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Executive Summary
The City of Roanoke has experienced
dramatic increases in both population and
tax base over the past decade. The city has
been generally successful in managing this
growth and has been favorably positioned
to meet the expanding needs for service as
the community has grown. Accordingly,
Roanoke is blessed with an abundance of
economic development opportunities.
Unlike many “upstart” communities in rapid
growth areas, the community leadership has
recognized the rich heritage that is Roanoke
and has seized the unique opportunity in
the Original Town to preserve the essence of
Roanoke’s heritage.
The City Council approved a contract for the
first phase for the Roanoke Downtown Plan in
December 2003. The planning effort initially
entailed assessing the existing conditions,
identifying the strengths of the district
specifically and the community generally.
This assessment supported the framework
for appropriate strategies to address the
challenges of allowing the downtown to
continue to grow as a vibrant and sustainable
place of destination which, while a�racting
increased tourist and business activity to the
area, would also enhance and preserve the
essence of Original Town. This first phase
has clearly established Original Town as
an important economic development asset.
The challenge will be to build upon what is
already in place.

the differences that may exist regarding any
specific issue.
Building upon what is already in place
within the context of the Original Town
will require the city to alter some of the
regulatory approaches, which were adopted
to deal with the dramatic growth recently
realized in Roanoke. While these regulations
have apparently worked well in the new
growth areas, redevelopment areas such
as the Original Town do not typically lend
themselves to a “one size fits all” set of rules
and regulations.
This initial phase identifies the economic
viability of the market for Original Town.
This analysis is critically important for the
successful implementation of the plan. What
the area is to look like; how it is to function;
how new investment is promoted, protected
and grown; and how the uses can evolve
through market forces while preserving the
character called for in the plan is dependant
upon the long term ability to benefit from
the Roanoke market area. Successful
redevelopment areas require a long term
commitment on the part of the city reflected
in meaningful public policies. To maximize
the potential of Original Town, a patient
process and commitment will be required.

Business, civic and other community leaders,
as well as members of the general public,
established a certain guiding principal that
became apparent to the project team during
the early assessment stages of this first
phase of the Downtown Plan. The guiding
principal established that there was and is
immense pride in the Original Town and that
it is and must continue to be a unique place.
This common vision quickly transcended
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Community Input
The project team initiated the plan process
by meeting with a broad range of community
stakeholders, including elected and appointed
officials, business owners, land owners, community
leaders and potential investors. Overarching the
specific issues, community pride for Original Town
Roanoke shined through all of the opinions offered
about downtown’s future. Accordingly, the project
team has concluded that opinions about specific
strategies and goals offer more common ground
than not.
Some of the key findings from the interview process
are as follows:
•

Improving the identity and existence of
downtown of those driving on SH 377, SH 114
and SH170 is critical; similarly, an improved
image along SH 377 will increase the ability
to a�ract more people into downtown.

•

Maintaining the historic stock of buildings
is desirable where feasible.
Roanoke
should build on the historical assets of
Original Town in order to increase business
opportunities instead of trying to create an
entirely new strategy for downtown. For
example, making it possible to convert
single-family structures into business on
an economical basis could create not only
business opportunities but also maintain the
historic feel of Oak Street.

•

Creating be�er public spaces and new
destinations, such as a museum in the
historic hotel building, should be a top
priority in order to take advantage of the
substantial number of people already
visiting downtown.

•

Owners of small professional businesses,
such as accountants, insurance providers,
interior design and other professional
services see downtown as a good location to
serve a Metroplex-wide market because of
good highway access coupled with the small
town feel of Roanoke.
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•

Multiple uses should be accommodated
along Oak Street as the corridor redevelops
in order to encourage an active neighborhood
feel for downtown.

•

Enhanced
streetscape
and
other
improvements along Oak Street will be
supported by the local business owners if
the cost of the improvements are borne fairly
by all of the landowners as well as the City
itself.

•

A “one-size fits all” regulatory strategy will
not work for desired redevelopment along
Oak Street.

•

Improving the walkability of Oak Street
is critical in terms of enhancing tourism
opportunities and resolving safety concerns.
Accordingly, Oak Street should be completely
reconstructed in terms of both base structure
and streetscape.

•

Flexibility in architecture will be okay if
the experience of the street is maintained
in terms of the historic walking scale of Oak
Street. Encourage utilization of materials
that are consistent with historic architecture
such as wood-like plank siding.

