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FORWARD

One characteristic of Central Business areas that is certain to dis-

tinguish the last half of the 20th century is the rapid changes which

have occurred. Failure to adapt to change results in almost certain

obsolescence and eventual extinction. In the last two decades, we have

witnessed tremendous acceleration in the changes of transportation,

community form, technology and communication. There must be adaptation

in urban areas and segments of urban areas if obsolescence and decline

are to be avoided.

Just as other central areas have undergone change, so has Midland's

central area. Since the settlement of Midland in the late 1800s, many

of the technological and industrial changes which have occurred have had

a tremendous influence on Midland. As it grew from a center for ranch-

ing activities to a center for petroleum production, many of the changes

which have occurred have been positive. But, one product of the past

half century, the automobile, has created a great change in urban areas

and has had a greater impact on urban environment than probably any

other device in history. The automobile has made urban concentrations

possible, and at the same time, has been a major contributor to dis-

ruption of urban activities and urban life. Flexibility of transporta-

tion and demands for parking space have tended to disperse business

activities along major thoroughfares and more recently to encourage

larger outlying regional shopping centers or malls. The automobile,

which has facilitated development of cities, has in turn, created

problems in the movement to and from employment centers.
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About 1950, regional shopping centers and organized retailing complexes,

having concentrations of retail outlets of such size, compactness and

variety to challenge downtown areas began appearing throughout the

country. The large shopping centers quickly developed into efficient,

comfortable and seriously competitive sales and service mechanisms. The

competition has often resulted in displacement of many retail services

from the central business area, even resulting in the movement of major

department stores from the downtown area. As such trends continued,

many times a depreciation of property values ensued. Consequently, an

increase in vacancy rates and an influx of secondary type commercial

activities often followed, resulting in a deterioration in the character

and environment of downtown areas. History has shown that once retail

service facilities begin to move, office facilities, financial insti-

tutions, management facilities, and professional activities tend to

follow.

Fortunately, many of the changes that have occurred in Midland's central

area to date have been positive. But, as Midland continues to grow and

prosper, it will experience a number of problems that normally accompany

such growth. It is evident that the pioneering spirit of the early

settlers that enabled Midland to evolve into what it is today, is still

present. The City, both the public and private sectors, has exhibited a

strong commitment to the central area. It is our view that through

cooperative effort, Midland has started early enough to save its central

area from the seriously destructive forces that have ravaged many

downtown districts in the last decade. The material, data, plans,

proposals, and recommendations contained herein are intended to assist
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in the difficult processes of community decision making which must

precede definitive action to continue to improve Midland's central area.

J. T. DUNKIN & ASSOCIATES, INC.

BARTON-ASCHMAN ASSOCIATES, INC.
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INTRODUCTION

Midland's central business area has long been one of the most signifi-

cant elements of the social and physical structure of the City. The

central business area functions as the City's primary center for busi-

ness, as well as providing services to a larger trade area extending

into the rural sections and small communities surrounding Midland. Many

factors influence conditions which contribute to the area's stability

and continued attractiveness, including (1) vehicular access and circu-

lation; (2) method of handling the space needs of the automobile and

pedestrian; (3) economic vitality; and (4) the general appearance and

special features which assist in the establishment of the area as a

pleasant and attractive place to work and visit. The ability of the

central business area to provide an atmosphere conducive to the people

who work in the central area, as well as those who conduct business

there, will result in the continued success of the City as a whole.

While the first two economic periods of Midland's development can be

attributed first to ranching and secondly, to petroleum production, the

current development trends could be recognized as that of industrial and

trade diversifications and expanding influence.

THE STUDY AREA

For the purposes of study, the Midland Central Area was considered to

encompass an area larger than the sector of the City which is inten-

sively developed for office and business use at the present. The
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general limits used for this study are Cuthbert Avenue on the north,

Texas and Pacific Railroad on the south, "D" Street on the west and

Lamesa Road on the east. The more intensively developed portion or

"core area" is generally centered along Wall and Texas Avenues between

Carrizo and Main Streets.

HISTORICAL BACKGROUND

The first significant exploration in the Midland area occurred in 1849

when the War Department commissioned a survey for a southern transconti-

nental route to California's gold fields. The shortest route happened

to be through the Midland area. The route was first used by the South-

ern Overland Stage Mail Company, also known as the Butterfield

Stagecoach Line, prior to the Civil War. This route subsequently became

the route of Texas Pacific Railroad and finally the general route of

U.S. Highway 80 and Interstate 20 today.

The primary settlement of the Midland area did not occur until the late

1870s when the buffala hunters came in search of the remaining herds.

Development began in 1881 when the railroad finally reached the Midland

area. The inventions of the windmill and barbed wire enabled ranching

to develop into a permanent industry throughout Texas, as well as in the

Midland area. The plains area provided an easy passageway for cattle to

be moved along a north/south axis from Texas to Kansas. The first

cattle and sheep ranchers arrived in the Midland area during the early

1880s. During that period, the railroad station provided one of the

primary centers for activity in Midland. Due to the arid nature of west
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Texas, the only real economic activity was ranching and related profes-

sional and merchandising services. Ranching remained the primary

industry for about 45 years.

The County Commissioners authorized the first court house to be con-

structed in 1886. Although the original courthouse has long since

disappeared, the existing courthouse today still occupies the same site.

In the mid 1920's, oil

discoveries were made

in the Permian Basin

which set the stage

for the future develop-

ment of the petroleum

based economy for which

Midland is noted. With

the availability of the

railroad and the petro-

leum exploration,

Midland soon became a
c. 1924

center for West Texas business activities. Discovery of large oil

fields in the surrounding areas, such as the Yates Field in October 1926

in Pecos County, triggered the beginning of a whole new economy. As the

importance of the community grew, so did the development of the downtown

area. In the early to mid-1920's Midland had a population of approxi-

mately 2500 persons, and these residents began to support a central

trade area for the region. With the increased activity of the area and

the influx of new businesses, new buildings appeared in the downtown

area. Many small stores and shops sprang up along what are now Wall
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Avenue and Main Street. Among the first major buildings in the downtown

area were the Scarborough Hotel and the Hogan Building. The hotel, one

of the few located in West Texas during the 1920s, was located at the

corner of Wall Avenue and Loraine Street. The Hilton now stands in its

place. The Hogan Building. now known as the Petroleum Building, was

constructed to attract oil companies to Midland. Gulf Oil Company was

one of the first oil companies to locate its geological headquarters in

Midland in October of 1926. The downtown area experienced a modest

growth period as did the remainder of the City until after World War II.

From 1940 to 1950. approximately 750,000 square feet of new office space

were completed in the downtown area. Most of the office space was at or

around the intersection of Main Street and Wall Avenue with support and

commercial services extending along Texas and Wall Avenues. By 1970,

the central business area had approximately 2.000.000 square feet of

office space available for lease. Since the 1950s, the trend of

expansion in the downtown area has been towards the north and northwest

from Wall Avenue in a generally northwest direction.

It is evident from history that the Midland central business area has

played a major role in the growth of the City as a whole. Equally, the

continued importance of the central area will contribute to Midland's
future growth.

THE HISTORY OF PLANNING IN MIDLAND

Midland is not without a history of planning for the future. as well as

an interesting social history. In 1949. the City commissioned the

Dallas firm of Koch and Fowler to draft a City plan for Midland. The
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report was the first major attempt to address the overall growth of

Midland in a comprehensive manner.In 1962, Marvin Springer and Associ-

ated in collaboration with the Highway Department prepared the City's

master thoroughfare plan and recommendations. The last plan to be

prepared was the City Plan prepared by Caudill-Rowlett-Scott in 1970.

Portions of the preceding reports were implemented at various times by

the City. Consequently, each represents a valuable contribution to the

overall development of Midland. Of particular note are the portions of

the Springer plan which have been implemented. The connection of north

Big Spring Street and Marienfeld Street just north of Kansas Avenue has

been achieved since the Springer Plan. The proposed connection of

Midkiff Road to Tower Road at the Texas and Pacific Railroad and the

connection of State Highway 191 to Odessa are significant thoroughfare

improvements which were proposed in the Springer Plan. The Plan also

suggested that office and other similar land uses were emerging along

Wall Avenue between the Town and Country Shopping Center and the Central

Area. Today, much of the area is zoned 0-1 (Office).

It is interesting to note the preparation of community plans on approx-

imately 10 to 12 year increments, all of which address the central area

in varying degrees of detail. The initiation of this study demonstrates

the continued interest of the City to coordinate future development, and

in this case, the coordination and development of the central area with

the overall urban structure.
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AERIAL VIEW OF MIDLAND 1983

LOOKING TOWARD THE NORTH
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OBJECTIVES FOR MIDLAND - THE EIGHTIES

The following list of objectives are excerpts from Objectives for

Midland - The Eighties published by the advisory committee to the

Chamber of Commerce. These objectives are considered to be the most

applicable to the Plan for the Central Area and are referenced in

various sections of this report.

The Design of the City -

• Explore methods to improve traffic flow, particularly into and

out of the Central Business District, through one-way streets,

signal timing or other innovative solutions.

• Promote and develop high-density parking above and below

ground in the downtown area, including the consideration of an

ordinance for adequate parking for each new structure con-

structed in the downtown area.

• Mandate the City of Midland and the Chamber of Commerce visual

improvement committee establish on going programs for the

implementation of beautification of public areas including the

enforcement of city ordinances to provide for aesthetic

environment in lower income areas.

CuItural L1£e -

• Provide an expanded and superior library facility within the

central business district which reflects in depth the
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educational, cultural, research and leisure needs of Midland's

community.

• Build a civic auditorium with seating for approximately 2,000

people designed specifically for utilization by organizations

and events. Priority consideration should be given to the

locating of the facility in the central business district.

Economy -

• Recruit and attract diversified industry that is community

minded and environmentally clean and emphasizes good labor

management relations.

• Continue to promote Midland as an administrative and technical

headquarters for the exploration, drilling, production and

distribution of hydrocarbons.

• Encourage development in the central business district to meet

the needs of downtown workers and conventioneers.

Local Governments -

• Provide adequate building space to ensure efficient operation

of our governmental bodies.
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RELATIONSHIP OF THE CENTRAL AREA TO THE URBAN AREA CENTER

The Central Business Area is located along U.S. Hwy. 80 (Front Avenue)

generally between Lamesa Rd. and "A" Street. Plate 1 shows the rela-

tionship of the study area to Midland's urbanized area. Midland has

experienced a rapid growth rate in the last seven years (1976-1983, over

50% increase in population) which has caused considerable expansion of

the urbanized area. While most of the impacts associated with the newer

developments have been positive, some have not. The growth of the

urbanized area to the west and to the north of the Central Area has

created greater travel distances to the Downtown area. This trend has

encouraged office and retail market areas to develop in closer proximity

to new housing developments. Older neighborhoods south and east of the

Central Area are still in close proximity to downtown employment but due

to lower income levels lack the purchasing ability of newer residential

areas of the City. New development in Midland is expected to continue

to locate primarily north and west, and to a lesser extent to the

recently annexed area to the northeast, increasingly farther from the

Central Area. Because of this trend, access to the Central Area from

outlying residential areas is one of the primary concerns regarding the

continued vitality of the downtown business area. The ability of the

worker to find easy access to the downtown employment areas will have a

direct bearing on the existing, as well as, the future character of the

Central Area.
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DEVELOPMENT PATTERNS AFFECTING THE CENTRAL AREA

Employment and land use patterns throughout the City affect the function

of the downtown area. The movement of people to and from employment and

recreational areas are important factors in the composition of any

community. The ability of many people to move freely through all areas

of the City will determine the overall character and makeup of Midland's

land use pattern. The preponderance of Midland's existing population is

situated north and generally northwest of U.S. Hwy. 80 (Front Avenue)

and, principally, north and west of the Central Area. Prior to 1970,

the downtown area was a primary location for office related employment

and to some extent retail employment. The outward migration of retail

business was a trend exacerbated by the wide spread ownership of the

automobile in the 1950's. Many cities throughout Texas and the United

States have dealt with this trend at various times in growth and devel-

opment periods. This trend can be associated with the Village Shopping

Center (1954), the Town and Country Shopping Center (1958) and the

Dellwood Plaza Shopping Center (1960), and, later, Midland Mall, along

Loop 250. Much of the commercial and industrial employment, especially

that which is related to the petroleum industry, has located along U.S.

Hwy. 80 and Interstate 20.

A more significant trend which has occurred in Midland in the last five

years is the development and zoning of substantial office-type

employment areas along Loop 250. This pattern of development has

occurred in other cities in Texas. Dallas and Houston, although larger

than Midland, experienced similar development along "loop" highways

10
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during growth periods of office space. The availability of choice in

the location of office space is an important factor in the attraction of

new business and the relocation of existing business in all cities as

well as in Midland. The advantage of providing choice, while important,

is not without significant ramifications. The long term success of the

downtown business area will ultimately lie with the ability to compete

with the newer outlying office employment centers now beginning to

appear. New office and business developments along Loop 250 will offer

convenience amenities that Central Area office complexes will find

increasingly difficult to provide. The close proximity to future

population centers and the ability to provide more space for the automo-

bile (parking and circulation) will prove to be one of the greatest

incentives to locate along the Loop.

Currently, there are approximately 1.5 million to 2 million square feet

of office space existing south of Loop 250 along S.H. 349 (Big Spring

Street). Plate 2 shows the approximate location of major existing and

proposed outlying retail and office development. The existing outlying

office space represents a small percentage of the amount which could

potentially be constructed, based upon existing zoning capacity. It is

estimated that approximately 6.5 million square feet of office space

could be built under the existing zoning along S.H. 349 and another 2

million square feet is possible westward along the Loop. Should the

outlying zoning build out at its potential, it could rival the Central

Area in the total number of square feet of office space. Several

factors will determine whether the potential buildout along the Loop

will occur. The market demand, ultimate population, access,

13



availability of infrastructure and support services will all be factors

influencing potential office development of the outlying office space as

well as in the downtown area. If development along the Loop does occur,

the intensity and magnitude will have a direct and indirect impact on

Midland's Central Area.

It is likely that overall residential densities will continue to in-

crease gradually over a period of time. The current development in

north Midland demonstrates this trend. If more efficient uses of the

land (through technology, etc.) occur, the growth corridors will benefit

through a greater attraction of activity, both primary and secondary.

Primary activity can be equated with the sale and subdivision of land

and ultimate development. Secondary activity can be equated through

interest which occurs through the consumer, new home purchase, new

businesses and other end products of the development industry. This

development trend ultimately favors the northern location of office and

retail uses. It is apparent that if the downtown is to equitably keep

pace with suburban office development, it must continue to provide

incentives to offset the amenities offered by peripheral development.

ACCESS TO THE STUDY AREA

Major regional access to the study area from the east or west is

generally provided by Interstate 20 and U.S. Hwy. 80. The Central Area

is in close proximity to both of these major east/west highway routes.

North/ south access is relatively easy via the Rankin Highway and Big

Spring Street connection. The importance of south Big Spring Street-

Rankin Highway is enhanced by the fact that it is the only major

14



thoroughfare with a grade separation at the Texas & Pacific Railroad,

providing easy access to the residential areas south of downtown and to

Interstate Highway 20.

The original downtown street pattern is a grid system surveyed and built

with orientation magnetic north. Most city blocks in the Central Area

are 300 feet x 300 feet. Radiating from the original downtown grid

system are the outlying residential streets and major arterials pat-

terned and developed on existing section lines.

Primary routes of access to the downtown are indicated by Plate 2. The

four primary east/west arterials, Wall, Texas, Illinois and Front

Avenues, create an important distribution system for the downtown

business district to western and northern sectors of the community.

Michigan Avenue and Louisiana Avenue provide secondary access into the

northern portion of the Central Area. These streets intercept most

major access points to the downtown. North Big Spring and Marienfeld

Streets are the dominate north/south access arterials in the downtown

area. Except for "A" Street, Main Street and Lamesa Road, most of the

north/south streets in the study area have disruptions in their

alignments outside the central area.

