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PLANNING AND ZONING COMMISSION MEETING  
CITY HALL - COUNCIL CHAMBERS, 300 W. MAIN STREET  

MONDAY, JULY 12, 2021 AT 5:30 PM 

MINUTES  

BRIEFING SESSION - 5:30 PM 

Call to Order  

Chairperson Connor called the Briefing meeting to order at 5:32 p.m. 

PRESENT 
Chairperson Shawn Connor 
Vice Chairperson William Moser 
Secretary Cheryl Smith 
Commissioner Eric Hedin 
Commissioner John Fedorko 
Commissioner Joshua Spare 
Commissioner Julia Perez 
Commissioner Max Coleman 
Commissioner Ken Self 
 

Agenda Review 

2. S210701 - Site Plan - The Redeemed Christian Church (City Council District 6).  Site Plan for a 
church within Single-Family One (SF-1) zoning on 9.11 acres.  Tract 17, W H Beeman Survey, 
Abstract 126, City of Grand Prairie, Dallas County, with an approximate address of 4229 
Mathew Rd. 

 
Senior Planner Dana Woods presented the case report and gave a Power Point presentation.  

 
3. SU030601A - Specific Use Permit Review - T Rojas Auto (City Council District 5). Review of 

SUP-730, a Specific Use Permit for a Used Car Sales Lot and Body Shop, for compliance with 
SUP conditions with a recommendation of a one-year renewal.  Lot 13, SB Witherspoon 
Addition, City of Grand Prairie, Dallas County, Texas, zoned Commercial, within Central 
Business District No. 3, and addressed as 113 SE 14th St. 

Chief City Planner Savannah Ware presented the case report and gave a Power Point 
presentation.  

4. SU120101C - Specific Use Permit Review - 3110 and 3114 E Main St (City Council District 
5).  Review of SUP-883A, a Specific Use Permit for Used Auto Sales, Auto Sales Wholesale, 
General Auto Repair, and Major Component Replacement, for compliance with SUP conditions 
with a recommendation of revocation.  Lots 444 and 445 of Burbank Gardens, City of Grand 
Prairie, Dallas County, Texas, zoned Commercial, within Central Business District No. 4, and 
addressed as 3110 and 3114 E Main St. 
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Chief City Planner Savannah Ware presented the case report and gave a Power Point 
presentation.  

 
5. SU210701/S210702 - Specific Use Permit/Site Plan - 143 SE 16th St. (City Council District 

5).  Specific Use Permit and Site Plan for an Auto Repair Shop.  John W Kirk Survey, Abstract 
No. 726, City of Grand Prairie, Dallas County, Texas, zoned Light Industrial (LI) District, and 
addressed as 143 SE 16th Street. 

Senior Planner Charles Lee presented the case report and gave a Power Point presentation.  

6. Z210701/CP210701 - Planned Development Request - Auto Uses PD at 242 S. Bagdad (City 
Council District 5).  Zoning Change from Light Industrial to a Planned Development District 
with Auto Related Businesses by right and a Concept Plan depicting five tenant spaces in an 
existing building on 3.07 acres.  Lots 7-12 and part of Lots 5-6, Block E, Westover Place, City 
of Grand Prairie, Dallas County, Texas, zoned Light Industrial, within Central Business District 
No. 4, and addressed as 242 S Bagdad Rd. 

Chief City Planner Savannah Ware presented the case report and gave a Power Point 
presentation.  

 

COVID Meetings Update 

Planning and Development Director Rashad Jackson stated there was not an updated to give at that 
moment and they would revisit at the end of the month.  

RECESS MEETING 

Chairperson Connor recessed the meeting at 5:51 p.m. 

REGULAR MEETING -  6:30 PM 

Call to Order  

Chairperson Connor called the meeting to order at 6:31 p.m. 

PRESENT 
Chairperson Shawn Connor 
Vice Chairperson William Moser 
Secretary Cheryl Smith 
Commissioner Eric Hedin 
Commissioner John Fedorko 
Commissioner Joshua Spare 
Commissioner Julia Perez 
Commissioner Max Coleman 
Commissioner Ken Self 
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Commissioner Moser led the Invocation.  

Chairperson Connor led the Pledge of Allegiance to the US Flag and Texas Flag. 
 

CITIZEN COMMENTS  

None 

PUBLIC HEARING CONSENT AGENDA 

Motion made by Commissioner Moser, Seconded by Commissioner Smith to close the public hearing 
and approve item one per staff recommendations. The motion carried 9-0.  

Voting Yea: Chairperson Connor, Vice Chairperson Moser, Secretary Smith, Commissioner Hedin, 
Commissioner Spare, Commissioner Perez, Commissioner Coleman, Commissioner Self, Commissioner 
Fedorko 

1. Approval of Minutes of the June 28, 2021, P&Z meeting 
 
Approve on Consent Agenda 

 

ITEMS FOR INDIVIDUAL CONSIDERATION 

2. S210701 - Site Plan - The Redeemed Christian Church (City Council District 6).  Site Plan for 
a church within Single-Family One (SF-1) zoning on 9.11 acres.  Tract 17, W H Beeman 
Survey, Abstract 126, City of Grand Prairie, Dallas County, with an approximate address of 
4229 Mathew Rd 

Senior Planner Dana Woods presented the case report and gave a Power Point presentation. 
She stated the applicant intends to construct a 21,000 sq. ft. church.  Site Plan approval is 
required for any religious use that is in a Single-Family Residential zoning district where the 
use is expected to generate more than 50 vehicle trips within two hours. The applicant is not 
requesting any variances. The Development Review Committee (DRC) recommends approval. 
 
Commissioner Moser asked who would keep up the ROW maintenance. Transportation Planner 
Brett Huntsman stated the city would continue maintenance.  

Motion made by Commissioner Coleman, Seconded by Commissioner Spare to close the public 
hearing and approve item S210701. The motion carried 9-0.  

Voting Yea: Chairperson Connor, Vice Chairperson Moser, Secretary Smith, Commissioner 
Hedin, Commissioner Spare, Commissioner Perez, Commissioner Coleman, Commissioner Self, 
Commissioner Fedorko 
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PUBLIC HEARING   

3. SU030601A - Specific Use Permit Renewal - T Rojas Auto (City Council District 5). Review 
of SUP-730, a Specific Use Permit for a Used Car Sales Lot and Body Shop, for compliance 
with SUP conditions with a recommendation to review compliance in one-year.  Lot 13, SB 
Witherspoon Addition, City of Grand Prairie, Dallas County, Texas, zoned Commercial, within 
Central Business District No. 3, and addressed as 113 SE 14th St 

Chief City Planner Savannah Ware presented the case report and gave a Power Point 
presentation. She stated the purpose of this request is to review the auto-related business 
located at 113 SE 14th Street for compliance with Specific Use Permit conditions and all 
applicable ordinances, codes, and regulations.  Specific Use Permits may be revoked for failing 
to comply with conditions of approval set by City Council. The purpose of the Specific Use 
Permit process is to identify those uses which might be appropriate within a zoning district, but 
due to either their location, functional or operational nature, could have a potentially negative 
impact upon surrounding properties; and to provide for a procedure whereby such uses might 
be permitted by further restricting or conditioning them so as to eliminate such probable 
negative impacts. The City Council may, in the interest of the public welfare and to assure 
compliance with this ordinance, establish conditions of operation, location, arrangement and 
construction of any authorized special use.  In approving any specific use, the City Council 
may impose such development standards and safeguards as conditions warrant for the welfare 
and protection of adjacent properties, and citizenry as a whole as it may be affected by this use. 
It shall be unlawful for the owner, manager, or any person in charge of a business or other 
establishment to violate the conditions imposed by the City Council when a Specific Use Permit 
is granted. Since the applicant has made substantial improvements to the property and is now 
operating in compliance with SUP conditions and applicable requirements, staff recommends 
that no action be taken at this time and compliance with the Specific Use Permit be reviewed 
again in one year. 

Efrain Rojas 113 SE 14th St Grand Prairie TX., stepped forward in support of this request. 

Tony Shotwell 309 NE 31st St Grand Prairie TX., stepped forward representing the case, he 
stated the applicant had a meeting with staff and the place has been cleaned up and will 
continue to do so to keep his business going. He asked for the approval of the extra parking 
spaces be granted. 

Motion made by Commissioner Spare, Seconded by Commissioner Coleman to close the public 
hearing and approve item SU030601A per staff recommendations and allowing the additional 
parking. The motion carried 9-0.  

Voting Yea: Chairperson Connor, Vice Chairperson Moser, Secretary Smith, Commissioner 
Hedin, Commissioner Spare, Commissioner Perez, Commissioner Coleman, Commissioner Self, 
Commissioner Fedorko 
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4. SU120101C - Specific Use Permit Review - 3110 and 3114 E Main St (City Council District 
5).  Review of SUP-883A, a Specific Use Permit for Used Auto Sales, Auto Sales Wholesale, 
General Auto Repair, and Major Component Replacement, for compliance with SUP 
conditions with a recommendation of revocation.  Lots 444 and 445 of Burbank Gardens, City 
of Grand Prairie, Dallas County, Texas, zoned Commercial, within Central Business District 
No. 4, and addressed as 3110 and 3114 E Main St 

 Chief City Planner Savannah Ware presented the case report and gave a Power Point 
presentation. She stated the purpose of this request is to review the auto-related business 
located at 3110 and 3114 E Main Street for compliance with Specific Use Permit conditions 
and all applicable ordinances, codes, and regulations.  Specific Use Permits may be revoked 
for failing to comply with conditions of approval set by City Council. The purpose of the 
Specific Use Permit process is to identify those uses which might be appropriate within a 
zoning district, but due to either their location, functional or operational nature, could have a 
potentially negative impact upon surrounding properties; and to provide for a procedure 
whereby such uses might be permitted by further restricting or conditioning them so as to 
eliminate such probable negative impacts. The City Council may, in the interest of the public 
welfare and to assure compliance with this ordinance, establish conditions of operation, 
location, arrangement and construction of any authorized special use.  In approving any 
specific use, the City Council may impose such development standards and safeguards as 
conditions warrant for the welfare and protection of adjacent properties, and citizenry as a 
whole as it may be affected by this use. It shall be unlawful for the owner, manager, or any 
person in charge of a business or other establishment to violate the conditions imposed by the 
City Council when a Specific Use Permit is granted. Given the established history of 
compliance issues, the number of citations issued, the lack of response to the certified letters 
sent by staff, and the failure of the applicant to bring the property into compliance with the 
Specific Use Permit conditions approved in 2012, staff recommends that the Specific Use 
Permit be revoked. 

 Commissioner Connor asked did applicant give an indication as to why there was no response 
from them. Ms. Ware stated the applicant indicated he did not receive the certified letters. 

 Commissioner Fedorko asked if she believes applicant can remedy issues with two weeks or 
even a month. Ms. Ware stated they want to make sure they are working with applicants and 
providing them with an opportunity.  

 Navid Forutan 3110 and 3114 E. Main St Grand Prairie TX., stepped forward representing the 
case. 

 Commissioner Hedin asked will he be able to bring the property into compliance within two 
weeks. Mr. Forutan stated he only received the second letter and he immediately started to 
work with staff to get these issues resolved. He has made his tenant aware of these issues and if 
the do not comply they will get evicted by the end of the month.  

 Commissioner Perez asked if he feels like two weeks is enough time to bring the property into 
compliance. Mr. Forutan stated two weeks is enough time to clean up but requested more time 
to add more parking spaces to his SUP.  Ms. Ware clarified this is not the time to review 

10

Item1.



Planning and Zoning Commission Meeting – July 12, 2021   Page 6 of 9 

expanding the property but if the commission decides to table the items that time will be used to 
bring the property into compliance with the issues presented tonight.  

 Assistant City Attorney Tiffany Bull clarified bringing the property into compliance includes all 
businesses within the property. Mr. Forutan stated he understood. 

 Motion made by Commissioner Smith, Seconded by Commissioner Perez to close the public 
hearing and table item SU120101C to the P & Z meeting of 08/09/2021 per staff 
recommendations. The motion carried 9-0.  

Voting Yea: Chairperson Connor, Vice Chairperson Moser, Secretary Smith, Commissioner 
Hedin, Commissioner Spare, Commissioner Perez, Commissioner Coleman, Commissioner 
Self, Commissioner Fedorko 

 

5. SU210701/S210702 - Specific Use Permit - 143 SE 16th St. (City Council District 5).  Specific 
Use Permit for a Major Auto Repair Shop on two tracts on 0.58 acres.  John W Kirk Survey, 
Abstract No. 726, City of Grand Prairie, Dallas County, Texas, zoned Light Industrial (LI) 
District, and addressed as 143 SE 16th Street 

 Senior Planner Charles Lee presented the case report and gave a Power Point presentation. 
He stated the applicant intends to occupy and operate a major auto repair shop on 0.58 acres.  
The Unified Development Code (UDC) requires a Specific Use Permit for the proposed use.  
The purpose of the Specific Use Permit process is to identify those uses which might be 
appropriate within a zoning district, but due to either their location, functional or operational 
nature, could have a potentially negative impact upon surrounding properties; and provide for 
a procedure whereby such uses might be permitted by further restricting or conditioning them 
to eliminate such probable negative consequences. The applicant is not requesting any 
variances. 

 The Development Review Committee (DRC) recommends approval with the following 
conditions: 

1. Auto salvaging and other auto related uses not specifically authorized shall be prohibited. 
2. The parking or storage of vehicles in the fire lane or drive aisle shall be prohibited. 
3. Operations shall adhere to the parking plan provided by the applicant.   

a. Parking spaces designated for employee parking shall only be used by employees to 
park their vehicles.   

b. Parking spaces designated for visitor parking shall only be used by visitors. 
c. Storage and staging of vehicles is prohibited in the parking spaces designated for 

visitors. 
4. The owner/applicant shall stripe the parking spaces to reflect the type as designated on the 

parking plan. 
5. The owner/applicant shall maintain a copy of the approved site plan, attached as Exhibit B 

and incorporated for all purposes.  If tenant spaces are combined, subdivided, or 
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reconfigured in any way, the applicant shall revise the site plan and parking space 
designations and submit them to the City for approval. 

6. When applying for a Certificate of Occupancy or Auto-Related Business permit, the 
owner/applicant shall include the approved site plan as an exhibit. 

7. Vehicle delivery shall take place on-site. 
8. Businesses shall obtain a Certificate of Occupancy and required permits prior to 

operating. 
 
Emmanuel Barbosa 645 Stonehenge Dr. Grand Prairie TX., stepped forward in support of this 
request. 
 
Tony Shotwell 309 NE 31st St Grand Prairie TX., stepped forward representing the case, he 
stated this property has some problems and they are working with staff to try to resolve them.  
The property will be leased but it will be managed by Mr. Barbosa.  
 
Motion made by Commissioner Moser, Seconded by Commissioner Coleman to close the public 
hearing and approve item SU210701/S210702 per staff recommendations. The motion carried 
9-0.  
 
Voting Yea: Chairperson Connor, Vice Chairperson Moser, Secretary Smith, Commissioner 
Hedin, Commissioner Spare, Commissioner Perez, Commissioner Coleman, Commissioner 
Self, Commissioner Fedorko 
 

6. Z210701/CP210701 – Specific Use Permit - Auto Related Uses at 242 S. Bagdad (City Council 
District 5).  Specific Use Permit for Inoperable Vehicle Holding Yard, Retail Auto Parts 
(Used), Auto Body Shop, Auto Paint Shop, Auto Body & Paint Shop, and Auto Dealer (Non-
Franchise Used) Uses in an existing building on 3.07 acres.  Lots 7-12 and part of Lots 5-6, 
Block E, Westover Place, City of Grand Prairie, Dallas County, Texas, zoned Light Industrial, 
within Central Business District No. 4, and addressed as 242 S Bagdad Rd 

 Chief City Planner Savannah Ware presented the case report and gave a Power Point 
presentation. She stated the applicant is requesting a Specific Use Permit for Inoperable 
Vehicle Holding Yard, Retail Auto Parts (Used), Auto Body Shop, Auto Paint Shop, Auto Body 
& Paint Shop, and Auto Dealer (Non-Franchise Used) Uses in an existing building on 3.07 
acres. The purpose of the Specific Use Permit process is to identify those uses which might be 
appropriate within a zoning district, but due to either their location, functional or operational 
nature, could have a potentially negative impact upon surrounding properties; and provide for 
a procedure whereby such uses might be permitted by further restricting or conditioning them 
to eliminate such probable negative consequences. 

 The Development Review Committee (DRC) recommends approval with the following 
conditions: 

1. Auto salvaging and other auto-related uses not specifically authorized shall be prohibited. 
2. The parking or storage of vehicles in the fire lane or drive aisle shall be prohibited. 
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3. Operations shall adhere to the parking plan provided by the applicant.   
a. Parking spaces designated for a specific tenant shall only be used by that tenant.   
b. Parking spaces designated for employee parking shall only be used by employees to 

park their vehicles.   
c. Parking spaces designated for visitor parking shall only be used by visitors. 
d. Storage and staging of vehicles are prohibited in the parking spaces in front of the 

building. 
4. The owner/applicant shall stripe the parking spaces to reflect tenant and type as 

designated on the parking plan. 
5. The owner/applicant shall maintain a copy of the approved site plan, attached as Exhibit B 

and incorporated for all purposes.  If tenant spaces are combined, subdivided, or 
reconfigured in any way, the applicant shall revise the site plan and parking space 
designations and submit them to the City for approval. 

6. When applying for a Certificate of Occupancy or Auto-Related Business permit, the 
owner/applicant shall include the approved site plan as an exhibit. 

7. The applicant shall provide a dumpster/dumpster enclosure as shown on the site plan 
(Exhibit B). 

8. Owner/operators of existing businesses shall apply for and obtain a Certificate of 
Occupancy within 45 days of City Council approval of this request or cease operations 
until a Certificate of Occupancy is obtained.  This includes resolving all building code 
issues needed to obtain a Certificate of Occupancy. 

9. Owner/operators of existing businesses shall submit a completed application for and 
obtain an Auto-Related Business permit within 45 days of City Council approval of this 
request or cease operations until the appropriate permit is obtained. 

10. All new businesses must obtain a Certificate of Occupancy and required permits prior to 
operating. 

 
Commissioner Moser inquired about parking. Ms. Ware indicated on the map provided. 
 
Tony Shotwell 309 NE 31 St Grand Prairie TX., stepped forward representing the case, he 
stated the building has been there for a long time and the Mr. Fuentes has been the owner for 
the past four and a half years and his business has been operating there since. A former tenant 
was doing something he was not supposed to be doing which brought up this current issue. The 
property manager will be there daily to check up on the tenants and come up with a plan to 
color coat parking spaces. He stated concerned for the 45-day timeclock and asked for a 
solution.  
 
Ray Ruentes 4464 W Plano Pkwy Plano TX., stepped forward representing the case.  
 
Commissioner Moser inquired about the 45-day timeclock. Ms. Ware stated the result letter is 
sufficient for them to get their CO.  
 
Motion made by Commissioner Moser, Seconded by Commissioner Coleman to close the public 
hearing and approve item Z210701/CP210701 per staff recommendations. The motion carried 
9-0.  
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Voting Yea: Chairperson Connor, Vice Chairperson Moser, Secretary Smith, Commissioner 
Hedin, Commissioner Spare, Commissioner Perez, Commissioner Coleman, Commissioner 
Self, Commissioner Fedorko 
 
 

ADJOURNMENT  

Commissioner Connor moved to adjourn the meeting.  The meeting adjourned at 7:30 p.m. 

 

 

_______________________                                             

Shawn Connor, Chairperson                                              

 

ATTEST: 

 

 

______________________                                               

Cheryl Smith, Secretary 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Rashad Jackson, AICP 

PRESENTER: Rashad Jackson, AICP �± Planning and Development Director 

Matthew ORourke �± Kendig Keast Consultants 

TITLE : A Resolution of the City of Grand Prairie, Texas, to adopt the Pioneer 
Parkway Urban Design Plan (International Corridor) 

APPLICANT:  City of Grand Prairie 

RECOMMENDED ACTION : Approve 
  

SUMMARY : 

A RESOLUTION OF THE CITY OF GRAND PRAIRIE, TEXAS, TO ADOPT THE PIONEER PARKWAY 
URBAN DESIGN PLAN (INTERNATIONAL CORRIDOR) 

BACKGROUND : 

The City of Grand Prairie and Kendig Keast Collaborative consultants have developed an Urban Design 
Strategy Plan for Pioneer Parkway (Texas State Highway Spur 303). The purpose of this plan was to 
formulate recommendations and outline steps that will help the city continue to guide the physical 
development along this roadway and to expand on its "international corridor" appeal.   

An advisory group consisting of Council members, corridor property owners, city stakeholders and the 
public were engaged to assist in the formulation of this urban design plan.  The plan will provide the city 
with recommendations on physical improvements, design, and programming to promote new activity 
while championing the unique cultural aspects already found along this busy arterial.  Virtual public 
open houses were held on January 14, 2021 and May 13, 2021 for this project.  The plan has been 
drafted based on the resulting public input, site analysis and city staff direction.  A draft plan of the plan 
is included in the agenda packet.   

For additional background, the overall timeline for the project is noted below. 

PROJECT TIMELINE : 
 

�x September 2020 - Project Kickoff 
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�x January 4-15, 2021 �± Online Visual Preference Survey:  Posted visual preference survey for 
public input on urban design preferences.   

�x January 13, 2021 �± Advisory Group Meeting No.1: stakeholder and property owner input 
�x January 14, 2021 �± Virtual Public Open House: public input for draft plan 
�x May 12, 2021 - Advisory Group Meeting No. 2: stakeholder and property owner input 
�x May 13, 2021 �± Virtual Public Open House:  public input for draft plan 
�x June 30, 2021  �± Advisory Group Meeting No.3: stakeholder and property owner input 
�x July 26, 2021 �± Planning & Zoning Commission Review & Recommendation 
�x August 17, 2021 �± City Council Review & Plan Adoption by resolution 
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Introduction

Introduction
This urban design strategy plan is a first step towards identifying physical designs, public policies, 
coordinating public investments with private development, and managing the use of right-of-way 
(R-O-W) in a manner that maximizes safety, enhances community character, and achieves a collective 
vision for the Pioneer Parkway corridor.

1
What is a Corridor

“Corridors are linear pathways that connect places and allow for the movement of people, goods, 
or wildlife. They o�en center around transportation infrastructure such as streets, highways, and 
public transit, but can also center around historic sites, habitats, rivers, or other natural features. 
They may be regional in scale, as in a heavy rail corridor, or extremely local, as in a retail corridor 
along a city thoroughfare.”  

Source:  American Planning Association, PAS QuickNotes No. 76

Introduction
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2

Plan Purpose
The purpose of this plan is to formulate 
recommendations and outline steps that will 
help the City guide the physical (re)development 
of the Pioneer Parkway corridor public R-O-W 
and abu�ing properties, with focus towards 
expanding on its “international corridor” 
appeal.�  The plan will� provide the City with 
recommendations on physical improvements, 
design recommendations, potential funding 
mechanisms, and programming (special events, 
business incentives, etc.) to promote new 
activity� while respecting and championing� the 
unique cultural aspects already found along this 
busy arterial.��

Approach  
(Existing Corridor –  
Future Corridor)
The urban design strategy planning process 
focuses first on providing a snapshot of 
existing conditions, through the lens of multiple 
elements, culminating in this Existing Corridor 
section, which includes discussion of the 
corridor’s regional location, key demographic 
and market data points, and physical 
characteristics.  A� summary of these key 
indicators, illustrates historical trends, current 
conditions, and today’s context relevant to  
the plan.  

Urban design strategy plans are future-oriented 
and prescribe policies, actions, and physical 
improvements that are intended to advance 
a set of preferred conditions as the corridor 
(re)develops over the next five to 10 years.  As 
such, the Future Corridor component and its 
implementation emphasis will be the primary 
focus of this Urban Design Strategy Plan. The 
Future Corridor portion includes recommended 
initiatives and strategies for accommodating 
programs and physical modifications in the 
identified corridor boundaries.  

Public Engagement
Multiple public and leadership engagement 
activities were hosted by the consultant team 
and City o�icials from October 2019 to May 2021 
to help inform this section and establish where to 
focus data gathering e�orts. Input and feedback 
received during these meetings is referenced 
throughout this document.  