•

Discourage additional auto-based businesses
and encourage more entertainment and
tourist type retail businesses; but do not
prematurely force existing businesses out
of businesses. In other words, provide more
flexibility in terms of transitioning of uses
so that the City does not get too far ahead
of market realities as they impact the ability
to raise capital for redevelopment and new
business opportunities.

•

The community needs to focus on a theme
for downtown and stick with it.

•

The City should be as flexible as
in terms of building code issues if
to encourage redevelopment of
structures and expansion of
businesses.

City of Roanoke
Downtown Plan - Phase I

possible
it wants
existing
existing

Page

5

A Brief History of Roanoke
In 1847, a group of about twenty se�lers and their
families from Missouri se�led near the banks of
Denton Creek, Texas, a few miles north of present-day
Roanoke. They later named their new colony Garden
Valley. A�er many years of frequent flooding, which
o�en endangered the lives of the residents and almost
always damaged the built environment, the se�lement
was moved closer to the present site of Roanoke. In
1879, blocks and lots were laid out near the railroad,
and in 1881 and 1882 most of the se�lers from Garden
Valley began to move to Roanoke, named in honor
of the Virginia hometown of one of the railroad
surveyors.

In 1886, R.M. Snead and his brother B.S. Snead built
the town’s first rock structure, which still stands today.
It housed a saloon, a dance hall and a pool hall, a
doctor’s office, and in the 50’s a café. The stones out of
which the building was built were hauled from John
Toland’s and Jim Medlin’s pastures.

In its early days, Roanoke was a robust ca�le center
and ranching and ca�le were the main source of
income. The town grew steadily and possessed all the
amenities a small town had to offer: two saloons, a
horse trough, a water tank, and two hotels.

1946 Roanoke Trade Days

Roanoke was incorporated as a city in 1933 and H.W.
Jenkins was elected Roanoke’s first mayor. It was also
at this time that the city’s first water system was built,
including the original water tower. The first school
was built in 1882, and later buildings were added in
1938 and 1940.

Roanoke in the early 1900s.

The first residence was built by W.G. Pa�erson in
1882; he also built the first general store. The Texas
and Pacific Railway Station operated from 1881 to
1955, until it was sold and eventually torn down. The
railroad brought people to Roanoke from all over,
including the nearby towns of Bells, Elizabeth and
Devenport Mills.

Today, Roanoke stands at a crossroads, literally and
figuratively. On the intersection of SH 114 and SH
377, Roanoke strives to mainain its small town history
while at the same time providing the type of lifestyle
that today’s modern family desires.

