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ABSTRACT 
This thesis focused primarily on establishing design principles for mixed-use 

urban street redevelopment. This study began with a literature review exploring the 

history of modern street development and investigating its changing role throughout 

different time periods. The literature review was followed by reviewing important 

literatures of successful urban streets and then formulating principles for mixed-use 

urban street development. The study involved a case study that examined how these 

principles were applied to the Overton development in Lubbock, TX. From this, 

lessons learned for the Overton Park development were applied to the study area, a 

redevelopment of a portion of Lubbock's Texas Avenue. Eventually, a master plan was 

formulated on the basis of these design principles and lessons learned from the 

Overton Park development while addressing design issues unique to the site of Texas 

Avenue in Lubbock, Texas.  
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CHAPTER I 

INTRODUCTION 

Urban Streets 
In the United States, 25 to 35 percent of cities' developed land is likely to be in 

public rights-of-way, mostly in streets (Jacobs 1993, 6). The most visible use of the 

right-of-way is for automobile transportation: it provides the physical space for 

movement of people and goods within a city to sustain its commerce and vitality. Most 

importantly, a street, as a type of public easement, welcomes all sorts of people and 

facilitates all kinds of public interaction. In this study, the streets discussed are the 

physical streets which include the public right-of-way and its adjacent context. 

Urban streets shape the urban context and its network, as opposed to rural and 

suburban roads which connect places only: they connect people. People rely on them 

for such daily activities such as travel, work, shopping, gathering, walking, cycling, 

parking and so on. They are usually at the core cultural and economic engines of the 

community where you can find a historic square, plazas and buildings. Our old urban 

streets tell us who we are and who we were, and how the past has shaped us. However, 

the suburbs or their shopping malls cannot give us the opportunity to discover our 

identity. 

In the planning process, urban streets and adjacent land use patterns are often 

carefully integrated so that they can benefit from each other. In particular, a mixed-use 

land use pattern enables a variety of activities along the street and provides an 

essential foundation for a vital urban street life.  A mixed-use urban street often 
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combines different land uses such as residential, commercial, industrial, office, 

institutional and so on. In most cases, there are residential buildings along urban 

streets with commercial uses on the first floor, so that retailers will always have 

customers nearby. Residents have the benefit of going down the street to buy 

groceries, have dinner, or meet some friends. In this study, mixed-use urban street 

development will be discussed and its development principles will be explored. 

Eventually, all the principles will be applied to an urban street redevelopment in the 

City of Lubbock, TX. 

City of Lubbock 
The City of Lubbock is located in northwest Texas (Figure 1.1). Considered to 

be at the center of the South Plains, the area is located between the Permian Basin to 

the south and the Texas Panhandle to the north. According to the United States Census 

Bureau, the city has a total area of 123.6 square miles, of which, 122.4 square miles is 

covered by land and 1.14 square miles by water. It is located at a general elevation of 

3,256 feet above the sea level. The city was incorporated in 1909 and currently has a 

population of around 256,573 people (City of Lubbock).  

 
Figure 1.1 City of Lubbock. Source: Geology, 2012 
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Lubbock was named after Thomas S. Lubbock, a former Texas Ranger and 

Confederate Officer. As agriculture continued to grow within the region and as the 

railroads continued to expand, Lubbock became the marketing center of the region and 

earned the name "Hub of the Plains" (City of Lubbock). Lubbock experienced its 

worst disaster on May 11, 1970, when a tornado, considered to be one of the strongest 

in recorded history, ripped through the heart of downtown Lubbock, which left 20 

dead and caused an estimated $100 million to $150 million in damages (Lubbock 

Online).  

 
Figure 1.2 A right-of-way fully paved for automobile traffic and parking in downtown 
Lubbock. Source: Author, 2012 
 
 

 
Figure 1.3 Undeveloped right-of-way with no consideration for pedestrians in 
downtown Lubbock. Source: Author, 2012 
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Currently, downtown Lubbock has been transformed rapidly by both local 

government and private investors. The first phase of the Downtown Underground 

Utility Installation began this year, which marks an exciting step in the long-planned 

renovation and regeneration of the downtown. The Arts District is expanding and 

gaining momentum and the Depot District is continuing to provide high quality 

entertainment venues.  Several renovations and construction projects have already 

transformed old structures in the downtown into impressive modern facilities 

(Downtown Lubbock), such as the Pioneer Condos developed by McDougal 

Companies. It is a high-rise, mixed-use development which transformed a traditional 

building to be used for retail, office and housing (McDougal). 

However, the urban streets in downtown Lubbock are still in poor condition, 

which function only as transportation links rather than public spaces. As seen in the 

accompanying photo (Figure 1.2), drive lanes and on-street parking take most of the 

space within the street, and the sidewalks on both sides are so narrow that shade trees 

cannot grow. There are many streets with no sidewalks (Figure 1.3). After all, these 

are auto dominated urban streets. In addition, the vacant lots and empty buildings 

along the streets feel dangerous to the pedestrian when walking alone. Such urban 

streets do not have the ability to attract people back to them to enjoy public life. 

The Importance of the Study 
In recent years, urban streets have been transformed in North American Cities 

to better integrate with land use, to increase connectivity, and to encourage additional 

travel options. Urban streets have played an important role in the revitalization of 
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urban centers. Today, mixed-use development is being constructed in numerous urban 

areas throughout the country as a popular type of urban renewal project. The 

integration of mixed land uses created better places to live and generated better 

economic benefits for the urban community. With these two strategies in mind: the 

combination of urban street transformation and mixed-use development, the mixed-

use urban street development will be an important tool to revitalize urban centers. 

 
Figure 1.4 Bethesda Row, development with retail, restaurants, and entertainment. 
Source: Bethesda Row, 2012  
 
 

New opportunities have stimulated more urban center revitalization efforts all 

over the country. The depreciation of land values in the inner city, facilitated by 

suburbanization, attracted more investment back to downtown. Retiring 'baby 

boomers' and 'empty nesters' seeking smaller dwellings in neighborhoods with easy 

access to amenities are also viewed as an important demographic shift driving the 

appreciation for urban lifestyles (Birch 2002, 8). Additionally, polices promoting 
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revitalization efforts are evident across America (Hackworth and Smith 2001, 211-

276). Many cities like Albuquerque, New Mexico; Bethesda, Maryland (Figure 1.4); 

and West Palm Beach, Florida, have created successful mixed-use urban street 

projects. 

 
Figure 1.5 The renovated 1926 church becomes a community cultural center in the 
CityPlace development. Source: Palm Beach County, 2012 
 
 

As a mixed-use urban street offers public space for a variety of activities, it 

tends to create street life, encourage social interactions by all types of users, and 

eventually creates a sense of community. A mixed-use urban street can also convey 

substantial fiscal and economical benefits. Businesses in close proximity to residential 

areas often result in higher property values, and in turn raise the local tax base (Smart 

Growth). Sometimes, older buildings along the street can be preserved and turned into 

assets. For example, the design of CityPlace, West Palm Beach, Florida renovated a 

1926 church of Spanish Colonial Revival design into a community cultural center 

(Figure 1.5). As the major focus of this study, mixed-use urban streets have the 
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potential to bring people back to public streets to enhance sociability, generate 

economic benefits, and preserve local history. 

Definition of Terms 
Mixed-Use Urban Street: In 1976, ULI (the Urban Land Institute) defined the 

mixed-use development as: a type of development which is characterized by three or 

more significant revenue-producing uses, by significant functional and physical 

integration, and by development in conformance with a coherent plan. Extrapolating 

from the definition of streets and mixed-use development, a mixed-use urban street 

can be defined as the public space adjoining buildings with the adjacent context in an 

urban context, with a combination of diverse land uses that generate both physical and 

social functions. 

Street: A thoroughfare especially in a city, town, or village that is wider than 

an alley or lane and that usually includes sidewalks (Merriam-Webster). In the context 

of this study, a street includes public right-of-way and the adjacent context. In 

addition, social aspects are also considered as an important part of a street. 

Street Life: It is the mix of outdoor activities: pedestrians pass on the 

sidewalks, children play near front doors, people sit on benches and steps, the postman 

makes his rounds with the mail, two passersby greet on the sidewalk, groups engage in 

conversation and so on (Gehl 1987, 11). As Jane Jacobs reminds us, is like an intricate 

ballet in which the individual dancers and ensembles all have distinctive parts, which 

miraculously reinforce each other and compose an orderly whole.  
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Streetscape: According to the Merriam-Webster's Dictionary, streetscape is 

defined as "the appearance or view of a street" (Merriam-Webster). In this study, the 

streetscape is a term used to describe both natural and built fabric of a street. The 

natural and built elements include vegetation, street geometry, buildings, paving 

surfaces, street furniture, public art, maintenance of a street and so on.  

Objectives and Scope of the Study 

The Objectives  
After careful consideration of the literature and the history of Lubbock itself, 

three main objectives for this thesis became evident. Firstly, design principles for 

mixed-use urban street development were garnered from the development of urban 

streets and a literature review of important urban researchers. Secondly, these 

principles were applied to the Overton Park neighborhood in Lubbock, Texas and 

suggestions made for improvement. Thirdly, the principles and suggested 

improvements gained through the analysis were applied to downtown Lubbock's 

Texas Avenue mixed-use urban street redevelopment. 

The Scope  
The scope of the study is for the mixed-use development in urban areas rather 

than suburban and rural areas. The study is focused on the issues experienced at the 

street level, which means the conclusions might not apply to the district scale. In 

addition, this study is particularly concerned with mixed-use streets. Therefore, it does 

not address other development types such as residential streets, service roads, etc. 
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Methodology 
The main purpose of this study is to transform Texas Avenue into a successful 

mixed-use urban street by applying lessons learned from Lubbock's premier mixed-use 

development, Overton Park.  