These engagement activities included:

•	 Interviews and stakeholder meetings with 
current business and property owners;

•	 Meetings with City o�icials;

•	 Online visual preference survey with 
approximately 900 individual responses;

•	 Virtual town hall meeting; and

•	 Virtual public open house.
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Existing Corridor

2
Existing Corridor
Community desire, nearby residents, and public investment play a large roll in the success of all 
shopping districts.  However, given their historical development pa�erns and auto-oriented layouts, 
commercial corridors rely heavily on external regional market factors.   

Existing Corridor Section Purpose
This section provides background information about the Pioneer Parkway corridor as it is today and 
highlights key planning considerations for the years ahead.  This information will set the stage for 
Grand Prairie in terms of community needs and how the Pioneer Parkway fits into the larger community 
growth and development strategies recommended in the City of Grand Prairie’s 2018 Comprehensive 
Plan update. The content of this Existing Corridor section is based on initial background studies by 
the City’s community planning consultants, Kendig Keast Collaborative as well as leadership and 
community input received from elected o�icials, sta�, local business owners, online survey activities, 
and initial stakeholder virtual engagement e�orts.

Existing 
Corridor
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4

Regional location
Grand Prairie is located in the Dallas/Fort Worth 
Metropolitan Statistical Area (D/FWMSA) 
frequently referred to as the “Metroplex.”  As 
shown on Map 1, Regional Context , Grand 
Prairie is located between the city of Dallas to 
the east (13 miles) and the city of Arlington to the 
west (seven miles).

This central location places the city at a strategic 
advantage as many goods and people move 
through the city limits daily.  

Grand Prairie also has the advantage of 
accessibility with the following interstate (I) 
highways, toll roads (TR), and state routes (SR) 
crossing through and connecting the city to the 
large Metroplex region:

Map 1, Regional Context

•	 I-30

•	 I-20

•	 TR 161

•	 TR 360

•	 Partial TR 303 (Pioneer Parkway)

•	 Close proximity to both the Dallas Forth 
Worth and Love Field airports
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Existing Corridor

Map 2 Study Boundaries

Urban Design Strategy 
Plan Boundaries
This plan focuses on an approximate four mile 
segment of the Pioneer Parkway (Partial TR 303) 
R-O-W and immediately abu�ing properties.  
This corridor runs east to west and is located 
approximately halfway between the I-20 and 
I-30 highways.  The corridor is linked to the rest 
of Grand Prairie and the Metroplex through 
combination of local streets, SRs, and TRs.  

This Plan’s study area boundaries are depicted 
on Map 2, Study Area Boundary  and defined as:

•	 North –  The northern parcel lines of Pioneer 
Parkway frontage properties generally 
bounded by Lakeview Drive, Freetown Road, 
and Missile Drive. 

•	 South  – The southern parcel lines of Pioneer 
Parkway frontage properties generally 
bounded by Victoria Drive, Lake Park Drive, 
Greenbrook Lane, Arkansas Lane, and 
Parkside Drive.

•	 East  – Mountain Creek Lake.

•	 West  – Properties immediately west of 
the S. Great SW. Parkway and Pioneer  
Parkway intersection. 
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Regional Market Forces
Grand Prairie’s central location within the 
Metroplex means that the local economy is tied 
to regional market influences.  

While the city’s specific demographics play a 
large role in sustaining the residential, industrial, 
o�ice, and retail markets, the region also has 
an impact on the types of new construction and 
business a�raction e�orts that make sense from 
the larger market perspective.  

CBRE Sub-Market Geographic Boundaries

Commercial brokerage firms such as CBRE, Inc. analyze larger commercial markets in defined sub-market areas.  Analyzing smaller portions of the 
larger retail and o�ice market helps identify areas that are over- or under-performing the region as a whole.  As depicted on the maps below, Grand 
Prairie is located in the “West Dallas” retail sub-market and the “Mid-Cities” o�ice sub-market.  These sub-market reports were utilized to understand 
how Grand Prairie compares to the larger region, and to identify local market trends that will help benefit this Pioneer Parkway Urban Design  
Strategy Plan. 

Map 3, CBRE Retail Sub-Markets �0�D�S���������&�%�5�(���2�]�F�H���6�X�E���0�D�U�N�H�W�V

This plan’s focus is on physical enhancements 
that will distinguish the international corridor 
from other entertainment destinations.  
However, recommendations devoid of regional 
context and market conditions will not achieve 
the plan’s ultimate goals. Therefore, this Existing 
Corridor section highlights key Metroplex 
and regional market data that will inform the 
recommendations contained in the later Future 
Corridor section. 

Retail and Office Building Markets
Before COVID-19
Before COVID-19, the D/FWMSA area had grown 
in the retail and o�ice markets for the year 
starting in the third quarter of 2018 and ending in 
the third quarter 2019.  
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•	 O�ice space demand declined as well in 
the Metroplex with a net absorption of  
-2,877,809 square feet and -377,143 in Mid-
Cities sub-market; and

•	 Average per square foot rent for o�ice space 
increased, which implies more high-end or 
new o�ice spaces being leased than older 
ones typically with lower rents.

Retail Focus
Inevitably heavily tra�icked commercial corridors 
a�ract retail development interest to take 
advantage of the number of cars passing in front 
of their properties each day.  When considering 
regional competition, commercial rents need to 
be competitive to a�ract new tenants.  Therefore, 
it is important to know comparable shopping 
center rents for owners to make reinvestment 
decisions and inform the City to evaluate policies 
and potential incentivization of (re)development.

Table 1, Regional Market  Indicators  highlights 
that the Metroplex’s retail market absorbed 
4,595,563 square feet of new retail spaces and 
the o�ice market absorbed 3,486,750 square 
feet of new o�ice space from 2018 to 2019. 

A deeper dive into the West Dallas (retail) and 
Mid-Cities (o�ice) sub-markets showed gains in 
net absorption of 1,139,0852 square feet of new 
occupied retail space.   However, a year over year 
decrease (-90,825) of net absorption occurred in 
the o�ice sub-market.   Additional observations 
about the year before the COVID-19 outbreak 
include:

•	 Retail space was ge�ing leased at a high-
level (positive net absorption) with low  
vacancy rates;

•	 Pioneer Parkway can benefit from this activity 
as long as commercial space is competitive 
(pricing, amenities, and experience);

•	 O�ice space demand showed signs of 
decreasing (specifically class B); and

•	 Class A o�ice showed high net  
absorption rates. 

Since COVID-19 (2020 Third Quarter)
The D/FWMSA’s real estate activity has slowed 
during the year over year timeframe ending 
with the third quarter in 2020.  Specifically, the 
market has shown:

•	 Retail space leasing activity in the D/FWMSA 
and West Dallas sub-market decreased with 
a net absorption of -1,133,941 and -140,061 
square feet respectively;

•	 Vacancy rates increased slightly to 6.9 
percent in the D/FWMSA and 7.4 percent in 
the West Dallas Sub-market area;

Table 1, Sub-market Indicators

Market Category

Available 
Inventory  

(Total Square 
Feet)

Vacancy 
Rate  

(Percent)

Net 
Absorption

All Rents  
(Per 

Square 
Foot)

Rent Rate 
Class A - Only  
(Per Square 

Foot)
D/FWMSA

Retail (Q3 of 2019) 299,495,702 5.5 4,595,563 See Table 2 N/A

Retail (Q3 of 2020) 300,781,045 6.9 -1,133,941 See Table 2 N/A

�2�]�F�H�����4�����R�I���������� 224,621,894 24.5 3,486,750 $25.17 N/A

�2�]�F�H�����4�����R�I������������ 228,047,166 22.3 -2,877,809 $25.61 N/A

Sub Market Area (Mid Cities)

Retail (Q3 of 2019) 53,517,852 4.8 1,139,0852 See Table 2 N/A

Retail (Q3 of 2020) 53,265,466 7.4 -140,061 See Table 2 N/A

�
�2�]�F�H�����4�����R�I������������ 9,789,043 13.5 -90,825 $17.67 $21.85

�
�
�2�]�F�H�����4�����R�I������������ 15,021,035 30.5 -377,143 $19.42 $23.94

*Net absorption losses primarily in class B

** Net absorption losses in both class A and class B space

Table 2, D/FWMSA Average Retail 
Rental Rates

Retail Center Types
Avg. Rental 

Rates*

Community $13.00 

Neighborhood $15.00 

Strip $16.50 

Power Center $24.50 

Lifestyle Center $29.00 

* Based on an annual per square foot basis

Table 2, D/FWMSA Average Retail Rental Rates  
highlights the average per square foot rental 
price for retail spaces categorized by type.  Table 
3, Retail Shopping Center Classifications 
provides a description and average development 
size to highlight the di�erences between these  
shopping centers. 
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�7�D�E�O�H���������5�H�W�D�L�O���6�K�R�S�S�L�Q�J���&�H�Q�W�H�U���&�O�D�V�V�L�4�F�D�W�L�R�Q�V

Type of Shopping Center �&�R�Q�F�H�S�W���'�H�4�Q�L�W�L�R�Q
Average Size  
(Square Feet)

Community Center
�*�H�Q�H�U�D�O���P�H�U�F�K�D�Q�G�L�V�H���R�U���F�R�Q�Y�H�Q�L�H�Q�F�H���R�U�L�H�Q�W�H�G���R�•�H�U�L�Q�J�V�����:�L�G�H�U���U�D�Q�J�H���R�I���D�S�S�D�U�H�O���D�Q�G���R�W�K�H�U��
�V�R�I�W���J�R�R�G�V���W�K�D�Q���Q�H�L�J�K�E�R�U�K�R�R�G���F�H�Q�W�H�U�V��

197,509

�1�H�L�J�K�E�R�U�K�R�R�G���&�H�Q�W�H�U�&�R�Q�Y�H�Q�L�H�Q�F�H���R�U�L�H�Q�W�H�G�� 71,827

�6�W�U�L�S
�$�W�W�D�F�K�H�G���U�R�Z���R�I���V�W�R�U�H�V���R�U���V�H�U�Y�L�F�H���R�X�W�O�H�W�V���P�D�Q�D�J�H�G���D�V���D���F�R�K�H�U�H�Q�W���U�H�W�D�L�O���H�Q�W�L�W�\�����Z�L�W�K���R�Q���V�L�W�H��
�S�D�U�N�L�Q�J���X�V�X�D�O�O�\���O�R�F�D�W�H�G���L�Q���I�U�R�Q�W���R�I���W�K�H���V�W�R�U�H�V��

13,218

�3�R�Z�H�U���&�H�Q�W�H�U
�&�D�W�H�J�R�U�\���G�R�P�L�Q�D�Q�W���D�Q�F�K�R�U�V�����L�Q�F�O�X�G�L�Q�J���G�L�V�F�R�X�Q�W���G�H�S�D�U�W�P�H�Q�W���V�W�R�U�H�V�����R�•���S�U�L�F�H���V�W�R�U�H�V�����Z�K�R�O�H�V�D�O�H��
�F�O�X�E�V�����Z�L�W�K���R�Q�O�\���D���I�H�Z���V�P�D�O�O���W�H�Q�D�Q�W�V��

438,626

�/�L�I�H�V�W�\�O�H �8�S�V�F�D�O�H���Q�D�W�L�R�Q�D�O���F�K�D�L�Q���V�S�H�F�L�D�O�W�\���V�W�R�U�H�V���Z�L�W�K���G�L�Q�L�Q�J���D�Q�G���H�Q�W�H�U�W�D�L�Q�P�H�Q�W���L�Q���D�Q���R�X�W�G�R�R�U���V�H�W�W�L�Q�J��335,852

Existing Strip Center
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Multi-Family Residential
As shown in Table 4, Grand Prairie and 
Southwest Sub-Market  Multi-Family 
Development Trends , Multi-family residential 
development has slowed in Grand Prairie and 
the region since the second quarter of 2019.  In 
2019, Grand Prairie absorbed 336 rental units 
and the greater southwest area (Grand Prairie, 
North Oak Cli�/West Dallas, and Southwest 
Dallas) 2,759.  In the second quarter of 2020 the 
number of units absorbed decreased to 152 and 
158 respectively.  While the number of new units 
occupied in the year from the second quarter of 
2019 to 2020 slowed, construction activity was 
stable with new units still under development 
and finding renters.   Additional notable data 
points in  Grand Prairie were:

•	 Occupancy rates in 2020 were high at 95.3 
percent and indicate that the multi-family 
rental market has unmet demand; 

•	 Average rental price decreased from 
$1,290 to $1,117 per month (utilities usually  
extra); and 

•	 Units under construction in Grand Prairie 
and the region continue to increase.

Industrial Development
The Metroplex continued to see positive 
occupancy (absorption) of industrial square 
footage in 2020.  In the year ending at the third 
quarter of 2020, the D/FWMSA had absorbed 
15,000,000 square feet of new industrial building 
space.  Warehousing and storage of consumer 
goods for e-commerce and logistics led the way, 
as shi�s in consumer spending have moved 
to online companies during the prolonged 
COVID-19 pandemic.

Table 4, Grand Prairie and Southwest Sub-Market Multi-Family 
Development Trends

Sub-Market
Unit 

Count

�(�•�H�F�W�L�Y�H��
Rent  

(Per Month)

Occupancy  
(Percent)

Net 
Absorption 

(Units)

Under 
Construction 

(Units)
�*�U�D�Q�G���3�U�D�L�U�L�H�����4��������������19,638 $1,290 95.4 336 920

�*�U�D�Q�G���3�U�D�L�U�L�H�����4��������������20,234 $1,117 95.3 152 639

�6�R�X�W�K�Z�H�V�W�����4��������������51,430 $1,260 95.7 917 2,759

�6�R�X�W�K�Z�H�V�W�����4��������������52,257 $1,092 95.2 158 2,121

While industrial growth in the Metroplex has 
been steady, a�racting new industrial growth 
in the study area is most likely to occur through 
existing business expansion (Lockheed Martin, 
Airbus Helicopters, Inc., Poly America Inc., etc.).  
New industrial development is less likely due 
to these constraints observed in and near the 
international corridor:

•	 Lack of large development-ready parcels;

•	 Land assemblage may be complicated;

•	 The City’s comprehensive plan does not 
show expansion of industrial property beyond  
current limits; and 

•	 The TR 161 Corridor Study has prioritized 
large industrial development north of I-30.

Existing Industrial Development

International Corridor 
Market Profile
A market’s “profile” is comprised of a�ributes 
including demographics (income, age, and 
family size) and availability of competing goods 
and services at nearby locations.  In order to 
understand the types of businesses, services, 
and residential opportunities that exist in and 
near the international corridor, this report 
examines the a�ributes that define a market 
profile for the Pioneer Parkway.  

Traditional commercial corridors are 
characterized by retail and o�ice developments 
that run parallel to busy auto-dominated 
roadways o�en described as “strip” development. 
These corridors provide access to a variety of 
goods and personal service businesses through 
entry points at signalized intersections.  Many 
commercial corridors also incorporate religious 
and residential uses with access directly from 
the roadway.  While a variety of developments 
line both sides of the street, the primary function 
of these corridors is to provide automobile 
transit to local and regional areas.   
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Are Current Commercial Development Trends A Blip Or Long-Term Trend?

The macro-economic trends that impact the market fundamentals of the D/FWMSA remain strong, 
but have seen moderate decrease in activity due to the COVID-19 pandemic.  The long-term 
implications of the pandemic on retail and o�ice markets are not yet fully know.   

According to the commercial brokerage firm of Cushman and Wakefield, “Not only is this unlike 
any downturn we have seen before, but it already has the distinction of being the worst contraction 
in history. The U.S. collapsed at a 31.7 percent annual rate in the second quarter of 2020 and the 
economy lost more than 20 million jobs in one month as schools, stores, restaurants, hotels, 
theaters, and other places people congregate were closed. These changes are impacting properties 
across the globe.  Whether they are winners, losers, or somewhere in between, major and/or niche 
property types are sure to provide opportunities for occupiers and investors during this recession 
and well into the recovery.”  

Cushman and Wakefield’s Real Estate Research Department has analyzed the commercial and 
industrial development environment.  They predict that the following sectors, based on current 
market trends, will experience growth or face significant challenges:

Winners – The winners are those sectors that were already benefiting from long-term demographic 
and structural shi�s in the economy, only to see those shi�s accelerated by COVID-19. They are 
also benefiting from the rapid evolution of technology and its application to this specific set of 
challenges.

•	 Industrial/logistics

•	 Data centers

•	 Life sciences

In-Between  – “In-betweeners” are those sectors that are being significantly impacted by the 
recession, but also have structural factors in place that are creating long-term tailwinds that will 
ultimately help these sectors re-emerge when the recession is in the rear view mirror.

•	 O�ice

•	 Multifamily

The Most Challenged  – The most challenged sector, Retail , had already been undergoing major 
structural changes leading to reduced demand for space and, at the same time, hardest hit by the 
lock down.

Source:  Cushman and Wakefield, The Edge Magazine, Volume 5.

Commercial shopping districts thrive on their 
ability to provide convenient access to goods 
and services to nearby residential development 
or larger regions if located on or near an 
interstate highway, TR, or large a�raction, such 
as a stadium, airport, body of water, etc.  An 
increase in the number of these variables helps 
sustain the ability of a commercial corridor to 
a�ract new businesses and remain relevant in 
the regional commercial landscape.  

Key Attributes
This summary list highlights key a�ributes that 
define the international corridor’s market profile:

•	 Variety of retail, restaurant, and personal 
services businesses existing on the corridor;

•	 Mix of businesses with international heritage 
that o�er unique goods and services;

•	 Large daytime population;

•	 Employment centers;

•	 Recreational uses (Epic Waters, Grand 
Central Park, Prairie Lakes Golf Course,  
etc.); and

•	 Study area is well connected to regional 
transportation network via toll road and  
state highways.

Defining the Retail Trade Area 
Geographically
Part of what defines a market’s profile is that 
district’s retail trade area.  A trade area is 
typically defined by a radius (3-mile, 5-mile,  
10-mile, etc.) or drive time (5-minutes, 10-minutes, 
15-minutes, etc.) with the identified commercial 
district at its center.  These radii indicate how far 
a shopper/visitor is willing to travel to patronize 
a particular location.  
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The definition of a trade area for analytical 
purposes needs to consider these variables 
and other local considerations to accurately 
portray the area’s potential to a�ract and retain 
businesses and residents.

The International Corridors  
Trade Areas 
There are a number of similar commercial 
districts located within close proximity to the 
Pioneer Parkway corridor.  Given this roadway’s 
connections to the larger Metroplex through 
regional thoroughfares, and a highly connected 
local street network, the following two retail trade 
areas were identified and examined.

Map 5, Three-Mile Retail Trade Area

Many factors define the reach or “pull” of any 
given shopping district, such as: 

•	 Unique shopping destinations;

•	 Entertainment options (something to do 
besides shop);

•	 Dining;

•	 Competition from surrounding or neighboring 
shopping districts; and 

•	 The convenience of the shopping center/
district (e.g., located near an interstate 
highway or within a 5-minute walk to dense 
residential neighborhoods).  

Three-M
iles

Pioneer Parkway

Three-Mile Retail Trade Area 
(Approximately A 10-Minute Drive)

This extended three-mile trade area, shown on 
Map 5, Three-Mile Retail Trade Area , considers 
shoppers/workers from neighboring cities and 
the region that may be willing to travel a longer 
distance to patronize interesting entertainment 
districts.  However, shoppers do not typically 
travel this far for everyday goods and services and 
are typically focused on unique goods, services, 
entrainment uses, or events and festivals. 
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One-Mile Retail Trade Area 
(Approximately A 15-Minute Walk) 
The one-mile trade area depicted on Map 6, 
One-Mile Trade Area  equates to an approximate 
15-minute walk from the Pioneer Parkway R-O-W.  
This boundary represents regular shoppers, 
diners, and visitors that will patronize local 
businesses several times a week and are the 
primary drivers of a local economy.

Pioneer Parkway

Map 6, One-Mile Retail Trade Area

One-M
ile
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�7�D�E�O�H�������������������0�D�U�N�H�W���3�U�R�4�O�H���'�H�P�R�J�U�D�S�K�L�F�V

Variable One-Mile Three-Mile Grand Prairie

�7�R�W�D�O���3�R�S�X�O�D�W�L�R�Q 39,197 178,466 201,709

�7�R�W�D�O���+�R�X�V�H�K�R�O�G�V 12,167 55,250 64,810

�$�Y�H�U�D�J�H���+�R�X�V�H�K�R�O�G���6�L�]�H 3.35 3.21 3.11

�7�R�W�D�O���'�D�\�W�L�P�H���3�R�S�X�O�D�W�L�R�Q 36,027 163,967 181,974

�0�H�G�L�D�Q���+�R�X�V�H�K�R�O�G���–�Q�F�R�P�H $53,747 $49,479 $63,882

�0�H�G�L�D�Q���'�L�V�S�R�V�D�E�O�H���–�Q�F�R�P�H $44,725 $40,936 $53,045

  Source: h�ps://bao.arcgis.com/esriBAO/index.html#

Trade Area Demographics
Table 5, 2019 Market Profile Demographics, 
summarizes key market demographics. The 
international corridor’s primary customers 
are the residents living within the one-mile  
trade area.  

These key demographics o�er insight into 
potential patrons present on a daily basis in 
the local market.  2019 Daytime populations of 
36,197 and 163,967 in the one- and three-mile 
trade areas indicate the potential for lunch and 
weekday activities to encourage local workers 
to visit the international corridor.  Average 
household size in the one-mile trade area (3.35) 
and the three-mile trade area (3.21) was higher 
than Grand Prairie (3.11) and the United Stated 
at 2.51. Larger household size indicates that 
families with children reside in the area. Public 
engagement activities during the initial portions 
of this plan also revealed that the two trades 
areas and larger region were comprised of 
diverse populations, groups, and ethnicities.  

Table 6, 2019 Market Profile Demographics 
Comparison, showcases the compositions of 
stakeholder groups in the one- and three-mile 
trade areas and compares them to Grand Prairie 
(in total) and the nearby cities of Arlington, 
Dallas, Fort Worth, and Irving.  

The demographics shown in this table 
indicate that there is a rich and diverse set 
of constituencies in both trade areas and 
surrounding communities.  The diversity of 
potential nearby patrons may create viable 
specialty markets to which corridor businesses 
may cater their o�erings, festivals, and events 
to help a�ract these diverse sets of visitors, 
workers, and shoppers to local stores. 

�7�D�E�O�H�������������������0�D�U�N�H�W���3�U�R�4�O�H���'�H�P�R�J�U�D�S�K�L�F�V���&�R�P�S�D�U�L�V�R�Q

Ethnicity

One- 
Mile 

Radius 
(Percent)

Three-
Mile 

Radius  
(Percent)

Grand 
Prairie 

(Percent)

Arlington 
(Percent)

Dallas 
(Percent)

Fort 
Worth 

(Percent)

Irving 
(Percent)

�:�K�L�W�H 51.5 45.3 46.3 52.2 48.1 56.6 46.5

�%�O�D�F�N���$�I�U�L�F�D�Q��
�$�P�H�U�L�F�D�Q

15.5 20.6 23.4 22.4 25.0 21.0 13.1

�$�P�H�U�L�F�D�Q���–�Q�G�L�D�Q����
�$�O�D�V�N�D���1�D�W�L�Y�H��

0.9 0.8 0.7 0.6 0.6 0.6 0.7

�$�V�L�D�Q 5.4 6.3 8.2 8.1 4.1 4.8 18.5

�3�D�F�L�4�F���–�V�O�D�Q�G�H�U0.1 0.1 0.1 0.1 0.1 0.1 0.2

�2�W�K�H�U���5�D�F�H 22.9 23.3 17.6 12.7 19.1 13.3 17.0

�3�R�S�X�O�D�W�L�R�Q���R�I��
�7�Z�R���R�U�� 
�0�R�U�H���5�D�F�H�V

3.8 3.7 3.6 3.9 3.0 3.6 4.0

�+�L�V�S�D�Q�L�F 60.8 55.1 44.9 30.6 44.5 36.2 42.8

  Source: h�ps://bao.arcgis.com/esriBAO/index.html#
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Retail Gap Analysis

A retail gap analysis examines how much money is being spent locally and compares this to how much 
money “should” be spent based on the corresponding residential population’s income.  This analysis 
helps to:

•	 Uncover unmet demand and possible opportunities;

•	 Understand the strengths and weaknesses of the local market; and

•	 Measure the di�erence between actual and potential retail sales.

The Gap

Retail gap is stated in two categories, “leakage” and “surplus”.

Retail Leakage

A positive number indicates a “leakage” and that money is being spent outside of the retail trade area 
boundary.  It suggests that there is unmet demand in the identified retail trade area and an opportunity 
exists for local businesses to capture more of this spending.  