Oak St. Grocery
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View of Oak St. from water tower - 1947
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Economic Development/Incentives Policy
1. OVERVIEW
What sets a city apart when it comes to a�racting
new businesses, talented workers, and future
residents? The answer to this question has become
increasingly important to community leaders,
economists, and urban planners. For a number of
years, economists have wri�en extensively about
the emerging “new economy” and its impact on
society. From these efforts, a greater understanding
of the linkages between quality of life, cultural
amenities, and economic activity has emerged, as the
definition of economic development has broadened
beyond traditional recruitment and retention. The
character of a community (including its look and
feel, infrastructure, cultural amenities, and overall
quality of life) has been identified as an increasingly
key component for future economic activity and
overall development. At the same time, awareness
is growing of the importance of a vital urban center
(typically the “downtown” of a community) as both a
symbol and focal point for the community as it seeks
to compete for economic growth.
2. URBANISM
2.1. Key Elements of Urbanism
Real estate analyst Christopher Leinberger has
identified 19 standardized real estate development
product types, including office, industrial, retail,
hotel, apartment, residential, and miscellaneous.
Each of these product types has defined America’s
built environment over the past half century; they are
separate, formula-driven developments that follow a
set script, regardless of the place where the project is
built. However, as Prof. Charles Bohl in his ULI book
Place Making notes, “while the real estate industry
has become very good at building these projects, the
projects themselves are not very good at building
communities.”
Providing a Sense of Community
Thinking about public space in new ways that
encourages sociability among residents and creates
a sense of community is a key component of new
urbanist design. Numerous studies have pointed to
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Americans’ growing dissatisfaction with the feeling
of “separateness” that comes from living and working
in conventional suburbs and have identified a “quest
for community” that is felt across society.
Sociologist Ray Oldenburg has described this
phenomenon by naming the various places that
humans live and interact. The home is the “first
place,” the workplace is the “second place,” and
community gathering places outside of home or
work such as town squares, village greens, cafes, or
taverns are identified as “third places.” Oldenburg
maintains that “third places” are what is absent in
conventional urban development and they are the
missing ingredient that people in suburban areas are
searching for today.
Urban development fulfills this need and, if properly
designed, have become magnets for residents and
visitors alike.
Creating a “Place Identity”
Physical places that promote sociability have
become critical for building strong communities and
creating a unique sense of “place.” Booth, Leonard
& Pawlukiewicz from the Urban Land Institute
note that place making is the essence of real estate
development, and “establishing a live-work-shop
environment with a sense of place is a community
need as well as an aspiration.” Places that are
desirable appeal to all the senses - sight, sound, smell,
taste, and touch. Rather than relying on formulaic
real estate products, urban developments are a rich
mix of local activities, aesthetic design, quality, and
price.
Whereas many conventional developments, such as
shopping malls or retail strip centers, are focused
exclusively on trade, Bohl notes that urban markets
and town squares are designed to be not only
“consumer space,” but are clearly recognized and
experienced as “public space,” with a civic character
that transcends the commercial activities that take
place there.
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Economic Development/Incentives Policy (cont’d)
Providing a Mix of Land Uses
A critical component of achieving be�er places to
live is an integration of mixed land uses. Mixed uses
create a critical mass and a sense of place by affording
the community a wider range or goods, services,
and experiences at one location, thereby increasing
connectivity and choice. By pu�ing uses in close
proximity to one another, alternatives to driving,
such as walking or biking, become viable.
Providing a mix of land uses generally refers to
offering residential, retail, and office space within
close proximity to one another. Booth, et al., note the
economic synergy that happens from mixed uses:
Office uses feed retail operations by
supplying customers for stores and
restaurants both during the day and a�er
work. Retail uses within walking distance
of employment or residences – restaurants,
bookstores, clothing stores, gi� shops, and
coffee bars – reinforce amenities that allow
and encourage employees and residents
to go out to lunch or run errands without
relying on their cars. The addition of
theaters, museums, art galleries, libraries,
post offices, and town halls that are properly
integrated…a�racts significant pedestrian
traffic, which supports a range of other
uses.
Responding to Changing Retail Trends
Related to Americans’ growing disenchantment
with the suburbs are shi�ing retail trends, and
particularly the changing nature of consumers’ retail
experience.
E-commerce (online shopping) has
grown significantly in recent years; a combination of
convenience for increasingly harried consumers and
a wide range of goods and services available have led
to this explosive growth. Since online retail activity
is not subject to sales taxes, this has decreased state
and local revenue streams. For the state of Texas,
new e-commerce revenue loss for 2001 was just over
2 percent, and estimated to rise to 5.5 percent by 2006.
According to another report conducted through
Oklahoma State University, by 2006 the Internet
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may account for 25 percent of all durable goods and
merchandise sales nationwide.
Compounding this problem is another retail trend –
consumers’ growing demand for their shopping and
retail experience to have an entertainment element.
As shopping malls become more and more alike in
their offerings (both in terms of specific retail stores
and physical surroundings), increasingly selective
shoppers are less inclined to spend time and money at
older, traditional malls. They are instead a�racted to
retail centers that have unique, cu�ing-edge specialty
stores and pleasurable and amusing environments.
Responding to Changing Work Environments
In a paper entitled, “Linking the New Economy
to the Livable Community,” Henton & Walesh of
Collaborative Economics compare American work
environments in a range of economic eras. In the
Early Industrial Era of the 1880’s through the 1930’s,
cra�speople dominated the workspace and, not
surprisingly, people lived and worked in connected,
walkable places that allowed them to easily market
their cra�s. In the Industrial Era (1940’s through the
1980’s), dispersion and isolation become the norm, as
large organizations that were vertically integrated
dominated the workplace. It was at this time that
development of subdivisions, technology and office
parks, edge cities, and shopping centers exploded.
In the current Knowledge Era, large companies have
decentralized, and there has been an increase in
home-based businesses and independent contractors.
Today’s workspaces are slowly adapting to these
changes; Henton & Walesh note that,
…the future organization of work will be
more akin to that of preindustrial cities, with
an intimate mixture rather than separation
of living and working places.
If this
prediction is true, then the neighborhood
street will once again be an important
se�ing for everyday life…For many people
working from home or in small businesses
these places have become the important
foundation for work life. The physical
structures of our community must make
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Economic Development/Incentives Policy (cont’d)
cohesion of working and living more, rather
than less, difficult.
Downtown Roanoke is poised to take advantage of
this trend.
2.2. Benefits of Urbanism
In order to properly assess the fiscal benefits to the
public sector, it is important to understand how urban
developments operate financially and how they are
different from conventional suburban developments.
According to Christopher Leinberger in a paper for
The Brookings Institution, the investment cycle for
many income-oriented conventional developments
peaks around year seven. When comparing urban
and conventional developments on a short-term
basis, therefore, conventional developments o�en
project be�er cash flows as evaluated by internal
rates of return. New income peaks can be achieved
in subsequent years, but this o�en requires a major
investment of additional capital. If a suburban
development is no longer “cu�ing-edge,” i.e.,
maintained its viability, the influx of capital does
not occur, and the development begins to decline.
This has become a common occurrence in suburbia,
and has created a “throwaway built environment”
that has largely contributed to urban sprawl. The
area formerly known as the “Miracle Mile” in 1980’s
Atlanta is an example of such a decline; it is now
filled with over 15 dead or dying strip malls because
the market has moved farther out and developers are
not inclined to reinvest in it.
Urban developments, on the other hand, generally
create and sustain value in excess of conventional
developments, though their short-term performance
may not be as a�ractive. This can be due, in part,
to the quality (and thus cost) of architecture and
construction intrinsic to urban design, the amount of
open space provided in the overall development, or
the higher cost of financing. However, what may be
lost in the short-term is made up for in the mid- and
long-term. Leinberger notes that:
The major reason progressive development
seems to yield higher mid- and longterm returns and has a longer life is the