This study began with a literature review exploring the history of modern street 

development and investigating its changing role throughout different time periods. The 

literature review was followed by reviewing important literatures of successful urban 

streets and concluding principles for mixed-use urban street development. The 

following chapter demonstrates how these principles were applied to the Overton 

Development. As a result, the aspects of success will be explored, and the areas for 

improvements will be identified and specific suggestions will be made. Finally, a 

master plan consisting of mixed-use urban street development which follows the 

suggestions and design principles will be proposed for Texas Avenue, Lubbock, TX.  
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CHAPTER II  

LITERATURE REVIEW 

The Development of Urban Streets  
Historically, urban streets have changed in response to politics, technology, 

economic, and social demands. The philosophy of renaissance designers was based on 

visual order. One-point perspective emphasized harmony in building design, the 

linearity of streets and faster movement through the city (Larice and Macdonald 2006, 

9). In most cases, the lineal streets connected squares and the principal churches 

(Figure 2.1), however, these streets were not considered as a whole street network. 

During the Baroque period, Pope Sixtus V, in his effort to recreate the city of Rome, 

saw clearly the need to establish a basic over-all design structure in the form of a 

movement system as an idea (Bacon 1974, 131). The movement system is an 

organizational structure for circulation routes that connected major spaces and 

structures (Figure 2.2). This simple and understandable framework did more for Rome 

than any single building project could have ever accomplished (Cone). Pope Sixtus 

V's monumental program of cutting new streets started its tourism by connecting 

major churches and other significant points in the city (Newton 1971, 147). 
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Figure 2.1 Renaissance linear streets in Florence. Source: Bacon, 1974  
 
 

 
Figure 2.2 Roman street system plan by Pope Sixtus V. Source: Bacon, 1974 
 
 

 
Figure 2.3 The Napoleon-Haussmann boulevard in Paris. Source: Larice and 
Macdonald, 2007 
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In the mid-nineteenth century, Napoleon III and Haussmann greatly 

transformed the streets of Paris (Saalman 1971, 14). The Napoleon-Haussmann 

boulevards were lined with six-story buildings, and the ground floors of these 

buildings held cafes and restaurants (Figure 2.3). They created new bases-economic, 

social and aesthetic-for bringing enormous numbers of people together (Berman 1988, 

151).  Most importantly, as Berman notes, "The streets belong to the people: they 

seize control of the city's elemental matter and make it their own."  

As the father of the American Park Movement, Frederick Law Olmsted took 

partial inspiration from Haussmann's parks and boulevards and proposed picturesquely 

designed urban parks to improve the public realm of cities (Larice and Macdonald 

2006, 8). As a major element, the elegant tree-lined parkways were used to connect 

urban parks. One of Olmsted's earliest attempts is the "green fingers" project (Emerald 

Necklace) in Boston, which became widely known and admired in the United States 

and abroad (Newton 1971, 299-230). The parkway connects not only urban parks, but 

also surrounding countryside and the urban center (Figure 2.4).  

 
Figure 2.4 The Parkway from Boston Common to Franklin Park by Olmsted. Source: 
Newton, 1971 
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As Jane Jacobs notes, "The most important thread of influence to the urban 

design starts with Ebenezer Howard, an English court reporter who tried to build a 

new kind of town-the Garden City (Jacobs 1961, 17)." The Garden City idea 

attempted to decentralize the crowded city through the use of self-sufficient small 

towns connected to urban centers by wide boulevards. This decentralization idea 

greatly influenced American city planning and began to thin out the central city 

(Jacobs 1961,18-25). Beginning around 1920, and especially after World War II, the 

economic functions of the central city had shifted to the surrounding suburbs (Muller 

1980, 55). As a result, on-street activities were reduced which also made walking less 

of a pleasure. Urban streets became less pedestrian-friendly as streets were widened 

for more automobiles and made crossing uncomfortable. Basically, streets were 

dominated by automobiles. As Francis mentioned, "The problem of the urban 

American streets, such as New York City: eighty-five percent of city street space is 

devoted to moving vehicles and fifteen percent to pedestrians" (Francis 1987, 24).  

Proclaimed the "largest public works program since the Pyramids," the 41,000-

mile interstate highway system transformed the American metropolis in ways its 

planners never anticipated (Fishman, 1999). The massive urban highways were 

intended to move traffic rapidly. However, they further increased the automobile 

congestion, and their construction devastated many urban neighborhoods. For 

example, Interstate 27 here in Lubbock, has created a huge separation right now the 

middle of the city. The downtown area has especially felt the negative effects of the 

installation of the interstate system in this area.  
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Reclaiming Urban Streets 

Most urban planners agree that making downtown more pedestrian-friendly 

will improve traffic management, economic revitalization and environmental quality 

(Robertson 1995, 430). Varied planning tactics have been implemented to attract 

pedestrians to urban streets, such as separating pedestrians from vehicular traffic, 

widening sidewalks, providing for better seating spaces and improving safety and 

security. Most importantly, they considered an urban street to be a public space for 

various activities. One of the best examples is the Charlottesville Mall designed by 

Lawrence Halprin & Associates in the mid 1970s, which became a catalyst in the 

revitalization of the downtown Charlottesville community in Virginia. Opening in 

1976, the project is located along the city’s historic Main Street and just two blocks 

from its historic 1780s Courthouse square. This eight-block long by 60-foot wide 

street has become Charlottesville’s public living room (Figure 2.5). Theaters, 

restaurants, shops, and apartments line a lively space characterized by willow oaks, a 

brick floor, and significant outdoor seating with moveable chairs and tables (The 

Cultural Landscape Foundation). The pedestrian movement created a more 

comfortable relationship among pedestrians, moving vehicles and shoppers. 
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Figure 2.5 Section of Charlottesville Mall. Source: Preservation Piedmont, 2012 
 
 

Over the past twenty years, cities have recognized the role of suburban malls in 

the steady erosion of downtown retail sales. Many downtowns have tried to compete 

with suburbs by constructing indoor shopping streets with suburban characteristics 

(Robertson 1995, 432). These indoor streets have extensive landscaping and mixed 

retail uses within a clean, secure, attractive and climate controlled environment. While 

many private indoor streets have been successful economically, there are still 

criticisms. They are merely a self-contained structure paying little attention to the 

surrounding streets. Pedestrians are separated by massive parking areas; These 

imported forms of social control serve to protect them from undesirables. This has 

encouraged commercial gentrification. 

Today, a lively and successful street demands a balanced mix of different user 

groups and activities. Current successful urban streets welcome all ages and ethnic 

groups which are also accessible by all modes of transportation: pedestrian and bikes, 

trolley, bus and auto traffic. They also emphasize transportation planning strategies 
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that account for the local context of the street, network, and neighborhood. In addition, 

the ecological values of streets in urban environments have been rediscovered. The 

Green Streets ordinance in Portland use vegetations within streets to manage storm 

water, reduce flows, improve water quality and enhance watershed health (Portland 

Bureau of Environmental Services). In addition, permeable pavement has been used 

on urban streets to reduce runoff and filter pollutants from the water.  

Great literatures about Urban Streets 

From the 1970s to 2010s, many scholars devoted special interest in urban street 

development and discussed it systematically: Jane Jacobs, Donald Appleyard, Jan 

Gehl, Allan B. Jacobs and a recent nonprofit research organization, Project for Public 

Spaces. The following section of literature review tries to conclude general principles 

of successful mixed-use urban street development from their major publications. 

Jane Jacobs 
 Jane Jacobs was an urban writer and activist with a primary interest in 

community and urban planning. Her 1961 treatise, The Death and Life of Great 

American Cities, became one of the most influential American texts about the inner 

workings and failings of cities, inspiring generations of urban planners and activists 

(PPS). Observations of her own street in Greenwich Village encouraged her to 

advance the important principles of street quality, such as the need for streets to 

support contact, safety and ease of use by children (Francis 1987, 28). She is one of 

the earliest advocates of mixed-use urban development that combines residential, 

commercial and civic uses. In order to make it an effective mixture of different uses, 
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the people using the streets at different times should use the same streets, and the 

mixture of people on a street should bear some relationship to each other (Jacobs 

1961, 163-164). On the other hand, as Jacobs notes, "The diversity, of whatever kind, 

that is generated by cities rests on the fact that in cities so many people are so close 

together." In other words, the diversity is supported by density. In addition, she called 

for smaller blocks and an integration of different building types. 

Requirements for great mixed-use urban streets concluded from the writings of 

Jane Jacobs are as follows: 

• safety: eyes on the street and users on the sidewalk continuously 

• contact: a social life where one is in frequent contact with a wide circle 

of people 

• use by children: creating safe and interesting streets to attract children  

• more intersections: frequent streets and short blocks to generate 

diversity to a city neighborhood 

• mixed-uses: the integration of different uses: residential, commercial 

and institutional 

• mixed-age buildings: a district must mingle buildings that vary in age 

and condition to allow for a variety of rent levels 

• high density: a district must have a sufficiently dense concentration of 

people 
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Donald Appleyard 
Donald Appleyard was a professor of Urban Design at the University of 

California, Berkeley. As a pioneer of the "livable streets" movement, he studied the 

social and psychological effects of traffic and neighborhood layout, and emphasized 

opportunities for greater safety, security, and social contact for the urban social life. 

While it is a study focused on residential streets, there are valuable lessons for mixed-

use urban streets. The book Livable Streets advocates that people, especially children, 

should be able to walk or cycle safely through streets to reach local schools, bus stops, 

shops, and parks. An interesting finding was that the residents on light-traffic streets 

had three times as many friends, and twice as many acquaintances as the people on 

heavy streets (Appleyard 1981, 22). 

