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Background
The City of Mansfield Tax Increment Reinvestment Zone (TIRZ) No. 2 outlined in Figure 1, will
support the investment and development of Historic Mansfield. Redevelopment has been
guided by the Discover Historic Mansfield Vision and Action Plan approved in 2008 by the
Mansfield City Council after a comprehensive stakeholder and planning process, and the
Historic Mansfield Downtown Design Plan approved in 1995. Both documents were refined by
the Illustrative Conceptual Redevelopment Master Plan undertaken this year. This Project Plan
has been prepared in conjunction with the Financing Plan for TIRZ No.2.
TIRZ No. 2 will provide support for catalytic infrastructure and projects that will support
continued revitalization of Historic Mansfield; link the area to the proposed future TransitOriented Development (TOD) around the future commuter rail transit station; provide
infrastructure and development support for the TOD; support the street, sidewalks, trails and
other infrastructure needed for the safe and pedestrian-oriented circulation within Historic
Mansfield; improve and remediate key locations that have suffered from life cycle degradation;
and provide other support allowed by law for the redevelopment of Historic Mansfield within the
TIRZ boundary.
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Figure 1: TIRZ No. 2 Boundary (Historic Mansfield)
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Existing Conditions and Uses
Historic Mansfield is anchored by Main Street, which also serves as a portion of Business
Highway 287. The highway posts a challenge of what role Main Street should play as it runs
through Historic Mansfield. Intersecting the historic stretch of Main Street is Broad Street which
links Historic Mansfield with the growth areas of greater Mansfield.
The turn-of-century downtown commercial district includes significant local businesses and is
surrounded by stable mixed income neighborhoods. In addition to the core goals of
redeveloping Historic Mansfield and supporting local businesses, this TIRZ is intended to
provide capacity for the core of downtown such that downtown also supports the sustainability
of those adjacent neighborhoods.

Proposed Improvements and Uses
The proposed improvements described herein call for renovations and new construction to be
compatible and supportive of Historic Mansfield, with enhancements for an eventual transit
village around a future commuter rail transit station. Key catalytic projects include:
•

Improvements to Main Street (Business Highway 287) to create a walkable, urban
destination with linkages on north and south sides of downtown including a connection to
Town Park; and

•

Improvements along Pond Branch to create a pedestrian-friendly development context
parallel to Main Street and an alternative linkage to the potential rail transit station and
nearby transit-oriented development;

•

Improvements of the Smith Street and Walnut Street Corridors; and

•

Improvements to support substantial redevelopment along Main Street where potential
development opportunities exist.

The Illustrative Conceptual Redevelopment Master Plan in Figure 2 provides a delineation of the
redevelopment character for the project. Figures 3a and 3b provide schematic diagrams of the
proposed Improvements on Main Street and Pond Branch.
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Figure 2: Illustrative Conceptual Redevelopment Master Plan
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Figure 3a: North Main Street Schematic Improvement Plan
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Figure 3b: South Main Street Schematic Improvement Plan
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In this context, the following categories of TIRZ-eligible expenditures shall be allowed:
(a) Street, Utility, Trail, Creek and Streetscape Improvements: This category
includes TIRZ-eligible expenditures for improvements to local streets, including paving,
utility infrastructure upgrades/relocation (water, wastewater, storm water), trails,
creek/watershed improvements, lighting improvements, street trees/planters, and
sidewalk improvements for enhancing pedestrian linkages between the historic
downtown core and the key destination adjacent to the core.
(b) Property Acquisition: The City may consider acquiring property to implement the
TIRZ plan. Potential property acquisitions may include:
•

Properties needed for pedestrian safety and accessibility, or transportation
circulation;

•

Pocket parks/plazas as identified in the Discover Historic Mansfield Plan, the
Downtown Design Plan and the Illustrative Conceptual Redevelopment Master
Plan;

•

Key development sites, which may be:
-

Locations generally recommended in the Discover Historic Mansfield Plan,
the Downtown Design Plan and the Illustrative Conceptual Redevelopment
Master Plan;

-

Catalyst projects; or

-

Property or rights to property obtained for redevelopment projects in
accordance with development agreements.