June 2004

pedestrian nature of its design. In stark
contrast to conventional development with
its car-dominated character, progressive
developments create special places that are
rather rare in this country.
The longer lifespan of urban developments results
in a stable, appreciating tax base that translates into
increased revenue to municipalities in the long run,
which is the overarching goal of the Downtown
Roanoke Plan.

3. ECONOMIC TRENDS INFLUENCING
ECONOMIC DEVELOPMENT IN DOWNTOWN
ROANOKE
3.1. The National Economy
It is possible that the reality of the national economy
is beginning to match the data. Rising investment,
improvement in corporate profits, and continued low
interest rates have stimulated strong GDP growth
over the past twelve months, and there are early
indications that the labor market may finally be
responding. If interest rates stay fairly low and job
growth continues, the U.S. should see GDP growth
of 4.1 percent during 2004, a pace consistent with full
economic recovery. Growth should move toward the
3 percent range over the next five years, an acceptable
level of if it is accompanied by job growth sufficient
to drive the unemployment rate below the current 5.7
percent rate.
Rising demand has combined with low interest rates,
tax cuts, a weak dollar, and the end of formal hostilities
in Iraq to drive GDP (Gross Domestic Product)
growth forward. The economy’s near-term prospects
have brightened as there is early evidence that the
job market has turned the corner. Businesses have
finally responded to the strong growth in demand
and production, adding one-half million jobs during
the first quarter. The U.S. economy is now creating
just enough jobs to ensure that unemployment and
underemployment do not increase and that the
expansion is self-sustaining.
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Economic Development/Incentives Policy (cont’d)
GDP Growth (Seasonally adjusted at annual rates)

Q1

Q2

Q3

Q4

2001

-0.2%

-0.6

-1.3

2.0

2002

4.7

1.9

3.4

1.3

2003

2.0

3.1

8.2

4.1

Overall Performance
A number of signs indicate that the national economic
recovery has taken hold, as job growth, factory output,
and consumer sentiment continue to improve. Gross
domestic product expanded at a 4.2 percent annual
rate in Q1 2004. Meanwhile, national weekly jobless
claims are slowly moving downward. The U.S.
unemployment rate has remained at approximately
5.7 percent for the past few months. Millions of jobs,
however, have been lost in a number of core industries
that may never be replaced. In spite of these losses,
U.S. economic growth will continue to be positive for
the foreseeable future, but pa�erns will be different
than in past recoveries.
Overall, GDP rose by 3.1 percent for 2003, on the
heels of 2.2 percent growth the previous year.
Personal consumption expenditures, investment,
and government activity were the basis of growth, as
foreign trade on balance was negative. The following
provides more detail.
Percentage Point Contributions to GDP Growth