Retail Surplus

A�negative number is called a “surplus” and means that more people are spending money in the area 
than just the local population should support.  Surpluses, depending on a local retail trade area’s 
market profile, may have multiple implications.  It may mean that a retail trade area is over-capacity 
for certain goods and services (e.g., more stores exist in the trade area than its base demographics 
can support, and additional stores may struggle to survive).  However, for specialty items (typically 
high-cost items such as jewelry, automobiles, and boutique clothing stores) a surplus may indicate 
that a regional business cluster exists and may support additional businesses despite more spending 
than the base local retail trade area population "should" support.  Other factors that might create 
a surplus are regional shopping centers, high amounts of tourism, or convenient access from a  
nearby interstate.

Example of a local retail building
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Retail Trade Area Analysis
Table 7, Retail Trade Area Gaps , illustrates 
where there were potential gaps in the one- and 
three-mile retail trade areas.  These gaps are 
broken down into North American Industrial 
Classification System (NAICS) three- and four-
digit categories.  

This gap analysis indicates that there is a surplus 
in the one-mile (-$26,201,902) and three-mile  
(-$814,728,546) retail trade areas.  Upon closer 
review of individual business categories, the 
analysis indicates a leakage in the one-mile trade 
area in following Categories:

•	 Motor Vehicle and Parts Dealers;

•	 Electronic and Appliance Stores;

•	 Building Materials, Garden Equipment, and 
Supply;

•	 Gasoline Stations;

•	 Clothing and Clothing Accessories Stores;

•	 General Merchandise Stores; 

•	 Miscellaneous Store Retailers; and

•	 Non-store Retailers.

The observed leakages in these categories 
indicate that shoppers are leaving their immediate 
neighborhoods to purchase these goods.  
Businesses that sell these goods or services 
represent potential growth opportunities for 
local entrepreneurs.  Within the three-mile trade 
area, Specialty Food Stores and Beer, Wine 
and Liquor Stores show leakages.   Given the 
Pioneer Parkway corridor’s connections to and 
access from regional arterials, these business 
models may have room for growth; especially, if 
new corridor businesses maximize their market 
potential by utilizing the international corridor 
theme and o�er regional specialty items to new 
and existing clientele. 

Table 7, Retail Trade Area Gaps
� One-Mile Trade Area Three-Mile Trade Area

2017 Industry Summary NAICS �b�5�H�W�D�L�O���*�D�S Retail Gap

�7�R�W�D�O���5�H�W�D�L�O���7�U�D�G�H���D�Q�G���)�R�R�G���D�Q�G���'�U�L�Q�N44-45,722 -$26,201,902 -$814,728,546

�7�R�W�D�O���5�H�W�D�L�O���7�U�D�G�H 44-45 -$15,026,721 -$727,199,294

�7�R�W�D�O���)�R�R�G���D�Q�G���'�U�L�Q�N 722 -$11,175,181 -$87,529,252

�6�R�U�W�H�G���E�\�������������–�Q�G�X�V�W�U�\���*�U�R�X�S�bNAICS Retail Gap Retail Gap

�0�R�W�R�U���9�H�K�L�F�O�H���D�Q�G���3�D�U�W�V���'�H�D�O�H�U�V441 $16,282,158 -$256,741,537

�)�X�U�Q�L�W�X�U�H���D�Q�G���+�R�P�H���)�X�U�Q�L�V�K�L�Q�J�V���6�W�R�U�H�V442 -$2,473,102 -$43,765,732

�(�O�H�F�W�U�R�Q�L�F�V���D�Q�G���$�S�S�O�L�D�Q�F�H���6�W�R�U�H�V443 $521,449 $14,858,566

�%�O�G�J���0�D�W�H�U�L�D�O�V�����*�D�U�G�H�Q���(�T�X�L�S�P�H�Q�W�����D�Q�G��
�6�X�S�S�O�\���6�W�R�U�H�V

444 $3,978,352 -$34,689,774

�)�R�R�G���D�Q�G���%�H�Y�H�U�D�J�H���6�W�R�U�H�V445 -$34,147,643 -$117,797,446

�*�U�R�F�H�U�\���6�W�R�U�H�V 4451 -$31,219,273 -$127,860,818

�6�S�H�F�L�D�O�W�\���)�R�R�G���6�W�R�U�H�V 4452 -$1,719,261 $3,140,139

�%�H�H�U�����:�L�Q�H���D�Q�G���/�L�T�X�R�U���6�W�R�U�H�V4453 -$1,209,108 $6,923,233

�+�H�D�O�W�K���D�Q�G���3�H�U�V�R�Q�D�O���&�D�U�H���6�W�R�U�H�V446 -$12,165,562 -$29,306,819

�*�D�V�R�O�L�Q�H���6�W�D�W�L�R�Q�V 447 $1,522,196 -$40,837,654

�&�O�R�W�K�L�Q�J���D�Q�G���&�O�R�W�K�L�Q�J�� 
�$�F�F�H�V�V�R�U�L�H�V���6�W�R�U�H�V

448 $3,555,932 -$57,219,103

�6�S�R�U�W�L�Q�J���*�R�R�G�V�����+�R�E�E�\�����%�R�R�N���D�Q�G�� 
�0�X�V�L�F���6�W�R�U�H�V

451 -$3,365,760 -$8,978,837

�*�H�Q�H�U�D�O���0�H�U�F�K�D�Q�G�L�V�H���6�W�R�U�H�V452 $9,195,734 -$52,236,680

�0�L�V�F�H�O�O�D�Q�H�R�X�V���6�W�R�U�H���5�H�W�D�L�O�H�U�V453 $1,980,287 -$52,389,190

�1�R�Q���V�W�R�U�H���5�H�W�D�L�O�H�U�V 454 $89,238 -$48,095,090

�)�R�R�G���6�H�U�Y�L�F�H�V���D�Q�G���'�U�L�Q�N�L�Q�J���3�O�D�F�H�V722 -$11,175,181 -$87,529,252

Source: h�ps://bao.arcgis.com/esriBAO/index.html#
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Additional Potential Spending
Gap analysis is limited in that it only uses 
expected sales from a retail trade area’s resident 
population to predict leakages or surpluses, but 
this only comprises a portion of the market (and 
spending habits).

Map 7,One-Mile Trade Area Commute Patterns

Pioneer Parkway

Employed and Living in the Selection AreaEmployed in the Selection Area Employed in the  Selection Area but Live Outside

Daytime Population
The 2019 daytime population of the three-mile 
retail trade area was 163,967 and the one-mile 
trade area was 36,027.   Only 3.9 percent (596) 
of local employees both live and work in the one-
mile trade area.  However, 13,436 individuals work 
in but do not reside near the Pioneer Parkway 
corridor.  Their spending is not included as part 
of the base spending amount in the gap analysis, 
but it is expected that the employees of nearby 
businesses will go to lunch at local businesses 
and purchase goods and services while in the 
area.  This observation may account for some of 
the surplus spending noted in the gap analysis 
and one that benefits local businesses.

�(�[�D�P�S�O�H���R�I���&�R�P�P�X�W�H�U���7�U�D�]�F
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�(�[�D�P�S�O�H���R�I���&�R�P�P�X�W�H�U���7�U�D�]�F

Local Employers
As noted, there is a large daytime population 
in both the one- and three-mile trade areas.  
The western portion of both trade areas have 
significant employment centers for national 
businesses, such as Lockheed-Martin, Airbus 
Helicopter, Inc., Poly-America, inc., and  
Wal-Mart.  The following list highlights that nine 
of Grand Prairie’s largest employers are located 
in the one-mile trade area:

•	 Grand Prairie  
Independent School District;

•	 Lockheed Martin Missiles and Fire Control;

•	 Poly-America Inc.;

•	 Wal-Mart;

•	 Airbus Helicopter;

•	 Pitney Bowes Presort Services;

•	 Safran Helicopter Engines USA;

•	 Mission Foods; and

•	 Printpak.

Residential 
Development
Early engagement activity participants stated 
their desire to see more diverse housing options.  
In particular, to a�ract employees of large 
employers who may wish to live closer to work 
that are not finding their desired type of housing 
product.  As noted earlier in this Existing Corridor 
report, numerous multi-family developments are 
under construction or planned just outside the 
three-mile trade area.  However, given the lack 
of large development ready-parcels this new 
activity is not replicated in the one-mile trade 
area.  Table 8, Percentage of Housing Units 
Built Per Year illustrates that new housing unit 
construction has not kept pace with the region.   

Since 2010, 2.4 percent in the one-mile trade 
area and 2.9 percent in the three-mile trade area 
of all residential units were constructed in the 
international corridor trade areas.  The bulk of 
all housing units were constructed in both trade 
areas from 1960 to 1989, with the last significant 
construction activity occurring from 2000 to 
2009.  Providing new diverse types of a�ainable 
housing may entice local area workers to live in 
the trade area and help increase the number 
of local shoppers within close proximity to  
local businesses. 

Table 8, Percentage of Housing 
Units Built Per Year

Year Homes Built

One-Mile 
Trade 
Area 

(Percent)

Three-
Mile 

Trade 
Area 

(Percent)

2014 or Later 0.5 0.9

2010-2013 1.9 1.4

2000-2009 20.2 14.1

1990-1999 8.1 12.2

1980-1989 13.9 20.2

1970-1979 31.1 22.3

1960-1969 15.3 11.5

1950-1959 7.6 12.2

1940-1949 1.3 4.3

1939 or Earlier 0.1 0.7

Source: h�ps://bao.arcgis.com/esriBAO/index.html#
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Physical Conditions 
Analysis
Recent upheavals in the retail marketplace, 
emerging business models, and consumer 
preferences have changed the priorities 
of commercial development and shopping 
districts/retail corridors. 

Now more than ever the physical condition and 
aesthetic appeal of a commercial shopping 
environment impacts its success.  Providing 
the “experience” is not relegated to the types 
of businesses present, but also the physical 
environment and activities surrounding these 
businesses.  Creating a shopping environment 
with a coordinated cohesive look and feel is 
more challenging when organizing a corridor’s 
multiple parcels with separate ownerships.  
Corridors involve many di�erent land uses, 
business types, and development scales owned 
by multiple individuals or national entities. 

The following information/illustrations highlight 
the physical characteristics of the Pioneer 
Parkway's one-mile trade area that may impact 
or enhance the type of experience environment 
created along the international corridor.

Approximately 25 years ago an 
online bookstore named Amazon 
started in Je� Bezos’ garage, the 
proliferation of discount goods via 
“big-box” stores began to disrupt 
the way consumers priced goods, 
and the overall rise of the Internet 
predicted the need for a new type 
of commodity – the “experience”.  
Fast forward to 2021 and the 
experience economy has arrived.  
While a�ributed to the millennial 
generation this phenomenon 
has roots in the prevalence of 
technology.  Long work days, the 
integration of social media as a 
primary source of interaction, and 
the ability to simply click a bu�on 
and have goods arrive at your door 
all play a role in current trends.  

Changes to the Shopping District Environment

Shoppers don’t need to go to physical stores to obtain goods; however, the desire to have an 
experience has driven some of the new and popular trends such as:

•	 Cra� breweries/tasting rooms;

•	 Axe throwing clubs;

•	 Escape rooms;

•	 Food trucks and niche dining experiences;

•	 Food halls; and

•	 Indoor skydiving facilities.

“There are only three reasons why a consumer visits a store or a shopping center to purchase 
goods or services. They come either because of convenience, value, or experience. In the 
“Age of Amazon”, convenience is no longer enough. This leaves us with value or experience.”  
– Garrick Brown, Vice President, Retail Intelligence Cushman Wakefield

Source: Cushman Wakefield, The Great Retail Reinvention Experience Ma�ers.
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Pioneer Parkway

One-M
ile

23,704 28,550 29,212 24,604

26,875

�0�D�S�������3�L�R�Q�H�H�U���3�D�U�N�Z�D�\���7�U�D�]�F���&�R�X�Q�W�V

Tra�ic Counts00,000

Traffic Counts
High average daily trips (ADT) are typical along 
the entire four-mile length of the corridor, the 
highest count of 29,212 ADT was observed by the 
Texas Department of Transportation (TxDOT) in 
2019 at the intersection of Pioneer Parkway and 
SW Third Street.  The tra�ic counts shown on  
Map 8, Pioneer Parkway Tra�ic Counts , 
illustrate that large volumes of automobiles 
traversed this roadway every day.  

High amounts of vehicular activity represent an 
opportunity for the international corridor. Public 
engagement activates revealed that partial TR 
303 is a well-know regional connection that 
is o�en used to avoid larger TRs.  With many 
potential visitors already, creating a unified 
environment with visual interest will help capture 
“pass-through” motorists and entice them 
to come back and visit international corridor 
businesses, events, or local a�ractions.
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Pioneer Parkway

One-M
ile

26,875

Map 9, Street Network

Toll Road

Local Collector

Street Network
Map 9, Street Network , highlights the Pioneer 
Parkway corridor’s street connectivity to nearby 
residential neighborhoods.  This connectivity 
provides easy access to one-mile trade area 
residents that may patronize local businesses 
and visit recreational amenities.  The three-mile 
trade area and greater Metroplex region are 
also a�orded great connectivity once they have 
entered the corridor.  Integrated street types and 
high tra�ic counts are important building blocks 
to re(development) of the international corridor 
entertainment district.  

Public engagement activities revealed that 
residents and regional visitors already know 
how to find the Pioneer Parkway, now they 
need an increased number of reasons to 
pick establishments along its frontage as 
opposed to the many competing shopping 
malls and centers located on nearby TR and  
interstate intersections. 
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Map 10, Current Zoning

Pioneer Parkway

O
ne-M

ile

LI – Light Industrial

C – Commercial

GR – General Retail

GR-1 – General Retail

MF-1 – Multi-Family One Residential

MF-2 – Multi-Family Two Residential

SF-1 – Single-Family One Residential

SF-2 – Single-Family Two Residential

SF-4 – Single-Family Four Residential

SF-3 – Single-Family Three Residential

PD – Planned Development

Current Zoning
Parcels in the one-mile trade area are located 
in 11 di�erent zoning districts.  This multitude 
of zoning districts reflects the variety of uses 
(residential, commercial, and industrial) at 
the core of the international corridor’s market 
profile dynamics.  Given the changes in retail 
shopping habits and impact on the commercial 
real estate market from the COVID-19 pandemic, 
a variety of uses and zoning districts will assist 
the corridor to stay agile and adapt to national 
and regional development influences.  Multiple 
zoning districts permit a wide array of uses and 
will assist future businesses and developers find 
a place for projects on Pioneer Parkway.  

However, varied zoning districts also have 
di�erent requirements for setbacks, landscaping, 
and signage.  Opportunities may exist to develop 
unified standards for all zoning districts found 
along to the Pioneer Parkway corridor to promote 
unified physical themes.  
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Map 11, Future Land Use

Pioneer Parkway

O
ne-M

ile

Light Industrial

Commercial

High Density Residential

Medium Density Residential

Low Density Residential

Open Space/Drainage

Parks and Recreation

Future Land Use
Current zoning districts show what types of 
uses are currently permi�ed.  Map 11, Future  
Land Use highlights future land use designations 
of all properties in the one-mile trade area 
as stated in the City of Grand Prairie’s 2018 
Comprehensive Plan.  The percentages of each 
future land use designation are displayed in 
Table 9, Future Land Use Designations .  The 
future land uses of the one-mile trade area show 
existing land use pa�erns continuing with the 
largest percentage (42.1) of land remaining low-
density residential, the second largest (23.5 
percent) for commercial and o�ice uses, and the 
third-largest as light industrial (20.3 percent).  

The future land use map continued the existing 
trends highlighted under Current Zoning, and 
encouraged a variety of uses on separate 
parcels from west to east along the corridor.  
However, one classification missing was 
accommodations for mixed-use development.  
As market preferences evolve, the international 
corridor may want to accommodate a mix 
of uses on individual parcels under single 
ownership.  Permi�ing these uses as a single-
district may incentivize redevelopment by 
developers through the avoidance of extended  
entitlement processes.  

Table 9, Future Land Use 
Designations

Future Land Use 
Category

Total 
Acres

Percent

���}�u�u���Œ���]���o�l�Z���š���]�o�l�K�8����889 23.5

�,�]�P�Z�r�����v�•�]�š�Ç���Z���•�]�����v�Ÿ���o252 6.6

�>�}�Á�r�����v�•�]�š�Ç���Z���•�]�����v�Ÿ���o1593 42.1

Light Industrial 768 20.3

�D�����]�µ�u�������v�•�]�š�Ç���Z���•�]�����v�Ÿ���o19 0.5

Open Space/Drainage 87 2.3

�W���Œ�l�•�����v�����Z�����Œ�����Ÿ�}�v178 4.7
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Map 12, Development Scale

Pioneer Parkway

One-M
ile

Development Scale
For this Strategy Plan, the study area is divided 
by TR – 161 into a west and east section.  While 
this is not an intentional separation, the following 
physical di�erences were noted:

West of TR 161  – Large lot regional scale 
development pa�ern for all corridor uses 
including manufacturing, o�ice, commercial, and 
recreational facilities.  Buildings constructed on 
these lots are larger in scale and occupy larger 
portions of individual properties including 
expansive parking/paved areas.  Businesses on 
this portion of the corridor have a larger focus 
on regional/national patrons/clients.  This is 
universal as the businesses in this section had 
a national distribution base (Lockheed-Martin, 
Mission, etc.), or draw shoppers from the larger 
three-mile trade area (Asia Times Square).  

East of TR 161 – Relatively smaller lots and 
smaller-scale buildings.  Businesses on this 
portion of the international corridor tend to 
be community-focused and cater to local 
clientele while providing a variety of goods  
and services.

Regional Scale

Neighborhood Scale
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Map 13, Vacant Property

Vacant Sites

Vacancy
Direct observations, public engagement 
activities, and conversations with Grand Prairie 
sta� revealed that observed vacancies within 
commercial and industrial building along the 
corridor were low.  High occupancy rates imply 
that businesses are performing well in the one-
mile trade area.

The Pioneer Parkway corridor had limited 
sites for (re)development as shown on Map 
13, Vacancy .  These properties represent 
opportunities to a�ract new businesses with 
unique o�erings.  However, it was noted through 
public engagement activities that all highlighted 
locations possess environmental or physical 
constraints that may increase development 
costs.  The City may consider financial assistance 
to help o�set these costs.  If monetary help is 
examined, Grand Prairie o�icials may wish to use 
these opportunities to promote the international 
corridor themes recommended in the later 
Future Corridor section of this plan.

Pioneer Parkway
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Architecture Examples

Architecture
Architectural styles along the Pioneer Parkway 
corridor reflected a range of national/corporate 
and local design preferences.   No singular 
vernacular was prevalent with existing buildings 
displaying a mix of past trends from several 
decades.  Recent construction showcased 
modern aesthetics such as masonry, earth tone 
colors, and subtle changes to building height 
or wall plane projections.  Newer buildings 
incorporated understated architectural 
references to the business they host such as 
curved roof lines.  

Older buildings were more thematic and try 
to promote the structure’s original purpose 
through specific building forms and colors.  
Existing buildings in the light industrial area 
were designed to fit specific uses such as large 
employers or logistics warehouses that display  
limited embellishment.

Above all else there was no singular motif or 
theme that links the buildings together.  While 
changing existing building form is di�icult, ties 
to future funding assistance should incorporate 
guidelines that encourage common elements 
to showcase that all buildings belong in the  
international corridor.
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Landscaping
Landscaping along the corridor was a mix of 
ornate and formal gardens and minimalistic 
approaches.  Certain business/property owners 
chose to include outdoor art, such as sculptures 
and statues.  The majority of properties included 
a mix of low-level bushes, fencing, and shade/
ornamental trees.  Unified landscaping treatments 
and enhancements represent one method that 
can create a unified international corridor feel 
throughout the study boundary.  

Landscape enhancements inherently possess 
these benefits:

•	 Easier to retrofit existing development as 
opposed to structures;

•	 Relative lower costs to replace and repair 
landscape features; and

•	 Insertion of multiple common tree/shrub 
species can create a uniform look and 
feel from the western to eastern edges of  
the corridor.

Landscaping Examples
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Signage Examples

Signage
Similar to the variety of architectural styles 
along Pioneer Parkway, signage designs and 
preferences also di�er based on the decade of 
their construction.  Freestanding signs consist 
of high pole-mounted faces, typical of previous 
decades, and lower solid decorative base signs 
indicative of more recent trends.  Wall-mounted 
signs are typically of a box le�er type and vary in 
size and color.  One potential method of creating 
a uniform approach is to examine the City’s sign 
codes and determine if uniform sign requirements 
are feasible.  

Sign codes may not regulate content, but might 
be able to help achieve uniformity by limiting the 
size, color, or type of base for permi�ed signs.  
For example, all signs could be required to be box 
le�er and back-lit, as opposed to also permi�ing 
drop down lighting.
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Sidewalk Examples

Sidewalks
Intermi�ent sidewalks exist along Pioneer 
Parkway, as shown on Map 14, Sidewalk 
Locations .  These sidewalks vary in their 
proximity to the roadway with some sections 
placed right next to vehicle tra�ic lanes while 
other locations are separated by small grass 
areas.  These sidewalks do not link to city-
wide or regional bike paths which discourages  
pedestrian activity.  

Public engagement activities revealed that 
nearby residents do walk/bike to businesses 
(mainly east of TR 161); however, the lack of 
connectivity and lack of safety from automobiles 
were frequently cited concerns.  Enhancing 
pedestrian connectivity and mitigating safety 
concerns regarding protection from automobiles 
may encourage one-mile trade area residents to 
shop local, thus showcasing visible activity to 
a�ract visitors from the three-mile trade area.

Pioneer Parkway

Map 14, Sidewalk Locations
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Planted Median Strip Examples

Planted Median Strip
The Pioneer Parkway corridor R-O-W contains a 
landscaped median, that is up to 40 feet wide in 
certain sections.  This feature runs the length of 
the international corridor but is not contiguous.  
Breaks exist in-between the various landscape 
features to accommodate intersections, turn-
arounds, and access to properties that adjoin 
the corridor’s R-O-W.  

This median may be able to host a variety of 
amenities that help promote the international 
corridor theme, local events/a�ractions, and 
provide visible activity to visitors, such as:

•	 Uniform signage and branding opportunities;

•	 Small “parklets” in the green space with 
short walking paths;

•	 Permanent or seasonal art displays;

•	 Poles with banners that announce local 
festivals and events; and

•	 Pedestrian access to certain properties or 
portions of the corridor depending on safety 
and cross-tra�ic considerations.
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TR 161 Examples

TR 161
The one-mile trade area is split by TR 161 as the 
corridor passes directly under the highway as 
shown on Map 9, Street Network .  This toll road 
underpass represents an opportunity to create a 
visual representation and advertisement of the 
international corridor.  Other cities have utilized 
these underpasses as a colorful and artistic 
representations of their communities.  The 
length and width of this structure may support 
a variety of visual concepts and – if done well 
– a�ract the a�ention of individuals passing 
through the area. 
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Introduction
While the Existing Corridor section presented data and information about Pioneer Parkway as it is 
today, the Future Corridor portion of this plan focuses on what the corridor could become in the years 
ahead.  It serves as a framework for the location of physical enhancements, policies, and continued 
community discussions towards the best path forward  

The Role of Corridors
The introduction to this plan contained a technical definition of a "corridor."  What that definition does 
not state, are the economic and societal impacts that corridors have on neighborhoods, cities, and 
larger regions.  Through the course of history, commerce and activity followed the tra�ic created 
by high-volume transit activities.   The rise of suburban communities in the 1950s – and increased 
automobile ownership – a�racted commercial development as it followed residents to burgeoning 
population centers.  Auto-focused roads – similar to Pioneer Parkway – a�racted a mix of retail, o�ice, 
and institutional uses and, in many instances, these corridors became the town's de facto downtown 
or activity center.  Today, corridors still serve these two primary purposes:

1.	 As a means to transport goods, services, and people (in their cars); and

2.	 A focus for commercial/industrial development and commerce related activity.

3
Future 
Corridor

31Future Corridor
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Approach
E�ective urban design strategy plans develop a 
series of physical and policy recommendations 
to create multiple overlapping themes and a 
framework for action.  The key theme, that is 
woven into the fabric of all recommendations, 
is that Pioneer Parkway continues its evolution 
towards an "international corridor." 

Public engagement activities confirmed that the 
context surrounding the approximate four-mile 
stretch of roadway, such as existing businesses, 
architecture, and neighborhoods, exhibit an 
international "feel" created organically from 
the residents and business owners that live 
and work in the study area.  Given the crowded 
market – in terms of competition from nearby 
commercial corridors – utilizing this built-in 
advantage represents a way to di�erentiate 
Pioneer Parkway from the competition.  