(c) Environmental Remediation, Interior/Exterior Demolition, Remodeling or
Reconstruction, Historic Façade Restoration Improvements, Handicap
Accessibility, Building and Fire Safety Improvements: There are many buildings in
Historic Mansfield that contribute to the character and fabric of the area, but these
buildings sometimes are financially unfeasible to redevelop because of the costs of
environmental remediation of asbestos, lead-based paint and other contaminants;
interior and exterior demolition, remodeling or reconstruction; façade improvement;
handicap accessibility; building code and fire safety issues. These costs are TIRZeligible expenditures and can be supported by the TIRZ funds. This project cost
category is necessary for improving the redevelopment opportunity of these buildings
and attracting highly desired mixed-use and adaptive reuse projects to Historic
Mansfield, including new retail, office, and residential uses.
Building improvements and new construction under this program will be reviewed for
compliance with design standards to ensure compatibility with other improved structures
and investment in the TIRZ area.
Many key buildings in Historic Mansfield are substantially underutilized. These buildings
are falling into a serious state of disrepair so as to result in the deterioration of exterior
architectural features and structural elements which produce a detrimental effect upon
the character of Historic Mansfield as a whole (and/or the life and character of the
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properties themselves). Acquisition and restoration of historic buildings by public entities
will be supported as a TIRZ-eligible project cost to enable the redevelopment of these
structures.
The intent of this program is to support and preserve the key buildings that contribute to
the character and fabric of the area within the TIRZ. Therefore, it should focus on
buildings that are designated as a local or State historic landmark; that are listed on the
National Register of Historic Places; or that are designated by the City’s Planning
Director as deserving of assistance under this program.
Acquisition of a conservation or beautification easement may preserve the architectural
effects of these buildings enhancing the façade of new or redeveloped structures in
Historic Mansfield. The City of Mansfield, using TIRZ funds, may acquire such an
interest in these architecturally or aesthetically significant structures in the TIRZ, leaving
long-term maintenance to the property owner. Façade easements may include funding
for projects which, first, preserve and/or rehabilitate existing facades and, secondly, aid
in the restoration of facades that have been significantly altered.
As part of a proposed catalyst project, TIRZ funds may be used by public entities to
purchase a vacant or underutilized property or building and costs related to purchasing
the property or building and developing a redevelopment plan for the property or
building, consistent with the economic development concepts and objectives of the
Historic Mansfield TIRZ.
(d) Business Incubator Facility: To develop and support small businesses and to
facilitate the retention of businesses within Historic Mansfield, the City on its own
initiative or in coordination with the County, upon concurrence by the TIRZ Board, may
consider providing support for a business incubator facility within Historic Mansfield,
including but not limited to the following expenditures:
•

Facilities space improvements or lease payments for facility space for the
incubator; and/or

•

Capital equipment for the incubator facility.
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Chapter 380 Economic Development Programs
Up to 20 percent of the revenues generated by the City’s ad valorem increment may be set
aside for economic development programs, including but not limited to grants and loans,
authorized under Chapter 380 of the Texas Local Government Code. Tax increments may be
transferred to the City General Fund to reimburse the City for expenditures associated with such
economic development programs in furtherance of the implementation of this Project Plan, and
fulfilling the public purposes of developing and diversifying the economy of Historic Mansfield,
eliminating unemployment or underemployment in the TIRZ, and developing or expanding
transportation, business, and commercial activity in the TIRZ. It is not possible to quantify the
Chapter 380 costs at this time, other than to say that they are anticipated. Funds expended
pursuant to this authority shall advance the following priority projects in addition to any
additional goals and criteria established by the City and the TIRZ Board:
•

Small business start-ups and expansions that create employment within Historic
Mansfield, especially professional and other similar type jobs;

•

Restaurants and retail businesses that result in investments that support the
placemaking goals of this Project Plan; and

•

Projects that offer a high likelihood of repayment to encourage the regeneration of public
funds shall be given priority.