Requirements for great mixed-use urban streets concluded from the writings of 

Donald Appleyard are as follows:  

• safety: acceptable speeds and volumes 

• livable: a street environment where street dwellers can sleep, eat, 

converse and play  

• healthy: good air quality  

• a sense of community: neighbors should participate in street 

communities 

• a place for children to play and learn: providing children good places to 

play street games they like to engage in  
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• green and pleasant: trees, grass, plants and flowers provide relief from 

the hardness of the city, and remind people of the natural environment  

• identity: considering a street as a unique historic place 

• maintenance: frequent cleaning of streets and repairing of pavement 

and sidewalks 

Jan Gehl 
Jan Gehl is a Danish architect and urban designer who has researched the form 

and use of public spaces. He helped cities like London and Copenhagen create less 

congested urban areas by taking back the streets from cars-and giving top priority to 

pedestrians and bicyclists (PPS). Gehl studied the fascinating range of human 

activities in our cities. He divided them into three categories: necessary activities, 

optional activities and social activities, and found the connections (Figure 2.6) 

between outdoor quality and outdoor activities (Gehl 1987, 10). His works educated 

city planning departments about the value of public spaces and the quality of public 

life that is taking place between buildings and activities in public space.  
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Figure 2.6 Graphic representation of the relationship between the quality of outdoor 
spaces and rate of occurrence of outdoor activities. Source: Gehl, 1987 
 
 

Requirements for great mixed-use urban streets concluded from the writings of 

Jan Gehl are as follows: 

• human scale: providing good city spaces for pedestrians that take into 

account the possibilities and limitations of human senses 

• opportunities to enjoy the positive aspects of climate 

• opportunity to see, talk, listen, play and exercise 

• safety: better balance between types of traffic 

• healthy: providing opportunities for exercise as a natural part of daily 

life 

• sustainable city planning: encouraging walking, cycling and public 

transport 
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Allan B. Jacobs 
Allan B. Jacobs is an urban designer who observed and studied famous urban 

streets and boulevards in the world in order to explore the requirements for great 

streets. His treatise, Great Streets, intended to provide comparable information about 

the physical quality of the best streets: illustrated by plans, cross sections, dimensions, 

details, patterns, urban contexts-for designers and urban decision makers to refer to 

their work (Jacobs 1993, 3). 

Requirements for great mixed-use urban streets concluded from the writings of 

Allan B. Jacobs are as follows: 

• places for people to walk: encouraging walking with some pleasure 

• physical comfort: opportunities to enjoy sun or shade 

• definition: vertically and horizontally defined by height of buildings, 

walls or trees along a street  

• visual complexity: prompting eye movement by separate buildings, 

windows, doors or different surfaces 

• transparency: a quality of transparency at the edges of streets where the 

public and private realms meet 

• complementarity: buildings along the street express respect for one 

another, most particularly in height and in the way they look 

• maintenance: caring of trees, materials, buildings, and all the parts that 

make up a street 

• diversity: many buildings rather than few 
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• details: special attention to gates, benches, kiosks, paving, lights, signs, 

canopies and so on 

• accessibility: enabling one to get to a location on the street and from 

areas beyond it 

• density: to have many people living along the streets or near them 

Project for Public Spaces 
Project for Public Spaces (PPS) is a nonprofit planning, design and educational 

organization dedicated to helping people create and sustain public spaces that build 

stronger communities (PPS). After a mail survey of more than 20,000 people on the 

East and West coasts in 1991, PPS found that communities were concerned about 

issues related to cars, traffic, noise and walking. These issues ranked higher than any 

other issue, including concerns about crime. As one of the efforts to explore strategies 

to improve the livability and walkability of community streets across the United 

States, they collaborated with the American Association of Retired Persons (AARP), 

and published Streets as Places in 2008. 

Requirements for great mixed-use urban streets concluded from the writings of 

Project for Public Spaces are as follows: 

• a sense of great places: activity and interest at the street level, 

comfortable scale and a quality of overall image  

• maintenance:  frequent cleaning and repairing 

• management: arranging for activities and events that enliven public 

spaces and creating an environment where people like to come 



Texas Tech University, Aiyou Zhu, December 2012 

23 

• community involvement: developing and implementing the 

community’s vision of what a place should be 

• traffic calming: creating an environment friendly to people on foot 

• transit connection: providing opportunity to get from here to there 

conveniently without a car 

Principles for Mixed-Use Urban streets 

The principles developed for mixed-use urban streets are based on two 

resources: review of modern urban street development and important literature on 

urban street development. The aim of this section is to summarize the principles for 

successful developments of mixed-use urban streets. It is important to realize that the 

principles, as a group, reflected as required qualities will not assure a great mixed-use 

urban street, but they are necessary. Overall, it will provide the knowledge as a basis 

for the design of future mixed-use urban streets.  

Following is the list of such principles: 

1. Safety 

A safe street is a balance between all types of users: motorists, pedestrians, 

bicyclists and transit riders. It gives more right-of-way to the pedestrians and bicyclists 

(Gehl 2010, 93), so that children will be able to walk or cycle safely to reach schools. 

At the same time, it should have an acceptable speed, which will encourage more 

walking and cycling activities, and also reduce pedestrian accidents. To ensure 

security on public streets, there should be eyes on the streets and a fair amount of users 

along them to provide enough surveillance. 



Texas Tech University, Aiyou Zhu, December 2012 

24 

2. Accessibility 

Rather than a private indoor street, the public street space should enable easy 

access for every group. It enables one to get to a location on the street and also to-and-

from areas beyond it by walking, cycling and public transport. As a result, people who 

do not own cars have opportunities to use them. All groups are welcomed, and it is 

easy to make modifications that accommodate persons with handicaps. 

3. Livability 

A good street should be a comfortable and pleasant space to live, work, play, 

and socialize with others. Dwellers should be able to sleep without disturbance at 

night time or passing headlights (Appleyard 1981, 243); A livable street should be an 

interesting place for children to play; The environment should invite people to walk or 

bike as a daily activity; People should feel comfortable to stay and have social contact 

with friends. 

4. Diversity  

A lively street invites a mix of various user groups: it calls for a mix of age 

groups and social classes to interact in one place. The street should also accommodate 

different activities such as walking, biking, parking, talking, eating, playing or just 

people-watching (Francis 1987, 29). Not only for groups and activities, a lively street 

needs different types of buildings with different forms to add visual interest. In 

addition, mixing both new and aged buildings will help starting enterprises to occupy 

with other high profit enterprises with a relatively low rent (Jacobs 1961, 188). Most 
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importantly, it should endeavor to include a balanced mix of housing, working, 

shopping, recreation and civic uses rather than suburban single uses.  

5. Identity 

People only take pride in places that have a special identity. A successful street 

with a strong sense of identity usually has unique or historical elements such as 

buildings, featured fountains, a unique view, old trees or even events. It is important to 

respect and preserve the history of a street to enable users to see it as a "place". 

6. Density 

It is obvious that there are a tremendous number of people in downtown and 

that, if not, there would be no downtown at all. A successful urban street should 

consider a sufficiently dense concentration of people as an asset for a flourishing 

public life. Usually, the people who live along the street or in the district nearby 

contribute the most to the use of street facilities: sidewalks, shops, restaurants, and 

green spaces (Jacobs 1961, 201). It is important to concentrate the people who live 

there to facilitate vital street life. 

7. Sustainability 

Creating a walking and bicycling city is an important step toward greater 

sustainability (Gehl 2010, 105). Pedestrian and bicycle traffic uses fewer resources 

and negatively affects the environment less than any other form of transport. At the 

same time, a convenient, safe, and comfortable public transportation system will 

attract more users which will, in turn, reduce gas consumption, limit emissions and 

decrease noise levels. Giving higher priority to walking, cycling and public transport 
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should be a significant element in overall sustainable development polices. Popular 

design codes such as LEED, not only address transportation & linkage, but make 

recommendations for housing and jobs proximity, green buildings, stormwater 

management, solar orientation, material recycling, appropriate plants and so on 

(USGBC).  

8. Visual Quality 

The visual quality of a street requires the unity of elements and attention to 

details. Buildings along the street should "get along with each other", particularly in 

height and in the way they look. People get excited about design features that are 

special, and all these details contribute to the visual quality of a street: gates, 

fountains, benches, windows, doors, street lights, signs and canopies (Jacobs 1993, 

298). A pleasant street also requires a quality of transparency at their edges where the 

public realm and private property meet, so that one can see or have a sense of what is 

behind, and usually it is windows and doors that give this sense of transparency. 

9. Maintenance 

Shopkeepers shine the windows of their stores to attract more customers. As a 

general rule, people would rather not shop in poorly maintained ones. A successful 

street requires the long-term maintenance of buildings, trees and materials to keep 

them clean, safe and attractive. Street cleaning has to be frequent, and pavement and 

sidewalk repair should be regularly carried out. In addition, during the design process, 

a long-term vision requires using easy maintenance and durable hardscape and plant 

materials.  
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The previous 9 design principles are summarized in Table 2.1 on page 28. 

These design principles provide a framework for the analysis of Overton Park. 

Eventually, all the design principles will be applied to the Texas Avenue development 

in Lubbock, Texas. 
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Table 2.1 Summary of design principles and descriptions 
 

Design Principle Description 

1. Safety 

A safe street is a balance between all types of users: 
motorists, pedestrians, bicyclists and transit riders. It gives 
more right-of-way to the pedestrians and bicyclists (Gehl 
2010, 93), so that children will be able to walk or cycle 
safely to reach schools. At the same time, it should have an 
acceptable speed, which will encourage more walking and 
cycling activities, and also reduce pedestrian accidents. To 
ensure security on public streets, there should be eyes on 
the streets and a fair amount of users along them to provide 
enough surveillance. 