While stating which nationalities should 
be represented is beyond the scope of any 
planning e�ort, the recommendations of this 
plan focus on ways to create a template or 
canvas for constituents to promote a uniform 
local identity.   This plan provides guidelines to 
ensure that public and private properties strive 
for a consistent design aesthetic, shared brand, 
and frequent activities to celebrate any and  
all heritages.  

Pioneer Parkway Urban Design 
Strategy Plan High-Level Priorities
Public input activities – stated in the Existing 
Corridor section – resulted in the formation 
of high-level priorities that frame study area 
topics relevant to Pioneer Parkway Urban 
Design Strategy Plan.  The list below also 
provides direction towards recommended 
Strategic Action Priorities (SAPs) stated later in  
this section:

•	 Create a cultural/shopping experience.  
Continue to a�ract new retail investment 
and shoppers by providing an experience, 
not just a retail corridor.  Examine ways to 
incorporate local themes and programming 
into the physical design of the area via 
signage, pocket parks, outdoor dining 
areas, and pedestrian connections to the 
surrounding neighborhoods.  

•	 Gateways .  Define gateways to inform 
pedestrians, motorists, and visitors that they 
have entered the international corridor.  

•	 Ongoing maintenance/upgrades .  Develop 
programs to assist with the maintenance 
of older buildings, sidewalks, landscaping, 
and physical upgrades. Raise awareness 
about the City’s desire to become a partner 
with local property owners/businesses to 
upgrade the visual appeal of the corridor.    

•	 A�ract employees from employer 
expansions as visitors/shoppers .  Create an 
experience on the Pioneer Parkway corridor 
that encourages nearby employees to shop/
dine on their lunch breaks and a�ract these 
same employees to potentially live in/near 
the corridor through programming, festivals, 
and events.

•	 Placemaking .  Harness the area's 
organically developed cultural strengths 
and utilize this asset in a unique way to 
create interest in this area, to promote the 
corridor, and to highlight the community’s 
unique assets.  Improvements should focus 
on “placemaking” and creating an active 
environment that a�racts visitors and 
residents while providing a unique, fun, and 
cultural experience for shoppers/visitors.  

•	 Density . Continue to focus on a�racting, 
approving, and developing residential units to 
increase the one-mile trade area's collective 
disposable income, purchasing power, and 
number of nearby residents that may shop at 
corridor businesses.  

•	 Opportunities for pedestrians .  Improve 
convenient access for pedestrians as part 
of the corridor's experience.  These paths 
should be designed to contribute to a unique 
experience along the corridor.  

•	 Available vacant land for development .  
Examine vacant/underutilized properties to 
serve as “example” designs and potential pilot 
projects to exemplify desired development 
pa�erns.  

•	 Funding priorities . Review all potential 
funding resources to assist with public 
improvements and potentially private 
property owners.
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Future Corridor

Guiding Principles
Through the process of preparing this strategy 
plan for Grand Prairie, a set of four overarching 
guiding principles was developed. A guiding 
principle expresses a basic value or operating 
policy that will apply regardless of the course of 
action ultimately chosen.

GP1:  Pioneer Parkway will be ENRICHED as a 
great place to visit, enjoy, spend an hour or a day 
and experience multiple cultures.

GP2:  Pioneer Parkway will have DIVERSE 
entertainment, shopping, and dining venues that 
a�ract a wide array of regional visitors.

GP3:  Pioneer Parkway will be DISTINCTIVE as 
it works to grow and formalize its foundation 
as the premier international district of 
the Dallas/Fort Worth Metropolitan Area  
(D/FWMSA).

GP4:  Pioneer Parkway will be ACTIVE as it 
utilizes public right-of-way (R-O-W) and private 
spaces to create excitement, visual interest, 
and broadcast the vitality of this international 
environment to residents and visitors.  

The Future  
International Corridor
The aspirations represented in this plan by the 
high-level priorities and guiding principles are 
presented in these five topic areas that are 
central to establishing Pioneer Parkway as the 
international corridor:

•	 Physical improvements and placemaking;

•	 Private property retrofi�ing and 
beautification;

•	 Housing;

•	 Branding and events; and

•	 Leadership.

Each topic highlights key issues and 
considerations followed by Strategic Action 
Priorities (SAPs) specific to that topic.  SAPs  are  
further organized into five categories involving:

•	 Capital investments;

•	 Programs and initiatives;

•	 Regulations and standards;

•	 Partnerships and coordination; and

•	 More targeted planning/study that may be 
necessary to ensure e�ective action, recruit 
partners, or establish eligibility for grants or 
other external funding.

A final section Implementation considerations, 
priorities, and procedures rounds out the plan 
by prioritizing near-term SAPs as a starting point 
for success.  
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Regulations and Standards

In Grand Prairie zoning and  
subdivision regulations and 

associated development criteria and technical 
engineering standards are the basic keys to 
ensuring that the form, character, and quality 
of development reflect the City's planning 
objectives. These codes should advance the 
community's desire for quality development 
outcomes while recognizing economic factors. 
They should not delay or interfere unnecessarily 
with appropriate new development or 
redevelopment that is consistent with plan 
principles and directives. 

Partnerships and 
Coordination

Some community initiatives identified 
in this plan cannot be accomplished by Grand 
Prairie on its own. They may require direct 
coordination, intergovernmental agreements, 
or funding support from other public entities or 
levels of government. Additionally, the unique 
role of potential private and non-profit partners 
to advance the near-term action items should 
not be underestimated. This may occur through 
cooperative e�orts, volunteer activities, and 
in-kind services (which can count toward the 
local match requirements for various grant 
opportunities), and from public/private financing 
of community improvements.

 

Capital Investments

The City of Grand Prairie currently 
implements a formal multi-year Capital 
Improvements Program, or "CIP," to identify 
and budget for "big ticket" projects, especially 
those that must be phased and/or coordinated 
with other initiatives.  The CIP generally includes 
the following: street infrastructure; water, 
wastewater, and drainage improvements; parks, 
trails, and recreation facility construction and 
upgrades; and, construction and renovation of 
public buildings. Anticipating and adequately 
budgeting for major capital projects – such 
as those proposed later in this plan – will be 
essential to implementing this plan.

Programs and Initiatives

Programs involve the routine activities 
of City departments and sta�, as well 

as special projects and initiatives they may 
undertake. As part of plan implementation, 
this may include initiating new or adjusting 
existing City programs and activities, expanding 
community outreach e�orts, or providing 
specialized training to accomplish a priority 
objective more promptly and/or e�ectively.

More Targeted Planning/
Study

Various areas of City governance 
require more detailed study and planning, 
especially as required to qualify for external 
funding opportunities. These studies involve 
targeted planning work at a "finer grain" level 
of detail than is appropriate for long-range 
planning purposes (e.g., utility infrastructure 
master plans, public facility needs assessments, 
or housing action plans, etc.). As such, some 
parts of this plan will be implemented only a�er 
some additional planning or special studies to 
clarify the next steps and associated costs  
and considerations. 

Pathways To Action

The SAPs are presented in the following five categories that represent the major ways that the Urban Design Strategy Plan's goals and initiatives are 
typically advanced and accomplished:
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Urban Design Strategy 
Plan Study Area
The physical analysis of the corridor confirmed 
that the roadway is an auto-oriented street 
with varied uses sca�ered from the eastern to 
western border.  As described in the Existing 
Corridor section, – and revealed through 
public engagement activities – there is a mix of 
architectural styles, landscaping, development 
scales, and types of business along this roadway.   

While conducting field research and outreach 
activities, it became clear that residents, business 
owners, and City o�icials were aware of the 

Map 15, Study Boundary and Initial Framework
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E. Arkansas Lane

Pioneer Parkway

Light Industrial

Regional Commercial

Neighborhood Commercial

Residential

Toll Road Underpass

Key Intersection

Pioneer Parkway R-O-W

Study Boundary

organic international nature of Pioneer Parkway 
corridor (even if the nomenclature "international 
corridor" was not cited).  The study area and 
surrounding neighborhoods have achieved the 
international theme organically, without formal 
branding initiatives.  Elements that create the 
theme are not occurring in an organized manner.  
For long-term success, the international flavor 
of the corridor must be showcased and visibly 
branded.  This concept must become second 
nature to residents, employees, businesses, and 
City representatives.  

Map 15, Study Boundary and Initial Framework , 
highlights the boundaries, the mix of use types 
integrated throughout the study area, and 
key intersections and physical features.  The 
following highlighted locations represent the 
best starting point to initiate the process of 
formalizing the international corridor physical 
brand and are the building blocks for the SAPs 
recommended in this plan:

•	 Pioneer Parkway R-O-W and  
landscape median;

•	 Catalyst sites around key intersections; and

•	 Toll Road (TR) 161 underpass.

35Future Corridor
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Physical Improvements 
and Placemaking
New investments in streetscape, infrastructure, 
and visual interest can set the stage for  
private investment.

Key Concepts
•	 Construct enhanced streetscape in the 

R-O-W and landscape median along Pioneer 
Parkway to create a uniform "look and feel."

•	 Develop catalyst intersections to a�ract 
more visitors and shoppers.

•	 Work with the Texas Department of 
Transportation (TxDOT) to add visually 
interesting signage, artwork, pedestrian 
paths, and other points of interest in the 
landscape median, public R-O-W, and  
TR 161 underpass.

•	 Create building massing and form guidelines 
– possibly tied to grant funding – to create 
repeated architectural elements along the 
length of the corridor.

•	 Install gateway signs at the eastern and 
western corridor gateways. 

Issues to Consider
Public engagement activities revealed an 
inherent sense amongst stakeholders that 
Pioneer Parkway embodies the international 
corridor concept.  However, this fact is known 
mostly to locals through their daily interactions 
and does not yet form the basis of a complete 
district.  Outreach e�orts and physical tours of 
the corridor revealed that there are no unifying 
themes, styles, or signage that announces 
to a visitor that they have arrived in an  
"international" area. 

Creating a Unified International 
Corridor Theme
To succeed at establishing  Pioneer Parkway 
as the international corridor, a visitor, local 
employee, or newcomer needs to be able to 
readily identify they have entered a new and 
di�erentiated district.  The first step in this 
process is to create a unified visual appearance 
for the entire length of the corridor.  Physical 
modifications should begin in the public R-O-W 
and then extend to properties that front  
the roadway.  

Depicted on Map 16, International Corridor 
Nodes , are a series of existing and potential 
locations that – when planned in a coordinated 
manner – lays the foundation for achieving the 
physical installations that will spread activity 
throughout the corridor. 

Catalyst Intersections and  
Targeted Improvements
This Urban Design Strategy Plan identifies five 
target areas for the City and partners to focus 
their initial e�orts at key locations as shown on 
Map 15, Study Boundary and Initial Framework .  

Existing Corridor Takeaways

•	 Physical conditions analysis;

•	 Creating an entertainment district;

•	 Regional market forces; and

•	 Visual survey (Appendix A).

These locations were identified and chosen due 
to their proximity to the corridor's gateways and 
heavily tra�ic intersections and ability to spread 
unified physical branding elements along the 
length of the corridor. 

•	 Catalyst intersections  – The following 
three intersections on Pioneer Parkway 
represent ideal locations for the City to invest  
in upgrades:

	º S. Belt Line Road .  This represents the 
eastern gateway of the commercial 
portion of the corridor.  When heading 
west from Mountain Creek Lake there 
is a subtle bend in the road before 
approaching this intersection which 
creates natural visual interest and 
frames  the entrance for visitors entering  
the district.

	º S. Carrier Parkway .  This busy intersection 
has a unique configuration and is located 
at the busiest road segment based 
on TxDOT reported Average Annual 
Daily Trips (AADT). Additionally, the 
configuration of the buildings at each 
corner of this intersection create expanded 
opportunities for public improvements. 

	º S. Great Southwest Parkway.   This 
intersection is the western gateway to 
the study area and benefactor of recent 
redevelopment by local property owners.  

•	 Landscape median  – The landscape median 
traverses the entire corridor and is the 
primary physical location for incorporating 
uniform signage and visual interest for the 
entire four miles of the study area.

•	 TR 161 underpass  – TR 161 is located at the 
physical center of the international corridor 
and provides a unique opportunity to 
create visual enhancements that announce 
the existence of and entrance to the  
international corridor.  
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Placemaking and the Power Of 10+

What is Placemaking?  "Placemaking inspires people to collectively reimagine and reinvent public 
spaces as the heart of every community. Strengthening the connection between people and 
the places they share, placemaking refers to a collaborative process by which we can shape our 
public realm in order to maximize shared value. More than just promoting be�er urban design, 
placemaking facilitates creative pa�erns of use, paying particular a�ention to the physical, cultural, 
and social identities that define a place and support its ongoing evolution."  

How Cities Transform Through Placemaking

"To be successful, cities need destinations. They need destinations that give an identity and image 
to their communities, and that helps a�ract new residents, businesses, and investment.  They 
also need strong community destinations that a�ract people. A destination might be a downtown 
square, a main street, a waterfront, a park, or a museum. Cities of all sizes should have at least 
10 destinations where people want to be. What makes each destination successful is that it has 
multiple places within it. For example, a square needs at least 10 places: a café, a children's play 
area, a place to read the paper or drink a cup of co�ee, a place to also sit, somewhere to meet 
friends, etc. Within each of the places, there should be at least 10 things to do. Cumulatively, 
these activities, places, and destinations are what make a great city. We call this big idea the  
'Power of 10+.'"

What Makes A Place Great?

Most great places, whether a grand downtown plaza or humble neighbor hood park, share four  
key a�ributes: 

•	 They are accessible and well connected to other important places in the area;

•	 They are comfortable and project a good image;

•	 They a�ract people to participate in activities; and

•	 They are sociable environments in which people want to gather and visit, again and again.

Source:  Placemaking, What if We Built Out Cities Around Places?

Visual Examples: 10+ Things To Do, 
Layered To Create Synergy

City-Wide

Site Specific
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Map 16, International Corridor Nodes
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Pioneer Parkway

Study Boundary.

International Corridor Nodes

Expanding on the "Power of 10+" concept,  
Map 16, International Corridor Nodes, 
highlights the location of existing and potential 
overlapping activity nodes utilized to create 
"places" by combining recommended public 
amenity investments and existing activity 
generators.   In their totality, these nodes set 
the stage for realizing the vision of developing 
an instantly recognizable international corridor 
entertainment district.  This map also illustrates 
how a variety of activity generators create shared 
interest and distribute this theme from east  
to west.  

Catalyst Intersections  – Represents 
the three intersections and surrounding 
properties identified for initial 
improvements discussed later in this plan. 

Landscape median  – Identified section 
of landscape median that showcases the 
types of new features and additions that 
may be included in the greenspace area 
to serve as a model for the entire length of  
the corridor.

TR 161 Underpass  – This underpass has 
the potential to be a visual billboard for 
the international corridor.  These features 
will not only announce when someone has 
entered the corridor, but will catch the 
a�ention of individuals that are not aware 
of the entertainment district while enticing 
them to visit.

Performance/Art/Interest Nodes  – Existing 
and proposed public/private areas that can 
be utilized as a location to host specific 
activity generators discussed later in 
this plan (e.g., outdoor performances, 
permanent and seasonal art, and general  
gathering spaces).

Private Activity Generator  – Businesses 
and privately owned locations that help 
draw visitors from the one-mile and  
three-mile trade areas.

Gateway/Identification Signs  – Decorative 
signs that announce to residents and 
visitors they are now entering the 
international corridor.

Infill Development Sites  – Privately held 
property near catalyst intersections that 
have infill development potential.  

S
. G

re
at

  S
ou

th
w

es
t  

P
ar

kw
ay

58

Item2.



Public Hearing DRAFT July 14, 2021Public Hearing DRAFT July 14, 2021

Map 17, Conceptual Bike and Pedestrian Options Map
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Pioneer Parkway

Creating Bike and  
Pedestrian Connections

Public participation activities revealed that 
enhanced bike and pedestrian connections are 
desired by the community.  Given that Pioneer 
Parkway is a heavily traveled road, adding new 
sidewalks/bike routes presents an opportunity, 
but one with inherent safety concerns and 
locational challenges.  

The Existing Corridor section noted where 
sidewalks gaps existed; however, a majority 
of Pioneer Parkway does have sidewalks.  
Enhancements to existing sidewalks and filling in 
these gaps is a first logical step towards creating 
pedestrian access along Pioneer Parkway.   

Median Paths  – Long stretches of wide 
landscape median with minimal curb 
cuts and signalized crosswalks on both 
the east and west ends where future 
paths may be possible.

R-O-W Paths  – Logical locations 
for new or enhanced walkways to 
connect existing land uses throughout  
the corridor.

Future Connections  – Potential 
future links to planned regional trails 
and existing City-owned regional  
and private recreational facilities.

Map 17, Conceptual Bike and Pedestrian 
Options Map , illustrates a conceptual 
network of new and/or enhanced bike path/
sidewalk connections.  Identified conceptual 
walkways represent a starting point for future 
conversations between the City and TxDOT.

Regional Veloweb

The Regional Veloweb 
is a network of existing 
and planned o�-street, 
shared-use paths (trails) 
designed for bicyclists, pedestrians, and 
other non-motorized forms of alternative 
transportation in the D/FWMSA and a policy 
adopted by the Regional Transportation 
Council, the transportation policy body of 
the Metropolitan Planning Organization.  The 
network of paths serves as a system of o�-road 
transportation facilities for users to extend 
and complement the region’s roadway and 
passenger rail transit network.

https://www.nctcog.org/nctcg/media/Transportation/
DocsMaps/Plan/Bike/Veloweb.pdf

Future Connection to Proposed 

Regional Veloweb Trail 
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Catalysis Intersection -  S. Great Southwest Parkway

The focal point of this Urban Design Strategy 
Plan is to create uniform aesthetics and visible 
activity throughout the corridor.  The public R-O-W 
represents the best medium for the City to implement 
these physical goals; therefore, a series of similar 
improvements are proposed at the identified  
catalyst intersections.  

A Crosswalk enhancements with 
brick pavers, stamped and 
colored concrete, or decorative 
treatments.

B Display areas for permanent or 
seasonal public art displays.

C Increased landscaping in the 
center median.

D Ties to potential private property 
upgrades and redevelopment 
sites. (See S. Great  Southwest 
Parkway Development Site 
– Conceptual Rendering  for 
additional information.)

E New gateway signage.

E

A

B

C

D

The Catalyst Intersection – S. Great  Southwest 
Parkway concept illustrates how to integrate small 
performance/art/interest nodes into the fabric of the 
international corridor.  This graphic also showcases 
how activity generation may be extended beyond the 
R-O-W to potential infill development sites.

Ties to Placemaking

Also depicted on this concept are existing 
and potential destination nodes from  
Map 16, International Corridor Nodes , 
which showcase how design elements 
develop an active street.  Performance/
art/interest nodes play a particularly 
important role to incorporate visible 
elements from the public R-O-W.  

Performance/Art/Interest Nodes

Private Activity Generator

Gateway/Identification Signs

Infill Development Sites

F Links to proposed pedestrian 
connections.  

F

Key Elements
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S. Great Southwest Parkway Development Site – Conceptual Rendering

A New infill building set close to 
the public R-O-W with unifying 
architectural elements (identified 
in the Existing Corridor section).

B Integration into the public R-O-W 
with landscape enhancements and  
pedestrian connections.  

C Outdoor dining/stage area adjacent 
to the R-O-W to add visible activity 
and interest for visitors or those 
passing through the corridor.  

D Secondary  performance/art/        interest 
node for businesses lacking R-O-W 
street frontage.

E Public art display area transition 
from the R-O-W into the infill 
development site strengthening 
the connection of private properties 
to the international corridor.

New visible activity from the R-O-W will increase 
interest from shoppers/visitors.  Renewed interest in 
these commercial sites also has the residual e�ect 
of enticing business owners/developers to locate 
to the corridor.  The S. Great  Southwest Parkway 
Development Site – Conceptual Rendering  above 
showcases one possible layout for infill development.  
Given this intersection's surrounding land uses, a 
potential business should consider drawing from 
the existing daytime population and complement  
existing activities.  

One possible concept, given the nearby daytime 
population, is to create a food hall or commissary 
where entrepreneurs test their new ideas and 
concepts without the high startup costs of renting 
a permanent space.  This type of incubator creates 
a constant turnover of new food experiences to 
keep visitors and residents coming back.  As shown, 
this type of business can create external interest 
with a mix of outdoor dining/performance areas 
visible from the public R-O-W and tied to the rest of  
the corridor.

A

B

C
D

E

F Increased landscaping to add 
uniform design elements to  
private properties.    

F

F

Ties to Placemaking

Successful branding of the international 
corridor eventually needs to branch 
outside of the R-O-W.  This rendering 
shows how private properties may 
integrate placemaking nodes.   

Performance/Art/Interest Nodes

Private Activity Generator

Infill Development Sites

Key Elements
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Catalyst Intersection – S. Carrier Parkway

The Catalyst Intersection – S. Carrier Parkway 
concept purposefully incorporates the uniform 
intersection improvements and small performance/
art/interest nodes.  These pa�erns are repeated 
to ensure that the entire length of Pioneer 
Parkway is readily identifiable as part of the  
international corridor.  

A Crosswalk enhancements with 
brick pavers, stamped and colored 
concrete, or decorative treatments 
and ADA accessibility upgrades.

B Display areas for permanent or 
seasonal public art displays.

C Increased landscaping in the 
center median.D

Ties to potential private property 
redevelopment sites, and potential 
private property upgrades.  (See 
S. Carrier Parkway – Conceptual 
Rendering  for additional information.)

E

E

A

B

C

D

The S. Carrier Parkway concept also drives home the 
notion that uniform physical improvements in the 
public R-O-W are Grand Prairie's best way to unite the 
international corridor from a visual perspective.  

Ties to Placemaking

This intersection concept continues 
the addition of performance/art/
interest nodes and uniform design 
treatments to highlight that the public 
realm is a key driver of the international 
corridor concept.  

Performance/Art/Interest Nodes

Private Activity Generator

Infill Development Sites

Continued uniform landscaping 
is shown extending into  
private properties.  

Key Elements
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S. Carrier Parkway Development Site – Conceptual Rendering

A New infill building set close 
to the public R-O-W with 
unifying architectural elements 
incorporated (as identified in the 
Existing Corridor section).

B Integration into the public R-O-W 
through enhancements and  
pedestrian connections.  

C First floor commercial space to 
generate increased business 
activity and visibility to the street.

D Upper-story housing units to 
provide missing middle units.

E
Public art display area transition 
from the R-O-W into the 
redevelopment site strengthening 
the connection of private properties 
to the international corridor.

New visible activity in the R-O-W will increase interest 
from shoppers/visitors and encourage business 
owners/developers to locate or in the study area.  The 
S. Carrier Parkway – Conceptual Rendering  above 
showcases a second layout prototype that incorporates 
mixed-use elements.  Mixed-use development (first 
floor commercial and upper-story residential) is a 
viable option for Pioneer Parkway.  This intersection – 
due to its close proximity to schools, residential areas, 
and commercials uses – represents a logical location 
for incorporating mixed-use design elements that 
would set the stage for future infill sites.  

Missing middle housing types (see Missing Middle 
Housing  callout later in this section) in the second 
story of the infill building provides new and unique 
units in the one-mile trade area rental market.  
New units within close proximity to other corridor 
activity generators may also encourage local 
employees to live in the corridor.  

A

B

C

D

E

F Increased landscaping to 
add uniform design elements 
throughout the length of  
Pioneer Parkway.  

F

F

Ties to Placemaking

The inclusion of housing units creates 
a "built-in" activity generator as 
new residents will shop and explore  
local venues.

Performance/Art/Interest Nodes

Private Activity Generator

Infill Development Sites

Key Elements
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Catalyst Intersection – S. Belt Line Road  

The Catalyst Intersection – S. Belt Line Road 
concept continues the uniform reinvented 
intersections with enhanced crosswalks and 
performance/art/interest nodes at each 
corner.    The repetition at these intersections 
also represents the uniform physical 
international corridor brand that informs 
visitors they are still in the international corridor  
entertainment district.

A Crosswalk enhancements with 
brick pavers, stamped and 
colored concrete, or decorative 
treatments.

B Display areas for permanent or 
seasonal public art displays.

C Increased landscaping in the 
center median.

D Ties to potential private property 
redevelopment sites, and future 
private property upgrades.  (See 
S. Belt Line Road  Development 
Site  – Conceptual Rendering  for  
additional information.)