The completed sections of Loop 250 provide a circumferential route on

the City's western and northern perimeter, approximately 3 to 4 miles

from the downtown area and generally confine the existing urbanized

area. Major thoroughfare intersections generally occur at one mile in-

tervals along the Loop, but only Big Spring Street (S.H. 349), Andrews

15



Highway-Illinois/Texas Avenue connection and U.S. Highway 80 provide

direct connections to and from the Loop. Because of one-way traffic flow

along the Loop 250 service roads and the limited number of interchanges

between north-south streets and the Loop, direct access to the

properties abutting the Loop will be limited. Dense development along

Loop 250 could in the future create traffic capacity problems on the

Loop service roads due to the fact that the only access to certain

properties will be via the service roads. As development occurs along

Loop 250, the City is providing parallel streets to the service roads to

provide alternative access routes to serve such development.

Lamesa Road and "A" Street provide access to the eastern and western

edges of the Central Area and any changes or improvements in the primary

north/south routes should recognize these streets as potential through

connections to the Loop. Possibilities do exist for supplementing

capacity and function of the main access routes by operational regu-

lation and by tying to some of the discontinuous streets in the central

area.
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GENERAL CHARACTERISTICS OF MIDLAND'S CENTRAL AREA

Midland's central area is a composition of many interrelated elements.

each of which affects the other. The downtown business area has under-

gone a significant change. especially in the past 10 years. The fact

that Midland Central Area has been subject to change can be considered

as normal. All parts of an urban area are in a constant state of

change. Buildings age and are removed. new buildings are built to

replace them or remodeling takes place. or as sometimes the case. aging

and deterioration of the facilities in an area prevail. and the area

becomes an obsolete section which no longer serves its intended purpose.

Nearly every city of significant size has developed problems related to

its downtown business districts. Some cities have succeeded in adapting

their downtown areas to change resulting in important revitalization

and continued growth.

The petroleum industry has had. and will have. a great impact on

Midland's growth and socio-economic characteristics. It is anticipated

that the petroleum industry will continue to play a major part in

Midland's economy and in the Nation's economy as a whole. The relation-

ship between Midland's growth and the growth of domestic petroleum

production are closely tied. Consequently. the growth in population and

employment are directly related to domestic demand and production of

petroleum. The Permian Basin. approximately the size of Oregon. ac-

counts for a fifth of the Nation's petroleum production. Because of

this relationship. Midland. particularly downtown. is headquarters for

over 700 petroleum related firms.
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It should be recognized that the full impact of our national energy

posture cannot be fully evaluated, and that the decisions and changes

relative to long-range energy problems could, and likely will, influence

Midland's economy. It appears that the nation's energy problems have

created conditions favoring significant employment shifts from the north

and mid-west to the Midland area and Texas in general and have actually

accelerated the rate of employment growth.

To accommodate the demand for office space, office construction has

increased dramatically in the last five years. The appearance of

Midland's Central Area is indicative of other cities much larger in

population. By comparison, Midland has more office space than Fort

Worth, a city four times as large.

According to the U.S. Commerce Department (Labor) Midland has the

highest per capita income in the United States ($16,467, 1981). Because

of its high average income and the strategic location in the Permian

Basin, the Midland Central Business Area has supported a higher ratio of

employment to the population than many other cities throughout Texas.

The importance of the central area to Midland is evident as most of the

primary banking and financial institutions are still located in the

central area. The seats of the County and the City Government are also

located in the downtown area. Most of the office, technical and mana-

gerial facilities are located in or in close proximity to the downtown

area. Retailing, which originally established itself downtown is

finding it increasingly difficult, due to the marketing conditions, and

the demands for the parking of the automobile, to maintain viable
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businesses in the downtown area. Many of the retail businesses have

located closer to newer market areas in "regional" and "community" type

malls with more space available for the automobile.

The commitment to the Central Area on the part of the City is apparent

through such capital expenditures as Midland Center and the Centennial

Plaza, as well as other improvements in the downtown area by the City.

The property values (ranging from $50 to $65 per square foot of office

space) in the downtown area are vitally important to the the base of the

City as a whole. The investment in major office construction will prove

to be one of the primary stabilizing factors in the natural evolution of

the downtown business area in Midland. Both the City and the County, as

well as downtown property owners and tenants, have a direct interest in

the area and all residents in Midland should have at least a secondary

interest in the downtown area.

If the Central Area is to continue as a strong and competitive part of

the community, all of the parties of interest must agree upon the

direction in which they desire future change to take place and cooperate

to achieve that change. This study is intended to outline areas in

which the City might cooperate with other interested parties in altering

the direction of change in the central area. It must be recognized,

however, that the municipal government alone cannot alter the trends in

the downtown business area and that substantial private effort will be

necessary also.
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POPULATION AND ECONOMIC CHARACTERISTICS

The change in composition of the population of Midland since the discov-

ery of petroleum is not completely indicated by the change of popu-

lation. The rate of population change has reflected the fluctuating

economic base of the community. Periods of economic change and adjust-

ment are apparent by the examination of Table 1.

TABLE 1

Year Population Change Percent of Change

1920
1930
1940
1950
1960
1970
1980
1982*

1,795
5,484
9,352

25,785
62,625
59,463
70,525
90,000

2,689
3,868

16,433
36,840
-3,196
11,062
19,475

205.52%
70.53

175.72
142.87
-5.05
18.6
27.6

* Estimate by J. T. Dunkin & Associates, Inc., 1983

Source: U. S. Census

The continued production of oil and gas from the Permian Basin is

obviously of major concern to the economic life of Midland. Midland

experienced an accelerated growth in its population beginning in the

late 1970's due to the higher demand for domestic oil. This trend has

continued through 1982, but has somewhat moderated through 1983.

Because of the high activity period during and after the 1980 census,

the population for 1980 is significantly less than it is estimated

today. The population for the City of Midland, as estimated December,

1982, is 90,000. The growth of the population in Midland is likely to
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continue to fluctuate in the future while generally increasing by a

smaller average growth rate.

INCOME TRENDS

According to the 1980 census. Midland has the highest per capita income

in the State and 6th highest in the nation, as shown in Table 2.

TABLE 2

Per Capita Income in Metropolitan Areas in the United States, 1980

l. Casper, Wyoming $ 12,842
2. Reno, Nevada 12,317
3. Bridgeport, Conn. 12,266
4. Anchorage. Alaska 12,200
5. San Francisco-Oakland 11,741
6. Midland, Texas 11,712
7. Washington, D.C. 11,313
8. San Jose. Calif . 11,064
9. Salinas, Calif. 10,833

10. Seattle, Wash. 10,788

National Average 7,330

Source: U.S. Census

The rise in family income in recent years has been substantialJ.y higher

than previously anticipated as a result of the inflationary factors in

the overall economy. One factor which contributed to the rise in higher

income level in recent years is the "two worker" family. This partially

explains the high ratio of employed people to residents of the City.

The "two worker" income has enabled many families, especially younger

ones, to enter the housing market despite sharp increases in housing

products and financing since 1979. Table 3 shows the increase in family

income from 1970 to 1980.
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TABLE 3

FAMILY INCOME - CITY OF MIDLAND, 1970-1980

1970 1980

No. of Families No. of Families

Less than $4,900 3289 Less than $4,900 840
$5,000 to $9,999 4689 $5,000 to $9,999 1463
$10,000 to $14,999 4237 $10,000 to $14,999 2113
$15,000 to $24,999 2994 $15,000 to $24,999 5206
$25,000 to $49,000 845 $24,000 to $49,000 7083
$50,000 or more 228 $50,000 or more 2293

Median Income $10,616 Median Income $24,753

Source: U. S. Census

An important barometer in retail trade and services is family income.

In the past 10 years, the median income in Midland has increased nearly

2!z times. The rising income levels will influence the demand for

housing, retail shopping and entertaining. While some of the increase

in income from 1970 to 1980 reflected by Table 3 results from the

general inflationary trends, the gain of income in Midland is substan-

tially greater than the inflation factor and represents a real gain in

purchasing power.

EMPLOYMENT CHARACTERISTICS OF THE CITY OF MIDLAND

The size and type of civilian employment that exists within the City can

be considered one of the most important elements of the economy. Labor

statistics are useful in understanding the health of our economy.

Generally Midland has enjoyed a lower unemployment rate than the State

of Texas and the United States. Table 4 indicates the total civilian

labor force for December, 1982 for the United States, State of Texas and

Midland County.
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TABLE 4

Civilian Labor Force Estimates, Dec. 1982

United States Total Labor Force
Percent Unemployed
Total Employment -

110,477,000
10.5
98,849,000

State of Texas Labor Force
Percent Unemployed
Total Employment -

7,589,100
7.4
6,938,500

Midland County total labor force
Percent Unemployed
Total employment -

63,600
4.4
60,700

Source: Texas Employment Commission

The 4.4 percent unemployment rate is one of the lowest in the State,

slightly higher than Austin (4%), Abilene (4.1%) and San Angelo (4.2%).

Note should be made that the ratio between the number of residents and

the number of employees in each decade listed in Table 5 demonstrates a

significant gain in the percentage of people in the working force. The

1980 category indicates that 25% of the employment is reLatedi dLrect Ly

to the petroleum industry. Many of the remaining industries are

indirectly related to the petroleum industry. The percentage employed

in retail trade remained relatively constant while most industries

experienced increases in percentage of employment.
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TABLE 5
EMPLOYMENT BY INDUSTRY

CITY OF MIDLAND
1970

Construction
Manufacturing

Durable goods
Transportation
Communications, utilities, and sanitary

services
Wholesale trade
Retail trade
Finance, insurance, and real estate
Business and repair service
Personal services
Health services
Educational services
Other professional and related services
Public administration
Other industries (includes petroleum)

Resident-Employee Ratio: 1970

1980

Agriculture, forestry, fisheries, mining,
and petroleum

Construction, manufacturing:
Nondurable goods
Durable goods

Transportation
Communication and other public utilities
Wholesale trade
Retail trade
Finance, insurance and real estate
Business and repair services
Personal, entertainment and recreation services
Health services
Educational services
Other professional and related services
Public administration

Total

Resident-Employee Ratio: 1980

Source: U. S. Census
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Number Percent

1,242 5.0
1,493 5.8

742 3.0
581 2.3

711 2.8
889 3.6

3,602 14.4
1,450 5.8

948 3.8
1,965 7.9

716 2.9
1,801 7.2
1,273 5.1

928 3.7
6,671 26.7

24,958 100.0%
2.4:1

8,900 25.0
2,484 7.0
1,146 3.2
1,641 4.6
1,153 3.2
1,248 3.5
1,904 5.3
5,067 14.2
1,989 5.6
1,619 4.5
2,129 6.0
1,265 3.6
2,134 6.0
1,951 5.S

998 2.8

35,628 100.0 %
1.8: 1



Table 6 shows employment by occupation. Although the Census Bureau has

changed the definition for several of the categories, significant gains

can still be observed in each occupation.

TABLE 6

1970

EMPLOYMENT BY OCCUPATION, CITY OF MIDLAND

Professional, technical, and kindred workers
Managers and administrators, except farm
Sales workers
Clerical and kindred workers
Craftsmen, foremen, and kindred workers
Operatives, except transport
Transport equipment operatives
Laborers, except farm
Farm workers
Service workers
Private household workers

Total employed, 16 years old and over

1980
Executive, administrative and managerial
Professional specialty
Technicians and related support
Sales
Administrative support (including clerical)
Private Household
Protective service
Other service occupations
Farming, forestry and fishing
Precision production, craft and repair
Machine operators, assemblers and inspectors
Transportation and material moving
Handlers, equipment cleaners, helpers and

laborers

Total employed, 16 years old and over

5,888
2,665
1,899
4,453
2,553
1,622

853
873
122

2,303
985

24.3%
11.0%

7.8%
18.5%
10.5%

6.7%
3.5%
3.6%

.5%
9.5%
4.1%

24,216 100.0%

4,859
5,600
1,341
3,682
6,686

458
359

3,102
346

5,090
1,398
1,453

13.6%
15.7%
3.8%

10.3%
18.8%

1.3%
1.0%
8.7%
1.0%

14.3%
3.9%
4.1%

1,254 3.5%

35,628 100.0%

An increase from 1970 to 1980 in the ratio of employees to residents is

not surprising due to the increase of the two worker family household.

The current ratio for Midland County is one employee for every two
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residents. The ratio of the City of Midland is one employee for every

1.8 residents. A ratio of approximately 1:1.7 is common in larger

cities; however, for a community of Midland's size, it is relatively

high. The composition in ratio of employee to resident is indicative of

a city much larger in size than Midland. To some extent this

relationship is evident in the physical appearance of the downtown area.

Table 7 shows the relationship of Midland's employment composition to

selected cities throughout the region.

TABLE 7

RESIDENT TO

CITY EMPLOYMENT POPULATION EMPLOYEE RATIO

Tulsa, OK. 186,979 360,917 1.93:1
Abilene TX. 54,607 98,315 1.8:1
Odessa, TX. 49,143 90,027 1.8:1
Ft. Worth, TX. 207,572 385,164 1.85:1
Dallas, TX. 515,177 904,078 1.75:1
Big Spring, TX. 12,179 24,804 2.0:1

Source: U. S. Census, 1980

Midland's work force, according to the 1980 Census, is made up of

approximately 50 to 60 percent "white collar" or office user el!\ployees.

This higher than average percentage of office worker accounts for the

substantial amount of office construction that has taken place in the

last five years. It is not expected that the ratio of employment to

residents will continue to increase (i.e. reach a level of 1.5:1). To

reach a level of 1.5:1 employee to resident ratio, a number of satellite

communities or suburban communities must exist in the area to supplement

the work force in the central city. Currently, Midland does not have

communities in close proximity from which to draw a substantial labor
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force. It is expected that Midland will continue to draw a percentage

of the "white collar" workers from Odessa and Ector County due to the

limited amount of office space available there. It is not likely the

percentage of people living in Odessa and working in Midland will

increase substantially in the near future as the travel distance between

the two cities is still considered too great to promote daily commuting.

But as new office space develops along 42nd Street and downtown, the

Odessa area will also become increasingly difficult to draw from.

Several reasons exist for the stabilizing of the ratio of approximately

1.8:1, but generally the closer to 1:1 the ratio becomes (which would be

one worker for every resident) the harder it is to increase it.

Being part of one of the fastest growing sections of Texas offers

Midland a number of opportunities which would not exist in other geo-

graphic locations. One of the significant growth factors is considered

to be Interstate 20 which connects the Dallas/Ft. Worth area and the EI

Paso area to the Midland area. Interstate 20 is one of the most signif-

icant urbanizing highways in the State and is likely to continue to

influence the growth of the area and the State. In addition to highway

transportation, the West Texas region contains significant agricultural,

petroleum reserves, financial centers, management and technological

resources which will enable it to continue to grow and accommodate an

expanding population. Midland and the County of Midland have an oppor-

tunity to share in significant growth of the West Texas region in the

future as they have in the past. The degree to which Midland partici-

pates in the economic development of the larger region depends on a
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number of factors, and the most significant factor will be the charac-

teristics of the people who inhabit the City and the County.
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PHYSICAL FACTORS INFLUENCING DEVELOPMENT IN THE CENTRAL AREA

NATURAL FEATURES

The climate in the Midland area is distinctly semi-arid in character.

The average rainfall fluctuates around 13~ inches per year, generally

occurring during the seven warmest months of the year. Snow accounts

for only a minor percentage of the moisture received annually.

Midland supplements its water supply from the Colorado River Municipal

Water District with ground water from the surrounding areas. Three

major fields make up the ground water supply system for Midland. The

McMillan well serves as a storage well for water pumped from the Paul

Davis Field located 30 miles north of Midland. The City also holds the

water rights for the T Bar well field in Winkler County. Recent test

holes indicate the quality of the water is in the good to excellent

range. Water supply to the Midland area is considered to be excellent

at this time. Recent studies have cited concerns for long-range water

supply reserves should some water resources, such as the Colorado River

Authority, be used to capacity. While these studies are considered

valid, the water supply to the Central Area is not considered a

significant constraint. Current reserves are estimated to supply a

population in excess of 160,000.

TERRAIN FEATURES

The general slope and drainage of the terrain in the Midland Region is

generally from the northwest to the east/southeast, which is common
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throughout most portions of West Texas. Although the appearance of the

Midland Region to the casual observer is flat, a more appropriate

classification is gently undulating.

The elevation in the Midland area ranges from 2500 to 2900 feet above

sea level. Midland Draw and Scarborough Draw (north and east of the

central area) provide the major drainageways for the community. Playa

lakes are scattered throughout the area providing temporary ponds or

lakes which fill after rainfall.