2. Accessibility 

Rather than a private indoor street, the public street space 
should enable easy access for every group. It enables one to 
get to a location on the street and also to-and-from areas 
beyond it by walking, cycling and public transport. As a 
result, people who do not own cars have opportunities to 
use them. All groups are welcomed, and it is easy to make 
modifications that accommodate persons with handicaps. 

3. Livability 

A good street should be a comfortable and pleasant space 
to live, work, play, and socialize with others. Dwellers 
should be able to sleep without disturbance at night time or 
passing headlights (Appleyard 1981, 243); A livable street 
should be an interesting place for children to play; The 
environment should invite people to walk or bike as a daily 
activity; People should feel comfortable to stay and have 
social contact with friends. 
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Table 2.1: Continued 
 

Design Principle Description 

4. Diversity 

A lively street invites a mix of various user groups: it calls 
for a mix of age groups and social classes to interact in one 
place. The street should also accommodate different 
activities such as walking, biking, parking, talking, eating, 
playing or just people-watching (Francis 1987, 29). Not only 
for groups and activities, a lively street needs different types 
of buildings with different forms to add visual interest. In 
addition, mixing both new and aged buildings will help 
starting enterprises to occupy with other high profit 
enterprises with a relatively low rent (Jacobs 1992, 188). 
Most importantly, it should endeavor to include a balanced 
mix of housing, working, shopping, recreation and civic uses 
rather than suburban single uses. 

5. Identity 

People only take pride in places that have a special identity. 
A successful street with a strong sense of identity usually has 
unique or historical elements such as buildings, featured 
fountains, a unique view, old trees or even events. It is 
important to respect and preserve the history of a street to 
enable users to see it as a "place". 

6. Density 

It is obvious that there are a tremendous number of people in 
downtown and that, if not, there would be no downtown at 
all. A successful urban street should consider a sufficiently 
dense concentration of people as an asset for a flourishing 
public life. Usually, the people who live along the street or in 
the district nearby contribute the most to the use of street 
facilities: sidewalks, shops, restaurants, and green spaces 
(Jacobs 1992, 201). It is important to concentrate the people 
who live there to facilitate vital street life. 
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Table 2.1: Continued 
 

Design Principle Description 

6. Sustainability 

Creating a walking and bicycling city is an important step 
toward greater sustainability (Gehl 2010, 105). Pedestrian 
and bicycle traffic uses fewer resources and negatively 
affects the environment less than any other form of 
transport. At the same time, a convenient, safe, and 
comfortable public transportation system will attract more 
users which will, in turn, reduce gas consumption, limit 
emissions and decrease noise levels. Giving higher priority 
to walking, cycling and public transport should be a 
significant element in overall sustainable development 
polices. Popular design codes such as LEED, not only 
address transportation & linkage, but make 
recommendations for housing and jobs proximity, green 
buildings, stormwater management, solar orientation, 
material recycling, appropriate plants and so on (USGBC). 

8. Visual Quality 

The visual quality of a street requires the unity of elements 
and attention to details. Buildings along the street should 
"get along with each other", particularly in height and in the 
way they look. People get excited about design features that 
are special, and all these details contribute to the visual 
quality of a street: gates, fountains, benches, windows, 
doors, street lights, signs and canopies (Jacobs 1993, 298). 
A pleasant street also requires a quality of transparency at 
their edges where the public realm and private property 
meet, so that one can see or have a sense of what is behind, 
and usually it is windows and doors that give this sense of 
transparency. 
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Table 2.1: Continued 
 

Design Principle Description 

9. Maintenance 

Shopkeepers shine the windows of their stores to attract 
more customers. As a general rule, people would rather not 
shop in poorly maintained ones. A successful street requires 
the long-term maintenance of buildings, trees and materials 
to keep them clean, safe and attractive. Street cleaning has 
to be frequent, and pavement and sidewalk repair should be 
regularly carried out. In addition, during the design process, 
a long-term vision requires using easy maintenance and 
durable hardscape and plant materials.  

Source: Author, 2012 
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CHAPTER III  

THE CENTRE AT OVERTON PARK 

Introduction 
The North Overton neighborhood was once plagued by deterioration, 

vandalism, overcrowding, and increasing crime (Hunt 2009). In 1999, local developer 

Delbert McDougal announced plans to redevelop the blighted North Overton 

neighborhood located between downtown Lubbock and Texas Tech University. Ten 

years later, the area now known as Overton Park is emerging as one of America’s 

leading examples of new urbanism (Hunt 2009). This massive urban redevelopment of 

325 acres includes mixed-use development, apartments and single-family residential 

(Figure 3.1).  

 

 
Figure 3.1 Overton Park Proposed Land Use. Source: Hunt, 2009 
 
 

In the fall of 2003, McDougal broke ground on The Centre at Overton Park, 

the first mixed-use complex of its kind, which also served as the gateway to the area. 
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The facility includes ground floor retail spaces, 288 apartment units and a four-story 

parking garage (Figure 3.2) (EDAW, Humphreys & Partners Architects, and Parkhill, 

Smith & Cooper 2004, 7). 

 
Figure 3.2 The Centre at Overton Park-mixed-use complex. Source: Kozlowski, 2007 
 
 

Study Area 
Glenna Goodacre Boulevard is the main artery of the Overton Park 

development (from University Avenue to Avenue R). Along the boulevard, from west 

to east is a mixed-use development, apartments, single family homes, an elementary 

school and retail stores. Considering the study is about mixed-use urban street 

development, a focus will be placed on the Centre at Overton Park: the part of Glenna 

Goodacre Boulevard from University Avenue to Avenue X (Figure 3.3 and 3.4). 

However, it is important to realize that the larger context should be considered when 

studying how the principles have been applied. Accessibility, for example, calls for 

examination beyond the focused portion of Glenna Goodacre Boulevard: to examine 
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the road conditions and public transportation of the area from University Avenue to 

the campus of Texas Tech University, and the area between Avenue X and Avenue R.  

 
Figure 3.3 The focused portion of Glenna Goodacre Boulevard with University 
Avenue on the west and Avenue X on the east end. Source: Google Maps, 2012 
 
 

 
Figure 3.4 Section of the focused part of Glenna Goodacre Boulevard. Source: 
EDAW, Humphreys & Partners Architects, and Parkhill, Smith & Cooper, 2004 
 
 

Principles Examination 
This section attempts to demonstrate how the principles of mixed-use urban 

streets were applied at the Overton Park development, and to learn from its successful 
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aspects. Most importantly, the areas for improvement will be identified, and then 

solutions discussed to improve them under current conditions of Lubbock. From this 

application, lessons learned from the Overton Park development will be applied to the 

study area, the Texas Avenue mixed-use urban street redevelopment. 

Safety 
Overall, Overton Park strikes a balance between all types of users: motorists, 

pedestrians and bicyclists. Pedestrians can choose to walk on the sidewalks on each 

side of the street or along the median with its intensive landscaping (Figure 3.5). The 

enclosed walking space makes pedestrians feel safe. As the speed limit is 30mph, there 

are more eye contacts between drivers and pedestrians, and as a result, crossing the 

street is relatively safe for pedestrians. In addition, the 22 ft. (curb to curb) street with 

parking along both sides is ideal for walkable streets because it slows traffic 

(Community by Design). There are eyes upon the street to promote safety-from retail, 

restaurants, and outdoor seating areas right next to sidewalks. Apartments have 

windows and balconies that face the streets (Figure 3.6).  

 
Figure 3.5 The walking path in the median. Source: Author, 2012 
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Figure 3.6 Surveillance from eyes upon the street. Source: Author, 2012 
 
 

Aspects of success:  

1. Acceptable speed (30mph) and narrow street 

2. Eyes on the street 

Areas for improvement and suggestions: 

1. Isolated parking areas (Figure 3.7) 

Suggestion: provide more lighting and more maintenance on the edges such as 

the areas next to the alleyways.  

 
Figure 3.7 Isolated parking area without enough lighting and maintenance. Source: 
Author, 2012 
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Accessibility 
The Center at Overton Park is located between downtown Lubbock and Texas 

Tech University. The Glenna Goodacre Boulevard is the most important corridor for 

Overton Park because it connects apartments, single family homes, an elementary 

school, a park, Wal-Mart shopping centre and Texas Tech campus. The majority of the 

residents in this area are Texas Tech students. The Glenna Goodacre Boulevard 

corridor provides them with excellent access to the Texas Tech campus.  

All the facilities are not exclusively for the affluent: they are accessed by all 

groups. In addition, all the facilities are handicap accessible: there are ramps and rails 

for sidewalks, restaurants and apartments. 

Aspects of success:  

1. The excellent location to Texas Tech and downtown 

2.  Close to all kinds of facilities: open space, school, retail, restaurant, hotel,  

post office and bank. 

3. Handicap accessible 

Areas for improvement and suggestions: 

1. Poor public transportation access 

Currently, the Texas Tech Campus bus routes (Overton Park North and 

Overton Park South) connect nearby apartment complexes in Overton Park to the 

interior of the campus (Citybus). However, the Fixed Route service provided by 

Citybus throughout the city does not pass by the Overton Park area. As a result, the 

Center at Overton Park is not accessible by transit to the rest of the city. 
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Figure 3.8 Proposed transfer point between Route 5 and Overton Park North Route 
takes riders from Route 5 to the Centre at Overton Park. Source: Citybus, 2012 
 
 

Suggestion: To have a transfer point between Route 5 ( Boston / S. Quaker / 

South Plains Mall) and Overton Park North Route (Figure 3.8), so that people who do 

not own cars have equal opportunity with easy access to the street: to eat, to shop, to 

work and so on.  