E New gateway signage.

E

A

B

C

D

Another highlight of this site plan is a potential second 
option for integrating public-facing activity onto private 
infill redevelopment sites as shown on the S. Belt Line 
Road – Conceptual Rendering.

Ties to Placemaking

This concept showcases the 
incorporation of public R-O-W visible 
private activity generators.  Integration 
of similar features from the eastern 
to the western border of the study 
area will encourage visitors to explore 
multiple placemaking nodes and avoid 
the "one and done" shopping mentality.

Performance/Art/Interest Nodes

Private Activity Generator

Gateway/Identification Signs

Infill Development Sites

F Link to proposed Veloweb 
regional trail system. 

F

Key Elements
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S. Belt Line Road Development Site – Conceptual Rendering

A Permanent or temporary pavilion 
structure with textured pavement 
to serve as a performance/art/
interest node.

B Flexible paved areas that double 
as small- or large-scale event 
space and o�-street parking for  
infill development.

C Outdoor seating and stage area 
visible from the R-O-W to showcase 
activity and interest for visitors or 
those passing through the corridor.  

D Pedestrian connection within 
Pioneer Parkway's R-O-W.

In addition to the activity generation aspects 
mentioned in the two previous conceptual renderings, 
the S. Belt Line Road – Conceptual Rendering  above 
showcases new potential features that provide activity 
and visibility for the international corridor.  

This intersection is the eastern gateway to the 
commercial portion of the international corridor.  In 
addition to the uniform public R-O-W improvements, 
an outdoor multi-use pavilion is shown as part of a 
potential redevelopment of the property immediately 
west of the southwest corner of the site.   

AB

C

D
E

E Link to future Veloweb regional 
trail system.

E

Encouraging the integration of these types of 
features into private redevelopment helps develop 
the international corridor theme by:

•	 Incorporating uniform architectural elements 
identified in the Existing Corridor section ;

•	 Creating visible activity on private properties;

•	 Reinforcing another reason to notice the 
eastern gateway of the district; and

•	 Developing ongoing interest in the corridor 
and for private investors that may redevelop  
infill sites.  

Ties to Placemaking

Private sector activity developed with 
a uniform character will bu�ress and 
enforce the international corridor, 
create connectivity, and provide 
multiple reasons to visit the area.  This 
concept ties activity and interest to the 
east gateway with placemaking nodes 
and connections to proposed regional  
trail systems.  

Performance/Art/Interest Nodes

Private Activity Generator

Infill Development Sites

Key Elements
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Landscape median and Public R-O-W Improvements Site Plan

The landscape median that runs the length of 
Pioneer Parkway o�ers multiple opportunities for 
the creation of uniform aesthetics that promote 
the identity of the international corridor, such as 
opportunities for integrated gateway, wayfinding, 
and banner signage.  

The median may also play host to a variety of 
amenities – displayed on the Landscape Median 
and Public R-O-W Improvements Site Plan  – 
that reinforce the idea that this portion of the 
roadway is a unique and singular entertainment 
district, provided TxDOT will permit these  
proposed changes.

A Potential walking paths to provide 
areas for short walks, seating areas, 
and performance/art/interest nodes.  
If permi�ed these paths may assist 
with creating a linked corridor long  
pedestrian path. 

B Seating benches and resting spaces.

C Increased landscaping in the  
center median.

D Wayfinding signage at key intersections 
(see Wayfinding Sign Example ).

E Gateway and Identification signage  
(see Gateway and Identification  
Sign Example ).

F Decorative light poles with  
changeable banners.

A

C

D
B B

Ties to Placemaking

The above site plan highlights the critical role that 
adding new visible elements to the large median 
may play in transforming Pioneer Parkway 
into the international corridor.  Integration of 
performance/art/interest nodes in this space 
creates visual interest and additional visible 
activity to frame the study area as more than a 
traditional shopping district.

Performance/Art/Interest Nodes

Gateway/Identification Signs

�*�D�W�H�Z�D�\�����:�D�\�4�Q�G�L�Q�J�����–�G�H�Q�W�L�4�F�D�W�L�R�Q����
and Street Signs

Permanent wayfinding and identification 
signage, decorative lighting poles, and unique 
street signs provide a number of practical 
features, such as guiding the movement of 
people into and through the international 
corridor, creating ambiance while contributing 
to the desired aesthetic, and helping visitors 
discover all of the community's assets.  Based 
on the results of the visual preference survey, 
respondents felt that the incorporation of 
signs and light poles with more traditional or 
low-key designs are the most appropriate for  
Pioneer Parkway (see Appendix A). 

These design elements also represent another 
opportunity to showcase the corridor's – yet-
to-be-created – brand and advertise upcoming 
events though the incorporation of changeable 
banner signs.

Key Elements
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Landscape Median and Public R-O-W Cross Section and Improvements

�*�D�W�H�Z�D�\���D�Q�G���–�G�H�Q�W�L�4�F�D�W�L�R�Q 
Sign Example

�:�D�\�4�Q�G�L�Q�J���6�L�J�Q���(�[�D�P�S�O�H

Banner Sign/Street 
Lighting Example

Street Sign Examples

Strategically placed signs and decorative light 
poles throughout the study area will complement 
and build o� of the activity created by the 
performance/art/interest nodes.  The Public 
R-O-W Cross Section and Improvements 
diagram above showcases a typical location 
for parallel signs in the landscape median and 
R-O-W.  Signs should be arranged in a similar 
pa�ern and located at regular intervals from 
the corridor's east gateway to the west gateway 
helping to enforce its uniform identity.  

Archetypes to provide design direction for sign 
types are shown to the right of this text.  These 
signs communicate a unique international 
corridor brand, the "IC."  However, the bases are 
constructed of flagstone (a stone o�en found in 
a prairie environment) to tie the study area back 
to Grand Prairie.

47Future Corridor
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Landscape Median and Public R-O-W Improvements – Conceptual Rendering

A Potential walking paths to provide 
areas for short walks, seating areas, 
and performance/art/interest nodes.  If 
permi�ed these paths may assist with 
creating portions of a linked corridor-long 
pedestrian path. 

B Seating areas that also create physical 
separation from automobiles.  

C Increased landscaping in the  
center median.

D Permanent or seasonal art displays/kiosks/
interactive displays.

E Vertical separation fencing/screening to 
create safety for pedestrians.  

A

C

B

B

Key Elements

D

D

C

E

E

The Landscape Median and Public R-O-W 
Improvements – Conceptual Rendering  above 
further details how new placemaking nodes 
and pedestrian paths are potentially integrated 
into the existing landscape median.  However, 
depending on spacing, crosswalks, and public 
safety considerations for walkers/bikers, these 
improvements are designed to fit in either the 
median or the north/south R-O-W areas and are 
scalable to fit into more narrow locations.

Map 17, Conceptual Bike and Pedestrian 
Options Map, showcases potential routes for 
future trail connection to regional and local 
facilities.  These additional paths should included 
the design elements showcased in the above 
rendering to link City and private facilities back 
to the corridor both thematically and visually. 

Ties to Placemaking

This rendering illustrates how the inclusion of 
new interest and activity generating elements 
may be integrated into the landscape median.  
The integration of performance/art/interest 
nodes featuring informational kiosks or local 
art adds to the cultural experience and places 
activity font-and-center along the international 
corridor while enticing those who only use 
Pioneer Parkway for transit purposes to get out 
of their cars and explore the study area.  

Performance/Art/Interest Nodes

Gateway/Identification Signs
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TR 161 Underpass

A Large prints designed to adhere to the 
concrete surface and advertise the 
international corridor.  

B Up-lighting utilized to showcase art or 
prints that also create color and a�ention 
grabbing e�ects.

C Lighting focused on the roof of the 
underpass to provide color, interest, and 
brighten the area for visitors.

E Colored tube/LED lighting to enhance the 
physical features of the structure, provide 
lighting for public safety, and reinforce 
the international corridor brand with light 
colors chosen from future branding e�orts 
(see Branding  later in this section).   

Permanent or temporary illuminated  
art displays.

D

A

A

B

B

C

D

E

E

Key Elements

The TR 161 underpass represents a unique and 
interesting central feature that – when combined 
with interest-grabbing designs – has the potential 
to become a keystone of the international 
corridor.  The above renderings showcase a mix 
of visual design elements that can transform 
this structure into an announcement as to the 
existence of this entertainment district to those 
traveling on the Toll Road or Pioneer Parkway.  
In combination with the catalyst intersection 
recommendations, this will further entice 
regional shoppers and daytime workers to 
explore the international corridor and extend the 
district's unified theme and branding.

The above renderings contain examples 
of visual elements that may – with 
permission and assistance from TxDOT 
– be  utilized to create the international  
corridor identity.  
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Destination Node Activity Examples

Outdoor Music

The areas highlighted on Map 16, Destination Nodes , and integrated into these conceptual plans (in particular, the performance/art/interest nodes) may 
accommodate a variety of features, artwork, events, and activities that regularly entice residents and visitors to multiple destinations on the international 
corridor. (Larger events may only fit on private property nodes.)  A few examples for consideration are:

Seasonal Art Displays

Street Food Events

Interactive Art Competitions/Live Art Displays

Performance/Art/Interest Nodes

Food Truck Events

Unique/Cultural Sculptures

One-of-a-Kind Street Decorations

Historic or Cultural Information Plaques Interactive Displays
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Strategic Action Priorities
Capital Investments
SAP 1:	 Develop a streetscape enhancement 

program for the length of the corridor.  
Proposed enhancements to the public 
realm will utilize a uniform international 
corridor aesthetic to connect centers of 
activity and improve the visual appeal 
of Pioneer Parkway. Streetscape 
enhancements should include:

•	 Gateway and wayfinding signage;

•	 TR 161 underpass lighting, and art/
temporary decals;

•	 Intersection improvements;

•	 New decorative street lights and 
banner poles;

•	 Annual maintenance;

•	 Pedestrian facility upgrades; and

•	 Performance/art/interest nodes in the 
public R-O-W.

SAP 2:	 Create a line item(s) in the City's 
Capital Improvements Plan to 
earmark potential international  
corridor projects.

SAP 3:	 Provide a continuous ADA compliant 
sidewalk along the corridor (see Map 
17, Conceptual Bike and Pedestrian 
Options Map ). Ensure that sidewalks 
have adequate width, have shading, 
visual separation from vehicle tra�ic, 
and have marked crosswalks at 
intersections and curb-cuts.

•	 The sidewalk should be developed 
with logical locations for 
connections to potential regional 
Veloweb trail system, City-owned 
parks, and potential private parks 
or facilities.

•	 Connections stemming from the 
Pioneer Parkway sidewalk should 
incorporate the recommended 
design guidelines from this plan.  

Programs and Initiatives
SAP 4:	 Improve the maintenance of existing 

properties with a priority focus on 
dilapidated and vacant buildings 
(particularly those posing a danger to 
health and safety) through creation of a 
targeted nuisance abatement program

SAP 5:	 Integrate international corridor 
branding into physical improvements 
once a brand logo and design is 
developed as recommended in the 
upcoming Branding and Events and 
Leadership  sections. 

SAP 6:	 Work with the development community 
to redevelop the identified infill sites 
and include private performance/art/  
interest nodes. 

Regulations and Standards
SAP 7:	 Amend the text of the City's zoning 

regulations to encourage the creation 
of performance/art/interest nodes on 
private property through the provision 
of lower parking space requirements 
and reduced front and street setbacks 
for specific amenities, such as:

•	 Outdoor dining;

•	 Art sculptures;

•	 Outdoor entertainment areas; and

•	 Interactive displays.

SAP 8:	 Review the City's temporary use and 
special event regulations to ensure 
they permit a variety of activities, 
such as food truck events, temporary 
art installations, street performance  
art, etc.

Partnerships and Coordination
SAP 9:	 Engage the corridor's property and 

business owners to encourage the 
creation of performance/art/interest 
nodes and temporary events on  
private property.

SAP 10:	 Interview local development community 
representatives to determine which 
zoning regulations may need to be 
amended to accommodate/encourage 
the creation of the recommended 
performance/art/activity nodes.

SAP 11:	 Reach out to TxDOT to determine 
the feasibility of this plan's 
recommendations and which items 
can be implemented immediately and 
which permanent improvements will 
have long lead times.  

More Targeted Planning/Study
SAP 12:	 Develop high-level feasibility/

preliminary engineering plans for the 
proposed catalyst intersections, R-O-W, 
and landscape median improvements 
to present to TxDOT and understand 
underlying issues and challenges 
towards implementing recommended 
physical modifications.
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Private Property 
Retrofitting and 
Beautification
The previous topic area focuses on physical 
improvements concentrated primarily in the 
public R-O-W.  While those initial upgrades will 
start to solidify the international corridor theme 
to residents and visitors, long-term success will 
hinge on the ability of private property owners to 
replicate these concepts.  

Key Concepts
•	 Encourage unified streetscape, architectural, 

and landscaping improvements on  
private property.

•	 Create design guidelines and potential 
funding assistance for architectural 
upgrades, landscaping, and new signage.

•	 Establish uniform setbacks, height 
limitations, signage, and landscaping 
guidelines through zoning ordinance 
amendments and a potential overlay district.

•	 Review the City's zoning ordinance to ensure 
that activity generation on private property, 
such as outdoor dining, outdoor music, and 
art performances, are permi�ed.

Existing Corridor Takeaways

•	 Physical conditions analysis;

•	 Regional market forces;

•	 Retail focus and gap analyses;

•	 Creating an entertainment district; and

•	 Visual preference survey (Appendix A).

Issues to Consider
Bring Activity to Private Properties
The overarching goal of the R-O-W modifications 
recommended in the previous section are to 
bring activity, visual interest, and vibrancy to the 
international corridor that is visible to anyone 
passing through the study area.  Over time, these 
themes should extend to the private properties 
that front Pioneer Parkway.  

Private Property Beautification
The physical analysis of the study area (detailed 
in the Existing Corridor section) revealed these  
notable themes:

•	 Vacancy rates for commercial and residential 
buildings are low throughout the corridor;

•	 Varied and mixed architectural styles, sign 
types, and landscape treatments; and

•	 Lack of a cohesive vernacular or key design 
elements on private buildings.

Remaking all of the private properties along 
the corridor at once is an impossible task.  
However, as property owners look to redevelop 
or are required to make modifications due to 
changes in fire code use types or existing non-
conformities, the City should create a host of 
tools to guide private investment towards adding 
to the international corridor theme.   

Private Property Investment
Multiple examples exist along the corridor of 
private property and business owners investing 
in their physical assets to create aesthetic 
appeal and interest.  These revitalization e�orts 
to building facades, landscaping, art, and 
entertainment venues/outdoor dining areas 
serve as initial examples for other corridor 
businesses /properties.  

Encouraging the continuation of these types of 
improvements with uniform design guidelines 
will help build the international corridor brand.  
However, many business and property owners 
– especially locally-owned businesses – o�en 
have limited resources for required upgrades 
to buildings let alone the financial means to 
provide extra landscaping or additional facade 
changes.  Financial assistance programs may 
be needed to encourage continued private  
property (re)investment.  

Remain Competitive in the  
Regional Marketplace
Incentives accomplish more than just visual and 
activity-generating enhancements.  The Existing 
Corridor section of this plan highlighted the 
high level of shopping district competition and 
average retail rental rates in the region.  

Forcing business and property owners to create 
extra amenities increases the cost of doing 
business in the district, but may also have the 
unintended consequence of raising local rents.  
In a market as competitive as the Pioneer 
Parkway corridor finds itself, the City should 
look to incentivize these requirements to ensure 
that commercial spaces maintain a viable cost to 
potential end users.  
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Zoning as a Revitalization Tool
Zoning standards may not be able to dictate 
a specific set of materials – see the summary 
of Texas House Bill (HB) 2439  to the right – 
but there are other areas governed by zoning 
that may be utilized to encourage unified 
development and active amenities.  

The Existing Corridor section identified 11 
di�erent zoning districts in the one-mile trade 
area, five of which are represented on properties 
with frontage on Pioneer Parkway.  Review of 
these zoning districts – with respect to how they 
may be be�er coordinated along the international 
corridor – may result in a framework that 
creates a set of  unified requirements for future  
(re)developments and visually unites  
the corridor.

Strategic Action Priorities
Programs and Initiatives
SAP 1:	 Utilize recent successes in downtown 

Grand Prairie as a template to model 
potential assistance programs, 
such as the Main Street Facade 
Improvement program and the 
Main Street Restaurant Incentive 
program.  Consider potential incentive  
programs for:

•	 Facades;

•	 Landscaping;

•	 Hardscape (decorative walls, 
sculptures, art installations, 
outdoor dining areas, etc.);

•	 A�racting businesses that create 
activity/entertainment options (e.g., 
ax-throwing bars, unique dining, and 
grocery shopping options, etc.); and

Texas House Bill (HB) 2439

In 2018, the state of Texas passed HB 2439.  
This legislation resulted in restrictions on the 
ability of local governments to require specific 
building materials or not permit any material 
approved via a national standard organization, 
such as the International Building Code created 
by the International Code Council.  

The result of this legislation is that cities 
may not ban or limit the types of materials 
used in building construction through their  
zoning codes.  

However, financial incentive programs 
incorporate a way to have recipients volunteer 
to certain architectural guidelines as part 
of this assistance.  Working in partnership 
with property/business owners to assist 
with financial improvements is one method 
of creating a unified international corridor 
aesthetic when considering the limitations 
created by the passing of HB 2439.  

•	 Tie recommended incentives to 
creating new or enhanced activity 
performance/art/interest nodes.

SAP 2:	 Improve the maintenance of existing 
properties with a priority focus 
on parking lots and landscaping 
treatments that have fallen into 
disrepair; particularly, those posing a 
danger to health and safety through 
the creation of a targeted nuisance 
abatement program along the roadway.

SAP 3:	 Identify neighborhood beautification 
projects – potentially spearheaded by 
community volunteers – in collaboration 
with homeowners associations and 
local employers/employees. Examples 
of neighborhood beautification projects 
include targeted li�er clean-ups, 
planting flowers at corridor gateways 
or in front of residential properties, 
and volunteer repairs or painting of 
individual properties or fences.

SAP 4:	 Develop a program to highlight 
successful corridor beautification 
initiatives, such as a beautification 
spot of the month program, 
potentially in collaboration with local  
community groups.
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Regulations and Standards
SAP 5:	 Develop a list of guidelines to 

assist private property owners to 
install "themed" physical upgrades.  
Guidelines should focus on key items 
that support the creation of a unified 
visual aesthetic and generate interest 
along the corridor, such as:

•	 Lists of preferred tree and 
vegetation species;

•	 Examples of uniform design 
elements – based on the results of 
the visual preference survey – that 
will promote a uniform architectural 
style for the corridor, such as:

	º Entryway and building corner 
articulation with tall and 
interesting elements that provide 
extra visual appeal;

	º Wall and roof plane projection 
changes that break up large 
expanses of flat walls; and

	º Roof line elements that add visual 
interest and a cultural "twist" to 
the building's design.

SAP 6:	 Create an international corridor zoning 
overlay district for the properties 
that front Pioneer Parkway.  Overlay 
standards should focus on:

•	 Uniform front yard setbacks;

•	 Consistent landscaping requirements;

•	 Standard permi�ed front yard 
encroachments for the recommended 
performance/art/interest nodes in front  
yard setbacks; 

•	 Rules for temporary uses (food 
trucks, street food vendors, 
sidewalk sales, and special  
events); and

•	 Guidance for coordinated wall and 
monument sign size and bonuses 
for including multiple languages.

Zoning Overlay Districts

Overlay zoning is a regulatory tool that creates a special zoning district, placed over an existing 
base zone(s), which identifies special provisions in addition to those in the underlying base zone.  
The overlay district can share common boundaries with the base zone or cut across multiple zoning 
districts. In certain instances, regulations or incentives are a�ached to the overlay district to protect 
a specific resource or guide development. 

City of Boerne, Texas

The City of Boerne created the North Her� Heritage Overlay District to, "establish parameters for 
development of properties in this unique area and to promote the character of Boerne." 

This district creates  
specific requirements for:

•	 Combined commercial 
design standards;

•	 Uniform setbacks;

•	 Parking;

•	 Landscaping; and 

•	 Signage. 

Source: Planning Implementation 
Tools Overlay Zoning;  Center for 
Land Use Education

Partnerships and Coordination  
SAP 7:	 Continue to forge relationships with 

corridor property and business owners 
to potentially assist with volunteer 
planting, trash pick-up, and other 
potential beautification e�orts.
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Housing
Linking the local consumer base (e.g., the one-
mile trade area) to the international corridor is 
also a crucial component of creating an active, 
easily-identified visual aesthetic.  No ma�er 
if a business is innovative, customer service-
oriented, or has fantastic products, if there are 
not enough customers to support that business, 
it will not survive.

Key Concepts
•	 Filling the area's need for unique and varied 

housing choices.

•	 Increasing one-mile trade area spending 
potential.

•	 Code updates to permit more housing types. 

•	 Infill housing and upper-story conversions.

Existing Corridor Takeaways

•	 Regional market forces;

•	 Rental housing market;

•	 Commute pa�erns;

•	 Retail focus and gap analyses; and

•	 Creating an entertainment district.

Driving Business to the Corridor
The everyday shoppers who visit local businesses 
and a�ractions multiple times per week live and 
work in the one-mile retail trade area.  Unless 
all businesses provide unique services that 
position them as destinations – a small minority 
of all businesses – success will depend heavily on 
local consumer support.  The Existing Corridor 
section's gap analysis revealed a relative 
surplus of retail dollars spent in this trade area, 
implying that existing businesses already serve  
this population's needs. 

Adding unique housing o�erings to the area's 
residential base will comprise an essential 
component of generating increased interest to 
the business environment and supporting the 
international corridor.  Nearby residents not 
only patronize local businesses, they activate 
commercial properties throughout the day  
and week.

Appealing to the Local Workforce
Review of the one-mile trade area's commute 
pa�erns revealed that approximately four 
percent of all neighborhood residents also 
work locally.  Developers should be encouraged 
to redevelop vacant and underutilized sites 
as mixed-use depending on their ability to 
assemble adequately sized tracts of land.  New 
housing options should focus on rental and for-
sale product unique to the marketplace that 
provides "missing middle" and/or trendy living 
spaces (e.g., urban lo�, micro apartments, 
etc.) that appeal to and are a�ordable for the  
local workforce.  

The future of o�ice space occupancy and 
development is uncertain due to the rise 
of remote work as a result of the COVID-19 
pandemic.  Thus, the City should encourage 
property owners to convert the upper floors of 
vacant o�ice/commercial space.  In addition 
to increasing the local consumer base, second 
story apartment conversions will generate new 
income streams for building/business owners.  
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Strategic Action Priorities
Programs and Initiates
SAP 1:	 Work with partners and City-budgeted 

resources to create funding opportunities 
that assist with the conversion of 
upper-story building space into  
rental units. 

SAP 2:	 Create an inventory of available and 
underutilized properties/spaces – suitable 
for residential uses – and determine the 
feasibility of residential use conversion of 
these sites.

SAP 3:	 Identify, in conjunction with the City's 
Housing and Neighborhood Services 
Department, potential opportunities to 
encourage and assist with the development 
of missing middle housing types. 

Regulations and Standards
SAP 4:	 Ensure the City's zoning standards 

provide maximum flexibility to assist 
with the creation of missing middle 
housing types and renovation projects 
including upper-story rental units and 
live-work options. 

Missing Middle Housing

According to missingmiddlehousing.com, missing middle housing is: "house-scale buildings with 
multiple units in walkable neighborhoods."

"These building types, such as duplexes, fourplexes, co�age courts, and courtyard buildings, 
provide diverse housing options and support locally-serving retail and public transportation 
options.  We call them 'missing' because they have typically been illegal to build since the mid-
1940s and 'middle' because they sit in the middle of a spectrum between detached single-family 
homes and mid-rise to high-rise apartment buildings, in terms of form and scale, as well as the 
number of units and o�en, a�ordability. In the diagram below, the missing middle types are shown 
in yellow, providing many housing options in-between the single-family homes and higher intensity 
apartment buildings, both shown in white."

Source: h�ps://missingmiddlehousing.com/about

International Corridor Implications

Missing middle housing types represent building and unit styles with the appropriate scale and 
size to fit into vacant or potential redevelopment properties along Pioneer Parkway.  Buildings of 
this size can be designed to incorporate first floor commercial spaces that front the roadway and 
missing middle housing types are situated either above or behind commercial units.  