PRINCIPAL SOIL TYPES

Principal soil types in Midland are characterized by a shallow topsoil

with a very deep formation of caliche beneath it. Two general soil

groups are found in the Study Area. The Arvana

moderately deep sandy loam of approximately 25"

series consists of

over caliche. The

Midessa series consists of similar material as Arvana for the topsoil

except the sub-base is somewhat closer to the surface. Because of this

condition, extra expense is sometimes necessary in subsurface

construction of building foundations and utility lines.

MAN MADE FEATURES

The availability of sanitary sewer will be one of the greatest factors

in determining future growth of the Midland area. The existing sanitary

sewer treatment plant is maintained by the City of Midland and located

on Midland Draw in the southeast quadrant of the City. The treatment

plant is currently providing adequate treatment for the existing popu-

lation. According to the June, 1982 report by Parkhill, Smith and
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Cooper, there are a number of sewer line capacity deficiencies located

throughout the City. Some of these deficiencies in sewer line capacity

occur during peak usage periods in the downtown area. Plans for en-

largement of those lines which are inadequate are now in progress.

Periodic deficiencies occur at various times in any urban concentration

and any current capacity constraints in the downtown area are considered

to be minor and temporary.
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CEKTRAL AREA PHYSICAL CHARACTERISTICS AND CONSTRAINTS

Most of the major buildings have been constructed within the last 20

years and represent a substantial investment in the downtown area. The

downtown area consists of a mixture of different sizes of buildings and

companies or corporations occupying them. Most major oil companies have

facilities in the downtown area in addition to numerous smaller indepen-

dent oil companies. Plate 3 shows major existing buildings in the

Central Area referenced by numbers.

Because of the comparatively recent construction in the Central Area,

buildings are in good physical condition. Most of the office building

development covers approximately 42 blocks in the "core" of the study

area and is generally bound by Carrizo Street, Kansas, Main and Front

Avenue (US Hwy 80).

EXISTING OFFICE SPACE

The Midland Central Area, and particularly the core area, is charac-

terized by a large percentage of office space. Because of the large

amount of office space, the economic and social makeup of the downtown

area is greatly affected by changes in the amount of office space use

and employment.

METHODOLOGY

An inventory and estimate of existing office space in the Midland

Central Area was conducted to evaluate the current office profile.

34



J 0'''' [j§I a ~ ~ » ~fI;, " '" aD'" DD [
------:-:-----~ t::::J "'0 .. ,' § ,8 fl u{ 0 " '" t::J

]Dm no ILLiN • 0 ~nDh7 Or/]}J{f inO o ~ ~~nn
J EJ ~ li ~ 0',, '" •••• ~. ~~ '§2JU '" 8 '" V! § jU/j

I 9 0 fllfl "8!!!!f11 '.,. O,m · £p.. ~
j @~"LJ..tJ{)D : 8 -o~§t) "" '" 'rs/./g~,.:' dOU~c

~~IJ~tJD ...'." ~~. ~[jOD~VDDOOO[

I LJcD .: nnRJB84nn nrt QOonnnflO [ . Tn r-,. o· 200' 400' 000'

~ ~~~:. :~n 48 Midland Ezee-

3 300 L~uis1:na 49 ~~!~:n:l~~.
4 Atlantic Rich- 50 Mtdl d ~.

5 i;:~~~~!'dlng Bank";vr~'~t
6 Blanks Bldg 51 Midland Nat'

1

7 BuildioS of' 52 :~:~ r:s West

8 g:m::~t~;e8t Ings S:ldg~V-
Commerce S3 Hidland rover

9 City Hall ;~ ~l & Gas Bldg.

10 C & K Petro- fe~d ";i!~:-
leum Bldg. 56 alN

11 Coquina Oil 57 P e111 Bldg.
Building 58 p:~: Bldg.

12 County Storage Abstract
13 Courthouae 59 P
14 Courthouse 60 Pe~ian, Bldg.

Annex e ro eum Bldg.

15 Cox, John L. ~~ ~~troleum Club

16 ~;il::~~din Na~:=:~Gas
17 Davis Bldg g 63 Post Office 6.

. 18 Dinero Pla;a ~:!;~:!Bldg.

i~~!:~::nry Place 64 Public Safety

Exhibit Bldg. Bldg. Police

21 Empire Plaza 6S RK Building
Building 66 Southwestern

22 Energy Square Bell
23 Exxon Bldg 67 Summit. The
24 Faudree Bldg. 68 S
2S Federal Bldg. 69 s~:e:~!!d~~f
26 Firat Energy Building

27 ~:;:~~iC 70 Texas Elec-
Bank-Kidland tric Bldg.

28 First Savings 71 Texas Employ-
29, First United ment c~.

Hethodist 72 Tipperary Oil
Church Building

30 Foreat Oil ~!~:!:~~l of

~~ ~::::rch California
33 Geo.ource 7S Union Oil of
34 Gibraltar 76 ~a1i~. Annex

Savinga Bldg. 77 w~f ~ldg.
35 GIHLS Tvr. Eaat 78 Wall T • East

(Metro BId ) 79 lir South
36 GIRLS rvr , gwest 80 ~all Tvr. West
37 Great Western estern United
38 Gulf Buildin 81 Life Building
39 HBF Building g 82 ~ilCO Building
40 Heritage Ctr. 83 ~:x Building

41 Hilton Hotel 84 401 East
42 Hunt Energy Illinois
43 ~o~:t~!ar Abst. 85 AtriUID Center

44 Harathon C~il 86 Petroleum
Building Information

45 Hid-America Building
Building 87 Indenpendence

46 Hid American Plaza
Petrol. Bldg. 88 Hightower

47 Hidland County Building

Library

mIDLADD.TEHAS
~ @ []) 'IT' 00 rID [b rID 00 @ rID

~ 'IT' (!!J lID IW ~

J.T. DUNKIN a ASSOCIATES INC
URBAN PLANNING "LANDSCAPE ARCHITE'CTUR~

BARTON-ASCHMAN ASSOCIATES INC
TRAFFIC CONSULTANT I'

HEY TO
mAJOR
BUILDinGS
In THE
CEnTRAL
AREA

PLATE 3





Plate 4 represents the estimate of gross square feet of office space by

city block. There are a number of different types of office space which

make up the total office profile. Each type of office space impacts the

function of the Central Area in a different manner. The following cat-

egories indicate the major types of office usage.

For the purposes of this study, office space which was under con-

struction at the time of the survey was included as existing office

space, but was not included in the calculation of vacancy rates.

Projects under construction, even though they are not occupied, will

eventually be a part of the existing inventory. For planning purposes,

these structures have been included for a more complete understanding of

the existing conditions.

Existing multi-tenant
Existing single tenant
Public use office space
Under construction office space

4,455,050 sq. ft.
675,000 sq. ft.
390,500 sq. ft.
609,850 sq. ft.

Total existing office space in the
Central Area 6,130,400 sq. ft.

Source: Survey by J. T. Dunkin & Associates, Inc., Nov., 1982

MULTI TENANT TYPE

Existing multi-tenant office space is generally defined as office

buildings with a number of different users within each structure.

Often, a larger user has the majority of the total office space within

the building leased at one time, depending upon economic conditions;

with the smaller users in the remaining area. Excellent examples of

this composition can be found in structures such as First City National
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Bank (formerly Midland ~ational Bank) and Briercroft Savings (formerly

Gibralter Savings) buildings.

Approximately 72% of the total office space in the downtown area is

multi-tenant. In general, most of the larger buildings are multi-tenant

and it is expected this trend will continue. Because of the methods of

high rise office building construction, expected profitability and

possible future technological advances in highrise construction, larger

office buildings are generally more cost efficient. For this reason, it

is likely that future multi-tenant office space construction will

continue to occur and remain as the dominant office type within the

Central Area.

Several factors govern major multi-tenant construction. One of the

foremost is absorption or market demand. As of November, 1982 approxi-

mately 96% of the multi-tenant space was considered occupied. Due to

the number of square feet under construction, the occupancy rate will

likely fluctuate. As each new building becomes leasable, it will dilute

the overall percentage of office space occupied or occupancy rate.

Because of Midland's petroleum based economy, drilling activity in the

Permian Basin will also impact the demand for office space. Studies

show that the relationship between the number of oil wells drilled and

the demand for office space are closely correlated. Many areas of the

building industry tend to "over build" during periods of higher demand

related to drilling activity. This cycle is prevalent in high rise

office construction as well. The combination of these conditions will
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cause fluctuation in construction of multi-tenant office space in

Midland.

SINGLE TENANT TYPE

Single tenant users such as Southwestern Bell Telephone and Marathon Oil

Company will continue to provide a stabilizing factor in the overall

fluctuation of leasable office space available to the market. Single

tenant office space makes up less than 11% of the total amount of office

space in the central area. These types of spaces are less susceptible

to changes in the economy than multi-tenant spaces. In periods of low

economic activity, many small companies often dissolve or go out of

business, thus increasing the vacancy rate in multi-tenant buildings.

The income from single tenant user/owner occupied office buildings is

not directly tied to the ability to lease office space. The owner uses

the entire building; therefore assuring occupancy and creating a

valuable asset to the tax base in the downto~~ area.

Retail, commercial, and other related types of lease space account for

less than 6% of the total overall floor space in the Central Area. As

the demand for office space increases, so will the demand for personal

support services and other types of retail. The increased demands for

space provide an opportunity for the stabilization and expansion of

downtown Midland and encouragement for competition with some of the

area's local shopping centers.

Public use office space accounts for less than 7% of the total amount of

office space. Municipal, county and federal office buildings are an
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example of typical public users of office space. These spaces represent

a small but important amount of the overall total because of the activi-

ty each generates. Pedestrian and vehicular circulation in and around

public buildings is traditionally high in proportion to other types of

office buildings.

The total amount of office space in the central area represents a

substantial investment by both the public and private sectors. The

existing 6,130,400 square feet of office space is approximately 65% to

70% of the total office space located within the City of Midland.

Developed property values, according to the 1982 tax roles range from

$50 to $65 per square foot of office space, depending upon the density

and age of each development. This translates to an estimated total

value of office space in the central area of approximately three hundred

million dollars.

The gain in office space square footage in Midland since 1970 is evi-

dence of the growing vitality of the central area. The approximate 300%

increase in the total amount of square footage parallels the in~rease in

population. The population gain since 1970 has been slightly higher

than 50% (1970, 59,463 to 1982, 90,000), with almost all of the gain

having occurred since 1975.

1960
1970
1982

Office Space

1,200,000 ± sq. ft.
2,000,000 ± sq. ft.
6,130,400 ± sq. ft.
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EMPLOYMENT IN THE CENTRAL AREA

The single most important factor which will contribute to the continued

growth of Midland is the employment base in the downtown area. Employ-

ment opportunities have been a major contributor to the increased

inmigration which has caused much of the rapid growth and movement in

the region. It is expected to continue to exceed the natural increase

as the source of population gain for Midland. As indicated by Table 6,

Midland's labor force is characterized by a high percentage of white

collar or "office users". According to the 1980 census and Texas

Employment Commission (TEC) data, the percentage ranges from 50 to 60%,

many of which work in the Midland Central Area.

To determine the number of office users employed in the Central Area, a

study and analysis of employment by S.I.C. (Standard Industrial Classi-

fication) group was compiled from T.E.C. records. From this analysis,

employment in the Central Area was aggregated by city block and is shown

by Plate 5. The analysis produced an approximate ratio of 1 employee

for every 250 gross square feet of existing office space. This ratio

was applied to any developed blocks in the Central Area in which data

was not available or buildings were documented as being under con-

struction. The following list shows each building type and the estimat-

ed employment:

Existing multi-tenant space
Existing single-tenant office space
Public Used office space
Office space under construction

Total estimated employment in
the central area

17,820 employees
2,700 employees
1,560 employees
2,440 employees

24,520 employees

1,360 employees

25,880 employees

Total office employment
in the Central Area

Retail, commercial, and other
related employment

Source: Estimate by J. T. Dunkin & Associates, Inc.
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The strength of the Central Area employment base is further indicated by

the ratio of population to employment. As of November, 1982, the

population of the City was estimated at 90,000. Using an existing

estimate of employment for the Central Area of 24,520, a ratio of 3.7

residents to one Central Area employee is obtained.

LAND USE

One of the most effective ways to meet and overcome the certain future

competition to Midland's Central Area is through the development of a

program of modernization, improvement and change in the area, designed

to make it both physically attractive and functional. The basis for any

program of competitiveness in the Midland Central Business Area must be

the facilities and investments which exist in the Area.

In addition to office employment characteristics, the documentation of

the nature, location and extent of the existing urban land use is

essential to all urban planning efforts which are intended to shape a

convenient, functional, economical and environmentally pleasant communi-

ty.

Each parcel of property within the study area was examined and the type

and extent of use found thereon was recorded and mapped. The categories

to which the various land uses were allocated are summarized by the

following list:
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1. Single family detached residential

2. Two family residential (duplex)

3. Mobile home - mobile homes and other relocatable housing
forms

4. Multi-family residential (apartments and rooming houses)

5. Parks and open spaces - City parks and other open space

6. Public and semi-public uses - churches. schools and other
institutional buildings

7. Office - multi and single tenant

8. Retail uses - stores. shops and service uses

9. Commercial - hotels, auto related services and storage
warehouses

10. Parking lots and parking garages - surface lots and garages

11. Light industrial light processing uses

12. Heavy industrial heavy processing and salvage yards

13. Street and alley rights-of-way

14. Railroad rights-of-way

15. Vacant area

The existing land use pattern is illustrated by Plate 6. The study area

consists of 666.3 acres, or approximately 1 square mile, of which 88% is

developed for urban uses. In many locations. multi-story office build-

ings house different types of uses such as retail on the first floor and

office occupancy on the floors above. For the purpose of land use

analysis. the predominant building use was recorded. Buildings under

construction were recorded based upon the likely finished use of that

parcel of property. Table 8 shows the acreage and percentage devoted to

each use.
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TABLE 8

BUILDING AND SURFACE USE - MIDLAND CENTRAL AREA

LAND USE CATEGORY ACRES PERCENT OF TOTAL AREA

Single Family Detached
Duplex
Mobile Homes
Multiple Family
Parks and Open Space
Public and Semi-Public
Office
Retail
Commercial
Parking Lots and Structures
Light Industrial
Heavy Industrial
Streets and Alleys
Railroad Right-of-Way
Vacant Land

126.1
4.3

.8
8.0
1.0

36.9
71.8
15.8
16.9
27.7

1.0
.1

265.3
13.2
77 .4

19.0%
.5
.1

1.2
.1

5.5
10.9

2.3
2.5
4.2

• 1

39.9
2.0

11.7

666.3 100.0%

Source: Survey by J. T. Dunkin & Associates, Inc., November, 1982

Few communities of Midland's size throughout the nation enjoy the

magnitude of office highrise construction that has occurred in the

Central Area. Consequently, the predominate land use form is office use

and accounts for 10.9 percent (71.8 acres) of the surface land use

within the study area. Office highrise construction is generally

confined to the core area bounded by Carrizo Street, Kansas Avenue, Main

Street, and Indiana Avenue. Recently, new medium to high-rise office

construction has been expanding within the existing core boundaries.

Illustration 1 shows the existing land use in 1950. The conversion of

residential uses to non-residential uses in the evolution of downtowns

is a normal condition which most growing CBD's experience.
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Illustration 1 shows that

much of the residential land

use in 1950 between Illinois

and Kansas has now been con-

verted to non-residential uses.

It is important to note that

often, transition in land use

does not occur in an orderly

fashion. As development in the

Central Area expands, "skip

development" occurs leaving

existing structures or parcels

vacant. New development will

often seek less expensive

parcels farther away from the

existing development. Many of

the existing structures passed

over by redevelopment begin to
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deteriorate due to lack of owner occupied maintenance. This trend has

been occurring in the Midland Central Area since at least 1950 and

several areas of the Central Area are still experiencing this condition

today.

Much of the existing housing in the study area was constructed prior to

1950. Residential areas to the north and west of the office core area

are more unified (because of relatively few vacant lots), are still in

sound physical condition, and are generally well maintained. The
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residential areas to the north and east are somewhat fragmented, due

partly to non-residential development pressure, and generally range from

poor to fair physical condition. Substantially more vacant lots exist

east of the core area and new construction contributes to the fragmented

nature of the area.

