneous
While the majority of the strategies identified as potential 
tools for implementing the desired changes in the Corridor 
fit into one of the categories (Change Market Perception, 
Diversify the Retail Mix, etc.), others are not as easily classi-
fied.  Nonetheless, these actions could make significant contri-
butions to a revitalized West Spring Valley Corridor.

Strategy: Regulatory Reform  
(see also “Revise Zoning, Subdivision and 
Development Codes” under Change Market 
Perception and “Revise Transportation Plan”)

Intervention Level: 4

City Commitment: Staff time, possibly with the support of a consul-
tant, to review and revise ordinances.  Dollars, 
whether general fund or from a dedicated rev-
enue stream (TIF or special district), to pay the 
consultant.

Definitions: Regulatory Reform:  initiative by government 
to amend existing regulatory documents to be 
responsive to prevailing market and economic 
conditions or other changing patterns.
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Strategy: Minimize Curb Cuts

Intervention Level: 4

City Commitment: Policy support and staff time associated with 
discussing possible closures with the roadway 
oversight entity (e.g., Texas Department of 
Transportation [TXDOT]).

Definitions: Curb Cuts:  area of a sidewalk or curb that is 
removed and replaced with a ramp or flat space 
to enable vehicular, wheelchair, bicycle or other 
access; because too many curb cuts on a com-
mercial corridor can have a negative impact on 
the pedestrian or non-vehicular environment, the 
number should be minimized and access between 
properties should be coordinated and encour-
aged; continue current City practice.

Strategy: Prepare Parking Strategy

Intervention Level: 4

City Commitment: Staff time, with the support of a consultant, to 
prepare the strategy.  Dollars, whether general 
fund or from a dedicated revenue stream (TIF 
or special district), to pay the consultant’s fees.  
Policy support.  Possible dedication of dollars to 
finance public parking improvements.

Definitions: Parking Strategy:  program involving various 
policies and programs that combine to result 
in the more efficient use of parking resources; 
strategy may include multiple components such 
as:  assessment of  problems with current parking 
planning, evaluation of  the costs of parking facili-
ties and potential savings from improved man-
agement; description of specific parking manage-
ment options and how they can be implemented; 
discussion of planning and evaluation issues; and 
strategy for developing optimal parking manage-
ment in a particular situation or setting.
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Strategy: Establish Sustainability Goals

Intervention Level: 4

City Commitment: Policy and regulatory support.  Possible financial 
incentives to encourage advancement of goals.

Definitions: Sustainability Goals:  community-wide or area-
specific sustainability goals, to include:  individual 
health (wellness); shelter (ample housing choice); 
food security; access and mobility; education and 
skills; economic vibrancy; materials management; 
water efficiency; ecosystem integrity; energy and 
climate (carbon neutral); social equity; identity 
and culture; etc.

Conclusion
The West Spring Valley Reinvestment Strategy, the roadmap 
for advancing the City’s vision towards reality, is aimed at 
ensuring that redevelopment of the Corridor balances private 
investment objectives with community sustainability.  It has 
been developed to articulate a vision, concept and strategy 
for the future use and (re)development of properties in the 
Corridor.  The analyses and recommendations presented 
herein are intended to assist the City and property/business 
owners in the Study Area with identifying and implementing 
projects, programs and policies and funding options for the 
investment necessary to serve future development initiatives.  
Further, it identifies specific objectives and strategies that will 
make this vital gateway to the community a better place to 
live, conduct business, shop and visit.

This Strategy is based on a realistic understanding of physical 
and market conditions and is intended to be responsive to the 
needs and desires of the City and property interests.  Together, 
the public and private sectors face the challenge of advanc-
ing the Corridor “address” defined herein.  The purpose of 
this document is to serve as the guidepost for those efforts; 
individual recommendations will require further study and 
evaluation.  The Strategy should be revisited and amended as 
more is learned about the market and the challenges to invest-
ment in the Study Area.  Success will depend on committed, 
on-going leadership; collaboration among the advocacy enti-
ties; coordination of multiple initiatives; removal of barriers to 
investment; and continuing communication between all of the 
affected parties.
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Implementation Matrix
The following matrix matches the barriers to investment, 
identified during the focus groups and interviews early in the 
project, with the menu of implementation options available 
to address these challenges.  The matrix divides the barriers 
into several categories—Market Barriers; Physical Barriers; 
Financial Barriers; Regulatory Barriers; Political Barriers—and 
devotes one set of pages to each category.  The table list-s 
the Barriers Addressed on the left side of the page and the 
Strategies across the top.  To identify the strategies that could 
potentially respond to each of the barriers, read across the 
page from left to right.
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Category Change Market Perception Diversify Retail Mix Expand Housing Choices Green the Street
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Level of Intervention 3 2 4 2 2 4 3 3 4 3 2 3 4 5 4 5 5 4 4 3 4 2