Source: h�ps://missingmiddlehousing.com/about
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SAP 5:	 Create a new mixed-use zoning district 
for the properties in the study boundary 
that permits a mix of residential and 
commercial uses on single parcels.  

•	 Limit permi�ed residential use 
types to unique market rate units 
not currently in the entitlement 
process or under construction in 
the three-mile trade area.

•	 Developers should consider varied 
options, such as mixed-use buildings 
or stand-alone buildings with a mix 
of uses on one development site.  

Partnerships and Coordination
SAP 6:	 Meet with key property owners of 

properties identified in SAP 2 to assess 
their interest in either renovating or 
converting upper-story commercial 
space into residential units and under 
what terms.

SAP 7:	 Discuss with primary one-mile trade 
area employers the potential to develop 
employer-assisted housing programs 
that entice employees of these 
organizations to choose the one-mile 
trade area as their home in addition�to 
their place of employment.

More Targeted Planning/Study
SAP 8:	 Utilize the upcoming city-wide housing 

study initiative to be�er understand the 
gaps and opportunities in the local and 
regional housing market to determine 
which unique housing types are needed 
in the international corridor.

Employer Assisted Housing

Employer assisted workforce housing programs are an employee benefit that employers have been 
using to help retain their workforce and provide a�ordable living solutions. At its core, this type of 
program is a direct financial benefit available for a company's employees. Indirectly, the unavailability 
of quality housing or lack of desire for employees to live close to the employer's physical location 
creates di�iculties for employers to a�ract quality employees.   By o�ering housing benefits, employers 
are able to set themselves apart from their competitors, while improving their competitive position.  
 
In the one-mile trade area, this may also encourage new employees to live within its boundary 
as opposed to commuting.  Employer-assisted housing is not just for the employees.�  Employer-
assisted housing programs help build employee loyalty and increase productivity through improved 
morale, enhanced employee work/life balance, and decreased absenteeism. Increased retention 
saves companies money by reducing costs associated with losing employees, such as lost revenue, 
lost productivity, and expenses related to hiring and training new employees.

Employer Assisted Housing Program Example: University of Chicago

The University of Chicago's Employer Assisted Housing Program showcases how this type of program 
is potentially structured. Their program provides down payment assistance and has assisted more 
than 240 employees since the program's inception in 2003. To qualify, applicants must be full-time 
employees of the University of Chicago and have passed their probationary period. Applicants must 
be purchasing or renting a home within one of the nine neighborhoods that surround the University's 
campus.  The following chart (for illustrative purposes) details the eligibility requirements and amount 
of assistance available to University of Chicago employees.

Source: h�ps://www.fels.upenn.edu/recap/posts/1570
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Branding and Events
Branding is an essential part of fostering a 
connection to a product, service, or place.   
Brands create a uniform message that is easily 
identifiable and – when done well – conjures a 
specific collective vision for consumers, or in 
Pioneer Parkway's case, residents and visitors.  
Place-based branding presents a unique set 
of challenges requiring a group of constituents 
(City o�icials, residents, and business 
owners) to collectively agree to and promote a  
uniform brand.  

Unified commercial entertainment districts 
cannot stop at creating an a�ractive built 
environment. Successfully branding a place 
requires the same continuous marketing e�orts 
as any brand or product.  Long-term success will 
depend on continued investment, not only in 
business and development a�raction, but in the 
name recognition that Pioneer Parkway is "the" 
international corridor, the go-to experiential 
district to discover food, events, products, and 
cultures from around the globe.

Key Concepts
•	 Messaging to the one-mile and three-mile 

trade areas.

•	 Marketing to local employees.

•	 Events and activity.

•	 Business to business marketing.

•	 Cultural and regional tourism.

Messaging and Marketing
Brands embody the spirit and culture of a 
corridor, city, or region.  Developing a specific 
and succinct message to market to the one-
mile and three-mile trade areas will be essential.  
This process may include the creation of a 
new and specific international corridor logo, 
wri�en narratives, marketing materials, social 
media posts, branded videos, wayfinding maps, 
advertisements, and web-based applications.  

Brand creation is an important step, but 
successful marketing e�orts need to constantly 
keep local residents, workers, and regional 
visitors interested and informed about the 
ways/reasons to connect with this district. 
Once finalization of the branding imagery and 
narrative finishes, o�icials, local business 
owners, and partner organizations should use 
these materials in all advertising and outreach 
materials to promote a shared vision for the  
international corridor.    

Existing Corridor Takeaways

•	 Regional market forces;

•	 Commute pa�erns;

•	 Retail focus and gap analyses; and

•	 Creating an entertainment district.

What is Branding

"Branding involves creating a desired image for a product or place. For a place, a brand is a set of 
emotional connections and positive expectations in the minds of residents and visitors. Successful 
brand identities establish a preconceived expectation that is either met or exceeded by the 
reality.  Logos and taglines are evocative of the overall image that is a brand.  Through advertising, 
events, and grassroots word of mouth, places can be defined by coordinated branding e�orts, 
allowing businesses and activities to stand out from the continuous onslaught of media appeals to 
consumers. Branding is more than the words and images used along with a place name; those things 
can change over time. A brand is a long-term, permanent concept of what a place should be and 
mean. It therefore demands a great deal of forethought to be successfully conceived, implemented, 
and sustained."

Source:  University of Wisconsin Extensions, Downtown Economics. Issue 154.

Branding includes many steps and activities, but when complete, the City and its partners need to 
get the word out.  Examples for physical use of the brand include:

•	 Corridor businesses place the new logo on their websites and social media accounts;

•	 Shop local advertisements; 

•	 Historic information plaques or kiosks;

•	 Culturally themed events and temporary uses;

•	 Wayfinding signage and banners; and

•	 Branded mailers, emails, and maps used to a�ract visitors from the extended trade area.
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Future Corridor

Events
The City of Grand Prairie and partner agencies 
currently host a variety of annual and semi-
annual events, such as the Cinco De Mayo 
Celebration and Main Street Fest.  City o�icials, 
area residents, and business owners should 
investigate specific events – tied to the cultures 
represented along the corridor – to host on 
large properties (or spread through multiple 
properties) and celebrate unique and interesting 
cultural ties with the study area.  

Frequent events
One way for the international corridor to stand 
out from regional shopping district competition 
is to activate both the roadway's public R-O-W 
and visible private properties immediately 
adjacent to the street.  

Smaller-scale private events and activities also 
represent the best opportunity to continuously 
brand the international corridor.  Events that 
require less planning and resources represent 
an untapped and meaningful way to increase 
the corridor's brand awareness.  The recent 
upgrades to the Asia Times Square parking 
lot represent a prime example of a private 
activity node.  Incorporating and blending 
additional private event spaces throughout 
the corridor, for the Catalyst Intersections 
detailed earlier in this plan, will encourage a 
constant pull of activity to this international  
entertainment district.  

Regular programming creates a habit for 
shoppers and visitors.  Always having a reason 
to visit the international corridor will generate 
activity and a�ract new visitors and shoppers.  

Identified as the recommended performance/
art/interest nodes, these spaces can become 
mini "pop-up" venues and incorporate a variety 
of interesting concepts to a�ract visitors.  
Excitement developed through new activity 
will also encourage patrons to explore multiple 
area businesses, or catch the a�ention of 
the "passer-by" who only drives on Pioneer 
Parkway and motivate them to leave their car.    
Examples include:

•	 Temporary or seasonal outdoor art displays;

•	 Food truck gatherings;

•	 Street food festivals;

•	 Movies under the stars (with cultural 
concessions);

•	 Farmers markets (incorporating cultural 
delicacies and street food vendors);

•	 Outdoor entertainment; 

•	 Small-scale concerts; and

•	 Sidewalk sales.

Business to Business (B2B) Marketing
Business owners should not wait on the City 
or local non-profits to organize events.  Study 
area businesses have many ways to foster 
this frequent activity.  Examples of B2B  
events include:

•	 Employee swaps (employees/owners of 
di�erent stores work for a day in another 
business wearing their own work uniforms);

•	 Cross-promoting and social media page 
takeovers;

•	 Shared outdoor dining areas;

•	 Restaurants catering non-food retailer 
events; and

•	 Joint music or performance events in shared 
parking lots.

The Logo

A logo is important because it communicates 
ownership, quality, and values. It’s imprinted on 
your products (or physical features), website, 
social media, and most importantly, in the minds 
of your patrons (visitors).  The logo is likely to be 
one of the first interactions people will have with 
a company or place and the opportunity to make 
a solid first impression.  Two high-level logos 
are included below to help kick-start the logo 
creation process and provide ideas for future 
brainstorming.  Each logo represents a di�erent 
"take" on the international corridor theme; 
however, they both incorporate the following  
key concepts:

•	 Multiple colors (or flags) to represent 
the varied groups that comprise the  
international corridor;

•	 The name international corridor is shortened 
to "IC" a short catchy easy to remember 
abbreviation and featured prominently in 
both; and

•	 Linear elements to symbolize the corridor.
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Strategic Action Priorities
Capital Improvements
SAP 1:	 Integrate the (yet-to-be-created) 

international corridor logo into all 
public improvements (e.g., intersection 
upgrades, art installations, kiosks, 
wayfinding signage, decorative poles, 
etc.) recommended under Physical 
Modifications and Placemaking.

Programs and Initiatives
SAP 2:	 Work with local business owners, 

prominent stakeholders, and partner 
agencies to create unique branding 
including logo, narrative, and tag lines 
that promote Pioneer Parkway as the 
international corridor.

SAP 3:	 Develop strategies for the City, partner 
agencies, businesses, and property 
owners to disseminate the new logo and 
narrative via social media, international 
corridor specific website, themed  
stickers, t-shirts, branded mailers, etc.

SAP 4:	 Identify events and potential organizers 
to create and coordinate new frequent 
micro-events such as local live music 
in front of businesses, street food 
celebrations, and movies under  
the stars.

Regulations and Standards
SAP 5:	 The City should work with local partners 

to initiate a streamlined process that 
encourages international corridor 
businesses to create and run their own 
small-scale branding events.

Partnerships and Coordination
SAP 6:	 Investigate – in partnership with 

local representatives – new cultural 
tourism themed events to draw local, 
regional, and statewide visitors to the 
international corridor. 

Cultural Tourism

Cultural tourism�is the subset of�tourism�concerned with a visitor's engagement with a country or 
region's�culture.  Specifically, the lifestyle of the people in those geographical areas, the history of 
those people, their art, architecture, religion(s), and other elements that helped shape their way  
of life.  

In coordination with the branding e�orts recommended above, the City should examine new events 
and activities that celebrate the international corridor community's heritage.  Examples of cultural 
tourism events include:

•	 Self-paced walking tours to information kiosks, art installations, and music at performance/art/
interest nodes in the Physical Modifications and Placekicking portion of this section, utilizing a 
smartphone application as the guide; and

•	 Heritage festivals and concerts.  

Cultural Tourism Example –Lunar New Year Houston

The Lunar New Year event is a celebration in the international heart of the Houston metropolitan 
area.  The two-day event features traditional dance, music, and costumes to honor this 2,000 year 
tradition.  Most importantly, the event showcases and educates the rest of Houston about this 
tradition and its cultural roots with ties to the local business community.

Source:  h�ps://www.lunarnewyearhouston.com/

SAP 7:	 Encourage existing and future 
businesses to create their own B2B 
events by communicating the City's 
existing or future special event policies.  

SAP 8:	 Create a B2B event platform to assist 
business owners with finding cross-
marketing partners and streamline City 
approvals (when required).
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Future Corridor

Leadership
Grand Prairie, like many cities its size, has 
multiple commercial, residential, and industrial 
neighborhoods of which they provide services. 
Therefore, many of the SAPs identified in this 
Future Corridor section will likely not happen 
quickly unless the City expands its capacity to 
implement new projects and programs.  Building 
new capacity may mean adding dedicated sta�, 
increasing cooperation with business owners/
representatives, engaging previously untapped 
resources, or most likely a combination of all 
three.  Many of this plan's recommendations 
are intended for existing partners and the City 
to spearhead jointly.  Eventually, identifying a 
corridor project manager – or group supported 
by helpful and motivated volunteers – will be 
needed to move the plan forward in a systematic 
way. The City will need to lead this e�ort initially 
until a more organic or appointed, self-supporting 
management structure can take hold.

The City should form an initial group of 
stakeholders (e.g., neighborhood or cultural 
group representatives, business owners, City 
sta�, and partner organizations) to act as a 
temporary SAP implementation team.  Additional 
membership may come from motivated 
residents and property owners who can help 
guide and advise the lead individuals and work 
in a supporting role to secure grants and in-kind 
services (i.e., web design, printing, etc.).

Over a nine to 12-month period, the team's 
purpose would be to embark on the near-term 
action items identified in the Implementation 
section of this plan, assess personnel needs, 
and develop an execution strategy.  

Most importantly, this group's primary goal will 
be to examine leadership structures and develop 
recommendations to eventually defer day-to-day 
management responsibilities.  Several examples 
of leadership structures exist to achieve a sound 
management model, including:

•	 Hire or re-purpose a full-time sta� person at 
the City;

•	 Examine the creation of a Municipal 
Management District (MMD) with the ability 
to make policy, programs, and financial 
decisions on behalf of the corridor (see 
sidebar, Potential Leadership/Management 
Groups);

•	 Create a self-funded Public Improvement 
District (PID);

•	 Appoint a corridor-specific development 
commission; or

•	 Some combination of two or more of  
these strategies.

Proactive Inspections
One item that was mentioned multiple times 
in this plan is the concept of ensuring that 
modifications or requirements do not create 
undue pressure on commercial rental rates.  

When renovating older spaces, costly and time-
consuming problems can arise a�er construction 
begins.  While not all potential code issues are 
readily identifiable, the City should investigate 
creating a "pre-inspection" program for potential 
business owners/property purchasers to utilize 
while considering the purchase or lease of 
corridor commercial space.  This inspection 
should be available before the applicant finalizes 
a lease or purchase of a property and help 
potential tenants find out about any readily 
identifiable and costly repairs/upgrades needed 
for the location.  

The site visit should occur before moving 
forward with leasing or buying that property.  The 
inspection should inform them about any future 
incentive programs that may assist with fixing 
the noted code or health and safety deficiencies.  

Strategic Action Priorities
Programs and Initiatives
SAP 1:	 Undertake initial branding 

recommendations to create a new logo 
and narrative.

SAP 2:	 Consider the establishment of financial 
assistance mechanisms, such as the 
creation of a Tax Increment Reinvestment 
Zone (TIRZ) or PID to assist with 
public infrastructure upgrades and  
redevelopment incentives.  

Partnerships and Coordination
SAP 3:	 Create an international corridor 

program management group to review 
this plan's recommendations and 
embark on initial priority SAPs.

SAP 4:	 Review potential leadership structures 
(e.g., full-time sta�, MMD, or PID) 
and document a recommendation for 
which make the most sense for the 
international corridor to facilitate land 
purchases, create design guidelines, 
and implement branding strategies.

Regulation and Standards
SAP 5:	 Create a "pre-inspection" program to 

help potential business owners identify 
costly renovation items before they 
lease/purchase a property.
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A PID is a type of special financing mechanism 
whereby a defined area of businesses essentially 
agree to tax themselves extra in order to pay 
for special amenities or services within a 
designated area (i.e., the area comprised of the 
participating businesses). They operate much 
like a homeowners association in terms of how 
the PID is funded except that membership 
can sometimes be optional. PIDs represent 
a somewhat advanced form of a merchants 
association in that they have a stronger funding 
structure and a functioning board of directors. 
They also o�en have paid sta�. Typical things 
that PIDs finance include: additional streetscape 
features, special events, special maintenance, 
and private security crews.  A PID in the study 
area, for instance, could be used to pay for the 
creation and construction of destination nodes 
that provide regular activities (e.g., live music, art 
performances, and cultural tourism events) to 
promote and encourage a uniform international 
entertainment district.  

MMDs are political subdivisions of the state 
created to promote, develop, encourage 
and maintain employment, commerce, 
transportation, housing, tourism, recreation, 
arts, entertainment, economic development, 
safety, and the public welfare within a defined 
area.  Generally, these entities are governed by a 
board of directors consisting of property owners 
and stakeholders.  

Each district sets its own priorities based 
on community needs and may provide 
supplemental services for advertising, economic 
development, business recruitment, promotion 
of health and sanitation, public safety, tra�ic 
control, recreation, and cultural enhancement. 
Management districts may also provide for the 
construction or maintenance of landscaping, 
lighting, signs, streets, walkways, drainage, 
solid waste, water, sewer, power facilities, parks, 
historic areas, works of art, parking facilities, 
transit systems, and other similar improvements. 
In addition to these assets, the district can 
facilitate the financing of infrastructure 
construction and reconstruction.

Public improvement projects and services may 
be paid for by a combination of self-imposed 
property taxes (through a vote of participating 
properties), special assessments, or impact 
fees upon those properties that benefit from 
improvements and services. 

Source: https://www.braysoaksmd.org/who-we-are/
municipal-management-districts/

Municipal Management Districts Public Improvement Districts

Potential Leadership/Management Groups

Case Study - International 
Management District 

The International Management District (IMD) 
was created in Houston by the Texas legislature 
in 2007 via State Representative Hubert Vo. The 
District covers approximately 12 square miles 
and is bounded by State Highway 6 on the west, 
the Sam Houston Tollway on the east, Bellaire 
Boulevard on the north, and along Bissonnet 
Street from U.S. Highway 6 to W. Belfort 
Boulevard to Highway 59 on the south.

The IMD provides important services to enhance 
the business environment and quality of life for 
its residents: 

•	 Gra�iti and li�er cleanup;

•	 Event facilitation;

•	 Additional planning studies financing;

•	 Flood mitigation activities; and

•	 Security enhancements.

These services enhance the values of all 
properties in the district; thus, the district is 
an ally of real estate owners, developers, and 
brokers engaged in managing, developing, 
marketing, or leasing commercial properties. 

Source: h�ps://imdhouston.org/
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Introduction
The Pioneer Parkway Urban Design Strategy Plan contains a strategic vision and recommendations 
to move forward. Its success will depend on the prioritization and sequencing of identified next steps, 
but also on the community's will to initiate and complete the actions necessary to bring the plan to 
fruition.  Dedicating e�orts to the Strategic Action Priorities (SAP) designated as initial priorities is 
essential given that each step requires proactive decision-making, an investment of human capital 
and funding, and day-to-day management, all of which are critical implementation components. 

Implementation is not just about a list of action items. It is a challenging process that requires the 
commitment of the City’s elected and appointed o�icials, sta�, residents, business owners, major 
employers, other levels of government, and external organizations and individuals who will serve as 
champions of the plan and its particular direction and strategies.  

Among its purposes, this final plan section highlights specific methods of implementation to execute 
priority recommendations.  The plan itself only provides the guiding framework to get from vision to 
reality. While important, it is not the most crucial step.  Instead, it is the implementation of the plan 
that is o�en the most di�icult to undertake.  The work will require the concerted e�orts of public 
and private partners over the next 10 to 15 years.  If successful, Grand Prairie will be able to make 
significant progress in the international corridor study area and be primed to improve the city's overall 
quality of life and economic a�ractiveness.

4
Implementation

63Implementation
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Turning a plan into reality requires much more 
than adoption. The community must commit to 
long-term implementation, lasting 10 to 15 years. 
The plan will require firm financial commitments 
from local leaders and proactive e�orts to create 
recommended improvements in the public right-
of-way (R-O-W).

Projects of this scale come together in phases 
over the course of many years. Execution of 
a plan is not a linear process that unfolds in a 
predictable sequence. Instead, it is inherently 
opportunistic, time-sensitive, and fraught with 
unforeseen obstacles.  Sta� must be prepared 
to veer from the playbook if special opportunities 
arise that can accelerate desired outcomes or 
forestall future problems. 

The City of Grand Prairie's Role
Above all else, it is also important to note that the 
public sector's role in creating the international 
corridor is extremely important, but only a part 
of the overall e�ort acting as a facilitator in:

•	 Bringing all stakeholders to the table and 
coordinating their e�orts;

•	 Spurring catalytic projects through 
infrastructure investment, potential land 
acquisition, and R-O-W improvements); 

•	 Assisting with private-sector enhancement 
e�orts that encourage investment (e.g., 
grants, streamlining permi�ing and 
development procedures, and regularly 
updating development ordinances to adapt 
to new business models); and 

•	 A�racting people to the international 
corridor (e.g., encouraging strategic partners 
to host events, festivals, and shared  
marketing opportunities).

However, long-term sustainable and continued 
success will rely on the private sector doing a lot 
of the "heavy li�ing."

Plan Implementation Assistance
Plan implementation is aided by programs 
and activities a�ecting the entire community 
and corridor to improve the overall business 
climate. These include investments in public 
infrastructure, the formation of a project 
management team (PMT), meetings with 
property owners, grant writing and solicitation, 
marketing and outreach, and other services.  
All of which intend to help the private sector 
invest and reinvest in creating a vibrant  
entertainment district.  

Public Investments
Grand Prairie will need to make a significant, up-
front infrastructure investment to enable the 
visible transformation of Pioneer Parkway into 
the international corridor. Catching developers 
and investors a�ention is di�icult, and they will 
not believe in the vision until they see someone 
— such as the City or a major property owner — 
take the lead. Like any investment, it is intended 
to generate returns that well exceed the original 
cost. In making these investments, leaders will 
need to be strategic, measured, and pragmatic to 
avoid overextending the City financially. Rather 
than building everything all at once, adding new 
public infrastructure and amenities should be 
timed to coincide, as much as possible, with 
revenue increases. 

Formation of a Project  
Management Team
A critical aspect of approaching a project of this 
magnitude is building the capacity of City sta� to 
lead and manage the implementation program. 
In the absence of hiring additional sta� or on-
call consultants (with specialized expertise in 
redevelopment planning and implementation), 
the City will need to rely on the help of community 
leaders with valuable knowledge of development 
finance, construction management, project 
management, grant writing/solicitation, real 
estate development/brokerage, marketing, 
and land use law. Therefore, enlisting the 
philanthropic community, business leaders, and 
volunteer professionals is an important first step 
in this e�ort. 

A collection of individuals with these talents 
will need to meet regularly and make workload 
distribution and schedule management 
decisions. The selection of PMT members 
should be based on their specialized knowledge 
and their willingness to assume responsibility for 
some of the work e�ort.  Ideally, they would be 
non-political, non-conflicted community-minded 
individuals willing to commit to at least one year 
of service. 
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Grant Opportunities
The leveraging of state and federal grants for the 
plan's public infrastructure components is critical 
in accelerating the plan and reducing local costs. 
Soon a�er the plan's completion, City o�icials 
should continue identifying and securing public 
infrastructure and economic development 
grants. Cost estimates for individual elements 
should be developed and placed into the City's  
Capital Improvements Program (CIP).  The City 
may want to earmark additional potential local 
funding sources (e.g., general obligation bond 
debt, Tax Increment Reinvestment Zone (TIRZ), 
Public Improvement District (PID), or donations 
from area corporations.  

Annual Progress Report 
and Amendments
City sta� should prepare an annual progress 
report for presentation to the Planning and Zoning 
Commission and City Council. This ensures 
that the plan is consistently reviewed and that 
any needed modifications or clarifications are 
identified for future plan amendments. Ongoing 
monitoring of consistency between the plan and 
the activities of the PMT is an essential part of 
this e�ort. 

The annual progress report should include and 
highlight the following:

•	 Significant actions and accomplishments 
during the last year, including the status of 
implementation for each action item;

•	 Obstacles or problems in the implementation 
of the plan that may dictate plan amendments;

•	 Proposed content amendments that have 
come forward during the course of the year;

•	 Recommendations for the actions, 
programs, and procedures to be developed 
and implemented in the coming year;

•	 Modifications to catalyst intersection, 
landscape median, and public R-O-W 
recommendations; and

•	 Priority coordination needs with public, non-
profit, and private implementation partners.

Plan amendments should occur as needed 
to account for proposed changes or revised 
recommendations based on the progress of 
action steps, changing market forces, new 
priorities due to infill and site redevelopment, 
or to accommodate unique funding or  
development opportunities.  
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TIRZ Financial Assistance

Given the focus of this plan on physical improvements that will – over time – accumulate to create a unified international corridor visual aesthetic, the 
creation of TIRZ for the study area represents a logical funding assistance mechanism.   

Tax increment financing is one of the most powerful redevelopment tools available to municipalities throughout the U.S.  When used responsibly, it is 
a highly e�ective way to partially fund infrastructure and lessen taxpayer burdens. TIRZ can fund hard and so� costs associated with (re)development 
including: purchase of real estate, relocation costs, public infrastructure, streetscape amenities, recreational facilities, developer cash incentives, 
developer financing, marketing and brokerage fees, consultant fees, and sta� salaries (or portions thereof). 