Except for street and alley right-of-way, residential land use still

accounts for the greatest single use of surface land use in the Study

Area. As indicated below, there is still a substantial residential.

population residing within the study area:

Single family detached
Two family (duplex)
Mobile Home
Multiple Family Dwellings

(apartments)

714 dwelling units
48 dwelling unit~

6 dwelling units

194 dwelling units

The estimated population within the study area is 2,800. The expected

continued ~xpansion of the core area will impact the quality and quanti-

ty of the remaining housing stock. The fragmented nature of the remain-

ing residential use on the eastern perimeter of the study area causes it

to be particularly susceptible to such transition.

Retail and commercial uses combined account for less than 5% of the

total land use in the study area. Initially, downtown was the primary

retailing center for agriculture and ranching activities. Most of the

major retail establishments have since moved to other areas of the

community. Those that have remained are devoted to support services for

the office, technical and research businesses that now constitute the

majority of uses in the Central Area. Retailing is directly dependent

upon the market and how much it can draw consumers. Most retailing
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establishments depend heavily upon an eleven hour business day, six days

a week. Because of high leasing rates, retail establishments in the

downtown area have found it increasingly difficult to survive operating

during the same operating hours as office employment (generally 8-5,

five days a week). This explains one of the reasons relatively few

restaurants exist in the downtown area as most depend heavily on the

evening or supper clientele.

Although retailing uses are a small percentage of the overall land use,

they contribute proportionally to the vitality and economic health of

the Central Area and should be encouraged to remain and expand.

Other significant uses of land in the central area are indicated by the

percentage of developed land for public and semi-public use. The uses

in this category include churches, schools, and local state and federal

agencies and other institutions of this nature. City Hall, the County

Court House, Federal Building, and Central Post Office are all located

in the Central Area. It is likely there will always be a demand for

services provided by most of these public institutions and it is

probable they will continue to stay in the downtown area, thus insuring

the continued focus of the downtown Midland area.

Other certain public uses act as an edge to major development in the

central area. Midland High School is situated along the west perimeter

of the study area adjacent to "A" Street. The Post Office and Federal

Building complex adjacent to Highway 80 (Front Avenue) at the southern

boundary of the study area act as a significant buffer between the Core
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Area and the railroad tracks. The YMCA is on the east side of Big

Spring Street north of Kansas Avenue. Dinero Plaza and the YMCA form an

"edge" to the northern extension of the core area. De Zavala Elementary

School, at the southeast corner of Mesquite Avenue and Lamesa Road,

although not in the actual study area, is important to recognize.

Elementary schools are based upon minimum enrollment requirements to

operate efficiently. As the number of residential units between Main

Street and Lamesa Road in the study area is declining, it is likely to

have an impact on the enrollment at De Zavala Elementary.

Surface parking lots and vacant land also represent an important amount

of the total land use composition because of the high possibility of

change. Together, parking spaces and vacant land account for 105.1

acres or 15.9% of the total study area. Except for the parcels utilized

for parking structures, each parking lot has a certain potential for

development. Many of the parking lots in the downtown area are now

serving as temporary uses until market demand warrants development as

other uses.

The largest percentage of land use in the Central Area is devoted to

streets and alley right-of-way. A total of 265.3 acres or 39.9% of the

Central Area is used for some form of vehicular movement. Due to the

fact that most streets in the central area are 80 feet wide, this

particular percentage is somewhat higher than most other cities through-

out the State. The possibility for block consolidation also exists

which could consequently reduce the number of acres devoted to street

right-of-way in the future. Block consolidation has already occurred at
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San Angelo Street between Tennessee Avenue and Ohio Avenue and will

likely occur in similar areas where "triangles" are created by the

convergence of streets.

For future comparison with 1990 census data, the existing land use was

also calculated for Census Tract area #9, as defined on the 1980 Census

Tract maps. The boundary of Census Tract #9, shown on Plate 6, is

generally Front Street, "A" Street, Michigan Avenue, Loraine Street,

Ohio Avenue, Weatherford Street and Texas Avenue. Table 9 shows the

existing land use in corresponding categories to the overall study area.

TABLE 9
CENSUS TRACT 119

EXISTING LAND USE - 1982

Single family
Duplex
Multi-family
Mobile Home
Parks and Open Space
Public and Semi-Public
Office
Retail
Commercial
Parking Lots and Structures
Street and Alley R.O.W.
Railroad Right-of-Way
Vacant Land

1.0 acres .1 %

.1

.1
7.5

24.0
2.2
2.5

16.9
40.4

3.2
2.8

100.0%

1.1

1.0
13.0
41.5

3.8
4.4

29.0
69.2

5.6
4.8

174.4

It is obvious from the recent land use changes that the role of the

Central Area is changing and it is probable that it will continue to

change. It will be important that future improvement efforts be direct-

ed toward those changes which can be reinforcing to the office, govern-

mental and financial facilities in the Central Area.
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NON RESIDENTIAL BUILDING CONDITION IN THE CENTRAL AREA

Most of the non-residential buildings in the Central Area are considered

to be in sound condition. Nearly all retail structures are in sound

condition except for a few in need of attention to the exterior facades.

Buildings needing repair are generally concentrated between Main and

Lamesa Streets. The majority of the office construction is also in good

to excellent condition. No condition in either category appears to

exist in the Central Area which would justify major clearance or recon-

struction. Some demolition and reconstruction will occur as development

pressures create higher land values; however, attention should be

directed to improvement of the building condition of those structures

that are in the marginal or need major repair. The environmental

character of the Central Area is influenced by building condition and

appearance and the stability of the private investment in the area will

require continued emphasis on maintenance.

BUILDING HEIGHT AND BULK

Plate 6, Existing Land Use, illustrates the Central Area in a two

dimensional perspective. It is also important to recognize the arrange-

ment of multi-level development in the area. The building massing,

configuration and height differentiation contribute to the atmosphere

and feeling one perceives in the Central Office Area. Plate 7 shows the

configuration and number of stories of major non-residential buildings

within the study area. Among the tallest structures are the major

office buildings in the core area. The two tallest buildings in the

central area are the RepublicBank First National Midland (24 stories)

and the Wilco Building (22 stories) located at Wall Avenue and Big
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Spring Street. The majority of buildings over ten stories are located

in close proximity to the Wilco Building and RepublicBank First National

Midland. This concentration of tall structures represents the center of

the core area. Major mid-rise office construction (4 to 10 stories) has

moved northward from the core area generally between Carrizo and Main

Streets and Missouri and Ohio Avenues, particularly along Marienfeld

Street and Big Spring Street. This trend can be expected to continue

and is likely to extend the core area in a more northerly direction than

already exists.

A noticeable change has taken place in the appearance of the Central

Area within the last two decades. Prior to 1960, there were only 8

buildings with 10 or more stories; today there are over 20 buildings

with building heights over 10 stories.

EXISTING ZONING

The purpose of zoning, as set forth in the State Enabling Legislation,

is to insure the health, safety, and general welfare of the public.

Regulation of zoning takes the form of dividing the City into districts

and within each district limiting the height, bulk, use of buildings,

density of population, land use and other standards as determined

appropriate. Such regulations should not be arbitrary and capricious,

but must have a substantial relationship to the general public's wel-

fare.

Illustration 2 shows the zoning in the Central Area as approved by the

Midland City Council on May 10. 1949. Boundaries of the Central Busi-

ness Zone ("H") were generally Tennessee Avenue. Fort Worth Street.
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Front Street, and "A" Street. Two blocks north of Tennessee Street were

devoted for apartment use and north of Louisiana was zoned two family

(duplex). Except for uses north of Tennessee and a mixture of housing

between Fort Worth and Lamesa, the land use and zoning pattern in the

central area today is generally in conformance with the original zoning.

The existing zoning in the central area as of December, 1982, is shown

by Plate 8. For the purposes of graphic portrayal, several single lot

and block Planned Districts have been consolidated with similar adjacent

zoning districts. Table 10 shows the various zoning districts encom-

passed in the study area.

SETBACK (FEET) HEIGHT

DIST. DESCRIPTION FRONT SIDE REAR FEET

A I FAM. RESIDENCE ~o 5-12 20-25 o¥-
B . 2FAM. RES I. 25 5-12 20-25 ~
C APARTMENT 2~ ~-12 2(}.25 ~
0 APARTMENT 25 5-12 20-25 -E MULTI- FAMILY I~ 5-12 2();!~ *-
F LOCAL RETAIL 25 0 20-25 -G COMMERCIAL 15 0 2(}.25 "16-
H CENTRAL BUS. 0 0 0 -- - 7000
J LIGHT MFG. 15 0 0 ..- - 5000
K WAREHOUSE 0 0 0 499- - 5000

L8M HEAVY MFG. 0 0 0 -- - 5000

EXISTING ZONING - 1950
ILLUSTRATION 2
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TABLE 10

EXISTING ZONING, CENTRAL AREA, MIDLAND, TEXAS - 1982

Percentage
Category Acres of total

C-l, Commercial-l 236.3 35.5%
C-3, Commercial-3 107.2 16.1
0-1, Office-l 59.5 9.0
0-2, Office-2 21.8 3.2
LR-l, Local Retail-l 10.0 1.5
LR-2, Local Retail-2 9.5 1.4
LR-3, Local Retail-3 .9 .1
MF-l, Multi-family-l 14.8 2.2
MF-2, Multi-family-2 35.3 5.3
MR, Mobile Home 16.7 2.5
IF, One Family Residence 145.3 21.9

Total 666.3 100.0%

The largest category is the C-1 zoning district which includes the

preponderance of office construction. The development standards in the

C-l district are considered quite unrestrictive and have obviously con-

tributed to the substantial high rise office construction that now

exists within the district. The C-l district does not specify minimum

requirements for set backs, intensity (floor area ratio), parking, or

landscaping. It must be noted that because of the absence of

development requirements in the C-1 district, it is the most competitive

zoning district in the City of Midland, based solely on standards .

While Midland's C-1 zoning district is somewhat less restrictive than

other zoning districts in the downtown areas of other cities throughout

the State, most cities reduce the development standards in the downtown

zoning district as an incentive to development. Because of the lack of

parking requirements in downtown zoning districts, new office buildings

often locate in areas providing easier access and more parking for the

automobile (e.g. Claydesta). While the C-l district remains competitive

with other zoning districts, care should be exercised to insure the C-l
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district does not create adverse conditions within itself which might

make development in other locations more desirable.

The C-3 zoning district is moderately more restrictive than the C-l

district, but still provides some of the flexibility offered in the C-l.

The primary limiting factor in the C-3 district is the parking require-

ment. The C-3 still allows 180,000 square feet building floor area per

300 foot block (2:1 F.A.R.) The affect of the C-3 district on the

existing residential area between Weatherford and Mineola Streets has

been to create a mixture of land uses. Because of the similarity to the

C-l district in terms of uses, a conversion of residential uses to

non-residential uses in this area has taken place. New construction

east of Weatherford has been virtually non-existent although one new

four story office building is under construction at this time. Because

of the existing mixture of land uses in the C-3 district, development

will continue to be sporadic until an identifiable trend in land use

establishes the character of the area. The lower property values and

close proximity to the office core does create potential for future

growth. The ability of the area to fulfill that potential will depend

upon the guidance and direction of the development when it begins to

take place and general guidance to growth of the Central Area.

The 0-1 district, and the recently created 0-2 district, provide for

progressive transition districts for development adjacent to residential

areas. The 0-1 district has a two story height limitation and the 0-2

permits a six story height limit (1.2: 1 F.A.R.) These districts have

principally been utilized as buffers between the C-l and C-3 and the
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residential districts along the north and west sides of these commercial

zoning districts. The combination of the C-l, C-3, 0-2, and 0-1

districts creates a reduction of height limitations from unlimited in

the C-l district to two stories in the 0-1 district, producing a visual

"tiering" effect. The off-street parking requirements (1 parking space

per 400 square feet of office space) and a 20% landscaping requirement

in the front yard, make the 0-2 district and the 2 story limit of the

0-1 District more compatible with residential development. The

continued use of these districts will help maintain the character of the

substantially unchanged and relatively stable residential areas in and

around portions of the study area.

The residential zoning districts, IF-2, MF-l, and MF-2, north and west

of the C-l district, are of such size that a stabilized and maintained

housing area can be encouraged. The possibility exists for improved

maintenance if the future erosion of these districts is discouraged.

The transition to non-residential type land uses between Weatherford

Street and Lamesa Road has already been established and will likely

continue. The Feasibility Study and Plan prepared for the area east of

Lamesa Road and Terrell Street by the Eastside Economic Development Task

Force generally recommends non-residential uses east of the Central

Area. Retail and light industrial uses are proposed east of Terrell

Street and south of Orchard Lane. Residential uses are proposed

generally east of Lamesa Road north of Orchard Lane.

By maintaining the existing housing areas that are stabilized and in

good condition, the opportunity exists for a revitalization of older
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housing while encouraging new housing types within the study area. The

contribution of good housing stock in close proximity to the Central

Area will be substantial in satisfying the needs of inner city housing.

Additionally the street and block patterns in the north and west

residential area, while adequate for residential use, will not generally

accommodate non-residential development (due to the long blocks and

narrow street widths),

Retail uses are allowed in all of the non-residential zoning districts

in the study area except 0-1 and 0-2. It is likely that any new commer-

cial and retail uses will seek locations on major thoroughfares or high

volume intersections. Front Avenue offers a good example of this trend

already established within the study area. The Post Office and Federal

Building facility and other proposed office complexes will offer

"breaks" in the retail/commercial appearance along Front Avenue. The

possibility does exist for "pockets" of retail centers (along Front

Avenue at Lamesa Road and Front Avenue west of "B" Street) which would

provide stronger market drawing opportunities in the future. The

proposed retail uses at Lamesa Road are consistant with the recommended

land uses along Front Avenue in the Eastside Economic Development Task

Force Study. Other locations for predominately retail use exist along

Big Spring Street north of Kansas Avenue.

Generally, the existing zoning has the ability to adapt to most kinds of

development without back-zoning or rezoning. It must be recognized that

it is unlikely that much of the potential of the non-residential zoning

districts will ever be realized, particularly in the C-l district. If
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future developments within the Central Area are unmonitored, secondary

and less desirable land use types (i.e. open storage) begin to occur as

interim land uses until the market demand exists to support more

desirable land uses. If these uses do occur, they might tend to

discourage or impair the later, more desirable development of the area

as the ultimate market is realized.

PARKING

Travel to and from the Midland Central Area is accomplished primarily by

private automobile. Because Midland is highly dependent on the private

automobile for travel, parking is critical to the continued growth of

office space and other developments in the Central Area.

The current zoning ordinance contains no parking requirements for

development in a C-l district, a zoning classification which comprises

the majority of land in the Central Area core".Although the provision of

parking is not required in the' C-l district, most developers have

recognized the need for parking to assure the success of their develop-

men t , and thus have provided some parking; however, the number of

parking spaces that have been constructed in the C-l district do not

satisfy the actual demand for the core area. The City has attempted,

through a recent revision of the zoning ordinance, to encourage more

parking facilities in the C-3 District by eliminating the floor-to-area

ratio requirement for parking garages.

The overall supply of both off-street and on-street parking in the

Central Area as a whole satisfies the current demand for parking,
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although any particular office building may not have sufficient on-site

parking to satisfy its demand. Peripheral private and public parking

lots and unmetered and/or unrestricted on-street parking spaces help to

satisfy the current overall parking demand in the Central Area core.

PARKING INVENTORY

An inventory of parking spaces was conducted in late 1982. The invento-

ry is shown on a block-by-block basis in Plate 9.

There are a total of 18,404 parking spaces in the Central Area; 15,857

of which are off-street (parking garage or lot) and 2,547 of which are

on-street (along a street curb line). Additional parking spaces are

being developed in the block bounded by Big Spring-Marienfeld-Wall-

Missouri where a 900 plus parking space garage is planned and in the

block bounded by Main-Loraine-Industrial-New York where RepublicBank

First National Midland is constructing approximately 850 parking spaces

for Bank employees and customers. These additional spaces are not

included in the parking inventory totals.

Based on the off- and on-street parking supply of approximately 18,400

spaces and 5,520,550 square feet (excluding under construction) of

existing office space, there are 3.33 parking spaces per 1,000 square

feet of office space. The off-street parking supply yields a parking

ratio of 2.87 spaces per 1,000 square feet.