CATEGORIES OF
ACTIVITY
PersonalConsumption
expenditures
Inventories
Residential Investment
Nonresidential Investment
Net Exports
Government
TOTAL GDP GROWTH
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2002

2003

2.4

2.2

0.4
0.2
-0.8
-0.7
0.7
2.2

0.0
0.4
0.3
-0.4
0.6
3.1

Business Activity
As corporate profits have improved over the past
six months, business investment has picked up (see
chart below), with rising demand being boosted
by more tax cuts, another surge in housing activity
and mortgage borrowing, and the lower U.S. dollar.
Other factors stimulating business activity include
tax cu�ing and a lower value for the dollar. On the
tax side, the $100 billion combination of larger tax
refunds, lower tax rates, and accelerated depreciation
benefits to businesses would add nearly one
percentage point to real GDP growth this year if it
were entirely spent. Meanwhile, a 15% decline in the
trade-weighted value of the dollar since its early 2002
peak has improved the U.S. competitive position.

Change in Business Spending on Equipment and
Software (Seasonally Adjusted at Annual Rates)

2001
2002
2003

Q1

Q2

Q3

Q4

-0.4%
-0.2
0.5

-16.4
1.2
8.0

-12.2
3.7
17.6

-4.1
1.7
14.9

Consumer Spending
Consumer spending supported the national economy
during the slowdown, as shoppers have been willing
to take advantage of aggressive pricing, lower interest
rates, and available consumer debt to maintain
purchasing pa�erns. The housing and mortgage
markets received another strong boost in recent weeks
when fixed mortgage rates fell to below 5.5%. Already
record home sales, single-family homebuilding and
house price growth should post new highs in coming
months. This, along with heightened home equity
borrowing and cash-out refinancing, will ensure
that households will continue to pull large amounts
of equity from their homes. Households borrowed
nearly $700 billion against their homeowners’ equity
in 2003, and are borrowing at least at the same pace
thus far this year.
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Economic Development/Incentives Policy (cont’d)
Personal Consumption Expenditure Growth
(Seasonally adjusted at annual rates)

2001
2002
2003

Q1
0.5%
4.1
2.5

Q2
2.3
2.6
3.3

Q3
1.9
2.0
6.9

Q4
6.2
2.2
3.2

Inflation
Concerns about inflation have largely evaporated in
recent years, although the crisis in the Middle East has
caused volatility in energy prices, leading to prices at
the pump that have reached ten-year highs. Energy
prices are expected to remain elevated for the near
future. However, the impact of higher energy costs
appears fairly isolated, as overall inflation continues
to be moderate (see chart below).
Consumer Price Index Growth (Annual Change)