A TIRZ creates funding by establishing a base property tax revenue for the year prior to creating the zone.  This base amount of property taxes is still 
collected and the same amount of property tax is distributed to all local taxing bodies.  The di�erence is that new property taxes generated above the base 
amount due to new development activity is not distributed to the taxing bodies.  This new revenue is placed into a special TIRZ account that can only be 
spent on eligible projects within the TIRZ boundary.  This revenue stays in the TIRZ for a period of time (typically 20-30 years).  Once the TIRZ expires, all 
base year and new property tax revenue is distributed to the taxing bodies based on their respective tax levies.
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Implementation 
Priorities
While this plan contains numerous short- and 
long-term recommendations that can and should 
be implemented starting the year a�er the plan's 
adoption, some priorities may take 10 to 15 years 
to complete. However, not all of this plan's goals 
may come to fruition in that timeframe, and are  
subject to available sta�ing levels, resources, 
and funding. 

Table 10, Implementation Priorities  does 
not include every recommendation found 
throughout this plan. The table highlights a 
shorter list of strategic priorities that emerged 
to the forefront during the planning and public 
engagement process, based on feedback 
from the advisory group, elected o�icials, 
virtual town hall meetings, and an online visual  
preference survey. 

Key partners for initiating, administering, and 
participating in the implementation process are 
also identified for the implementation priorities. 
Additionally, the action strategies have been 
categorized regarding those actions that  
will involve:

1.	 Capital investments;

2.	 Programs and initiatives;

3.	 Regulations and standards;

4.	 Partnerships and coordination; and

5.	 Targeted planning/studies.

Most capital projects will also require, to 
varying degrees, additional feasibility analysis, 
construction documentation, specifications, 
and detailed cost estimates. 

The Implementation Priorities  table provides 
a starting point for determining near-term 
task priorities based on public engagement 
activities. Near-term priorities are those that 
can be implemented in 1- to 3-years. Medium-
term priorities are those that may fall in the 3- 
to 5-year implementation timeframe and long-
term priorities are 6-plus years out from plan 
adoption. Identifying near-term priorities is an 
important first step toward plan implementation 
and should occur in conjunction with the City’s 
annual budget process, during CIP preparation, 
and in support of departmental work planning.  
Then, once the necessary funding is commi�ed 
and roles are defined, a lead City sta� member 
should establish – with the recommended 
project management group – a first-year work 
program in conjunction with City management, 
other departments, and public and  
private partners.

The near-term action priorities should be 
revisited by City o�icials and sta� annually to 
recognize accomplishments, highlight areas 
where further a�ention and e�ort are needed, 
and determine whether some items have moved 
up or down on the priority list given changing 
circumstances and emerging needs, including 
available funding and resources. Due to the 
nature of these goals – and that some rely on 
third parties for completion – the City may 
choose to start an SAP in a di�erent order or 
initiate multiple action steps simultaneously.  
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SAP
Type of 
Action

Leadership Timeframe

�3�K�\�V�L�F�D�O���0�R�G�L�4�F�D�W�L�R�Q�V���D�Q�G���3�O�D�F�H�P�D�N�L�Q�J

�&�U�H�D�W�H���D���O�L�Q�H���L�W�H�P���V�����L�Q���W�K�H���&�L�W�\�
�V���&�–�3���W�R���H�D�U�P�D�U�N���S�R�W�H�Q�W�L�D�O 
�L�Q�W�H�U�Q�D�W�L�R�Q�D�O���F�R�U�U�L�G�R�U���S�U�R�M�H�F�W�V��

�&�D�S�L�W�D�O��
�L�P�S�U�R�Y�H�P�H�Q�W�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

�$�P�H�Q�G���W�K�H���W�H�[�W���R�I���W�K�H���&�L�W�\�
�V���]�R�Q�L�Q�J���U�H�J�X�O�D�W�L�R�Q�V���W�R���H�Q�F�R�X�U�D�J�H���W�K�H���F�U�H�D�W�L�R�Q���R�I��
�S�H�U�I�R�U�P�D�Q�F�H���D�U�W���L�Q�W�H�U�H�V�W���Q�R�G�H�V���R�Q���S�U�L�Y�D�W�H���S�U�R�S�H�U�W�\���W�K�U�R�X�J�K���W�K�H���S�U�R�Y�L�V�L�R�Q���R�I���O�R�Z�H�U��
�S�D�U�N�L�Q�J���V�S�D�F�H���U�H�T�X�L�U�H�P�H�Q�W�V���D�Q�G���U�H�G�X�F�H�G���V�W�U�H�H�W���V�H�W�E�D�F�N�V���I�R�U���V�S�H�F�L�4�F���D�P�H�Q�L�W�L�H�V��

�5�H�J�X�O�D�W�L�R�Q�V��
�D�Q�G���V�W�D�Q�G�D�U�G�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

�5�H�Y�L�H�Z���W�K�H���&�L�W�\�
�V���W�H�P�S�R�U�D�U�\���X�V�H���D�Q�G���V�S�H�F�L�D�O���H�Y�H�Q�W���U�H�J�X�O�D�W�L�R�Q�V���W�R���H�Q�V�X�U�H���W�K�H�\��
�S�H�U�P�L�W���D���Y�D�U�L�H�W�\���R�I���X�V�H�V�����V�X�F�K���D�V���I�R�R�G���W�U�X�F�N���H�Y�H�Q�W�V�����W�H�P�S�R�U�D�U�\���D�U�W���L�Q�V�W�D�O�O�D�W�L�R�Q�V����
�V�W�U�H�H�W���S�H�U�I�R�U�P�D�Q�F�H���D�U�W�����H�W�F����

�5�H�J�X�O�D�W�L�R�Q�V��
�D�Q�G���V�W�D�Q�G�D�U�G�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

�5�H�D�F�K���R�X�W���W�R���W�K�H���7�H�[�D�V���'�H�S�D�U�W�P�H�Q�W���R�I���7�U�D�Q�V�S�R�U�W�D�W�L�R�Q�����7�[�'�2�7�����W�R���G�H�W�H�U�P�L�Q�H���W�K�H��
�I�H�D�V�L�E�L�O�L�W�\���R�I���W�K�L�V���S�O�D�Q�
�V���U�H�F�R�P�P�H�Q�G�D�W�L�R�Q�V���D�Q�G���Z�K�L�F�K���L�W�H�P�V���F�D�Q���E�H���L�P�S�O�H�P�H�Q�W�H�G��
�L�P�P�H�G�L�D�W�H�O�\���D�Q�G���Z�K�L�F�K���S�H�U�P�D�Q�H�Q�W���L�P�S�U�R�Y�H�P�H�Q�W�V���Z�L�O�O���K�D�Y�H���D���O�R�Q�J���O�H�D�G���W�L�P�H��

�3�D�U�W�Q�H�U�V�K�L�S�V��
�D�Q�G��

�F�R�R�U�G�L�Q�D�W�L�R�Q����
�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H�0�H�G�L�X�P���W�H�U�P

�'�H�Y�H�O�R�S���K�L�J�K���O�H�Y�H�O���I�H�D�V�L�E�L�O�L�W�\���S�U�H�O�L�P�L�Q�D�U�\���H�Q�J�L�Q�H�H�U�L�Q�J���S�O�D�Q�V���I�R�U���W�K�H���S�U�R�S�R�V�H�G��
�F�D�W�D�O�\�V�W���L�Q�W�H�U�V�H�F�W�L�R�Q�����5���2���:�����D�Q�G���O�D�Q�G�V�F�D�S�H���P�H�G�L�D�Q���L�P�S�U�R�Y�H�P�H�Q�W�V���W�R���S�U�H�V�H�Q�W���W�R��
�7�[�'�2�7���D�Q�G���X�Q�G�H�U�V�W�D�Q�G���X�Q�G�H�U�O�\�L�Q�J���L�V�V�X�H�V���D�Q�G���F�K�D�O�O�H�Q�J�H�V���W�R�Z�D�U�G�V���L�P�S�O�H�P�H�Q�W�L�Q�J��
�U�H�F�R�P�P�H�Q�G�H�G���S�K�\�V�L�F�D�O���P�R�G�L�4�F�D�W�L�R�Q�V��

�0�R�U�H���W�D�U�J�H�W�H�G��
�S�O�D�Q�Q�L�Q�J���V�W�X�G�\

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

�3�U�L�Y�D�W�H���3�U�R�S�H�U�W�\���5�H�W�U�R�4�W�W�L�Q�J���D�Q�G���%�H�D�X�W�L�4�F�D�W�L�R�Q

�8�W�L�O�L�]�H���U�H�F�H�Q�W���V�X�F�F�H�V�V�H�V���L�Q���G�R�Z�Q�W�R�Z�Q���*�U�D�Q�G���3�U�D�L�U�L�H���D�V���D���W�H�P�S�O�D�W�H���W�R���P�R�G�H�O��
�S�R�W�H�Q�W�L�D�O���D�V�V�L�V�W�D�Q�F�H���S�U�R�J�U�D�P�V�����V�X�F�K���D�V���W�K�H���0�D�L�Q���6�W�U�H�H�W���)�D�F�D�G�H���–�P�S�U�R�Y�H�P�H�Q�W��
�S�U�R�J�U�D�P���D�Q�G���W�K�H���0�D�L�Q���6�W�U�H�H�W���5�H�V�W�D�X�U�D�Q�W���–�Q�F�H�Q�W�L�Y�H���S�U�R�J�U�D�P��

�3�U�R�J�U�D�P�V���D�Q�G��
�L�Q�L�W�L�D�W�L�Y�H�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

�–�P�S�U�R�Y�H���W�K�H���P�D�L�Q�W�H�Q�D�Q�F�H���R�I���H�[�L�V�W�L�Q�J���S�U�R�S�H�U�W�L�H�V���Z�L�W�K���D���S�U�L�R�U�L�W�\���I�R�F�X�V���R�Q���S�D�U�N�L�Q�J��
�O�R�W�V���D�Q�G���O�D�Q�G�V�F�D�S�L�Q�J���W�U�H�D�W�P�H�Q�W�V���W�K�D�W���K�D�Y�H���I�D�O�O�H�Q���L�Q�W�R���G�L�V�U�H�S�D�L�U�����S�D�U�W�L�F�X�O�D�U�O�\�����W�K�R�V�H��
�S�R�V�L�Q�J���D���G�D�Q�J�H�U���W�R���K�H�D�O�W�K���D�Q�G���V�D�I�H�W�\���W�K�U�R�X�J�K���W�K�H���F�U�H�D�W�L�R�Q���R�I���D���W�D�U�J�H�W�H�G���Q�X�L�V�D�Q�F�H��
�D�E�D�W�H�P�H�Q�W���S�U�R�J�U�D�P���D�O�R�Q�J���W�K�H���U�R�D�G�Z�D�\��

�3�U�R�J�U�D�P�V���D�Q�G��
�L�Q�L�W�L�D�W�L�Y�H�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H

�/�R�F�D�O���S�U�R�S�H�U�W�\���E�X�V�L�Q�H�V�V���R�Z�Q�H�U�V
�0�H�G�L�X�P���W�H�U�P

�'�H�Y�H�O�R�S���D���O�L�V�W���R�I���J�X�L�G�H�O�L�Q�H�V���W�R���D�V�V�L�V�W���S�U�L�Y�D�W�H���S�U�R�S�H�U�W�\���R�Z�Q�H�U�V���L�Q�V�W�D�O�O�����W�K�H�P�H�G����
�S�K�\�V�L�F�D�O���X�S�J�U�D�G�H�V��

�5�H�J�X�O�D�W�L�R�Q�V��
�D�Q�G���V�W�D�Q�G�D�U�G�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H�0�H�G�L�X�P���W�H�U�P

�&�U�H�D�W�H���D�Q���L�Q�W�H�U�Q�D�W�L�R�Q�D�O���F�R�U�U�L�G�R�U���]�R�Q�L�Q�J���R�Y�H�U�O�D�\���G�L�V�W�U�L�F�W���I�R�U���W�K�H���S�U�R�S�H�U�W�L�H�V���W�K�D�W���I�U�R�Q�W��
�3�L�R�Q�H�H�U���3�D�U�N�Z�D�\��

�5�H�J�X�O�D�W�L�R�Q�V��
�D�Q�G���V�W�D�Q�G�D�U�G�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

Housing

�&�U�H�D�W�H���D���Q�H�Z���P�L�[�H�G���X�V�H���]�R�Q�L�Q�J���R�U���R�Y�H�U�O�D�\���G�L�V�W�U�L�F�W���I�R�U���W�K�H���S�U�R�S�H�U�W�L�H�V���L�Q���W�K�H���V�W�X�G�\��
�E�R�X�Q�G�D�U�\���W�K�D�W���S�H�U�P�L�W�V���D���P�L�[���R�I���U�H�V�L�G�H�Q�W�L�D�O���D�Q�G���F�R�P�P�H�U�F�L�D�O���X�V�H�V���R�Q���V�L�Q�J�O�H���S�D�U�F�H�O�V��

�5�H�J�X�O�D�W�L�R�Q�V��
�D�Q�G���V�W�D�Q�G�D�U�G�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H Near term

Table 10, Implementation Priorities
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Implementation

SAP
Type of 
Action

Leadership Timeframe

�8�W�L�O�L�]�H���W�K�H���X�S�F�R�P�L�Q�J���F�L�W�\���Z�L�G�H���K�R�X�V�L�Q�J���V�W�X�G�\���L�Q�L�W�L�D�W�L�Y�H���W�R���E�H�W�W�H�U���X�Q�G�H�U�V�W�D�Q�G���W�K�H��
�J�D�S�V���D�Q�G���R�S�S�R�U�W�X�Q�L�W�L�H�V���L�Q���W�K�H���O�R�F�D�O���D�Q�G���U�H�J�L�R�Q�D�O���K�R�X�V�L�Q�J���P�D�U�N�H�W���W�R���G�H�W�H�U�P�L�Q�H��
�Z�K�L�F�K���X�Q�L�T�X�H���K�R�X�V�L�Q�J���W�\�S�H�V���D�U�H���Q�H�H�G�H�G���L�Q���W�K�H���L�Q�W�H�U�Q�D�W�L�R�Q�D�O���F�R�U�U�L�G�R�U��

�0�R�U�H���W�D�U�J�H�W�H�G��
�S�O�D�Q�Q�L�Q�J���V�W�X�G�\

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H�0�H�G�L�X�P���W�H�U�P

Branding and Events

�:�R�U�N���Z�L�W�K���O�R�F�D�O���E�X�V�L�Q�H�V�V���R�Z�Q�H�U�V�����S�U�R�P�L�Q�H�Q�W���V�W�D�N�H�K�R�O�G�H�U�V�����D�Q�G���S�D�U�W�Q�H�U���D�J�H�Q�F�L�H�V���W�R��
�F�U�H�D�W�H���X�Q�L�T�X�H���E�U�D�Q�G�L�Q�J���L�Q�F�O�X�G�L�Q�J���O�R�J�R�V�����Q�D�U�U�D�W�L�Y�H�����D�Q�G���W�D�J���O�L�Q�H�V���W�R���S�U�R�P�R�W�H���3�L�R�Q�H�H�U��
�3�D�U�N�Z�D�\���D�V���W�K�H���L�Q�W�H�U�Q�D�W�L�R�Q�D�O���F�R�U�U�L�G�R�U��

�3�U�R�J�U�D�P�V���D�Q�G��
�L�Q�L�W�L�D�W�L�Y�H�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H

�/�R�F�D�O���S�U�R�S�H�U�W�\���E�X�V�L�Q�H�V�V���R�Z�Q�H�U�V

�.�H�\���V�W�D�N�H�K�R�O�G�H�U���D�Q�G���U�H�S�U�H�V�H�Q�W�D�W�L�Y�H�V���R�I��
�F�R�P�P�X�Q�L�W�\���J�U�R�X�S�V

Near term

�–�Q�Y�H�V�W�L�J�D�W�H�������L�Q���S�D�U�W�Q�H�U�V�K�L�S���Z�L�W�K���O�R�F�D�O���U�H�S�U�H�V�H�Q�W�D�W�L�Y�H�V�������Q�H�Z���F�X�O�W�X�U�D�O���W�R�X�U�L�V�P��
�W�K�H�P�H�G���H�Y�H�Q�W�V���W�R���G�U�D�Z���O�R�F�D�O�����U�H�J�L�R�Q�D�O�����D�Q�G���V�W�D�W�H�Z�L�G�H���Y�L�V�L�W�R�U�V���W�R���W�K�H���L�Q�W�H�U�Q�D�W�L�R�Q�D�O��
�F�R�U�U�L�G�R�U��

�3�D�U�W�Q�H�U�V�K�L�S�V��
�D�Q�G��

�F�R�R�U�G�L�Q�D�W�L�R�Q����

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H

�/�R�F�D�O���S�U�R�S�H�U�W�\���E�X�V�L�Q�H�V�V���R�Z�Q�H�U�V

�.�H�\���V�W�D�N�H�K�R�O�G�H�U���D�Q�G���U�H�S�U�H�V�H�Q�W�D�W�L�Y�H�V���R�I��
�F�R�P�P�X�Q�L�W�\���J�U�R�X�S�V

�7�K�L�U�G���S�D�U�W�\���E�U�D�Q�G�L�Q�J���F�R�Q�V�X�O�W�D�Q�W

�0�H�G�L�X�P���W�H�U�P

Leadership

�8�Q�G�H�U�W�D�N�H���L�Q�L�W�L�D�O���E�U�D�Q�G�L�Q�J���U�H�F�R�P�P�H�Q�G�D�W�L�R�Q�V���W�R���F�U�H�D�W�H���D���Q�H�Z���O�R�J�R���D�Q�G�� 
�E�U�D�Q�G���Q�D�U�U�D�W�L�Y�H��

�3�U�R�J�U�D�P�V���D�Q�G��
�L�Q�L�W�L�D�W�L�Y�H�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H

�/�R�F�D�O���S�U�R�S�H�U�W�\���E�X�V�L�Q�H�V�V���R�Z�Q�H�U�V

�.�H�\���V�W�D�N�H�K�R�O�G�H�U���D�Q�G���U�H�S�U�H�V�H�Q�W�D�W�L�Y�H�V���R�I��
�F�R�P�P�X�Q�L�W�\���J�U�R�X�S�V

�7�K�L�U�G���S�D�U�W�\���E�U�D�Q�G�L�Q�J���F�R�Q�V�X�O�W�D�Q�W

Near term

�&�R�Q�V�L�G�H�U���W�K�H���H�V�W�D�E�O�L�V�K�P�H�Q�W���R�I���4�Q�D�Q�F�L�D�O���D�V�V�L�V�W�D�Q�F�H���P�H�F�K�D�Q�L�V�P�V�����V�X�F�K���D�V���W�K�H��
�F�U�H�D�W�L�R�Q���R�I���D���7�–�5�=���R�U���3�–�'�����W�R���D�V�V�L�V�W���Z�L�W�K���S�X�E�O�L�F���L�Q�I�U�D�V�W�U�X�F�W�X�U�H���X�S�J�U�D�G�H�V���D�Q�G��
�U�H�G�H�Y�H�O�R�S�P�H�Q�W���L�Q�F�H�Q�W�L�Y�H�V��

�3�U�R�J�U�D�P�V���D�Q�G��
�L�Q�L�W�L�D�W�L�Y�H�V

�&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H�������(�F�R�Q�R�P�L�F��
�'�H�Y�H�O�R�S�P�H�Q�W���'�H�S�D�U�W�P�H�Q�W

�5�H�F�R�P�P�H�Q�G�H�G���S�U�R�M�H�F�W�� 
�P�D�Q�D�J�H�P�H�Q�W���W�H�D�P

�0�H�G�L�X�P���W�H�U�P

�&�U�H�D�W�H���D�Q���L�Q�W�H�U�Q�D�W�L�R�Q�D�O���F�R�U�U�L�G�R�U���S�U�R�J�U�D�P���P�D�Q�D�J�H�P�H�Q�W���J�U�R�X�S���W�R���U�H�Y�L�H�Z���W�K�L�V���S�O�D�Q�
�V��
�U�H�F�R�P�P�H�Q�G�D�W�L�R�Q�V���D�Q�G���H�P�E�D�U�N���R�Q���L�Q�L�W�L�D�O���S�U�L�R�U�L�W�\���6�$�3�V��
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Appendix A

In order to assess the community's thoughts on the recommended physical modifications in this plan, 
an online visual preference survey was conducted from December 14, 2020 to January 15, 2021.  While 
available for participation, this survey received 887 total responses.  The survey contained seven 
total questions, with the first six focusing on preferences for architecture, signage, landscaping, and 
pedestrian path design.  The seventh question asked respondents where they resided or worked in 
relation to Pioneer Parkway.  The results from each question are included in the following pages.

71Appendix A
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Image 1 – 10.1 percent

Question 1: Which image represents the most desirable architectural style for buildings west of Toll Road 161?

Image 6 – 27.7 percent

Image 5 – 22.0 percent

Image 4 – 18.6 percent

Image 2 – 13.5 percent

Image 3 – 8.2 percent

10.1%

13.5%

8.2%

18.6%
22.0%

27.7%
Image 1

Image 2

Image 3

Image 4

Image 5

Image 6
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Question 2: Which image represents the most desirable architectural style for buildings east of Toll Road 161?

Image 1 – 42.0 percent

Image 3 – 27.2 percent

Image 2 – 14.3 percent

Image 6 – 9.8 percent

Image 4 – 4.4 percent

Image 5 – 2.4 percent

42.0%

14.3%

27.2%

4.4%

2.4% 9.8%

Image 1

Image 2

Image 3

Image 4

Image 5

Image 6
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Question 3: Which image represents the type of enhancements you would like to potentially see added to the 
Toll Road 161 underpass?

Image 5 – 27.5 percent

Image 4 – 17.2 percent

Image 3 – 17.2 percent

Image 2 – 12.9 percent

Image 6 – 10.2 percent

Image 1 – 9.9 percent

9.9%

12.9%

17.2%

17.2%

27.5%

10.2%

4.3%

0.8%

Image 1

Image 2

Image 3

Image 4

Image 5

Image 6

Image 7

Image 8

Image 7 – 4.3 percent

Image 8 – 0.8 percent

4.3%
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Appendix A

Question 4: Which images represent the kind of landscaping you would prefer to see while driving along 
Pioneer Parkway? (Check all that apply.)

Image 4 – 492 total votes

Image 1 – 449 total votes

Image 6 – 353 total votes

Image 7 – 310 total votes

Image 5 – 242 total votes

Image 2 – 57 total votes

Image 3 – 17 total votes

449

57
17

492242

353

310

Image 1

Image 2

Image 3

Image 4

Image 5

Image 6

Image 7
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Question 5: Which types of signs do you feel should be incorporated along Pioneer Parkway?  
(Check all that apply.)

Image 2 – 398 total votes

Image 7 – 320 total votes

Image 4 – 255 total votes

Image 3 – 246 total votes

Image 6 – 222 total votes

Image 5 – 212 total votes

Image 8 – 181 total votes

Image 1 – 135 total votes

135

398

246

255
212

222

320

181

Image 1

Image 2

Image 3

Image 4

Image 5

Image 6

Image 7

Image 8
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Appendix A

Question 6: Which images represent the kind of landscaping you would prefer to see while driving along 
Pioneer Parkway?  (Check all that apply.)

Image 4 – 535 total votes

Image 7 – 414 total votes

Image 2 – 374 total votes

Image 1 – 361 total votes

Image 3 – 255 total votes

Image 5 – 253 total votes

Image 6 – 119 total votes

Image 8 – 56 total votes

361

374

255

535

253

119

414

56

Image 1

Image 2

Image 3

Image 4

Image 5

Image 6

Image 7

Image 8
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Question 7: Which of the following describes you? (Check all that apply.)

455

9 1

75

781

44
15

I live on or near Pioneer
Parkway

I own a business located
directly on Pioneer Parkway

I own commercial property
located directly on Pioneer

Parkway

I work in a business located
on/near Pioneer Parkway

I live in Grand Prairie I own a business in Grand
Prairie

None of the above
0

100

200

300

400

500

600

700

800

900

98

Item2.