PARKING DEt-lAND

The number of parking spaces required to serve the office and supporting

uses in the Central Area is based on the following assumptions:
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Central employment is 23,440 persons

Average vehicle occupancy is 1.3 persons per vehicle for
Central Area trips

Public transportation ridership is negligible

Average employment absenteeism is 6 percent

Based on these assumptions, the employee parking demand in the central

Area is approximately 16,950 parking spaces (23,440 employees minus 6%

absenteeism divided by 1.3 employees per vehicle).

The current parking supply of 18,404 spaces satisfies this employee

parking demand and currently provides a surplus of over 1,450 parking

spaces for use by persons conducting business with Central Area busi-

nesses. Observations of parking in the Central Area indicate the

current parking supply satisfies the current demand for parking space.

Previous parking studies conducted by Walter P. Moore and Associates,

Inc. and Walker Parking Consultants have identified deficits in

Midland's Central Area parking supply. The basic reasons for the

differences in this study's conclusion that the present parking supply

is adequate and the conclusions reached in the previous studies are

discussed below:

1. This study included a defined larger area for the Midland

Central Area. Therefore, more parking spaces are assumed to

be available for Central Area employees.
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2. This study assumes that a certain number of employees are

willing to park in excess of four blocks from their place of

employment.

3. The previous studies assumed that existing parking lots are

only 80% (Walker) and 85% (Moore) efficient. That is to say,

due to inefficient parking lot design and operation, 15 to 20%

of the parking spaces should not be counted in the supply.

This report assumes that all of the parking spaces inventoried

can be counted in the supply.
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TRAFFIC CIRCULATION

Traffic circulation is a term that describes the flow of traffic to and

from an area and within an area itself. It includes both vehicular

traffic and pedestrian traffic. Several factors influence traffic

circulation which include street width, street spacing, two-way vs.

one-way traffic flow, traffic control (signals, stop signs), and

on-street parking. The following is a description and analysis of

traffic circulation to/from and within the Central Area of Midland.

The Central Area is served by several major streets which provide access

from the residential areas. Major streets serving the Central Area are

"A" t Big Spring, Louisiana, Michigan, Illinois, Texas, Wall, and Front

Streets. Other minor streets that provide limited access to the Central

Area include Lamesa, Main, and Missouri Streets. Lamesa Road, in

particular, offers the opportunity to function in a greatly expanded

manner to serve future growth needs. The expansion of Lamesa Road is

consistent with Eastside Economic Development Task Force objectives for

enhancement of retail opportunities for this area. In the Central Area,

these major streets are paved to the widths indicated below:

"A" Street 41 feet from Missouri to Wall
51 feet from Wall to Illinois
62 feet from Illinois to Cuthbert

Big Spring, Front Avenue 65 feet
Wall Avenue, Missouri

Avenue 61 feet
Illinois Avenue, Texas

Avenue 51 feet
Louisiana Avenue,

Michigan Avenue 41 feet
Lamesa Road 52 feet
Main Street 61 feet from Front to Illinois
Marienfeld Street 41 feet from Illinois to Big Spring

73



ONE-WAY STREETS

In 1982, the City of Midland implemented a portion of a one-way street

plan that had been previously recommended in several transportation

plans for the City. The following streets have recently been converted

to one-way traffic flow:

Louisiana (westbound)/Michigan (eastbound) from Baird to
Andrews Highway

Illinois (westbound)/Texas (eastbound) from Baird to "L"

Loraine (northbound)/Colorado (southbound) from Missouri to
Louisiana

These one-way streets have generally enhanced traffic flow to/from and

within the Central Area and have increased traffic capacity. Due to the

potential undesirable effects of the Michigan and Louisiana Avenues

one-way pairing on the neighborhood they traverse, their one-way

operation should be periodically reevaluated to determine if their

designation as a one-way pair should be continued.

TRAFFIC VOLUMES

Plate 10 is a map of 1982 traffic volumes in the Central Area. The

higher traffic volumes are along the major streets (e.g. Big Spring,

"A", Illinois, Wall, Front) that serve as access routes to/from the

Central Area. Big Spring, north of Illinois, carries the highest volume

of traffic with approximately 19,500 vehicles per day. North of

Cuthbert, Big Spring has a traffic volume of over 27,000 vehicles per

day. Wall, Illinois and "A" all have traffic volumes in excess of

10,000 vehicles per day in the Central Area.
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Table 11
DEFINITION OF LEVEL OF SERVICE FOR SIGNALIZED INTERSECTIONS

Level of
Service Description

A and B No delays at intersections with smooth progression of
traffic. Uncongested operations; all vehicles clear in a
single signal cycle.

C Moderate delays at intersections with satisfactory to
good progression of traffic. Light congestion; occasion-
al back-ups on critical approaches.

D 40 percent probability of delays of one cycle or more at
every intersection. No progression of traffic-move from
intersection with 90 percent probability of being stopped
at every intersection experiencing "D" condition.
Significant congestion on critical approaches, but
intersection functional. Vehicles required to wait
through more than one cycle during short peaks. No long
standing lines formed.

E Heavy condition. Delays of two or more cycles probable.
No progression. 100 percent probability of stopping at
intersection. Limit of stable flow. Blockage of inter-
section may occur if traffic signal does not provide for
protected turning movements.

F Unstable flow. Heavy congestion. Traffic moves in
forced flow condition. Three or more cycles to pass
through intersection. Total breakdown with stop-and-go
operation.

Example

Residential or rural
streets.

Urban streets
off-peak hours.

Second~ry CBD streets
at peak hours (this is
the design level of
service for urban
conditions) •

Primary CBD streets at
peak hours

CBD

at



TRAFFIC CAPACITIES

Capacity is the measure of a street's ability to accommodate the traffic

volume along the street. It is normally measured at a traffic signal-

ized intersection where traffic flow is regulated and traffic congestion

is present during the peak hour of traffic flow. The ability of a

signalized intersection to accommodate traffic is usually expressed in

terms of level of service. Levels of Service A through F are defined in
Table 11.

The level of service was calculated for each signalized intersection in

the Central Area. All intersections were found to be operating at a

Level of Service C or above during both the A.M.(7:30 - 8:30) and P.M.

(4:30 - 5:30) peak hours of traffic flow. As indicated in Table 11,

Level of Service C is an acceptable level of traffic flow. In fact,

most of the larger urban areas (e.g. Dallas, Houston) accept Level of

Service D for intersection design purposes.

PEDESTRIAN CIRCULATION

Pedestrian movements in the Central Area are primarily at street grade

where pedestrians must cross intersections in conflict with vehicular

traffic. The only grade-separated pedestrian crossing connects the

RepublicBank First National Midland Bank to the Bank's parking garage

across Colorado Street at a midblock location between Wall and Missouri.

Other office buildings in the Central Area have either underground or

above ground garages that are connected directly to the office building

and provide pedestrians with direct access from parking to their

destination.
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The sidewalk system in the Central Area is sufficient in width to

accommodate the pedestrian flows that are present. A major problem with

pedestrian traffic occurs at intersections where pedestrians that are

crossing a street have to contend with right and left turning vehicles

and vice versa.

Conflicts between maj or pedestrian movements and vehicles can be min-

imized by the following:

One-way streets where certain turning movements are eliminated
(see illustration 3).

Exclusive traffic signal phases for pedestrian movements where
all vehicular movements are stopped while pedestrians cross the
street.

Grade-separated pedestrian ways (e.g. tunnel, skywalk).
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TRAFFIC SIGNALS

There are 31 signalized intersections in the Central Area, excluding the

traffic signals along Front Avenue. As shown by Plate 11, the majority

of these signalized intersections are interconnected to establish

progressive traffic flow along the major streets. Included in the

interconnected signal system are four traffic signals along Front

Avenue.

Although some of the signalized intersections have been improved with

the installation of new signal controllers, mast arms, and signal heads

in recent years, a good number of the signals remain corner post-top

mounted signal heads with 1955 vintage controllers. Coordination of the

signals is accomplished by an outdated master controller via underground

communication cable. Due to the large volume of construction in the

Central Area during the past several years, this underground cable has

been cut numerous times, thus causing parts of the signal system to lose

their coordination until repairs can be made. Also, much of the cable

was installed in the mid 1950's and has reached a stage of deterioration

wherein the cable often "shorts out" causing a loss in signal coordina-

tion.

Due to the age of the equipment and the problems with communication

cable, the Central Area signal system needs to be upgraded. Recommenda-

tions for traffic signal improvements are discussed in a subsequent

section of this report.
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INFRASTRUCTURE

The City of Midland has a substantial investment in its infrastructure

in the Central Area. In addition to this investment in streets and

water and sewer lines, several private utilities also invested substan-

tial capital in gas, electric, and telephone lines designed to serve the

utility needs of the area.

Plate 12 illustrates water, sewer, gas and facilities in the City's

Central area. In general, street rights-of-way are 60 to 80 feet in

width and the paved streets range in width from 41 feet to 60 feet.

Recent studies of water and sewer needs for the City of Midland evalu-

ated these existing utilities. Based on these studies (Parkhill, Smith

and Cooper, June, 1982, and Freese and Nichols, January, 1980), it

appears that the limiting factor concerning Midland's future development

is the water supply. Sewer capacity can be expanded to accommodate the

Central Area plan, but there is some question as to the ability of the

water supply to support the Parkhill, Smith and Cooper projected

population (328,254) associated with the ultimate plan.
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POTENTIAL OFFICE DEVELOPMENT

The potential for future office development is an important factor in

the determination of the ultimate physical and social characteristics of

Midland's Central Area. Each block in the Central Area was analyzed to

determine the extent and type of existing development, as well as its

potential for future development. The criteria used to determine the

potential for future development included existing land use; condition,

size and age of eXisting buildings; existing zoning and availability of

utilities; location and proximity to existing development; as well as

other requirements for development.

Existing development trends are often a reliable indicator of the

development intensity (floor area ratio; F.A.R.) that is most econom-

ically feasible for a particular area. While individual sites may have

certain development constraints and factors, an average of many sites

can illustrate the general overall development density pattern for a

given area.

METHODOLOGY

The average F.A.R. for Midland's Central Area was calculated using city

blocks containing 100,000 square feet or more of office space (blocks

containing 100,000 square feet or more of existing office space were

considered as high density). Blocks containing less than 100,000 square

feet were classified low to medium density. Plate 13 indicates the

blocks (shown in gray) used in the calculation of the existing high

density Floor Area Ratio. The total square footage of office space used
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in all of the blocks calculated as high intensity is approximately 4

million or 67% of the total amount of office space in the Central Area.

From this analysis, the average high density F.A.R. was calculated at

approximately 3 to 1. The average F.A.R. used for low to medium density

was .45 to 1 and 1.2 to 1 respectively

In the determination of areas for future development, several as-

sumptions were made to formulate a more realistic projection of office

space.

Assumpt ion Ill: There will not be a maj or change (L, e. an adjust-

ment of several blocks) in the boundary of the C-1 zoning district.

Assumption #2: Future high intensity development will generally

not exceed the existing densities already achieved in the C-1

zoning district (future projects that have been officially an-

nounced were included at the proposed density).

Assumption #3: Blocks now developed with over 100,000 square feet

of office space will generally not experience substantial new high

density (over 3:1 F.A.R.) development (with one or two exceptions).

Assumption #4: To achieve a F.A.R. of 3:1, available or potential-

ly available lot area must be in excess of 30,000 square feet.

Assumption #5: Major existing office structures in good condition

will not be razed and rebuilt at a higher density.
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Because the two primary non-residential zoning districts (C-1 and C-3)

in the Central Area do not substantially restrict the F.A.R., the

existing high density F.A.R. (3:1) was utilized to arrive at the poten-

tial or "holding capacity" of the existing zoning in the core portion of

the Central Area.

Plate 13 represents the potential for future office development by

intensity based upon the holding capacity of each block as related to

existing conditions. The three general categories in which potential

development was classified is as follows:

1. High potential for office development in excess of 100,000
square feet.

2. High potential for low to medium density office development.

3. Low potential for office development.

Land that is presently vacant or being used as a surface parking lot,

represents the highest potential for development. Often, parking is a

temporary use for land in Central Business Districts until the market

warrants development. These parcels are generally the least expensive

to develop. Smaller and older buildings close to the core area and

those that are under-utilized also have potential for new development

but to a lesser degree than vacant land (because of the purchase price

of the existing building). The RepublicBank First National Midland's

consolidation of a number of parcels along Missouri and Big Spring is an

example of the purchase of under utilized land for future development.

It must be recognized that the age of the structure should not be the

sole factor in the decision to demolish or renovate it, but rather its
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potential use. Economics. aesthetic value as well as age affect the

ultimate use of the structure.

A greater potential exists for low to medium intensity development east

of the core area. Some development has already occurred (e.g. northeast

corner of Illinois and Ft. Worth Street) in the vicinity between Baird

Street and Dallas Street. Some potential does exist for low intensity

development east of Dallas Street but the extent and amount is dependent

upon factors such as improved access and the general character of the

area. Substantial high-rise (high intensity) construction is not

anticipated east of Baird Street. The eventual success of the area east

of Weatherford Street will depend upon ability to structure various land

uses (residential, office, commercial and retail) in a compatible manner

creating a better atmosphere for development, as indicated in the

Eastside Economic Development Task Force Plan.

The area with the highest potential for intensive development is

generally located in close proximity to the "core area" and extending

northward along the Big Spring-Colorado corridor. Some potential for

major future office development does exist south of the Texas and

Pacific Railroad. Several smaller office complexes already exist south

of the Railroad, as well as a number of parking lots which could

facilitate development. It is possible that a major development south

of the Railroad would attract enough activity to establish the area as a

prime office center which could reasonably compete with the existing

core area. Due to the large amount of land for potential development

and announced projects north of the Railroad in close proximity to the
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existing office "core", it appears such a large development south of the

Railroad would be dependent on major long term single tenent users for

its market development. Several obstacles to rapid development exist

south of the railroad, including accessibility, the image or perception

of being "removed" from downtown activity and certain physical con-

straints to development. As land north of the Railroad becomes less

plentiful and more expensive, the possibility of a major office/retail

development south will become increasingly more feasible and its impact

on the core area should not be underestimated.

The potential for retail or service uses in the Central Area will also

increase as the amount of office space and employment increases.

Currently, approximately 0.60 acres per 100 employees or 6% is being

used for retail and related service uses. Six percent is a somewhat

higher percentage than is normally allocated to retail use. A ratio of

0.4 to 0.5 acres per 100 employees is generally sufficient to provide

adequate goods and services with a relatively low vacancy rate. Based

upon this percentage, retail services may be slightly ahead of demand,

consequently, the short term potential for retail may be for more spe-

cialized services associated with major office developments (1st floor

uses).
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PROJECTED OFFICE SPACE FOR DEVELOPMENT

After the potential of each city block was ascertained, future office

square feet projections were calculated for each intensity zone.

Calculations were based upon the holding capacity of the existing zoning

that is already in place. The office projections take into account

announced projects and the estimated square footage of those projects as

indicated by the developers at the time of the preparation of this

report.

The total office square footage projections represent an estimate of the

amount of office space that could exist if all the potential land for

development was utilized at current densities (F.A.R.). No increase in

density above 3:1 was calculated although particular developments could

exceed that ratio in the future.

Plate 14 shows the projected office square footage by block based upon

the holding capacity of the existing zoning. The total estimated

capacity for additional office space within Midland I s Central Area is

7,641,900 square feet. When the projected office space estimate is

added to the existing estimate (6,130,400 square feet), the Central Area

could contain approximately 13,772,300 square feet of office use.

While these projections represent what can be built under existing

zoning rights, it is probable that the market demand for office space

will be the determining factor. Fluctuations in the growth of petroleum

related industries due to national and international energy policies
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GENERALIZED INTENSITY ZONES

The transition between development densities is an important element in

the overall composition and continued growth of Midland's Central Area.

As development occurs at increasingly greater distances from the core

area, it should be compatible with existing development in addition to

future densities planned for the area. This interface can be better

viewed by the generalized intensity zones shown on Plate 16. The area

delineated by the "hatch" pattern is generally existing higher intensity

office development mixed with some low to medium intensity uses. The

"core" of the Study Area is principally defined by the limits of this

zone. Some infill can be expected within the core area on vacant

parcels and will probably develop at the medium to high intensity level.

Three zones or "contours" have been defined as (1) high intensity, (2)

moderate intensity, and (3) low intensity, to generally delineate the

types of future growth expected in the Central Area.