Livability 
The urban street at the Centre at Overton Park is a comfortable and pleasant 

space to live. When compared with other urban streets in Lubbock, it has a much 

higher vegetation coverage (Figure 3.9), which creates a pleasant space in an urban 

environment. In addition, multiple layers of vegetation and the street layout reduces 

the negative impacts of automobiles to residents, such as the noise, vibration and 

traffic lights (Figure 3.10). The outdoor spaces along the street have both recreational 

and social functions: there are benches and planter seat walls next to the apartments; 

http://www.citibus.com/documents/d16c759c3a72b4b4.pdf�
http://www.citibus.com/documents/d16c759c3a72b4b4.pdf�
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the restaurant and coffee shop have outdoor seating areas; and the median of the 

Glenna Goodacre Boulevard is an enjoyable jogging trail for residents. 

 
Figure 3.9 Comparison of the vegetation coverage on Broadway and Glenna Good 
Boulevard. Source: Author, 2012 
 
 

 
Figure 3.10 Vegetation reduces disturbance from night-time noise or passing 
headlights. Source: Author, 2012  
 
 

Aspects of success: 

1. Excellent landscaping with a variety of vegetation 

2. Outdoor seating areas 

3. Reducing impacts of automobiles: noise and passing headlights 
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Areas for improvement: 

1. The median distracts users from all the facilities along the street 

There is no doubt that the green median provides aesthetic values to the street. 

However, the sidewalks on both sides of the street rather than the median should be 

the vital centre of street life. It is along the sidewalks where all the activities happen: 

eating, shopping, parking, talking and people watching. After all, the landscaped 

median pulls people off the sidewalks to its pleasant looking, but isolated, enclosed 

space.  

Suggestion: to put more efforts in the landscaping of sidewalks rather than the 

median or to repurpose the median for bicycles.  

2. Noise from automobiles disturbs people in seating areas 

Suggestion: to plant shrubs between seating areas and the drive lanes. 

3. Too many curb cuts on sidewalks 

Suggestion: consider sharing one or two curb cuts among retail users, or 

moving some of them to the back of the street.  

Diversity 
The focused study area of Glenna Goodacre Boulevard is a mixed-use 

development, which includes both residential and commercial uses. On the north side 

of the street (Figure 3.11) is City Bank and a mixed-use building with retail on the first 

floor and apartments on the upper floors (Figure 3.12). The first floor retail uses 

include, from west to east, Always Tan, Riptank Boardshop, Salon Sclupt and State 
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Farm Insurance. On the south side of the street are Starbucks Coffee, FedEx, Plains 

Capital Bank, Chipotle, and Golden Chick.  

 
Figure 3.11 Both residential and commercial developments along the street. Source: 
Google, 2012 
 
 

 
Figure 3.12 A mixed-use building with retail on the first floor and apartments on the 
upper floors. Source: Author, 2012 
 
 

The street accommodates diverse activities such as walking, jogging, biking, 

eating, shopping, parking or just people watching. Each building has its own style, and 

the facade of the mixed-use building has a diverse appearance (Figure 3.13).  
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Figure 3.13 Diverse facade of a mixed-use building at the Centre at Overton Park. 
Source: Google, 2007 
 
 

Aspects of success: 

1. Mixed-use development 

2. Diverse building types and facades 

Areas for improvement: 

1. More open spaces 

An open space will provide various functions. For example, it will be a place 

to have lunch while enjoying Lubbock's abundant sunshine, or a place to have some 

street performance or exhibition-gathering people's attention and generating more 

street activities. Although the street has a good mix of residential and commercial 

uses, it does not have enough open spaces. 

Suggestion: to transform some parking areas near the sidewalks to open spaces 

or to convert one parking space in existing parking lots to a landscaped median as a 

green space for stormwater retention. 
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Identity 
A successful street with a strong identity usually has unique or historical 

elements such as an important entrance, buildings, featured fountains, sculptures, 

unique views, old trees or special events. At the Centre at Overton Park, the 

welcoming entrance gives it unique features. The entrance (Figure 3.14) is defined by 

two neo-southwestern style buildings on each side and an elegant tree lined pathway in 

the middle, which gives a good first impression to visitors. There is a clock tower 

(Figure 3.15) on the City Bank building, and the bell rings every hour. The sound 

provides a memorable feature to the place. 

 
Figure 3.14 The welcoming entrance of Overton Park. Source: Author, 2012 

 

 
Figure 3.15 The clock tower on the City Bank building. Source: Author, 2012 
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Figure 3.16 The bronze statues of Delbert and Carolyn McDougal strolling together at 
the Centre of Overton Park. Source: Author, 2012 
 
 

The bronze statues next to the City Bank feature the Lubbock developer and 

his wife, Delbert and Carolyn McDougal, strolling together during the development of 

Overton Park (Figure 3.16). The statues remind people of the man who brought the 

nation's largest redevelopment to Lubbock (KCBD). 

Aspects of success: 

 1. Unique features: entrance, sculptures, sound and so on 

Areas for improvement: 

1. Need to preserve some original elements 

All the buildings in the focused study area are new ones, and the Overton Park 

development did not preserve any of the existing trees, houses or commercial 

buildings (Figure 3.17). 
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Figure 3.17 Original structures and vegetation were not preserved during the Overton 
Park development. Source: Google Earth, 2012 
 
 

Suggestion: to preserve some trees on site or hopefully some buildings on the 

south side of Glenna Goodacre Boulevard to record the history of the place.  

Density 
The people who live along the street or in the Overton area, as well as users 

from Texas Tech Campus contribute the most to the usage of all street facilities. The 

Overton area has a dense concentration of student housing: within half a mile of the 

focused study area (7 minutes walk), there are a total of 9 apartments: Ulofts, 

Copperwood, University Pointe, University Trail, University Fountains, The Village at 

Overton Park, The suites at Overton Park and The Centre at Overton Park.  

The dense concentration of student housing is an asset for flourishing the street 

life of Glenna Goodacre Boulevard.  

Aspects of success:  

1. Dense concentration of residents live along the street or in the area nearby 
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Areas for improvement: 

None: Both the focused study portion of Glenna Goodacre Boulevard and the 

surrounding areas concentrated various housing projects successfully which contribute 

to the use of street facilities such as sidewalks, shops, and restaurants. 

Sustainability 
The Overton Park development gives priority to walking: there are wide 

sidewalks with a lot of shade on each side of the street, and a pleasant median with a 

brick-paved pathway connecting the East and West end of the development. After all, 

even though not too many people prefer walking in Lubbock, it provides pedestrian 

friendly infrastructure for a more sustainable city in the future.  

Xeriscaping, a landscape technique that focuses on the conservation which 

refers to the conservation of water through creative and native landscaping, is used to 

reduce the need for supplemental water from irrigation. Native vegetation provides 

habitats for wild animals, especially for different kinds of birds in this region. During 

the demolition of the original site, wood was transformed into landscaping mulch, 

concrete was crushed and reused for road material, and all unused materials were 

transported to environmental waste disposal site. More than 95 percent of the rubble 

was recycled (Hunt 2009).  

Aspects of success: 

1. Encouraging more walking activities 

2. Material recycling 

3. Sustainable planting  



Texas Tech University, Aiyou Zhu, December 2012 

47 

Areas for improvement: 

1. Need to implement more sustainable strategies 

Suggestion: stormwater collection, solar energy, green buildings and so on 

2. Lack of bike racks (Figure 3.18)  

 
Figure 3.18 Bikes must be locked to the rail next to Starbucks Coffee as there is no 
bike rack around. Source: Author, 2012 
 
 

Suggestion: to add more bike racks near the restaurants, bus stop and living 

areas. 

Visual Quality 
The street at the Centre of Overton Park has very strong unity of elements and 

attention to details. The buildings on either side of the street are of similar heights and 

architectural styles, with the exception of The Golden Chick, which has a 

disharmonious architectural style from the south side of the street (Figure 3.19).  

There are a lot of details along the street, especially when the vegetation is in 

bloom. The colorful plant materials make the street more attractive. Additionally, the 

two small towers at the entrance have elegant details: the corten steel panels attached 

to the red brick walls feature oak leaves and acorns (Figure 3.20). 
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Figure 3.19 The discordant architectural style of Golden Chick from its surroundings. 
Source: Author, 2012 
 

 
Figure 3.20 The details of a corten steel panel attached on one tower at the entrance. 
Source: Parkhill Smith & Cooper 
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Figure 3.21 The arcade on the south side of the street blocks the views from the street. 
Source: Author, 2012 
 
 

The frontage on the north side of the street is an arcade-style passageway 

parallel to the sidewalk, which is covered by the upper stories of the building (Figure 

3.21). The arcade provides users a nice shaded passageway, however, its wide 

columns block the views from the sidewalk. As a result, people cannot see clearly to 

the store windows to find out what is behind, and thereby, stores may fail to interest 

the users on the sidewalks, or those driving by.   

Aspects of success: 

1. Colorful plant materials 

2. Attention to details 

Areas for improvement: 

1. Discordant architectural styles 

Suggestions: to ensure developers to follow a similar architectural style 

2. Lack of transparency between street and stores  



Texas Tech University, Aiyou Zhu, December 2012 

50 

Suggestions: to install narrower columns or smaller amount of them for the 

arcade, or to use another frontage type: a structure with facades placed at the right-of-

way line, with the entrance at sidewalk grade (Figure 3.22). 

 
Figure 3.22 The storefront faces directly to the sidewalk, which gives users a better 
transparency along the street. Source: Mikesjournal, 2008 
 
 

Maintenance 
A successful street requires the long-term maintenance of buildings, trees and 

materials to keep them clean, safe and attractive. Glenna Goodacre Boulevard is 

properly maintained and its sidewalks, doors, windows and walls have been kept 

clean. The plants chosen for this site are mostly low maintenance. In addition, there 

are no annual plants.  