Barriers Addressed

Lack of “brand” or “address” X X X

Concentration of stores that address 
current demographics

X X X

“Thin” demographics X X X

Concentration of multi-family rental vs. 
ownership units (residential)

X X

Ethnic concentration of commercial  
offerings

X X X

Poor perception of Corridor by consumers 
and investors

X X X X X X X X X X X X X

Commercial property crime X X X X X X

Limited investment and/or reinvestment in 
properties

X X X X X X X X X X X

Few examples of successful market-rate 
ownership products (residential)

X X X X

Potential to serve broader range of market 
segments (residential and non-residential)

X X X X X X X X X X X

Vacant and under-utilized parcels X X X X X X X X X X X X X

Market Barriers
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Build Connections
Stabilize Property  

Ownership
Grow the Funding Tool Box Misc.
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Barriers Addressed

Lack of gateway and streetscape 
improvements

X X X X X X

Under-used, under-exposed natural assets X

Aging infrastructure and building stock X X

Shallow lot depth X X X

Unsafe environment—poor lighting,  
numerous pedestrian traffic conflicts, etc.

X X X X X X X X

Ingress/egress challenges

Fractured property ownership X X

Insufficient pedestrian improvements X X X X X X

Disconnected from/distance to transit 
improvements

X X X X

Cluttered appearance X X X X X X X

No public gathering places X X

Length of corridor X X

Inconsistent building materials, designs, 
and quality levels

X

Limited opportunities for mixed-use  
developments

X X X X

Physical Barriers
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Physical Barriers
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Category Change Market Perception Diversify Retail Mix Expand Housing Choices Green the Street
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Level of Intervention 3 2 4 2 2 4 3 3 4 3 2 3 4 5 4 5 5 4 4 3 4 2

Barriers Addressed

Limited financial resources X X X X

Ability to attract investors X X X X X X X X X X X X X X X X X

Ability of private sector to obtain funding 
for improvements

X X

Necessity for a master developer X X X

Size of TIF district and no dedicated funds 
for West Spring Valley Corridor

X

Economic challenges associated with 
Corridor redevelopment

X X X X

Financial Barriers
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Financial Barriers

Build Connections
Stabilize Property  

Ownership
Grow the Funding Tool Box Misc.
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Category Change Market Perception Diversify Retail Mix Expand Housing Choices Green the Street

Strategy
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Level of Intervention 3 2 4 2 2 4 3 3 4 3 2 3 4 5 4 5 5 4 4 3 4 2

Barriers Addressed

No protocol for public-private partnerships 
in the Corridor

X X X X

Ineffective zoning for mixed-use 
development

X

Code violations X

Lack of design standards X X X X

Need for flexibility in codes and ordinances 
to accommodate redevelopment

X X

Regulatory Barriers
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Regulatory Barriers

Build Connections
Stabilize Property  

Ownership
Grow the Funding Tool Box Misc.
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Category Change Market Perception Diversify Retail Mix Expand Housing Choices Green the Street

Strategy
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Level of Intervention 3 2 4 2 2 4 3 3 4 3 2 3 4 5 4 5 5 4 4 3 4 2

Barriers Addressed

Community attitudes about density and 
affordability 

X X X

Maintaining continued support for the 
shared vision for the West Spring Valley 
Corridor

X

Political will to advance the Strategy long-
term

X X X

Dallas involvement and participation in 
capital improvements and joint incentive 
offerings

School district support for redevelopment X X X X

Lack of an entity to represent commercial 
business interests on the Corridor

X

Political Barriers
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Political Barriers

Build Connections
Stabilize Property  

Ownership
Grow the Funding Tool Box Misc.
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