Public and semi-public areas range from low to medium intensity depend-

ing upon the use. Churches and schools are considered low intensity

types of uses while the Federal, County and Municipal complexes are

generally classified as medium intensity uses. The basis for determin-

ing intensity is primarily square footage. Other factors associated

with land use may be different. for example, some low intensity land

uses (such as drive-in banks) may be low in square footage but high in

traffic generation). The following buildings are representative of the

three categories of intensity:



GENERALIZED INTENSITY ZONES

The transition between development densities is an important element in

the overall composition and continued growth of Midland's Central Area.

As development occurs at increasingly greater distances from the core

area, it should be compatible with existing development in addition to

future densities planned for the area. This interface can be better

viewed by the generalized intensity zones shown on Plate 16. The area

delineated by the "hatch" pattern is generally existing higher intensity

office development mixed with some low to medium intensity uses. The

"core" of the Study Area is principally defined by the limits of this

zone. Some infill can be expected within the core area on vacant

parcels and will probably develop at the medium to high intensity level.

Three zones or "contours" have been defined as (1) high intensity, (2)

moderate intensity, and (3) low intensity, to generally delineate the

types of future growth expected in the Central Area.

Public and semi-public areas range from low to medium intensity depend-

ing upon the use. Churches and schools are considered low intensity

types of uses while the Federal, County and Municipal complexes are

generally classified as medium intensity uses. The basis for determin-

ing intensity is primarily square footage. Other factors associated

with land use may be different. for example, some low intensity land

uses (such as drive-in banks) may be low in square footage but high in

traffic generation). The following buildings are representative of the

three categories of intensity:
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1. High - Wall Towers, Paragon Building, Midland National Center
and Summit Building

2. Medium - Building at 601 N. Loraine, Marathon Oil Building,
and Sun Building

3. Low - 400 North Main, and Texas Employment Commission office.

Each contour indicates the level of intensity which is anticipated to

occur based upon the potential of each city block to facilitate future

office development. The highest intensity zones are immediately adja-

cent to the existing core area. The relationship of the new higher

intensity development to the existing will be largely compatible. Major

emphasis should be given to the transition of the second and third

intensity zones to the residential areas. Residential areas surround

the study area and the preservation of those areas as stable neighbor-

hoods will be beneficial to the vitality of the Central Area. The mixed

residential area between Weatherford Street and Lamesa Road is substan-

tially different in character from the neighborhoods north and west of

the core area. The advanced state of transition from residential to

non-residential uses in this area is not likely to reverse itself but

rather continue sporadically due to development pressures ex~rted upon

the area from the west. The lower intensity development anticipated to

occur in this zone (office, light commercial and higher density residen-

tial uses) will have an impact on the remaining residential uses. While

it is recognized that this condition will continue, the adverse impacts

of new developments on the existing residential should be minimized if

possible.
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The City, through the 0-1 and 0-2 zoning districts, has already imple-

mented effective transitions of development along Carrizo Street and

Michigan Avenue. It is recommended that the City maintain those zoning

districts or transition zones between lower to medium intensity develop-

ment zones and residential areas.

Attention must be given to the relationship of Midland's Central Area

employment to its overall population and what that relationship will

likely be in the future. The foregoing projections have been made using

existing relationships and trends as a basis to formulate the future

characteristics of Midland's Central Area. It is likely, and in fact

probable, that some of the existing trends will change in the future and

effect the validity of any projections. It is important to realize;

however, that the purpose of these projections is to gain a perspective

of what the future relationship may be. While it is true that as

Midland continues to grow, changes will occur in some of the existing

trends as outlined herein, many will remain the same. Such trends are

associated with the quality of life and other goals which many citizens

have worked toward in Midland and will continue to prevail in the

future.
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STREETSCAPE AND OPEN SPACE

The combination of many man made and natural elements characterize the

physical environment found in any area. Midland's Central Area is one

of the more striking business centers within the State. The relation-

ship of buildings, their architecture, and age all lend to the high

degree of character which exists within this area. Building mass, wide

public rights-of-way and respective pavement widths with the frequency

of off street parking areas tends to bring into dominance the man made

features within the central area; however, several buildings within the

area have provided open space devoted to special space treatment.

Open space, whether public or private is vital to any business area.

This space and its treatment brings competitiveness of site development

into the area and enhances the overall physical environment and appear-

ance of the space which both the pedestrian and the automobile driver

see and pass through when in the Central Area. Therefore, it is impor-

tant to examine and evaluate the present pattern of open space, its

treatment, and what advantages there are to further improve this pattern

in the Central Area by both private and public means.

Plate 17 illustrates the space comparison between building and open

areas in the Central Area. Open space areas designated in color are

those significant public and private spaces which have been set aside

for beautification or enhancement of the site or area through landscape

and other environmental treatment. Most spaces shown on Plate 17 are

located on private property. Several spaces are also shown within the
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right-of-way where space has been made available because of the rela-

tionship between existing right-of-way width, pavement width and side-

walk area whereby a remainder of space has become available for trees

and grass. However, in the more highly developed sections of the

Central Area, this open space does not exist because the space between

the street pavement and property line is normally found to be used for

sidewalk purposes.

Several significant open spaces are found in the Central Area and are

generally associated with either a financial institution or a public

facility. The grounds of the County Courthouse are some of the more

significant open spaces within the center of the Central Area. The

larger trees, lawn area and general design are all features which tend

to enhance this building and its adjoining open space. Such spaces as

this should be permanently preserved and utilized as a place for people.

Across Loraine from the County Courthouse is the Centennial Plaza Park,

another significant open space in the Central Area. Significant

landscaped areas have been set aside on the site of financial

institutions such as RepublicBank First National Midland and First City

Center and on the site of various private office buildings.

A fine example exists on the Marathon Oil Building site on Missouri

Avenue at Main Street where a general perimeter treatment of shrubs and

trees has been used to compliment the building and site. Other similar

areas where landscape treatment has been used to enhance the building

site are found in an area west of Big Spring and north of Illinois where

several of the smaller office buildings have set aside some of the
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perimeter space of the buildings, as well as parkways for landscape

treatment. Over a period of years, these spaces will become even more

significant as the trees and other plant materials mature and lend their

character to the overall appearance and character of this section of the

Central Area. Some spaces described have been required by zoning while

others appear to have been created voluntarily. Although it is not a

smaller building, such voluntary landscape treatment in this section has

been done on the Paragon site. In general, the emphasis on open space

and landscaping occurs with the less intensive development.

A significant space, if it is allowed to remain open, exists around the

drive-in bank facility between Tennessee and Ohio, and Main and Loraine.

Such a space has any number of possibilities to be further developed in

a manner which would lend itself for open space use by people in the

Central Area. This larger open space area can have a similar function

and be compared to the Courthouse area where a business or office use is

situated on a site where considerable site area remains open.

A conclusion which can be made from study of Plate 17 is the minor

percentage of the downtown surface area which has been preserved or

developed in what might be termed as open space area. This lack of open

space in the more intensely developed section of the Central Area

results from the development cost ratio between building and land, and

the economic high intensity of the development resulting from inability

to afford leaving areas for open space treatment, when there is no

requirement to do so. Generally, the total site must be used for
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building purposes for a development to be economically sound in the more

intensely developed section of the Central Area.

When moving ttrough the Central Area, the small percentage of open space

as shown on Plate 18 is not totally detectable. The frequency of open

space treatment tends to enhance the area where plant materials and

other spacial treatments have been accomplished. However, this is not

to imply continuing emphasis should not be placed on setting aside and

providing special treatment to open space, and further preservation and

improvement of existing unimproved spaces. It is very important that

through both private and public efforts, an amount of land in the

Central Area, commensurate with community desires, be set aside to

develop an attractive and functional streetscape and pedestrian environ-

ment within the Central Area.

110



PUBLIC BUILDINGS AND RELATED FACILITIES IN THE CENTRAL AREA

A variety of public buildings are needed to house the various govern-

mental functions and services which each level of government provides

for its residents. Some buildings, by the nature of the functions

housed, require a generally central location to the entire city while

other buildings are related to specific service areas within the City.

The City Hall is an example of a government operation that is normally

centrally located while a fire station is a public building associated

with a distinct service area.

As the population of the City of Midland has increased so has the demand

for public building space both for governmental employees and civic

functions. The needs and requirements for existing and future public

buildings can be directly related to the increase in population. The

cost of providing public services justifies periodic examination of

space needed to ensure that those services will continue to be adequate-

ly delivered.

For the purpose of determining both the long and short range govern-

mental space needs, an evaluation was made of the existing buildings and

facilities. Plate 18 shows the location of the major public and

semi-public buildings.

Municipal Building - City Hall is located at the Northeast corner of

Loraine Street and Illinois Avenue. The location of the building is on

the eastern edge of the core area and is conveniently accessible by
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automobile from most parts of the City, as well as easy walking distance

within the Central office area.

The existing Municipal Building houses the primary administrative and

support staffs for operation of the City. Recent remodeling efforts

have increased the available space in the City Hall. Two floors have

been added to the existing three story structure (and basement), in-

creasing the total square footage from 25,768 to 38,198 square feet

(approximately 8700 square feet). Including the two new floors, the

City Hall houses approximately 112 employees exclusive of the Mayor and

City Councilor 10 to 15 percent of the total municipal work force. Of

the total 38,198 square feet in City Hall, approximately 8,700 is

utilized by the Council Chambers and the basement area. The City Hall

space needs are related to the growing service requirements and the

present expanded space is fully utilized. It is considered appropriate

to seek to meet future space needs on or adjacent to the present site

unless future studies or factors indicate the need for another site.

Police Station The Police Department presently operates on the

southeast corner of Texas Avenue and Fort Worth Street. Police

Department offices take up 26,868 square feet with the remaining 3,680

for jail facilities. Since the Central Fire Station is no longer

located in this building and it is of fairly recent construction, this

facility is considered adequate to meet the present needs of the Police

Department.
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Municipal Court - The Municipal Court building is located across the

street from the Public Safety building on the northwest corner of Texas

Avenue and Dallas Street. The proximity to the Public Safety building

reinforces the location as a desirable relationship because of the

function each serves.

Central Library ~ The County Library currently occupies a site at the

southwest corner of Missouri Avenue and Colorado Street. The need for a

new more adequate Library in Midland is an obvious and generally recog-

nized condition. Although Midland College should be considered as part

of the overall library service, the importance of a central library

should not be underestimated.

Midland County Courthouse and Annex - The County Courthouse is located

near the center of the Central Area and must be considered as one of the

most significant governmental facilities in the City. The main court-

house has approximately 70,000 square feet including jail facilities on

the top floor. The Courthouse Annex (northeast corner of Illinois

Avenue and Colorado Street) contains less than 10,000 square feet. The

County is presently contemplating expansion of the current facilities.

Because of the prominence of the Central Courthouse site as a focal

point, expansion is suggested to occur on the existing site or adjacent

to or in close proximity to the existing site. Some concern does exist

regarding the expansion of the courthouse into the existing landscaped

and open space areas surrounding the courthouse. The open space is

considered as an asset to the Central Area contributing significantly to
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the character of the area and should not be removed without thorough

assessment.

Midland Center and Downtown Park - Midland Center currently serves as a

meeting facility for a wide variety of events, conventions, shows,

plays, exhibits and social events. The Midland Chamber of Commerce

occupies the north portion of the site with Midland Center, utilizing

approximately 2,300 square feet. Midland Center contains approximately

35,600 square feet which includes a kitchen, exhibit area, meeting

rooms, the lobby and reception areas.

The Centennial Plaza Park is a valuable asset to the downtown area as an

open space element and should be maintained as such. Centennial Park is

an integral urban park complementing other open space in the vicinity.

Federal Building and Post Office - Both of these facilities are located

at the southeast corner of Main Street and Wall Avenue. The existing

facilities are generally adequate with regard to space needs but the

most apparent deficiency is the lack of adjacent vehicle parking. The

block adjacent to the Federal Building (between Baird Street and

Weatherford Street) is owned by the U.S. government and is currently

being used for parking.

FUTURE REQUIREMENTS - Most public buildings tend to be fairly long term

investments and the need for future expansion should be incorporated in

the development of the City. Several of the excerpts from "Objectives

for Midland in the Eighties", are specifically directed toward future
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public building needs (see page 7). The following is an estimate of the

general public building and service facility space needs projected for a

future population of 140,000 and 190,000.

Future City Hall Facilities - As Midland grows, space must be expanded

in the City Hall to accommodate the personnel and functions which will

be required to serve the future population. It is found that cities in

Midland's population range will need to have approximately one municipal

employee for each 150 people and that approximately one-fourth of such

employees will be housed at the City Hall. Midland is slightly above

the average ratio of the total employees to total population (now 1 to

100) and under the percentage occupying City Hall (now 10-15 percent).

The reason for this ratio is primarily that few operations personnel are

housed at the City Hall (most are at decentralized locations)

a. For 140,000 population - a total of approximately 60,000

square feet of municipal office space plus City Council

Chamber and special facilities.

b. For 190,000 population - a total of 80,000 square feet is

estimated. Construction of another building and a parking

structure in close proximity to the existing City Hall would

provide the required space while maintaining continuity in ,the

Municipal building complex, unless a more central future

location which would reflect the expected westerly community

growth is considered desirable.
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Future Police and Court Buildings - The future police station space

requirements are projected on the basis of 180 square feet of floor area

per 1000 residents resulting in the need for the following:

a. For 140,000 population - 26,000 total square feet plus jail

facilities. (includes existing courthouse)

b. For 190,000 population - 36,000 square feet plus jail facil-

ities. The existing police station, jail and courts building

are grouped in specific areas in the Central Area. Future

expansion should take place in the same area and it would be

appropriate to obtain additional land in the area at an early

date.

Future Library Needs

The American Library Association standard for library area is 0.5 square

feet per capita. On the basis indicated, a library building of about

70,000 square feet would be required when Midland reaches 140,000

population and the requirements would increase to about 95,000 square

feet when the City matures at about 190,000 people. If space for future

expansion of the library system cannot be insured in the Central Area at

this time, future sites in other areas of Midland should be analyzed for

the development of a branch library system. As the City reaches

approximately 100,000 in population, a branch library system should be

evaluated. The County should also explore locations in conjunction with

other existing or proposed civic or governmental buildings.
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Hidland County Courthouse Complex and Related Facilities

The County is presently considering expansion plans for the County

Courthouse Complex. An expansion would alleviate the current

overcrowded conditions in the civilian work areas. as well as the jail

facilities. Plate 18 shows the blocks proposed for the construction of

another county courthouse annex. a civic auditorium and parking facility

which could provide space for any future expansion needs of the County.

Portions of Baird Street between Wall and Texas Avenues and Texas and

Illinois Street could be abandoned to consolidate building sites. It is

encouraged that expansion of the County facilities occur in the proposed

location hence preserving the existing courthouse as a focal point and

anchor for the new complex.

A civic auditorium is also proposed in the block adjacent to Midland

Center (to the east). The proposed auditorium would provide seating for

2000 to 2500 people and will be designed specifically for utilization by

symphonies. ballet. opera, professional touring groups, community

concerts and other civic. political and religious events. The civic

auditorium is a joint project between private citizens, non-profit

organizations and the City and County. The design of the civic

auditorium and the county complex should be compatible in terms of the

function of each on the site(s).

Any proposed civic center should attempt to have a direct functional

relationship with Midland Center. The context of a county civ-

ic/auditorium complex will be reinforced by Midland Center thus insuring

the continual focal point of County activities.
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The external expression of Midland's interest and pride in the Central

Area and its government is reflected by the manner in which the public
,

buildings and public grounds are maintained. A serious program of

careful and conservative landscape planting should be followed for all

public buildings and grounds, including parking areas. Visitors, poten-

tial residents, industrialists and Midland residents themselves will be

increasingly impressed by orderly and attractive public grounds, includ-

ing parking areas. The pride and interest of Midland's citizens in

their government and their City, in general, will be conveyed to the

visitor by the appearance of the public buildings and grounds of the

City.
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CENTRAL AREA PLAN

The major planning elements of Hidland' s Central Area Plan are coor-

dinated into a Future Land Use Plan indicated by Plate 19~ The rela-

tionship of the major forms of land use, the thoroughfare system,

various levels of development intensity, and public buildings are

illustrated by the Plan.

As Midland's Central Area expands, it will become increasingly important

that the area's development be organized about a framework which will

insure convenience of access, economy of service and a stable attractive

environment. The thoroughfare system, open space system and the rela-

tionship of development intensities and effective transitions to land

use are the most important elements of the frame work for future

development.