Aspects of success: 

1. Clean environment 

2. Low maintenance plants 

Areas for improvement: 
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1. Inappropriate foundation cover of street trees (Figure 3.23)   

Suggestions: to install tree grates   

 
Figure 3.23 Existing gravel at the base of trees spreads over the sidewalk. Source: 
Author, 2012 
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CHAPTER IV 

TEXAS AVENUE MIXED-USE URBAN STREET REDEVELOPMENT  

Introduction 
The Texas Avenue in downtown Lubbock is similar to other urban streets in 

their downtowns. It serves various functions: shopping, working, playing, eating, 

transportation, living and government services. In this redevelopment project, the 

study area is the part of Texas Avenue between Broadway Avenue and 19th Street 

(Figure 4.1). Broadway is the important corridor connecting the Texas Tech campus, 

downtown and Canon Lake system.  

 
 Figure 4.1 The redevelopment area of Texas Avenue between Broadway and 19th 
Street of downtown Lubbock. Source: Google, 2012 
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Figure 4.2 The George H. Mahon Federal Building & United Sates Court House on 
Texas Avenue with an one-block size parking area. Source: Bing Map, 2012 
 
 

The redevelopment area of Texas Avenue includes seven blocks, which is 

around half a mile distance. The George H. Mahon Federal Building & United Sates 

Court House building at the southeast corner of Broadway and Texas Avenue are 

occupied by different government offices. There are United States Occupational 

Safety and Health Administration (OSHA),  U.S. Housing and Urban Development 

Department, U.S. Bankruptcy Court Clerk, U.S. Attorney's Office, U.S. Border Patrol 

and Federal Public Defender. As a result, the building requires a large parking area: 

roughly 2 acres, which is almost the size of a block in downtown Lubbock (Figure 

4.2).  

At the corner of 16th street and Texas Avenue, there is the McPherson Cellars 

Winery. The McPhersons have been a pioneering family in grape growing and wine 

making in Texas for over 40 years (McPhersons Cellars Winery). Tasting tours are 
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offered Monday to Saturday in its tasting room next to the street. In addition, the 

McPhersons Cellars Winery provides a great outdoor space, which is designed by a 

local landscape architecture studio-Prairie Workshop in downtown Lubbock. The 

outdoor courtyard features a re-circulating fountain, stained concrete, lounging rooms, 

decorative metal panels and rustic wooden overhead trellises (Prairies Workshop) 

(Figure 4.3). Additionally, the streetscape outside the McPhersons Cellars Winery 

building is intended to redirect the flow of foot traffic away from the busy urban street 

dominated by automobiles (Prairies Workshop). The sidewalk is shaded by desert 

willows (Chilopsis linearis), which features a xeric arid theme (Figure 4.4).     

 
Figure 4.3 The outdoor courtyard of the McPhersons Cellars Winery on Texas 
Avenue. Source: Bing Map, 2012 
 

 
Figure 4.4 The shaded sidewalk outside the McPhersons Cellars features xeric desert 
landscape. Source: Author, 2012 
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There are art galleries and studios along the Texas Avenue in the study area: 

Downtown Underground Art Gallery, Art on Texas Avenue Art Gallery, Sallery 

Studio (inside the Lubbock Arts Alliance building), Don Caldwell Productions and 

Studio 14. These places provide unique opportunities for many local and out-of-town 

artists to produce, display and sell their artworks. As the Depot District is the 

entertainment center of Lubbock's nightlife, there are many bars along the Texas 

Avenue between 17th Street and 18th Street: Melt, Kongs and Louie Louie's Piano 

Bar. Moreover, there are O'Reilly's Pub, Klusoz, Tom's Daiquiri Place, The Blue Light 

Live, Firehouse, and Triple J just across the street on Buddy Holly Avenue.  

In addition, there are some auto service places near19th Street on Texas 

Avenue: Alderson Mercedes-Benz, Edwards Body Works and Huse Brake and 

Alignment Services. 

Inventory and Analysis 
The site specific inventory of the physical, biological and cultural attributes are 

significant factors of its redevelopment. Physical attributes include the existing 

topography, soil type, stormwater management, street layout and floodplains, The 

biological attributes include the existing vegetation. Additionally, existing land use 

and visual resources are included cultural attributes. 

Existing Topography 
The surface of the site is flat with an average elevation of 3,197 feet above sea 

level (GIS & Data Service). The percentage of slope of the street from north to south 

is less than 1 percent.  
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Soil Types 
The soil on the entire site is Urban Land (Web Soil Survey). In other words, 

the site is almost covered by imperious surfaces such as asphalt, concrete, pavers and 

rooftop. There is some soil on vacant lots, but it has been mixed, graded, compacted or 

otherwise altered.    

Stormwater Management 
Playa lakes and the Canyon Lake System provide the City of Lubbock with a 

natural, cost-effective means of storing stormwater. The playa lakes in the South 

Plains are the main sources of recharge to the Ogallala aquifer. In the study area, the 

stormwater on site flows to the Canyon Lake System located at its northwest direction. 

A treatment of stormwater on site would be beneficial to the water quality of the 

Canyon Lake System.  

 
Figure 4.5 The existing curb inlet along Texas Avenue. Source: Author, 2012 
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Figure 4.6 The stormwater flows to curb inlets from the street. Source: Author, 2012 
 

 
Figure 4.7 Flooded alleyways (impervious paving) in the project area. Source: Author, 
2012 
 
 

The curb inlets are the most common stormwater facilities on site (Figure 4.5), 

and they are located at corners of every block. As the middle of Texas Avenue is 

higher than both sides, stormwater is diverted to curbs on both sides, and eventually to 

curb inlets (Figure 4.6). However, during the stormwater event, the trash from the 

street flows directly to the curb inlets without any filtration. Also important to note is 
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that the pavement on site is impervious. The area without enough stormwater facilities 

will be flooded after a heavy rain. For example, stormwater from the alleyways is left 

on site as there is not enough stormwater facilities (Figure 4.7). As a result, using 

permeable paving would reduce floods after heavy rains in alleyways. 

 
Figure 4.8 Flood zone map of the area around the project site. Source: Author, 2012 
 
 

Floodplains 
The site is not in a flood zone, however, the area across Broadway is in 100-

year and 500-year floodplain (Figure 4.8). As a result, special attention should be 

given to the grading of structures on the north side of Study area. 
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Figure 4.9 A shade structure above the sidewalk on Texas Avenue. Source: Author, 
2012 
 
 

Existing Street Layout 
Texas Avenue has a 100 foot wide right-of-way. The street has wide sidewalks 

on both sides, and they are 15 feet wide. In most cases, the structures along the street 

do not have setback zones, and in other words, the buildings are right next to 

sidewalks. In addition, a lot of buildings have shaded sidewalks (Figure 4.9). Angled 

parking (60°) are provided along the street. They provide efficient on-street parking, 

however, the downfall is the additional street width needed to accommodate angled 

parking. A typical street section (Figure 4.10) illustrated the right-of-way and adjacent 

context along the Texas Avenue.  

 
Figure 4.10 Section of the existing conditions of Texas Avenue. Source: Author, 2012 
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Existing Vegetation 
There is limited vegetation along Texas Avenue, consisting mostly of 

deciduous trees. They are mostly deciduous trees, such as Shumard Oak (Quercus 

shumardii), honey locust (Gleditsia triacanthos inermis), pecan (Carya illinoinensis) 

and honey mesquite (Prosopis glandulosa). The deciduous trees are mostly located 

between Broadway and 14th Street surrounding the block of the George H. Mahon 

Federal Building & United Sates Court House. There are some evergreen trees such as 

yaupon holly (Ilex vomitoria) in the front of the Integra Care and Kevin Overstreet 

Investigations buildings. There are xeriscaping areas between 16th Street and 17th 

Street along the Texas Avenue. The McPhersons Cellars Winery has xeriscaping at its 

both north and south corners (Figure 4.11). The map on page 61 (Figure 4.12) 

illustrates vegetation along the Texas Avenue. 

 
Figure 4.11 Xeriscaping outside the McPhersons Cellars Winery. Source: Author, 
2012 
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Figure 4.12 Existing vegetation along the Texas Avenue. Source: Author, 2012 
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Existing Land Use 
Figure 4.14 on page 63 illustrates the land use along the Texas Avenue. It 

shows that the site is primarily commercial use. It is observed that the vacant 

properties along the Texas Avenue have negative impacts to the street, especially 

sidewalks. The sidewalks outside the vacant buildings are in poor conditions, such as 

the sidewalk next to the 4-floor building (opposite to the George H. Mahon Federal 

Building & United Sates Court House). The sidewalk is cracked, and weeds grow 

through these cracks (Figure 4.13). Also important to note is the fact that there is no 

residential use in the project site.  

 
Figure 4.13 Weeds grow through sidewalk cracks outside a vacant building. Source: 
Author, 2012 
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Figure 4.14 Existing land use along the Texas Avenue. Source: Author, 2012 
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Figure 4.15 The historical Carlock Building on Texas Avenue. Source: Author, 2012 
 
 

 
Figure 4.16 The old alleyways with architectural features . Source: Author, 2012 
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Visual Resources 
There are unique structures along Texas Avenue. The Carlock Building (Figure 

4.15) on 13th Street and Texas Avenue is a Historical Landmark in downtown 

Lubbock. The art deco style office building was constructed in 1930 as the new cotton 

exchange building. It symbolizes the rapid growth of cotton production on the South 

Plans during the 1920's and the establishment of allied marketing and servicing 

organizations (National Register of Historic Places). Additionally, the alleyways in 

this area have their own geometrical features (Figure 4.16). At the same time, the fire 

stairs, wood light poles and other electronic facilities record the history of the site. 