Page 1 of 2 

 

 
CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Jonathan Tooley, Planner 

TITLE : P210701 - Final Plat �± Peninsula at Lakeridge, Lot 1, Block A (City 
Council District 2).  Final Plat of Lot 1, Block A, Peninsula at 
Lakeridge, creating one mixed-use lot on 10.122 acres.  Tract 1, 
William Linn Survey, Abstract No. 1725, City of Grand Prairie, Dallas 
County, Texas, zoned PD-384A, within the Lake Ridge Corridor 
Overlay District, and addressed as 7200 Lake Ridge Parkway 

APPLICANT:  Phillip Fisher, Macatee Engineering  

RECOMMENDED ACTION : Approve 
  

SUMMARY : 

The is a request to approve a Final Plat of Lot 1, Block A, Peninsula at Lakeridge, creating one mixed-
use lot on 10.122 acres.  Tract 1, William Linn Survey, Abstract No. 1725, City of Grand Prairie, Dallas 
County, Texas, zoned PD-384A, within the Lake Ridge Corridor Overlay District, and addressed as 
7200 Lake Ridge Parkway. 

PURPOSE OF REQUEST: 

The purpose of this Final Plat is to create mixed-use lot on 10.122 acres. A site plan for a multi-family 
and mixed-use development was approved by City Council in October of 2020.  

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding properties. 

Table 1. Adjacent Zoning and Land Uses 

Direction Zoning Existing Use 

North PD-384A Vacant Land 

South A, PD-384A Lift Station, Vacant Land 

West PD-384A Single-Family Townhomes 

East A, PD-213A Vacant Land, Corps of Engineers 
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HISTORY : 

�x October 13, 2020: City Council approved a Site Plan for a 255 multi-family unit and 3,000 sq. ft. 
retail development on 10.122 acres (Case Number S200906). 

�x January 7, 2020: City Council approved a Zoning Change Amendment / Concept Plan 
Amendment for a single-family detached, single-family townhomes, multi-family, and retail 
development on 91.11 acres (Case Number Z181101A/CP181101A). 

�x November 20, 2018: City Council approved a Zoning Change / Concept Plan for a single-family 
detached, single-family townhomes, multi-family, and retail development on 91.11 acres (Case 
Number Z181101A/CP181101A). 

ZONING  REQUIREMENTS : 

The lot meets the density and dimensional requirements stated in PD-384A and Article 6 of the Unified 
Development Code.  The following table summarizes these requirements. 

Table 2. Summary of Lot Requirements 
Standard Required Lot 1 Meets? 
Min. Area (SF) 15,000 440,897 Yes 
Min. Width (Ft.) 100 345 Yes 
Min. Depth (Ft.) 120 956 Yes 
Front Setback (Ft.) 30 30 Yes 

The plat depicts all the necessary utility infrastructure to service the lot, including easements for utilities 
and fire lanes. The developer will install a looped-water main system.  The lot will have access from 
Lake Ridge Parkway and Grandway Drive (under construction). 

The approved Site Plan shows carports on the location of a drainage ditch easement.  The easement must 
be abandoned  before construction of the carports since the UDC does not allow structures to be built on 
easements.  The easement cannot be abandoned through this plat.  Since the easement was established 
by a separate instrument, it must also be abandoned by a separate instrument. 

RECOMMENDATION : 

Since the plat meets all of our requirements, the Development Review Committee (DRC) recommends 
approval of  the plat.  However, the developer will not be able to construct carports in accordance with 
the site plan until the aforementioned drainage ditch easement is abandoned. 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Dana Woods, AICP, Senior Planner 

TITLE : P210702 - Final Plat - 161 Townhomes Addition, Lots 1-40 & HOA 
Lots 1-5, Block A (City Council District 1).  Final Plat for 40 
residential lots and five common lots on 4.392 acres.  Tract 27.1, 
Charles Gibbs Survey, Abstract No. 534 and Lot 5, Block 1, Robinson 
Court Addition, City of Grand Prairie, Dallas County, Texas, zoned 
PD-398, within the SH 161 Corridor Overlay District, with approximate 
addresses of 1325 Robinson Rd and 852 Robinson Ct 

APPLICANT:  161 Townhomes LLC, Mohammad Hussain 

RECOMMENDED ACTION : Approve 
  

SUMMARY : 

Final Plat for 161 Townhomes Addition, Lots 1-40 & HOA Lots 1-5, Block A, creating 40 townhome 
lots on 4.392 acres.  The site includes Tract 27.1, Charles Gibbs Survey, Abstract No. 534 and Lot 5, 
Block 1, Robinson Court Addition, City of Grand Prairie, Dallas County, Texas, zoned PD-398, within 
the SH 161 Corridor Overlay District, with an approximate addresses of 1325 Robinson Rd and 852 
Robinson Ct.  

PURPOSE OF REQUEST: 

The purpose of the Final Plat is to create 40 townhome lots, depict existing easements, and dedicate 
additional easements necessary to accommodate the townhome development. The applicant has secured 
off-site utility easements that are required for the development. 

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding properties. 

Table 1. Zoning and Land Use 
Direction Zoning Existing Use 

North Commercial (C) Undeveloped 

South Multi -Family (MF-1) Duplex Community 
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West Light Industrial (LI) Undeveloped 

East Commercial (C) Churches:  Korean Dongsan Baptist Church and 
Saint Charles Anglican Church 

DENSITY AND DIMENSIONAL REQUIREMENTS:  
 

The lots meet the density and dimensional requirements stated in Article 6 of the Unified Development 
Code (UDC) except as noted.  City Council approved these variances with the Site Plan (Case Number 
S200702). 

Table 2. Summary of Lot Requirements  
Standard Article 6 

Density & Dim. 
(SF-Townhouse) 

Proposed Compliance 

Density 13.2 9.11 Yes 
Min. Living Area 70% = or >1,300 1,600 Yes 
Minimum 
Lot Area 

1,680-3,299 SF (30% Max)  
= or >3,300 SF (70% Min) 

37% 
63% 

Variance 
Variance 

Minimum 
Lot Width 

21-29 FT (30% Max) 
= or >30 FT (70% Min) 

30% 
70% 
% 

Yes 
Yes 

Minimum 
Lot Depth 

80-99 FT 30% Max 
= or >100 FT 70% Min 

0% 
100% 

Yes 
Yes 

Minimum Side Yard 
(Corner Lot) 

15 FT 10 FT Variance 

PLAT FEATURES:  
 
The final plat provides detailed lot information regarding the 40-unit townhome development. Lots owned 
and maintained by the Homeowners Association (HOA) are designated. Utility and Detention easements 
are also noted along with required off-site utility easements.  The plat complies with the UDC requirements 
other than previously noted.  Access to the property is provided from Robinson Road. 

HISTORY:  

�x May 4, 2021:  City Council approved a Site Plan for 40 townhomes (Case Number S200702). 
�x April 12, 2021:  The Planning and Zoning Commission approved a Preliminary Plat (Case 

Number P200702). 
�x January 21, 2020:  City Council approved a Planned Development (PD-398) that allows 40 

townhomes (Case Number Z191201/CP191201). 
�x June 6, 2006:  Robinson Court Addition final plat was approved by the Planning and Zoning 

Commission. 

VARIANCES : 
 
City Council approved the necessary variances with the Site Plan. 

RECOMMENDATION:  

The Development Review Committee (DRC) recommends approval. 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Desiree Powell, Planning Technician   

TITLE:  RP210701 - Replat - Parker Street Addition, Lot 1R, Block 1 (City 
Council District 1). Replat of Lot 1, Davis Addition, and Lot 2, Parker 
Street Addition, creating one lot on 18.351 acres.  Lot 1, Davis 
Addition, City of Grand Prairie, Dallas County, Texas, zoned LI with 
SUP-1102 and addressed as 3414 Hardrock Road. Lot 2, Parker Street 
Addition, City of Grand Prairie, Dallas County, Texas, zoned LI with 
SUP-1102 and addressed as 3418 Hardrock Road 

APPLICANT:  Kimberly Frasca-Delaney, Philip Graham 

RECOMMENDED ACTION:  Approve 
  

SUMMARY : 

Replat of Lot 1, Davis Addition and Lot 2, Parker Street Addition, creating one lot on 18.351 acres. Lot 
1, Davis Addition, City of Grand Prairie, Dallas County, Texas, zoned LI with SUP-1102 and addressed 
as 3414 Hardrock Road. Lot 2, Parker Street Addition, City of Grand Prairie, Dallas County, Texas, 
zoned LI with SUP-1102 and addressed as 3418 Hardrock Road. 

PURPOSE OF REQUEST: 

The purpose of the Replat is to create one lot out of two and dedicate right-of-way to facilitate 
development at this location. 

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding properties. 

Table 1. Zoning and Land Use 
Direction Zoning Existing Use 

North PD-338; LI; SF-1 Vacant lots; Industrial use 

South LI; SF-1 Industrial use 

West LI  Industrial use 

East PD-389; LI w/SUP-
786 & SUP-1096 

Industrial use 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Dana Woods, AICP, Senior Planner 

TITLE : RP210702 - Replat - Kingswood Business Park for hybrid housing 
(build to rent) development for 100 units on 12.3 acres (Kingswood 
Hybrid Housing, City Council District 4). Lot 4, Block 1, Kingswood 
Business Park, City of Grand Prairie, Tarrant County, Texas, zoned 
PD-411, within the SH-360 Corridor Overlay District, and addressed as 
4350 S Watson Rd 

APPLICANT:  Watermark Properties, LLC, John Morgan 

RECOMMENDED ACTION : Approve 
  

SUMMARY : 

Replat for Kingswood Business Park, Lot 4, Block 1, for hybrid housing (build to rent) development for 
100 units on 12.3 acres. City of Grand Prairie, Tarrant County, Texas, zoned PD-411, within the SH-360 
Corridor Overlay District, and addressed as 4350 S Watson Rd. This replat is associated with Canvas at 
Grand Prairie (Case Number S210705) on this agenda. 

PURPOSE OF REQUEST: 

The purpose of this Replat is to provide necessary access, utility, and drainage easements to facilitate 
development at this location. 

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding properties. 

Table 1. Zoning and Land Use 
Direction Zoning Existing Use 

North PD-140 Commercial (C) U-Haul and Storage Facility 

South PD-140 Commercial (C) Duplex Community 

West Outside of City Limits Single Family Residential 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Dana Woods, AICP, Senior Planner 

TITLE : S210702 �± Site Plan �± The Canvas at Grand Prairie (City Council 
District 4, formerly Kingswood hybrid housing -build to rent) 
development for 100 units on 12.3 acres.  Lot 4, Block 1, Kingswood 
Business Park, City of Grand Prairie, Tarrant County, Texas, zoned 
PD-411, within the SH-360 Corridor Overlay District, and addressed 
as 4350 S Watson Rd 

APPLICANT:  Watermark Properties, LLC, John Morgan 

RECOMMENDED ACTION : Staff cannot fully recommend approval because the proposed 
building elevations are not consistent with what was approved with 
the Zoning Change/Concept Plan. 

  

SUMMARY : 

Site Plan for The Canvas at Grand Prairie (Kingswood hybrid housing-build to rent), Lot 4, Block 1, 
development for 100 units on 12.3 acres. Lot 4, Block 1, Kingswood Business Park, City of Grand 
Prairie, Tarrant County, Texas, zoned PD-411, within the SH-360 Corridor Overlay District, and 
addressed as 4350 S Watson Rd.  

PURPOSE OF REQUEST: 

The Site Plan provides a detailed layout of a proposed hybrid housing development with 100 housing 
units and an amenity center on a single lot. 

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding 
properties. 

Table 1. Zoning and Land Use 
Direction Zoning Existing Use 

North PD-140 Commercial (C) U-Haul and Storage Facility 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Jonathan Tooley, Planner  

TITLE : Z180802A/CP180801A - Zoning Change/Concept Plan - Hidden Tree 
(City Council District 1).  Zoning Change from Light Industrial to PD-
380A for 5.47 acres, an amendment to PD-380 to incorporate the 
additional 5.47 acres, and a revised Concept Plan for Hidden Tree, a 
manufactured home development with 315 units on 72.86 acres. Tracts 
1, 10, 16, 17, 17.1, 20, 27, 28, and 30.1, Elizabeth Gray Survey, 
Abstract No. 1680, and Tract 1 City of Irving Auto Pound, City of 
Grand Prairie, Dallas County, Texas, zoned PD-380 and Light 
Industrial (LI) District, and addressed as 221 Shady Grove Rd, 101 E 
Shady Grove Rd, 301 E Shady Grove Rd, 317 E Shady Grove Rd, 385 
E Shady Grove Rd, 701 E Shady Grove Rd, 1325 Robinson Rd, 1325 S 
Belt Line Rd, and 1319 S Belt Line Rd 

APPLICANT:  David Zulejkic, 67ECO, LLC 

RECOMMENDED ACTION:  Staff recommends approval 
  

SUMMARY : 

A Zoning Change from Light Industrial to PD-380A for 5.47 acres, an amendment to PD-380 to 
incorporate the additional 5.47 acres, and a revised Concept Plan for Hidden Tree, a manufactured home 
development with 315 units on 72.86 acres. Tracts 1, 10, 16, 17, 17.1, 20, 27, 28, and 30.1, Elizabeth 
Gray Survey, Abstract No. 1680, and Tract 1 City of Irving Auto Pound, City of Grand Prairie, Dallas 
County, Texas, zoned PD-380 and Light Industrial (LI) District, and addressed as 221 Shady Grove Rd, 
101 E Shady Grove Rd, 301 E Shady Grove Rd, 317 E Shady Grove Rd, 385 E Shady Grove Rd, 701 E 
Shady Grove Rd, 1325 Robinson Rd, 1325 S Belt Line Rd, and 1319 S Belt Line Rd. 

PURPOSE OF REQUEST: 

The purpose of the request is to amend PD-380, Hidden Tree manufactured home community, rezone 
additional parcels from Light Industrial to a Planned Development District for manufactured homes, and 
adjust the concept plan to remove manufactured homes from the Special Flood Hazard Area. The 
proposal adds a total of 15 units and approximately 5.6 acres to the original concept. Additionally, the 
developer proposes incorporating a new product type, a two-story manufactured home with a garage and 
carport combination.  

143

Item8.





















































Page 1 of 4 

 

 
CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Jonathan Tooley, Planner  

TITLE : SU180801A - Specific Use Permit - Hidden Tree (City Council District 
1).  A Specific Use Permit Amendment for Hidden Tree, a 
manufactured home development with 315 units on 72.86 acres.  Tracts 
1, 10, 16, 17, 17.1, 20, 27, 28, and 30.1, Elizabeth Gray Survey, 
Abstract No. 1680, City of Grand Prairie, Dallas County, Texas, zoned 
PD-380 and Light Industrial (LI) District, and addressed as 221 Shady 
Grove Rd, 101 E Shady Grove Rd, 301 E Shady Grove Rd, 317 E 
Shady Grove Rd, 385 E Shady Grove Rd, 701 E Shady Grove Rd, 1325 
Robinson Rd, 1325 S Belt Line Rd, and 1319 S Belt Line Rd 

APPLICANT:  David Zulejkic, 67ECO, LLC 

RECOMMENDED ACTION:  Staff recommends approval 
  

SUMMARY : 

Specific Use Permit Amendment for Hidden Tree, a manufactured home development with 315 units on 
72.86 acres.  Tracts 1, 10, 16, 17, 17.1, 20, 27, 28, and 30.1, Elizabeth Gray Survey, Abstract No. 1680, 
City of Grand Prairie, Dallas County, Texas, zoned PD-380 and Light Industrial (LI) District, and 
addressed as 221 Shady Grove Rd, 101 E Shady Grove Rd, 301 E Shady Grove Rd, 317 E Shady Grove 
Rd, 385 E Shady Grove Rd, 701 E Shady Grove Rd, 1325 Robinson Rd, 1325 S Belt Line Rd, and 1319 
S Belt Line Rd. 

PURPOSE OF REQUEST: 

The purpose of the request is to amend the SUP, Hidden Tree manufactured home community, to 
incorporate additional parcels, and adjust the concept plan to remove manufactured homes from the 
Special Flood Hazard Area. The proposal adds a total of 15 units and approximately 5.6 acres to the 
original concept. Additionally, the developer proposes incorporating a new product type, a two-story 
manufactured home with a garage and carport combination.  

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding properties.  
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Charles Lee, AICP, CBO, Senior Planner     

TITLE : SU200301A - Specific Use Permit Review - Victoria Grace Event 
Center at 2045 N. Hwy 360 (City Council District 1).  Review Specific 
Use Permit SUP-1086,  an event center  located in a 6,874 square foot 
lease space within the shopping center on one lot on 4.00 acres, for 
compliance with SUP conditions and modify, renew, or revoke if 
deemed appropriate based upon the review.  Lot 2, Block 6, Heather 
Ridge Addition, City of Grand Prairie, Tarrant County, Texas, zoned 
Light Industrial (LI) District and is within the SH-360 Corridor Overlay 
District, generally located northwest of Heather Ridge Lane and 
southbound State Highway 360 Service Road, and addressed 2045 N. 
Hwy 360, Suite 250A 

APPLICANT:  Amadyn Nwabuisi 

RECOMMENDED ACTION : Approve continuation of the SUP with modified conditions 
  

SUMMARY : 

Review of SUP-1086, a Specific Use Permit for an Event Center, for compliance with SUP conditions 
with a recommendation to amend the SUP to authorize additional event hours and review compliance in 
one-year.  Lot 2, Block 6, Heather Ridge Addition, City of Grand Prairie, Tarrant County, Texas, Zoned 
Light Industrial (LI) District, within SH-360 Corridor Overlay District, in a 6,874 square foot lease 
space, addressed as 2045 N. Hwy 360, Suite 250A. 

PURPOSE OF REQUEST: 

The purpose of this request is to review the Event Center located at 2045 N. Hwy 360, Suite 250A for 
compliance with Specific Use Permit conditions and all applicable ordinances, codes, and regulations.  
Specific Use Permits may be revoked for failing to comply with conditions of approval set by City 
Council.   

The applicant is also requesting to extend the hours of operation.  The approved hours of operation are: 

 
�x�� (Office Hours) Tuesday- Friday 11 AM to 5 PM 

196

Item10.



































Page 1 of 2 

 

 
CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Savannah Ware, AICP, Chief City Planner 

TITLE : USP210701 �± Unified Signage Plan �± Texas Trust Credit Union (City 
Council District 2).  Unified Signage Plan for a 30 ft. pole sign when 
pole signs are prohibited.  Lot 1R2, Block 1, Kohl's Grand Prairie, City 
of Grand Prairie, Dallas County, Texas, zoned PD-21, within the IH-20 
Corridor Overlay District, and addressed as 3925 S Carrier Pkwy 

APPLICANT:  Sidney Henderson, Texas Trust Credit Union 

RECOMMENDED ACTION : Staff is unable to recommend support because pole signs are prohibited. 
  

SUMMARY : 

Unified Signage Plan for a 30 ft. pole sign when pole signs are prohibited.  Lot 1R2, Block 1, Kohl's 
Grand Prairie, City of Grand Prairie, Dallas County, Texas, zoned PD-21, within the IH-20 Corridor 
Overlay District, and addressed as 3925 S Carrier Pkwy. 

PURPOSE OF REQUEST: 

The applicant is requesting a variance to the sign requirements in the Unified Development Code 
(UDC).  Variances to the sign ordinance for signage for new development is done by a Unified Signage 
Plan.  City Council approved a Site Plan for Texas Trust Credit Union on August 4, 2020 (Case Number 
SU200604/S200604). 

ADJACENT LAND USES: 

The following table summarizes the zoning designation and existing use for the surrounding properties. 
Table 1: Zoning and Land Use 
Direction Zoning Existing Use 
North PD-21 Parking Lot 
East PD-21, PD-20 Parking Lot, Floodplain 
South PD-21 Park, Floodway 
West PD-23 Restaurant w/ Drive-Through; Bank w/ Drive-Through 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Monica Espinoza, Executive Assistant 

PRESENTER: Charles Lee, AICP, CBO, Senior Planner     

TITLE : SU210703/S210704 - Specific Use Permit - More To Learn LLC 
Daycare (City Council District 4).  Specific Use Permit for a Child Day 
Care facility located on one lot in a 3,100 square feet commercial lease 
space.  Lot 2, Block 1, Equestrian Crossing Addition, City of Grand 
Prairie, Tarrant County, Texas, zoned Planned Development-114 (PD-
114) District, and is within the SH-360 Corridor Overlay District, 
generally located southeast of Equestrian Lane and S. State Highway 
360, and addressed as 5030 S. Hwy 360, Suite 100 

APPLICANT:  Ashley Lee Chatman 

RECOMMENDED ACTION : Approve 
  

SUMMARY : 

Specific Use Permit for a Child Day Care Facility located on one lot in a 3,100 sq. ft. lease space.  Lot 2, 
Block 1, Equestrian Crossing Addition, City of Grand Prairie, Tarrant County, Texas, zoned Planned 
Development-114 (PD-114) District, and is within the SH-360 Corridor Overlay District, generally 
located southeast of Equestrian Lane and S. State Highway 360, and addressed as 5030 S. Hwy 360, 
Suite 100. 

PURPOSE OF REQUEST: 

The applicant intends to operate a child daycare facility within a 3,100 sq. ft. lease space in an existing 
building.  Specific Use Permit approval by City Council is required for a daycare facility enrolling four 
or more children under age five and where tuition, fees, and other forms of compensation for the care of 
children is charged.  The facility shall be licensed or approved to operate as a child care center per 
�&�K�D�S�W�H�U�����������$�U�W�L�F�O�H���9���R�I���W�K�H���&�L�W�\���R�I���*�U�D�Q�G���3�U�D�L�U�L�H�¶�V���&�R�G�H���R�I���2�U�G�L�Q�D�Q�F�H�V�� 

The purpose of the Specific Use Permit (SUP) process is to identify and evaluate those uses which might 
be appropriate within the zoning district and surrounding land uses.  When assessing the SUP request, 
City Council can impose any necessary conditions and restrictions to mitigate impacts upon the 
surrounding area.  The conditions imposed can range from hours of operations, limits on future 
expansions, and a maximum number of pupils during certain hours. 
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CITY OF GRAND PRAIRIE  

COMMUNICATION  

 

 

MEETING DATE:  07/26/2021 

REQUESTER: Rashad Jackson, AICP 

PRESENTER: Rashad Jackson, AICP �± Planning and Development Director 

David Jones, AICP �± Freese and Nichols Project Manager 

TITLE : An Ordinance of the City of Grand Prairie, Texas, amending the 
Comprehensive Plan for the City of Grand Prairie as it relates to the Southgate 
360 Corridor, which modifies all previous Comprehensive Plans, the Future 
Land Use Map, the Thoroughfare Map and Community Facility Plans; and 
making this Ordinance cumulative; providing a severability clause; and 
providing an effective date 

APPLICANT:  City of Grand Prairie 

RECOMMEN DED ACTION : Approve 
  

SUMMARY : 

AN ORDINANCE OF THE CITY OF GRAND PRAIRIE, TEXAS AMENDING THE COMPREHENSIVE 
PLAN FOR THE CITY OF GRAND PRAIRIE AS IT RELATES TO THE SOUTHGATE 360 CORRIDOR, 
WHICH MODIFIES ALL PREVIOUS COMPREHENSIVE PLANS, THE FUTURE LAND USE MAP, THE 
THOROUGHFARE MAP AND COMMUNITY FACILITY PLANS; AND MAKING THIS ORDINANCE 
CUMULATIVE; PROVIDING A SEVERABILITY CLAUSE; AND PROVIDING AN EFFECTIVE DATE 
 
BACKGROUND:  
 
The City of Grand Prairie, along with consultants Freese and Nichols, have drafted a small area plan 
focused around the south SH 360 corridor from the intersection of SH 360 with Ragland Road and 
Debbie Road to the southern limits of the extraterritorial jurisdiction (ETJ). A significant uptick in 
development triggered a need to reevaluate the current future land use map and comprehensive plan for 
the subject area.   
 
The plan will update a portion of the 2018 Comprehensive Plan to reflect existing development in the 
southern section of Grand Prairie and establish the potential development intent for remaining 
undeveloped properties in this area.  The plan was drafted considering the floodplain and other natural 
�F�R�Q�V�W�U�D�L�Q�W�V�����F�X�U�U�H�Q�W���]�R�Q�L�Q�J�����D�Q�G���W�K�H���&�L�W�\���&�R�X�Q�F�L�O�¶�V���V�W�D�W�H�G���G�H�V�L�U�H���W�K�D�W��this area be predominantly medium 
to high-end single-family residential and retail commercial with limited multi-family and non-retail 
commercial uses.  Analysis was conducted by accounting for surrounding residential and commercial 
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