The Central Area Plan illustrated by Plate 19 is designed to serve as a

guide for public and private development decisions and to accomplish the

following objectives in addition to the objectives outlined in Objec-

tives for Midland - The Eighties (page 7).

1. Create a compatible relationship of land uses for the Study
Area.

2. Create a pattern of orderly, compact and economical urban
development.

3. Provide for proper transition between development intensities
and residential and non-residential land uses.

4. Designate adequate area for future office expansion and
development.
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S. Protect and enhance the existing development in the Central
Area.

6. Coordinate the Central Area's development with that of the
City.

7. Express the physical development goals of the Central Area.

8. Provide a basis for major future zoning decisions.

9. Provide convenient access and parking.

10. Create a pleasing and competitive environment.

The Central Area Plan is intended to maintain and reinforce the existing

high density office "core" portion. Development occurring beyond the

suggested boundary of the area designated for high density at a F.A.R.

of greater than 3 to 1 should be carefully analyzed regarding its impact

on other areas of the Central Area. Each intensity area is designed to

facilitate a graduated lesser intensity of land use the closer to

residential areas the development occurs and to be coordinated with

access and parking plans.

It is recommended that residential areas to the northeast, northwest and

west be maintained as sound neighborhood units by discouraging future

non-residential use encroachments. The low density residential uses

remaining between Baird Street and Lamesa Road south of Kansas Avenue

will likely continue to change to non-residential and higher density

residential uses. Effort should be made to lessen the impact on those

single family uses that remain while gradually adapting to the changing

land uses. As recommended in the Eastside Economic Development Task

Force study, major rezoning should occur after the Lamesa Road

realignment is completed. Similarly transitional uses should be

compatible with residential uses.
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The area shown as public and semi-public will continue to provide a

focal point adjacent to the core area and improvement to public build-

ings should be directed toward the continuing of their concept.

The opportunity exists to improve and reinforce Midland's Central Area

by staged development and improvements which will assure its continued

dominance as the business heart of the Community. Attention must be

given to see that changes which benefit the entire Central Area such as

access, parking and environmental improvement continue to support the

strong office function of the area.

The improvement of Midland's Central Area should be considered as a

continuing long-range effort requiring a high degree of cooperation.

The Plan, data and proposals contained herein are a guide for the

development of the Central Area as a vital and distinguished part of the

Community and West Texas region and are intended to influence both

public agencies and private groups who may seek to contribute to the

building of future Midland. No one step will achieve the strengthening

of the Central Area but a composite of the improvements and changes

outlined will result in major transformation and modernization of

downtown.

RELATIONSHIP OF PROJECTED OFFICE SPACE TO THE TOTAL POPULATION OF

MIDLAND AND ITS EXISTING AND POTENTIAL OUTLYING DEVELOPMENT

The Central Area Plan represents the ultimate or maximum holding capaci-

ty for development within the Study Area. It is obvious that Midland's

Central Area will undergo a number of changes, both physically and
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socially, before attaining such a high intensity of development, if

indeed it ever does. It is probable that future office and retail

development along Loop 250, and other sectors of Midland, will impact

the growth of the Central Area. Using present population to employment

relationships based upon data in the "Projected Employment" section of

this report, the following office projections were correlated to the

future population ranges. The required amount of Central Area office

space of a given population range could be determined as follows:

Total City Population 130,000 to 140,000 190,000 to 200,000
Total City Employment 65,000 to 70,000 95,000 to 100,000
Total Central Area 35,600 to 38,800 52,800 to 55,000

Employment
Square feet required for 8,900,000 to 13,200,000 to

Central Area Office 9,600,000 13,750,000
space

Based upon existing zoning rights and development intensities, the total

holding capacity of Midland's Central Area is 13,772,300 square feet

(6,130,400 existing; 7,641,900 potential) or enough office for approxi-

mately 200,000 total population. This projection is based upon the

existing percentage of office (68%) space in the Central Area. It has

been found in many larger cities (over 100.000 population) as growth

occurs and new transportation corridors are formed, the Central Business

District has captured a decreasing percentage of the total amount of

office space within the City. Dallas, for example, prior to 1971, had

over 55% of the total office space for the City located in the Central

Business District. That percentage has decreased to between 40 and 45

percentage in 1980 and projected to decrease to approximately 30 to 35

percent by 1990.
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The percentage of total office space in Midland's Central Area will

likely decrease in light of trends in other cities as well as the

substantial amount of existing office zoning and logical office sites

along Loop 250. The existing zoning along the Loop will allow approxi-

mately 6.5 to 8.5 million square feet of office space. Future zoning

requests will certainly occur along the Loop for some additional or

higher density office and retail space. The following chart represents

a comparison between the existing percentage of office space in the

Central Area and a reduced percentage of office space resulting from

future development along the Loop.

Ratio of
Population to
Central Area
Office Workers 70,000 TOTAL EMPLOYMENT 100,000

Percentage of
Office Space
in the Central
Area

140,000 TOTAL POPULATION 200,000

3.6:1 9,600,000 Sq. Ft.
38,800 Central
Area Employment

13,750,000 Sq. Ft.
55,000 Central
Area Employment

68%

4.5: 1 7,755,000 Sq. Ft.
31,020 Central
Area Employment

11,121,000 Sq. Ft.
44,500 Central
Area Employment

55%

5.5:1 9,100,000 Sq. Ft.
36,400 Central
Area Employment

45%

Estimated
total office
space (sq.
ft.)

14.1 million 20.2 million

The economy will be the determining factor in the degree and timing such

reduction in percentage will occur. Just as development along the Loop

will continue, so will development within the Central Area. The above

chart illustrates the amount of office space that could conceivably

locate in the Central Area when development begins to occur at a greater
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rate along the Loop. For planning purposes, it is reasonable to assume

the Central Area will capture a smaller percentage of office space in

the future. Because office development along the Loop is several years

away from realizing its potential, the impact upon the Central Area will

not be felt immediately. It is probable that the percentage of office

space in the Central Area will range between 68% and 55% during the next

10 years.

Midland also has a high percentage of white collar workers. The above

chart also reflects the same percentage (50-60%) of white collar workers

in the City. Should the percentage of white collar workers increase,

the demand for office space will also increase proportionally. Because

of the already high percentage of white collar workers, an increase in

the percentage will be difficult to achieve without substantial diversi-

fication of the industries which now operate in Midland.

The existence of two major office development areas in Midland (Central

Area and Loop 250) is a valuable asset to ~he Community. In addition to

offering a choice for new business to locate, a more diverse and inter-

esting physical appearance of the City will ensue. If the development

of the Loop is undertaken in an orderly manner, it can compliment the

Central Area office inventory by offering a quality alternative to

development in the Central area.
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GENERALPROPOSALSFOROPENSPACETREATMENT- CENTRALAREAPLAN

As the Central Area continues to mature, it is important that both a

public and a private effort be made to soften the harshness of building

mass and pavement areas with environmental treatments that tend to

generate within the area a more inviting atmosphere for people. The

"Objectives for Midland" (page 7) also strongly encourages the

beautification of public areas and cooperation by different entities to

achieve that goal.

Plate 20 illustrates the types of major components of an open space plan

which can provide a framework within which other minor spaces in the

downtown area can be designated which contribute to the overall open

space needs for the area. An area is delineated along Front Avenue for

major tree planting. This access-way is one of the major edges for the

downtown area, and existing space within the right-of-way provides a

potential area for beautification. Coupling the space available on the

railroad right-of-way with the south parkway of Front Avenue would

create a significant space as shown in illustration 5 for street tree

planting and other features designed to enhance the entry into the

Central Area. Space can be made available along the north right-of-way

for tree planting but limitation exists because of existing improve-

ments.
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This type of landscape emphasis and treatment

along these accessways will tend to provide

pleasant corridors for people to pass

through as they enter and leave the

Area. Similar emphasis can be

placed along other major arteries

such as Wall, Texas, Illinois,

Missouri and Front Avenues which

enter the downtown area from the

West.

The Mineola-Lamesa Road connection

in the far eastern section of the

Central Area can be handled in

a manner as shown on Plate 23 and

illustration 4. As indicated, the

thoroughfare connection is

completed west of the De

Zavala School leaving an area

between the present school

grounds and the thoroughfare

available for open space treat-

ment. As the Central Area

expands in future years,

and even at the present,

this type of treatment

LAMESA-MINEOLA CONNECTION

ILLUSTRATION 4
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can be a significant feature along the eastern edge of the Central Area.

Open space and its environmental treatment in private development in

this area would be compatible with the lower intensity development

already occurring.

A larger area is shown as a tone, generally around the Central Area Core

and is designated as an area where landscape and environmental treatment

should be encouraged both at a private and public level. Indicated as a

type of public emphasis on Plate 20 is the designation of two small

parcels in the northern section of the Area at the intersection of

Marienfeld and Big Spring. Maintaining these small open spaces, which

have shape and size limiting their productive use, allows for placement

of features identifying the northern entry of the Central Area along

these arteries. Illustration 6 shows a design concept for these spaces

and illustration 7 shows a perspective of the same area. There would be

minor initial cost and minor continuing maintenance cost for the type of

improvements shown. The treatment of these spaces will also compliment

the private beautification effort accomplished on the Dinero Plaza site.

An important space previously mentioned (page 106) is Centennial Plaza

Park. The design for this space is being developed by the Jaycees (and

proposed to be named Midland Centennial Plaza). The approved design

concept is considered appropriate to include herein, shown by

illustrations 8 and 9. Improvements to the park as shown in the

illustrations would capitalize on an existing facility that is currently

not used to its potential. The relationship to Midland Center should be

stressed through more pronounced pedestrian circulation (sidewalk

paving, etc.) between the Park and the existing Center.
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A project under study which has the potential for creating open space

areas and treatment is the proposed Civic Center Complex. A significant

space can be developed between the grounds of this proposal and the

existing County Courthouse.

For private enterprise, it is worthy to consider provisions for open

space on sit~ during initial planning. It is obvious that a building

which has devoted space for landscape planting and other open space

treatment would be inviting to a prospective tenant and thus become more

competitive in leasing space.

The process of creating additional open spaces will require the City to

take the initiative at certain focal points, such as the Big Spring-

Marienfeld intersection. It is likely that private development will

also allow for such spaces when it is economically feasible and space is

available. To encourage allocation of space for open space purposes, it

is suggested developers be made aware of goals when contacts are made

concerning new developments. At such times during discussions, emphasis

can be placed on this goal and its importance stressed. Illustration 10

and 11 show sketches of a typical street scene and intersection that

would create a more desirable atmosphere downtown.

It is also likely types of incentives can be developed which will

encourage the allocation of private open space. Specific incentive

programs will be more directly related to the types of developments and

their locations in the Central Area. An appropriate type of incentive

would be in the form of a tax abatement where for a limited time the ad
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valorem tax is stabilized or exempt. With present zoning standards in

the C-l District, very little open space treatment can be encouraged.

Emphasis is such areas tend to be on maximum floor space in relation to

cost. An incentive which may be a desirable approach for the northeast-

ern and eastern sections of the Area is tax increment financing.

Through this procedure, open space areas could be secured, as well as,

improving the infrastructure to encourage and promote private develop-

ment of property in this section of the Central Area. The tax increment

zone is established by statute and allows the tax increments during a

specific period of years to be used to retire bonds which have been sold

to provide monies to be used to develop features within the area of the

zone. Specific ordinances can also be adopted requiring treatment of

open areas (similar to the ordinance Scottsdale, AZ. has adopted).

PARKING ELEMENT - CENTRAL AREA PLAN

The potential for development of an additional 7.64 million square feet

of office space in the Central Area can only be accomplished and viable

with the development of a substantial number of new parking spaces. In

order to be competitive with outlying office districts where parking is

normally close-in and free, the Central Area must maintain (1) an

acceptable level of traffic circulation and (2) parking spaces to

support the increased level of development. Providing adequate parking

is outlined in the "Objectives for Midland" (page 7) and suggested as a

requirement for all new structures in the Central Area.

A total of 22,920 new off-street parking spaces will be required to

support the potential 7.64 million square feet of new office space.
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This figure is based on a parking demand of 3.0 spaces per 1,000 square

feet of office space.

Current requirements for off-street parking in 0-1, 0-2, and C-3 Dis-

tricts are tied to the actual land use and are indicated below:

1 space per 400 square feet for office

1 space per 200 square feet for retail

1 space per 4 seats for restaurant

The parking demand for office is approximately one space per 333 square

feet or three spaces per 1,000 square feet, allowing for absenteeism and

assuming an auto occupancy factor of 1.3 persons per vehicle. There-

fore, the current requirement of one space per 400 square feet falls

one-half parking space short of the three spaces per 1,000 square feet

demand. It is recommended that the City of Midland amend its Zoning

Ordinance to require three (3) parking spaces per 1,000 square feet of

office space in the 0-1, 0-2 and C-3 zoning districts.

It appears that the newer developments in Midland (ev g, First City

Center, Paragon) are providing on-site parking at a ratio of approxi-

mately 1.8 spaces per 1,000 square feet of space, based on a survey feet

of these buildings. If this trend continues, and taking into account

that 1.88 million square feet of the potential additional 7.64 million

square feet will be developed as 0-1, 0-2, or C-3 and require one space

per 400 square feet, the resulting shortage of parking will be

approximately 7,850 spaces.
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Potential locations for parking garages are shown in Plate 21. For the

most part. these potential parking garages are located on the periphery

of the densely developed Central Area core. These locations are chosen

to intercept traffic destined for the Central Area before it actually

enters the core area and thus eliminate a certain amount of traffic from

the congested portion of the Central Area. Several of the potential

parking garages are located on the east side of the Central Area. The

purpose of these locations is to take advantage of Lamesa Road as an

additional major access route and thus give employees and visitors the

opportunity to park without having to travel through the Central Area

core.

In general, the full-block parking garages should be designed to accom-

modate approximately 1,500 vehicles each which will require a 5 to 6

level structure. The remote garages can be connected to the major

office buildings by either a skywalk system or shuttle buses.

The parking garage location bounded by Wall-Texas-Weatherford-Baird is

presently being evaluated as a potential garage location to serve the

proposed civic center. This potential dual use of the garage for civic

center activities which occur primarily at night and daytime office uses

helps to justify construction of the garage due to the additional

income.

The following alternatives are available to supply or reduce the 7,850

parking spaces required by the development of an additional 7.64 million

square feet of office space.
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1. Encourage private sector development of parking lots and
garages.

2. Promote joint public/private development of parking.

3. Promote transit ridership for the work trip.

4. Amend the zoning ordinance to require 3 parking spaces per
1,000 square feet for new development in the C-1 district.

These alternatives each have advantages and disadvantages. The City

should carefully consider each and select one or more of the alterna-

tives to satisfy future parking demand.

PEDESTRIAN SKYWAY CIRCULATION - CENTRAL AREA PLAN

The competitive success or failure of a central business district (or

any other concentrated activity center) is often determined to a great

extent by the ease and comfort of accessibility between land use activ-

ities within the district. Conflicts between the automobile and

pedestrian often develop and must be resolved if adequate internal

access and growth are to be maintained. If an activity center grows

laterally, motor vehicle traffic can be accommodated, but distances

become too great to be overcome by pedestrian travel - the most flexible

and least expensive form of transportation. If the area grows by the

intensification of land use activities within a small area, short

walking distances prevail; but, great pressures are made to accommodate

high volumes of motor vehicle traffic in a restricted amount of space.

Thus, the challenge is to facilitate interconnection without congestion.

The solution in many, if not most, cities has been to accommodate the

motor vehicle and minimize congestion; however, this has been accom-

plished, unintentionally, to the detriment of the pedestrian.
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Typically, streets and parking areas comprise over 50 percent of a

central business district's land area, which unavoidably extends the

length of pedestrian trips. The accommodation of heavy volumes of motor

vehicle travel also discourages walking by causing greater pedestrian

delays and increasing accident probabilities. Beyond these traffic

concerns, the pedestrian is often subjected to heavy concentrations of

air pollutants and frequently uncomfortable weather.

In view of these problems, it is not surprising that increasing atten-

tion has been directed toward providing special improvements to assist

the movement and enjoyment of pedestrian travel within many central

business districts. While at-grade pedestrian malls of various types

and sizes have been successful in some cities, perhaps a more signifi-

cant func tional development has been the evolution of grade-separated

pedestrian systems linking significant portions of many downtowns.