Currently, the utilities are located overhead in the alleys and streets of the downtown 

area, and the first phase of the downtown Underground Utility Installation project will 

move utilities into an underground duct system (City of Lubbock). In this study, even 

though utilities will go underground, some alleyways with its original structures (fire 

stairs, light poles and related electronic structures) will be preserved as a part of the 

history of the site.  

 
Figure 4.17 The lack of transparency of a building on the Texas Avenue. Source: 
Author, 2012 
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Despite the fact that many storefronts have welcoming edges next to the 

sidewalk, some storefronts do not have transparency, and pedestrians cannot see 

through buildings to find out what is inside, and thereby, stores lose the potential to 

interest the users on the sidewalks, or those driving by (Figure 4.17).  

In the distance, there are more visual resources, such as the downtown 

Lubbock skyline, wind mills (Figure 4.18) from the American Wind Power Center in 

the East and sunset of South Plains, especially when viewed from higher elevation 

(such as upper floors) from the Texas Avenue buildings. 

 
Figure 4.18 The potential visual resource - The American Wind Power Center -  from 
Texas Avenue. Source: Kozlowski, 2011 
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Redevelopment Plan for Texas Avenue in Lubbock, Texas 
In the redevelopment of Texas Avenue, the plan tries to keep some existing 

buildings in good condition to respect existing businesses. At the same time, the 

history of the site is preserved with the existing buildings. Most importantly, it avoids 

sudden gentrification along the Texas Avenue. In other words, the old buildings are 

attractive to the small businesses as they can occupy buildings with a relatively low 

rent, because small business cannot compete with incoming high profit enterprises. 

As people (especially on-site residents) are the catalyst of a successful 

redevelopment, this project tries to develop diverse housing, such as row houses, 

regular apartments, and studio apartments (a small apartment which combines living 

room, bedroom and kitchen into a single room) to attract various groups with different 

demands. On the other hand, excess parking lots along the street are transformed to 

commercial stores to attract more investment into this area. Streetscape is redesigned 

to create a safe and pleasing environment for pedestrians, bikers, transit rider and 

drivers. As a whole, the mixed-use urban street redevelopment of Texas Avenue tries 

to revitalize the downtown as a living, working and entertainment center of the City of 

Lubbock. 

Streetscape  
The proposed street incorporates pedestrians, bicyclists, transit users, drivers 

and people with disabilities. The "complete street" roadway design ensures that the 

street is shared by all users and not dominated by cars, thereby encouraging more 

biking, walking, and public transit in downtown Lubbock. 
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The proposed sidewalks on both sides will be 15 feet wide, and it will 

accommodate pedestrian traffic, street trees and a range of street furnishings and 

fixtures. The 6 feet wide street furnishing zone will include facilities such as bicycle 

parking, seating, lighting, signs and so on. Along the Texas Avenue, curb extensions 

with plantings will be widely used, and most of them are landscaped bioswales. The 

green cover will not only provide visual improvements to the downtown streetscape, 

but also reduce urban head island effect, and detain stormwater from sidewalks and 

streets. Parallel parking spaces will be provided along the street. Compared to the 

existing angled parking, the parallel parking saves the distance from curb to curb 

across the street to provide wider sidewalks, and space for bike lanes. A two-way bike 

lane will be added next to the parallel parking on the west side of Texas Avenue. The 

roadway (includes alleyways) will be covered by permeable red pavers which are 

similar to the red pavers used in downtown Lubbock to uphold the tradition of the site. 

The proposed street will let stormwater penetrate down to the subsurface soil to reduce 

heavy runoff into the sewer system. A typical proposed streetscape section is 

illustrated by Figure 4.19 on page 69.  

In addition to the proposed typical streetscape, the second option will replace 

the parallel parking spaces on the west side of the street with outdoor seating areas. 

With this solution, parallel parking spaces are decreased, more public spaces are 

provided, and the bike lanes located nearby are safer. The optional streetscape section 

is illustrated by Figure 4.20 on page 70. 
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Figure 4.19 Proposed typical streetscape for the Texas Avenue mixed-use urban street redevelopment. Source: Boston Complete Streets 
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Figure 4.20 Proposed streetscape (the second option) for the Texas Avenue mixed-use urban street redevelopment. Source: Boston Complete Streets 
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Figure 4.21 The stormwater collection and treatment infrastructures along the Texas 
Avenue. Source: Author, 2012 
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Figure 4.22 The stormwater collected to an underground water tank from the street 
irrigates street trees or provides water for water features. Source: Author, 2012 
 
 

The stormwater from the sidewalk and roadway will be diverted to the curb 

extensions (bioswales). These bioswales will filter the stormwater from the street and 

pass the stormwater to underground water tanks from the pipes under sidewalks 

(Figure 4.21). The underground water tanks will be under the rain gardens at street 

corners to intake filtered stormwater from the bioswales and rain garden. This method 

of collecting stormwater into underground water tanks will avoid water loss due to 

evaporation in this semi-arid region. Eventually, the collected stormwater will be used 

for street tree irrigation or water features (Figure 4.22). 
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As far as the treatment of the exterior of buildings, the existing buildings with 

blank walls facing the street will be recommended to install more glass windows or 

doors to improve their transparency, so that users can see through the stores to 

improve the visual quality of the street. In addition, exterior balconies will be installed 

on some existing multi-floor buildings. One good example of the installation of 

balconies along the street is Bourbon Street in the heart of New Orleans' historical 

neighborhood (Figure 4.23). In the project area, the proposed balconies will be either 

commercial or residential uses. As a result, they will also provide shade over the 

sidewalk below, and at the same time, the users on the balconies above the street will 

provide more surveillance over the street to make the street safer. 

 
Figure 4.23 The balconies along the street provide more public spaces in an urban 
location. Source: Destination360 
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Vegetation 
Street trees are proposed along the street on both sides. There will be a variety 

of street trees as the diversity of them plays an important role in the long-term stability 

of an urban ecosystem. When an area has a diversity of tree species, it is less likely to 

suffer catastrophic loss from diseases or pests. More importantly, a greater diversity of 

trees means a greater diversity of wildlife as trees play an important role in the web of 

life that exist in an urban area to provide food and shelter. In this project area, the tree 

species proposed are: Deseret Willow (Chilopsis linearis), Honey Mesquite (Prosopis 

glandulosa), Honey Locust (Gleditsia triacanthos), Chitalpa (x Chitalpa 

tashkentensis), Chinese Pistache (Pistacia chinensis), Mimosa (Albizia julibrissin) and 

Goldenrain Tree (Koelreuteria paniculata). In addition, more vegetation will be added 

to existing totally asphalt covered parking lots by transforming some parking spaces 

into vegetated islands. The recommended large shade trees for these islands will be 

Shumard Oak (Quercus shumardii), Japanese zelkova (Zelkova serrata), Chinkapin 

Oak (Quercus muehlebergii), and Hackberry (Celtis occidentalis). 

 
Figure 4.24 The pine tree on the opposite side of McPhersons Cellars Winery in a poor 
condition. Source: Author, 2012 
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Most of the existing street trees will be preserved in place, including the street 

trees (Honey Locust) outside The George H. Mahon Federal Building & United Sates 

Court House, and the (Honey Mesquite) outside the McPhersons Cellars Winery. 

However, some of the existing vegetation will be removed, such as the pine tree on the 

opposite side of McPhersons Cellars Winery (Figure 4.25), which can not grow well in 

this semi-arid region. 

There will be rain gardens at the corners of the street. These rain gardens will 

capture and temporarily hold rainwater until the stormwater facilities take the water to 

control stormwater damage and run off. The plants selected will be native and adapted 

plants that thrive in this area. The recommended plants are: Arrowhead (Syngonium 

podophyllum), Marsh Mallow (Althaea officinalis), Horse Tail (Equisetum arvense) 

Softstemmed Bulrush (Schoenoplectus tabernaemontani ), Switchgrass (Panicum 

virgatum), and Western Witchgrass (Panicum capillare).  

The plants will be used for the Texas Avenue redevelopment are illustrated in 

Figure 2.24. Above all, the plants used on site will include different species, and 

require minim maintenance such as irrigation or trimming. Eventually, it will create a 

pleasing and sustainable plant community along Texas Avenue. 
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Figure 2.25 The plant list for the Texas Avenue redevelopment. Source: Author, 2012 
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Figure 4.26 The site plan of the urban park next to the art studios and galleries. Source: Author, 2012 

 



Texas Tech University, Aiyou Zhu, December 2012 

78 

 
Figure 4.27 The section of the urban park next to the art studios and galleries. Source: Author, 2012 
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Green Spaces 
There will be a small urban park in between 15th Street and 16th Street next to 

proposed galleries and studios. The art galleries and studios will be built with train 

containers, drawing upon the close location of the West Texas & Lubbock Railway. 

The railway serves an important economical role for Lubbock (Iowa Pacific). The park 

itself will include a shaded plaza, a seating area next to the art galleries and studios, 

and an amphitheater. Art exhibitions can be held inside the park, which will be 

excellent opportunities for local artists to show their artworks to public (Figure 4.26 

and Figure 4.27). Furthermore, a historical vacant building next to the urban park will 

be transformed to an indoor corn maze, and the urban park will bring more visitors 

from Texas Avenue to the transformed historical building (Figure 4.28). 

 
Figure 4.28 The urban park brings visitors from the street into a transformed historical 
building. Source: Author, 2012 
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As the parking lots in downtown areas will hardly be fully occupied on 

weekends, some parking lots could have other uses during weekends. In the project 

area, the parking lot located between 14th and 15th street will be used as a parking lot 

on weekdays, but on weekends, it will be a market place such as a farmers market.  