2001
2002
2003

Q1
3.4%
1.2
2.9

Q2

3.4
1.3
2.2

Q3

2.7
1.6
2.2

Q4

1.8
2.2
1.9

Monetary and Fiscal Policy
While current benchmark interest rates are at their
lowest level in forty years, the Fed’s bias clearly is
toward tightening, as sustained improvement in
the job market likely will prompt higher interest
rates. Meanwhile, the federal budget deficit will
eventually put added pressure on market-based
long-term interest rates. Even under optimistic
economic assumptions, cumulative budget deficits
over the next decade appear headed into the trillions
of dollars. Bond investors have yet to incorporate
this into their thinking. This will occur as corporate
credit demands begin to increase in coming months
and bump up against the federal government’s own
large and expanding credit needs. As a result, even a
modest rise in rates will weigh heavily on the vehicle
and housing markets, especially since they are both
substantially more rate sensitive now in light of the
forward-buying that has occurred in recent years.
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National Forecast
The recent past has seen the consumer prop up the
economy while business activity has been hesitant.
Given a resurgence of investment and the early signs
of labor market improvement, the prospects for the
balance of 2004 are good, especially as low interest
rates are expected to maintain consumer spending at
least through the fall. Overall, the forecast is for GDP
growth to be 4.1 percent this year, a pace consistent
with economic expansion at this stage of recovery.
As fiscal and monetary stimulus fade in 2005, the job
and resulting wage and salary gains should help pick
up the slack. While there remain structural issues
weighing on the labor market (outsourcing, increasing
use of technology, etc.), they should not short-circuit
the broader expansion. With a be�er job market, the
next test of the resilience of this expansion will be
higher interest rates. Over the next four years, GDP
should move toward expansion in the 3.25 percent
range annually, as the economy’s potential growth of
3.5 to 4 percent per year (based in part on enhanced
productivity associated with information technology)
is tempered by slower labor force growth.
3.2. Regional Economic Trends
The Dallas-Fort Worth Metroplex has been hard
hit by the downturn in the national economy.
Compounding this problem was the fallout in
the telecom sector and the troubles facing major
employers such as the airlines. The Dallas MSA’s
unemployment rate is well above the state average,
currently registering 6.2 percent. In March 2004,
total Dallas MSA nonagricultural employment
increased by 9,100 positions, the largest growth rate
in two years. The Fort Worth MSA has experienced
similar growth trends, adding over 3,100 total
nonagricultural jobs during the same time period.
The unemployment rate for the Fort Worth MSA is
currently 5.7 percent. Given the size and diversity of
Metroplex communities, the impact of the downturn
has not been uniform. Smaller roo�op communities
on the periphery of the core cities such as Roanoke,
Flower Mound, and McKinney have not experienced
a dramatic decline in tax revenue, job loss, or business
shutdown.
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Economic Development/Incentives Policy (cont’d)
General business conditions and demographic
pa�erns favor long-term Dallas-Fort Worth Metroplex
expansion. The Metroplex continues to a�ract a
young, educated workforce as Americans continue
to relocate to the south and west. The rebound of
the high-tech sector and increased venture capital
funding will improve the overall Metroplex economy.
Increased consumer spending should continue as
residents feel more confident about their job security
and overall economic conditions. A number of
challenges could hamper growth, but the majority
of indicators point towards an improving economic
climate.
3.3. Roanoke Economic Context
The City of Roanoke has experienced dramatic
population growth over the past ten years. Since
1992, Roanoke has added nearly 1,500 residents;
a growth rate of 80 percent. Total city population
now exceeds 3,300 residents. A number of factors
have influenced this trend including geographic
location, transportation access, and the development
of Alliance Texas.
While outpacing Metroplex
population growth trends, the City has maintained
a relatively low unemployment rate. In 2003,
Roanoke’s unemployment rate was 5.0 percent. The
City’s strong sales tax rebates are another excellent
indicator of growth. Between 1993–2003, Roanoke
experienced a tenfold increase in sales tax rebates. In
2003, sales tax rebates surpassed $2.3 million.
A demographic and economic analysis of the
surrounding area highlights Roanoke’s excellent
location. It is worth noting that areas surrounding
Roanoke have higher average household incomes
and median home values. These trends should not
be viewed as negative, but should highlight the
opportunity to develop a�ractions tailored to these
well-off consumers. Roanoke is blessed with an
abundance of economic development assets – the
challenge is to build upon what is already in place.
4. INCENTIVES AVAILABLE IN TEXAS
This review is designed to provide a snapshot of the
key applicable incentives that may be used to a�ract
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or retain development and business activity for
Downtown Roanoke.
4.1. Property Tax Abatements
Property tax abatements are among the most widely
used local economic development incentives in Texas.
In 1981, Texas voters approved a constitutional
amendment authorizing the use of property tax
abatements as a local economic development tool.
The Property Redevelopment and Tax Abatement
Act (Chapter 312, Tax Code) governs the use of tax
abatements in local communities and should be
consulted by a local a�orney before a tax abatement
agreement is initiated.
Put simply, a tax abatement is a full or partial tax
exemption on improvements made to real or personal
property. The maximum length of a tax abatement
in Texas is ten years. Tax abatements may only be
granted in geographic areas designated by a city or
county as reinvestment zones.
To be eligible to grant a tax abatement, a community
must, at a minimum, take the following three steps:
•
•

•

Pass a resolution stating its intent to participate
in tax abatement agreements.
Adopt “Guidelines and Criteria” that outline
how the taxing entity will administer its
tax abatement program (i.e. who is eligible,
length and term of abatements).
Designate a reinvestment zone by local
ordinance or resolution.