Currently, more than 20 cities on the North American continent have a

grade-separated pedestrian system that offers a significant separation

of pedestrian and motor vehicle traffic, climate control of temperature

extremes, and creation of another level of retail and service land use

activities. These benefits enhance the attractiveness of the downtown

area, and quite often the grade-separated pedestrian system is the

catalyst for downtown revitalization.

Pedestrian circulation is a vital part of the overall transportation

system for Midland's Central Area. As the Central Area continues to

develop and as redevelopment occurs in certain areas, opportunities for

pedestrian separated facilities should be investigated. These separate
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pedestrianways can either be in the form of a tunnel or an enclosed.

climate controlled skyway. Due to the water table. underground pedes-

trian connections should be discouraged. They also create more of a

security problem than a second level system does. The connections

should be constructed between adjacent high activity centers. Buildings

that exhibit the greatest potential for skyway use are offices. major

retail facilities, hotels, downtown residential units, parking garages.

and cultural, entertainment, or convention centers. An example of a

grade separated pedestrian facility in Midland is the skyway that

connects the RepublicBank First National Midland with its parking garage

across Colorado Street. Other pedestrian facilities, to include both

tunnels and skyways, can be seen in Dallas and Houston.

The benefits of skyways are numerous. Considering the transportation

aspects only, pedestrian and vehicular circulation are enhanced by

reducing pedestrian/vehicular conflicts and by increasing the number and

quality of the opportunities for pedestrian movement between major

destinations. This, in itself, is a major benefit to a downtown area.

Skyways have also increased the value and tax return from downtown

properties by improving accessibility and internal circulation and by

the creation of an additional level of intense pedestrian activity. The

owners of buildings on skyway systems have found that increased rents

can be obtained by being tied into the skyway system. Retail and

service uses increase as there is a second level of pedestrian activity

established.
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The users of the system have many benefits. By being able to use the

climate controlled skyways, they will walk longer distances to parking,

shopping, entertainment, or for dining purposes. The average expendi-

ture of downtown employees, in the downtown area, has increased in

cities with a skyway system. Many "people places" such as atriums, can

be provided in a well designed system. This allows for the user to

relax in a park like setting and thereby increases the attractiveness of

the system.

The development of a skyway system does not happen overnight. Consider-

able planning must be accomplished in order to provide a phased system.

A public-private partnership is important in such a system in order to

ensure an orderly development. Left to itself, the natural evolution of

a skyway system can take many decades. The public-private acceptance

and leadership can provide a more complete system in a shorter time

span.

There are opportunities and constraints to consider in the development

of a system plan. The first phase, or initial system, would obviously

connect those high activity centers that are capable of accepting the

system. Considerable care must be exercised so that "gaps" are not

created in an initial system. If there are gaps, the incomplete system

may discourage users as they will tend to shy away from it. The ulti-

mate plan is similar to the creation of an efficient downtown grid

system of streets, the creation of a grid of pedestrian skyways that

allow better accessibility to and within the downtown area. Development

of a functional and phased skyway plan can only be accomplished by a
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detailed investigation of the opportunities for connections between

buildings. Plate 22 illustrates a preliminary system of skyways that

could serve existing and future development in the Central "Core" area.

The skyway system suggested herein is intended to provide a general

guide should the private sector decide to implement it. It is not

suggested that the City make plans to provide funds for a skyway system

at this time, but rather act as a coordinating agency if such a system

becomes feasible.

While a skyway system could be highly advantageous to downtown Midland,

the existing sidewalk system should not be forgotten as it has and will

continue to play an important role in the movement of people and goods.

The majority of sidewalks in the core area are in acceptable condition

for pedestrian movement. Future replacement of deteriorating sidewalks

should be coordinated with potential high volume pedestrian paths and

conservative but well designed landscaping or other streetscape treat-

ment.

TRAFFIC CIRCULATION ELEMENT - CENTRAL AREA PLAN

Certain street improvements must be made to support the Central Area

development plan. These improvements include additional one-way

streets, widening and realignment of existing streets, and new traffic

signal control and are based on maintaining an acceptable level of

traffic service (Level of Service C) as shown in Table 11.
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ONE-WAY STREETS

The one-way street plan that has been recommended is shown in Plate 23.

This total system should be in place to support the ultimate development

plan. In addition to the existing one-way streets, the plan calls for

one-way traffic flow on Big Spring and Marienfeld. The existing

Illinois-Texas one-ways should be extended to Front Avenue. The

Louisiana-Michigan one-way pair should be reevaluated to determine if it

is needed to support future development.

A staged implementation of the remaining one-way streets is possible.

The Big Spring-Marienfeld pair is the most critical and should be in

place prior to occupancy of any major office development along these

streets. Extensions of the Illinois-Texas one-way pair should be made

at the one-half development stage or at time of development of Lamesa

Road as a major route, as stated in the Eastside Economic Development

Plan.

These one-way streets and other improvements discussed in the following

section are necessary and most critical to provide acceptahle traffic

flow conditions under the ultimate development plan.

STREET IMPROVEMENTS

In addition to the one-way streets, other street improvements are

necessary to support potential development of an additional 7.64 million

square feet in the Central Area. These improvements include widening of

the following streets:
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1. Provide a 4-lane divided section along Main Street from Front

to Louisiana. (The extension of Main Street north of Louisiana

to Wadley Avenue should be considered at the time improvements

to Main Street are undertaken.)

2. Widen Lamesa Road to a 6-lane divided section north of

Michigan and realign Lamesa to separate the roadway from

DeZavala School as recommended in the Eastside Economic

Development Task Force Plan and shown in illustration 5.

The potential relocation of Midland Air Park will allow the extension of

"A" Street north of its present terminus at Wadley Avenue. "A" Street

should be extended north from Wadley to at least intersect with Loop 250

and thus provide a continuous alignment of "A" Street from Loop 250

South to the Central Area. Although this extension of "A" Street is

important in providing for a through arterial street, it does not have

the importance of Big Spring and Lamesa Road in improving Central Area

access from areas north of Wadley Avenue, and therefore it should be

lower in priority than the recommended extension of Lamesa Road north to

Loop 250.

Portions of Lamesa Road will be the most difficult to accomplish due to

narrow right-of-way and existing residential and commercial development.

However, this improvement is vital to the success of the Central Area

plan because of the limited number of major north-south routes to The

Central Area and the heavy north-south traffic flow. The widening of
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Lamesa Road is intended to develop it as a major north-south route and

attract traffic that would otherwise have to use Big Spring and "A"

Streets. To be an effective north-south major traffic artery, Lamesa

Road must be extended north of Loop 250 to also serve the northwest and

northeast quadrants of the City. (Lamesa Road currently intersects the

south frontage road of Loop 250 with a "T" intersection.) The existing

4-1ane street widths on "A" Street and Lamesa Road are sufficient to

accommodate existing traffic and can support approximately 2.0 million

additional square feet of office development in the Central Area.

Access to major arterial streets (e.g. "A", Big Spring, Wall) should be

controlled by the City in order to maintain efficient and safe traffic

flow. Strip commercial development should be discouraged along

arterials and access should be limited to the tracts that abut them.
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Under the presenc plans for Loop 250, Lamesa Road will be grade

separated with Loop 250. It is imperative that the City support a grade

separation of Lamesa Road and Loop 250 for the following reasons:

1. A grade separation of Loop 250 and extension of Lamesa Road to

north of Loop 250 would provide an alternate route to Big

Spring Street and relieve a projected traffic congestion

condition on Big Spring Street.

2. The extension of Lamesa Road north of Loop 250 will provide

good thoroughfare street access to the undeveloped areas that

lie in the northwest and northeast sections of the City.

The recent abandonment of Colorado Street north of Kansas in connection

with development of Dinero Plaza necessitates a realignment of streets

in the area bounded by Kansas-Cuthbert-Big Spring-Main if office devel-

opment is to occur north of Kansas. A recommended street pattern is

shown in illustration 12. In order for this area to develop at the

higher potential office use, a consolidation of blocks will facilitate

better access while providing a better transition to the residential

area to the east. Should the consolidation of blocks not be possible, a

development of much lower intensity is recommended. This pattern aligns

Whitaker with Loraine and extends Walcott from Loraine to Main. Other

streets are recommended for abandonment in order to create large land

parcels if intended for future office development.
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Terrell Street south.of the railroad should be improved to five lanes

(center lane for turning) regardless of impending development in the

area. Lamesa Road will continue to be the primary route south because

of the existing interchange at Interstate 20.
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TRAFFIC SIGNAL CONTROL

Traffic signal improvements recommended for the Central Area include new

time-based coordinators and signal display hardware that incorporates

signal heads, street lights, traffic signs, and other street furniture

into a single standard similar to that which is illustrated on page 139.

Time-based coordinators are traffic signal controllers that operate on a

time clock and do not require an interconnected cable for coordination.

Therefore coordination between intersections can be maintained for

progressive traffic flow without the use of communications cable. This

type of control system offers two advantages to the City of Midland in

that (1) deteriorated cable will not have to be replaced and (2) cuts in

the cable caused by construction will no longer be a factor in causing

the traffic signal control system to fail and thus disrupt progressive

traffic flow. Although these new controllers will provide the oppor-

tunity to maintain good traffic progression, they are not in themselves

the solution to good traffic flow. New traffic signal timing plans need

to be developed for the Central Area to incorporate one-way street

changes and the resulting changes in traffic flow patterns.

The new Street hardware recommended for the Central Area will not only

improve signal visibility, but will also "clean up" intersection corners

by consolidating signal heads, street lights, traffic signs, etc. into a

single aesthetically pleasing standard. These signal standards serve to

"dress up" an area and blend in well with landscaping and other improve-

ments that enhance the appearance of a central area type development.
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They offer many advantages over the existing corner-mounted signal

heads, the most important being that the traffic signal heads are placed

over the roadway and can be easily seen by a driver. The existing

corner-mounted signal heads tend to fade into the surrounding

development and are often difficult to "pick up" by a driver as

illustrated below.

At present, 15 of the existing signalized intersections in the Central

Area have mast-arms. When replaced by the recommended standards, these

mast-arms can be used along major thoroughfares outside the Central Area

to improve signal visibility.

EXAMPLE OF INTERSECTION WERE TRAFFIC SIGNAL IS DIFFICULT TO SEE
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CAPITAL IMPROVEMENT PROGRAM

The Central Area Plan sets forth various improvements for the

development of Midland's Central Area whereby it can maintain adequate

facilities for the present and future population. The capital

improvement program outlined herein is intended as an initial guide

setting forth general cost estimates for the suggested improvements in

the Central Area. The following is a list of improvements and cost

estimates in order of recommended priority:

1. Traffic Signal Heads and Controllers
Estimated Cost: $75,000
Priority: High (implementation within two years)
Description: Install time-based coordinators at 35

intersections. Upgrade signal heads first;
upgrade controllers on an as needed basis.

2. Big Spring/Marienfeld Park
Estimated Cost: $24,000 to $27,000
Priority: High
Description: Cost estimate includes paving, trees, shrubs,

irrigation and fencing. Sculptures and other
art objects are assumed to be supplied from
private sources.

3. Develop and install new traffic signal timing plans
Estimated Cost: $50,000
Priority: High (implementation on an as needed basis).
Description: Complete traffic counts at all intersections and

computer activated timing patterns.

4. Widen Lamesa Road to six lane divided, Michigan to Cuthbert
Estimated Cost: $670,000
Priority: High (within 5 years, capital improvement bond

program
Description: Construction and R.O.W. acquisition.

5. Mineola/Lamesa Park (adjacent to DeZavala School)
Estimated Cost: $60,000 to $70,000
Priority: Medium
Description: Provides for trees and shrubs for area

abandoned to the School or R.O.W. Improvement
should be accomplished when Lamesa Road is
upgraded. The School District should also be
encouraged to participate in improvements
adjacent to the elementary school.
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6. Lamesa Road, Cuthbert to Loop 250
Estimated Cost: $2,730,000
Priority: High (within 5 years, bond program)
Description: Construction and R.O.W., excluding interchange

at Loop 250.

7. Widen Lamesa Road to 4 lane divided, Hichigan to Front Avenue
Estimated Cost: $324,000
Priority: High (within 5 years, bond program
Description: Construction and R.O.W.

8. Install new traffic signal hardware in Central Area bounded by "A",
Missouri, Illinois and Main

Estimated Cost: Louisiana - $126,500
Michigan - 98,200
Illinois - 281,000
Texas - 281,000
Wall - 365,900
Missouri - 221,800

Priority: Medium (5 to 6 years, bond program)

9. Streetscape Treatment (both sides 300' block, typical)
Estimated Cost: $45,000 to $50,000
Priority: Medium to high (depending upon area)
Description: Cost includes trees, shrubs, planters, benches,

trash recepticles, tree grates and irrigation.

10. "A" Street tree planting
Estimated Cost: $30,000 to $35,000
Priority: Medium to Low (Contingent on adequate R.O.W.

acquisition).
Description: Four inch trees planted 40 feet on center in

street R.O.W. (irrigated) constructed at the
time of "A" Street improvements.

14. Front Street/Railroad R.O.W. landscape treatment
Estimated Cost: $60,000 to $75,000
Priority: Medium
Description: The estimated cost is intended to provide seed

money for tree planting and irrigation. Remaining
improvements such as sculptures, paved walking
surfaces and additional planting or screening
should be encouraged from private funding sources.

Certain of these improvements are tied to the future development of

office space in the Central Area and should be constructed accordingly.

Probable costs for the installation of new traffic signal controllers

are based on installation by the City. Probable costs for other
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improvements are based on installation and construction by private

contractors. All cost estimates are in 1983 dollars and will be valid

for approximately 6 months to one year from that year.

In coming years, budgeting for capital improvements financed either

through the annual operating budget or by a bond program will become

more difficult. Rising costs for labor and material will cause

operating expenses to have substantial increases. It is suggested that

where possible, private funding sources be sought for improvements on

projects such as the Front Street open space treatment. Improvements

for thoroughfares will likely be funded through capital improvement bond

programs.
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SUMMARY - CENTRAL AREA PLAN - MIDLAND, TEXAS

The Midland Central Area Study was initiated in response to perceived

needs by the City in an effort to better understand existing conditions

in the Central Area and chart a course for future development. One of

the major efforts of this study is to define and document existing

issues, problems and conditions. The second major effort is related to

the future direction of development in the Central Area and the

recommendations continued vitality.ensure itsto Population,

employment and office space projections were necessary to determine the

extent and impact of growth in the Central Area and the effect upon the

City as a whole. The following data, findings, projections and

recommendation are summarized from the report.

Existing population estimate (Dec. 1982)

Per Capita income in 1981 (updated from Census)
is the highest in the nation

Median Income in 1980 (Census)

Total existing office space in the
Central Area

Total existing office employment in the
Central Area

Total residential dwelling units in the
Study Area

Total existing parking spaces

Total projected additional office space

Total projected additional employment

90,000

$ 16,467

$ 24,753

6,130,400
SQ. FT.

24,520

962

18,404

7,641,900
SQ. FT.

28,330

The recommended Central Area Plan should be viewed as a general guide

for development that could realistically occur in the future. The exact

sequence of development will be determined based upon factors such as
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the ecomony, market conditions, land availability and development

(building construction) technology.

Five major elements are combined in the Central Area plan:

1) Land use and land intensity consideration
2) Traffic circulation
3) Parking
4) Open space treatment
5) Pedestrian circulation

Based upon the "Objectives for Midland" report, the following elements

are considered essential in the development of the Central Area,

therefore requiring the highest priority.

1. Appropriate land use and thoroughfare pattern as outlined in
the Central Area Plan (Page 121).

2. Adequate treatment of open space and other public areas (page
129),

3. Provide adequate parking to match the future land use plan
(page 139).

Each of the elements will contribute in various degrees to the overall

plan but each is important. As portions of each element are

implemented, the Central Area is one step closer to a more vital and

distinguished part of the Community. No one step will achieve the

strengthening of the Central Area but a composite of the improvements

and changes outlined in the report will result in a significant

transformation of Midland's Central Area. The plan is designed to

encourage and facilitate coordinated efforts to the improvement of the

Central Area. As the Central Area grows, it will become increasingly
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important that development be organized about a framework which will

assure convenience of access, economy of service and a stable attractive

environment.
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