The overall master plan for the Texas Avenue mixed-use urban street 

redevelopment in Lubbock, Texas is illustrated by Figure 4.29 on page 81. 
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Figure 4.29 The master plan for the Texas Avenue Mixed-Use Urban Street Redevelopment. Source: Author, 2012 
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CHAPTER V 

CONCLUSIONS 
This thesis focused on exploring design principles for mixed-use urban street 

development and applying these principles to a specific site in the form of a master 

plan. The study involved a literature review to explore the history of modern street 

development. The literature review was followed by reviewing important literatures of 

successful urban streets and concluding principles for mixed-use urban street 

development. The following section consisted of a case study of a successful mixed-

use urban street development in Lubbock - the Overton Park development - to exam 

how these principles were applied. From this, lessons learned for the Overton Park 

development were applied to the Texas Avenue redevelopment. Eventually, a master 

plan was formulated on the basis of these design principles and lessons from the 

Overton Park development while addressed design issues unique to the site of Texas 

Avenue in Lubbock, Texas. 

Review of Master Plan of Texas Avenue Mixed-Use Urban Street 
Redevelopment 

The redevelopment plan of the Texas Avenue was formulated by achieving the 

design principles and lessons from the Overton Park development.  

Safety 
This principle has been accomplished by accommodating motorists, 

pedestrians and bicyclists. The street is designed with wide sidewalks on both sides, 

and dedicated two-way bike paths which ensures pedestrians and bikers' safety along 
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the street. The bike paths are physically separated from traffic by a buffer zone to 

provide a safe and comfortable space for bicyclists (Figure 5.1).  

 
Figure 5.1 A buffered bike lane to provide a safe and comfortable space for bicyclists. 
Source: New York City DOT, 2009 
 
 

Lightings have been provided at the parking lots especially at the isolated 

edges, such as the areas near the alleyways to ensure safety at night. The driving lanes 

have been narrowed down to 10 feet wide, so that it helps to decrease speeds along the 

street. Also important to note is that more surveillance will be provided to ensure 

security on the street by adding balconies above the street and more storefronts with 

transparent edges (glass windows and doors). Furthermore, some existing one-floor 

buildings have been transformed to multi-floor buildings, so that there are more eyes 

and feet on the street from the apartments upstairs.   

Accessibility 
Wide sidewalks and dedicated bike lanes will encourage access from nearby 

neighborhoods. The street is designed with on-street parallel parking, and there are 

parking lots and garages to accommodate vehicular uses. The block of the George H. 
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Mahon Federal Building & United Sates Court House has been divided into two 

blocks to create a new street, so that people have direct access from the downtown bus 

station to Texas Avenue (Figure 5.2).  

 
Figure 5.2 Divide the block of the George H. Mahon Federal Building & United Sates 
Court House to provide direct access from the downtown bus station to Texas Avenue. 
Source: Google Map, 2010 
 
 

The housing, retail, restaurant, offices and open space are provided along the 

street, so that residents have easy access to various facilities. In addition, the street is 

accessible to people with physical disabilities. The handicap facilities such as ramps 

and rails are provided for sidewalks, restaurants and apartments. 

Livability 
There are deciduous street trees with shrubs under them on both sides of the 

street to provide shade in the summer and allow winter sunshine to the street. The 

street tries to invite people to walk and enjoy its outdoor spaces. In addition, the street 

trees proposed will reduce negative impacts of automobiles to the residents of the area, 

such as the noise, vibration and traffic lights. 



Texas Tech University, Aiyou Zhu, December 2012 

85 

Most of the existing curb cuts, which were used to create the entrances to 

parking lots have been moved to the back of the street, so that public sidewalk spaces 

are not converted into the entrances for private parking lots. In addition, fewer curb 

cuts mean more on-street parking spaces. Also important to note is that there are no 

curb cuts on the west side of the street next to the bike paths. As a result, it creates 

comfortable paths for bikers without the disturbance from the automobiles coming 

across. 

Diversity 
The master plan for Texas Avenue is a mixed-use redevelopment, which 

includes residential, commercial and public uses (open spaces). The proposed mixed-

used buildings have retail on the first floor and apartments or offices on the upper 

floors. In addition, there is a park next the art studio and galleries between 15th Street 

and 16th Street. The park not only invites people to sit and enjoy the urban landscape, 

but also provides pleasing outdoor spaces for art exhibition. Furthermore, there is 

another open space between 14th Street and 15th Street. It is a parking lot with shaded 

trees which can be used for small events like farmers markets or community festivals 

at weekends. 

The proposed street accommodates different activities such as walking, biking, 

parking, talking, eating, playing or just people-watching. As the master plan tries to 

keep some existing buildings to avoid sudden gentrification along the street, existing 

small business are preserved. In other words, the street welcomes different types of 

business and different social classes in one place.  
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Identity 
The master plan of the Texas Avenue redevelopment has preserved existing 

unique elements, which include the red brick street paving and the existing buildings 

with special features such as the Carlock Building, the building at the corner of 14th 

Street and Texas Avenue (Figure 5.3) and the McPhersons Cellars Winery. The master 

plan also proposes aligned street trees on both sides the street, balconies outside multi-

floor buildings, and colored concrete paving for sidewalks, which give Texas Avenue 

more unique features. 

 
Figure 5.3 The building at the corner of 14th Street and Texas Avenue with unique 
features. Source: Google Map, 2010 
 
 

There is a featured paving area at the intersection of 15th Street and Texas 

Avenue. The concept for the paving pattern comes from the rural agricultural 

landscape of Lubbock, which reminds the visitors of the identity of the landscape in 

this region of West Texas (Figure 5.4).  
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Figure 5.4 The paving pattern at the intersection of Texas Avenue and 15th Street 
inspired by the rural landscape of  Lubbock Region. Source: Google Map, 2010 
 
 

Density 
This principle has been accomplished in the Texas Avenue redevelopment 

master plan by providing various types of housing along the street. By building on 

vacant lots and converting some one-story buildings to multi-floor ones, there will be 

row houses, apartments and studio apartments to attract different groups with various 

needs. As a result, in contrast to the existing street without any residential uses, the 

redeveloped street will attract diverse groups of people to contribute to the use of its 

sidewalks, shops, restaurants and open spaces. Additionally, the surface parking area 

next to the George H. Mahon Federal Building & United Sates Court House has been 

transformed into a new block with new buildings, which include a mixed-use building 

and a parking garage. As a result, the new block will not only provide parking spaces 

for the George H. Mahon Federal Building & United Sates Court House, but also 

provide opportunities to have more residential and commercial uses. 

Sustainability 
The redevelopment of Texas Avenue has transformed the former automobile 

oriented street to one that encourages walking, biking and public transportation by 
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providing comfortable environment for pedestrians, cyclists and transit riders. As a 

result, it reduces gas consumption, limits emissions and decreases noise level.  

The stormwater management strategies have been integrated into the master 

plan. There are bioswales and rain gardens on both sides of the street, which both 

collect and filtrate the stormwater before it flows into the storm sewer system and the 

Canyon Lake System. Also important to note is that the collected stormwater in the 

underground water tanks can be used to irrigate street trees. Furthermore, the 

redevelopment master plan upgrades the alleyways with permeable paving to reduce 

flooding after heavy rains. 

All the vegetation recommended for the street are drought tolerant plants in 

West Texas, and are water-conserving ones. In addition, the vegetation used along the 

street includes diverse types of species to provide habitats for different wildlife. 

Visual Quality 
The various types of vegetation proposed along the street will have different 

flowers in different seasons, which will make the street colorful and attractive. 

Additionally, the transparency of the storefronts has been improved by adding more 

glass windows and doors, so that users can see through the stores to improve the visual 

quality of the street. Balconies are also to be installed outside the wall of  multi-floor 

buildings for commercial and residential uses. Not only do the balconies along the 

street add more visual interests, but users on the balconies have better views to enjoy 

the sunsets, the skyline of downtown Lubbock and the wind mills from the American 

Wind Power Center.  
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Maintenance 
All the recommended plants for the street are perennial ones, which need low 

maintenance. In the long term, the redevelopment master plan of Texas Avenue 

requires a continuous maintenance of buildings, trees and other amenities to keep them 

clean, safe and attractive. It is important to encourage community involvement to 

develop a strong sense of ownership that leads to their active involvement in 

improvement and maintenance activities of the street. The participation from people 

will be encouraged during the design process of Texas Avenue redevelopment, which 

will help people to make a commitment to the community of Texas Avenue. This 

might result in merchants cleaning up their storefronts, residents taking care of streets 

and flowers and so on. 

Future Redevelopment of Texas Avenue 
The transformation of Texas Avenue is a long-term improvement process. It 

involves a continuous transformation of existing one-story buildings to multi-floor 

mixed-use buildings with commercial on the ground floors and apartments or offices 

on upper floors. This process will bring more people to live in downtown Lubbock, 

and as a result, it will attract more investment to downtown Lubbock.    

Bike lanes are proposed along Texas Avenue. However, they will not function 

well if there is not a bike path system in downtown Lubbock. As a result, bike paths 

should be proposed along Broadway and 19th Street in the future. Eventually, more 

biking will be encouraged. More driving activities will be reduced to lessen the need 
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for more parking lots, allowing them to have other uses such as open spaces or retail 

stores. 

In addition, roof gardens are recommended for future developments. The green 

roofs will create additional open spaces, reduce the pressure stormwater puts on 

municipal sewer systems, and provide beautiful habitats for wildlife species (ASLA). 

After all, the future of the Texas Avenue mixed-use urban street 

redevelopment will help the City of Lubbock to revitalize its downtown as a living, 

working and entertainment center of the City. 
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