The Texas Legislature reauthorized the Property
Redevelopment and Tax Abatement Act in 2001
(HB 1449) until September 1, 2009. House Bill
1449 also prohibited school districts from granting
tax abatements under Chapter 312, Tax Code (but
authorized property value limitations under Chapter
313, Tax Code).
4.2 Tax Increment Financing
Tax Increment Financing (TIF) is another increasingly
popular economic development tool employed by
cities to a�ract new investment and jobs or revitalize
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Economic Development/Incentives Policy (cont’d)
a designated geographic area. The Tax Increment
Financing Act governs the use of TIFs (Chapter
311, Tax Code) and outlines a series of steps that
a municipality must take in order to establish and
finance a TIF project. A local a�orney should be
consulted prior to initiating a TIF project.
Under a TIF, a municipality must designate what is
known as a TIF reinvestment zone—a contiguous
geographic area that meets certain legal criteria.
The value of the property in the TIF reinvestment
zone is then “frozen” for the life of the TIF District.
Businesses or developers located in a TIF zone
continue to pay property taxes on the market value
of their property. However, the tax revenues derived
from improvements made since the TIF zone was
created (i.e. the “increment”) are deposited into a
special account called a TIF fund. Revenues from
the TIF fund are then used to pay for infrastructure
improvements that benefit the TIF zone like roads or
to pay off bonds issued in support of the TIF zone.
As described earlier, with property tax abatements,
taxing jurisdictions actually forego property tax
revenue for a designated period of time. In contrast,
with a TIF, municipalities continue to collect property
tax dollars, but rather than transferring those dollars
to pay for general city operations, the funds are
earmarked to benefit the TIF zone.
Municipalities are the only governmental entities
that may initiate a TIF agreement (businesses may
petition to have a TIF created).
However, other
taxing jurisdictions (e.g. counties, special districts)
may opt to participate in a TIF agreement. Moreover,
Texas law allows each individual taxing jurisdiction
to negotiate with the municipality the portion of tax
increment they will contribute to the fund.
4.3 Chapter 380, Local Government Code
Under Chapter 380 of the Texas Local Government
Code, municipalities have broad authority to design,
finance, and implement economic development
programs. Section 380.001 (a) of the Local Government
Code provides that:
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The governing body of a municipality may
establish and provide for the administration
of one or more programs, including
programs for making loans and grants of
public money and providing personnel
and services of the municipality, to promote
state or local economic development and to
stimulate business and commercial activity
in the municipality.
Communities in Texas have used this provision
of law to offer sales tax rebates, cash grants, and
other financial incentives to new and expanding
businesses. Chapter 380 incentives can provide a
creative mechanism to jump-start certain types of
businesses.
4.4 Public Improvement District
Public Improvement Districts (PIDs) allow cities to
levy and collect assessments on property within a
defined area in order to invest in street and sidewalk
improvements, parking facilities, landscaping, parks
and plazas, as well as any other similar improvements.
Either the City or the landowners can initiate the
process of creating a PID. Once the process is initiated,
the City may appoint an advisory board to determine
the feasibility of and strategy for the investment in a
particular set of improvements. The advisory board
must represent the preponderance of the affected
properties subject to the potential assessment.
A�er the feasibility study is complete, the advisability
of the PID improvements must be considered through
a public hearing. If the City authorizes the creation of
the PID a�er the public hearing, a five-year ongoing
service and assessment plan shall be developed so
that an assessment roll can be prepared. Notice of
the roll shall be mailed to affected property owners,
and an additional public hearing on the specific
assessment roll shall be held. A�er opportunity for
objection and action by the City Council, the City
may begin to levy the assessments for the particular
improvements developed in the plan. Potentially
combined with TIF financing, a modest PID program
can leverage funding for Downtown Roanoke so that
investment costs can be borne fairly across a defined
geographic area.
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Economic Development/Incentives Policy (cont’d)
5. CONCLUSION
Roanoke, Texas is extremely well-positioned to
leverage its existing location, physical assets,
economic structure, and demographic base in
the service of economic development. Careful
planning will create sound public policy on land
use and incentives, which, along with investment in
highly targeted infrastructure (such as streetscape
improvements along Oak St. and SH 377), represents
the context for the next iteration on local economic
development. In the process, the community can
preserve and celebrate the key elements of its history
while encouraging and enhancing ongoing growth,
maximizing the quality of life for current and future
residents.
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Implementation Strategy