Administration and Implementation
Administrative costs, including reasonable charges for the time spent by City of Mansfield
employees and/or employees associated with any non-profit groups established to assist with
implementation within the TIRZ will be eligible for reimbursement as project costs, upon
approval by the TIRZ Board of Directors and in connection with the implementation of the TIRZ
Project Plan and Financing Plan. Other related administrative expenses, including legal fees,
consulting fees, planning, engineering and design fees, management expenses, meeting
expenditures and equipment are included in this category.

Proposed Changes in Municipal Master Plans, Zoning Ordinances, Building Codes, and
Subdivision Regulations
In order for the realization of the project plan and other plans described herein, it is anticipated
that portions of the TIRZ may need to be rezoned.

Relocation of Displaced Persons
This plan currently does not call for nor anticipate the displacement and relocation of persons
for the proposed projects.
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TIRZ Project List and Cost
PROJECT DESCRIPTION
Historic Downtown Block
Enhancement of the Historic Main Street and Central Business District – Intersection enhancement
and pedestrian crosswalks on both ends of the block, special pavement surface to distinguish the
intersections, crosswalks and median/center-lane, street trees on both sides of the block to create
a walkable, urban destination.

ESTIMATED
COST
$600,000

North Main Street Improvements (from downtown north to Town Park)
Pedestrian Pathway and Street Enhancement – Pathways on both sides of N. Main Street to
provide pedestrian and bicycle connection from Historic Mansfield to the Spine Trail System
throughout the city, new curb or concrete barrier to narrow roadway for traffic calming, wrought iron
fence, streetlight and pedestrian lighting to provide safety and ambience, managed drive
approaches.

$1,200,000

South Main Street Improvements (from downtown south to Hunt Street)
Street Improvements/Reconstruction – Create an urban boulevard like the one through the Historic
Downtown, travel lane reconfiguration, new and wider sidewalks, better drainage, street trees,
pedestrian style streetlights, new parallel parking spaces, traffic calming, intersection bulb-outs,
managed drive approaches.

$1,200,000

Smith Street Improvements
Enhancement of parallel street on the east side of the Historic Main Street – New sidewalks,
utilities, streetlights, streetscape and landscaping.

$300,000

Walnut Street Improvements
Enhancement of parallel street on the west side of the Historic Main Street – New sidewalks,
utilities, streetlights, streetscape and landscaping.

$300,000

Wayfinding Improvements
Wayfinding system throughout Historic Mansfield to provide directions to community facilities,
businesses and attractions via signage, banners, parking/hike/bike wayfinding structures or
elements.

$200,000

Public Assembly Area
Public assembly area in close proximity of the Historic Downtown, stage, outdoor concert and
gathering space, sitting area, restrooms, landscaping, lighting, trash receptacles, utilities.

$3,000,000

Pedestrian Connection to Historic Downtown
Enhanced pedestrian walkways connecting the retail, dinning and business establishments on the
Historic Main Street to Smith Street and Walnut Street and parking lots on or near those streets.

$300,000

Gateways Improvements
Gateway Monuments at each end of the Historic Mansfield Main Street Corridor, utilizing limestone
monuments similar to the ones at US 287 for consistence and place making purposes.

$200,000

Pond Branch Improvements
Improvements along the Pond Branch watershed to create a pedestrian-friendly development
context parallel to Main Street and an alternative linkage to community facilities such as the Post
Office, Walnut Creek Linear Park, the future rail transit station and nearby transit-oriented
development; provide pocket parks and open space to foster redevelopment along the watershed
throughout Historic Mansfield.

$2,250,000

Rail Station and Development Related Improvements
Public facilities, parking, utilities, drainage, other infrastructures, façade improvements, easement
and other real estate acquisition to support future infill development and redevelopment sites and
the commuter rail station.

$3,200,000

Chapter 380 Economic Development Programs
Targeting small business start-ups and expansions that create employment, restaurants, and retail
businesses, projects with high likelihood of repayment or regeneration of public funds.

2,400,000

TOTAL COSTS

EXHIBIT C – PROJECT PLAN

$15,150,000

11