Downtown Roanoke is blessed with its location,
the history of Original Town, community pride, an
existing base of tourism, many vibrant businesses,
and a robust municipal tax base making
significant public-private investment possible.
This downtown plan is based on the concept of
economic development through placemaking
as described in the Economic/Incentives Policy
section of this report.
The realization of the downtown plan must be
based on harnessing the robust market forces of the
area within an urban design strategy that is capable
of creating a downtown theme(s). Managing the
market forces will enable the City, landowners and
business owners to partner in long-term investment
needed to improve the public spaces required for a
vibrant and safe downtown. Sensitivity to market
realities will also enable existing landowners to
realistically invest in redevelopment opportunities
on an economically feasible basis.
Implementing an urban design strategy that is
capable of creating and maintaining a downtown
theme(s) will make it likely that ongoing
investments in public improvements such as
plazas and streetscape elements will be leveraged
instead of isolated. Such improvements will then
make it possible to consistently a�ract additional
private investment for redevelopment, thus further
enhancing tax base as the fuel to prime the pump
for ongoing investments in improvements.
With the physical plan in place, implementation
should be based on a new code for the Oak Street
Corridor that directs and prescribes urban design
while maintaining maximum flexibility in terms
of mixed uses, residential compatibility and
destination uses to build upon the opportunities
for a�racting more tourism and professional
businesses. The code must not only maintain
pedestrian functionality so that the feel and look
of Original Town Roanoke is preserved and
enhanced, but also so that the code facilitates a
viable long-term corridor-wide parking strategy.
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The code must be structured so that an evolution of
uses will not require excess re-entitlement over time
so that market opportunities for reinvestment can
be taken advantage of contemporaneously. This
dynamic can be achieved through the utilization
of urban design prescription as described above.
In other words, if the small town look, feel and
pedestrian functionality of the Oak Street Corridor
is preserved through redevelopment under an
urban design-based code, then compatibility of
multiple uses and use transitions can be maintained
and sustained over time.
As an adjunct to the code, prototypical architectural
building designs should be developed in order
to direct the desired themes and street-level
continuity needed to maintain a coherent corridorwide experience while also preserving the eclectic
nature of a small town downtown.
An immediate goal for the City should be
to determine the nature and type of public
infrastructure and amenity improvements, which
will be necessary to accommodate the anticipated
increase in business activities. Upon determining
the type and extent of public investment required
for infrastructure (and other public purpose)
improvements, the various financing options
and economic development tools should then be
analyzed and the appropriateness determined.
Use of a Tax Increment Financing District, for
example, may be useful and viable. A TIF District,
as well as other economic development strategies
should be fully explored in order to improve the
probability for long-term success of the Roanoke
Downtown area.
It is important to recognize that sustainable
redevelopment will require a long-term
commitment on the part of the city, reflected
in meaningful public policy, which offers the
adequate protections necessary to encourage
private investment. Maximizing the potential
of Original Town Roanoke will require a patient
process and commitment.
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Implementation Strategy (cont’d)
As far as leveraging regional location, significant
investment in gateway amenities along SH 377,
as well as enhanced signage along SH 114 and
SH 170, will be justified to take advantage of the
increasing commuter traffic. In addition, effective
street connections should be developed so that
destination retail and other major uses along SH170
will become an additional source of potential
downtown traffic. In this regard, coordinating with
Hillwood Development Company will be critical.
These connections, however, must be designed
and plan to minimize disruptions to residences
between Oak Street and the SH 170 Corridor.
Finally, a re-use strategy for the historic hotel that
creates destination entertainment opportunity
should be pursued in order to create additional
reasons for people to stay downtown once they
arrive for a given trip. The hotel’s location,
juxtaposed near the proposed public plaza on the
Austin Street ROW between Oak and SH377 could
provide the gravity necessary link together both
ends of the Oak Street Corridor.
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Downtown Roanoke
Larger Context Map

Downtown Roanoke
Downtown Plan

Downtown Roanoke
Downtown Plan
(Enlarged)

Downtown Roanoke
Oak St. Existing Character

Oak Street Context Photos
West Side of Oak St.
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Oak Street Context Photos
East Side of Oak Street
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Downtown Roanoke and SH 377
Character Photos
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