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1. INTRODUCTION
A PLAN FOR THE FUTURE
A NEW HISTORY FOR DOWNTOWN

1950s 4th of July Parade - Odessa Texas

INTRODUCTION
With the retention of Gateway Planning, a town planning
firm, by Downtown Odessa, Inc. and from the several
recent indications of a strong interest in the community’s
revitalization, Downtown Odessa has begun a strategic
and in-depth repositioning of its development potential
as regional economic momentum begins to uptick. The strong
potential from a reposition is based on several historic and
community factors. Its connected street grid, regional medical
facility anchors downtown, strong community engagement,
successful robust festival programming, and invested local
leadership are factors coalescing into recent downtown
progress and reinvestment.
Building on Momentum
Important to understanding the context of Downtown and
its potential for redevelopment and revitalization is the
integration and alignment with the upscale convention center
and hotel currently under development. This new anchor
destination has already brought investment and business
to the downtown community and sets the City apart from its
reliance on Midland amenities.

This Downtown Design and Implementation Plan and
the proposed companion Downtown Overlay Code will
serve to unify private investment, public investment and
development activity for business owners, landowners,
potential business owners, interested investors and developers.
In particular, an implementation plan with a clear governance
approach will enable coordinated improvements and elevated
design standards to catch up to the market demand for Downtown.
In that regard, façade and building improvement standards,
properly interpreted building codes and future streetscape

enhancements will encourage property owner reinvestment and
show stability to the regional market that Downtown Odessa is
open for business and ripe for new development.
The Outcomes
The project team was asked to develop the following outcomes
for the initiative:
1. Identification of catalytic development potential and a
merchandising strategy that be translated into recruitment
and marketing;
2. Prioritized infrastructure to support that catalytic
development, focusing on streets and public spaces;
3. Creation of a unified design strategy for Downtown; and
4. Design and regulatory tools that can be used to implement
the opportunities in a sustainable way
Initiation of the Work
The team began the initiative with a detailed assessment of
existing conditions, market opportunities, infrastructure, as
well as regulations and practices that impact development in

Downtown. The team also absorbed the pertinent planning
initiatives undertaken in the past decade in order to build on
that work including Envision Odessa, the recently completed
Comprehensive Plan; the Parks, Recreation and Open Space
Plan; Downtown Odessa Inc.’s Strategic Plan; and the underway
Public Art Master Plan. Those plans include recommendations
and strategic initiatives for Downtown, and they stress the need
for alignment on Downtown goals, regulations and overall vision
in context of investment priorities, regulatory framework, and
infrastructure improvements. The findings and results from the
initial assessment are presented in the Appendix as a resource.
The team also reached out to the existing business owners,
landowners and residents in Downtown to ascertain what
their needs, frustrations, vision and desires are for Downtown
development. The Gateway Planning Team spoke with over
150 individuals in Downtown ranging from long-time restaurant
and business owners to major employers to local residents
and young professionals just moving into the community. Their
insight has been used to align vision with what is needed for
implementation. A detailed analysis of stakeholder feedback
that looks at the strengths, opportunities, weaknesses and
threats is included in the Appendix.

Historic Scott Theater sign visible from Downtown Odessa. Source: Gateway Planning
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2. A CATALYTIC
MASTER PLAN
ESTABLISHING THE VISION
BUILDING ON MOMENTUM

The proposed zoning overlay map that complements this
Master Plan embodies the various aspects included in the
Downtown Historic Overlay that will support the activation of
policies and regulations needed to activate this plan. The overlay
map assumes the base zoning of CB-1 for the Downtown and
focuses on specific development and construction policies to
bring consistency and predictability to Downtown revitalization
and redevelopment, especially in coordination with the recently
adopted façade improvement grant by the City of Odessa.
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The Master Plan is comprised of the
existing urban form, new illustrative infill
uses and corresponding buildings for
those uses, public spaces and plazas
and enhanced street improvements
providing for a more connected
downtown. The plan is a refined
version of the illustrative concepts and
illustrations created throughout the
initiative and refined during a design
charrette after City and community
feedback. The plan takes into account
the overall uses in Downtown and
how those uses can be integrated
within the existing urban fabric. The
plan emphasizes the opportunity
for infill development along with
the increased integration and
connectivity of public open spaces
via parklets, street plazas and parks.

0

The Downtown Master Plan identified new development and
redevelopment in relation to existing development that is
either already underway or about to begin. The plan uses the
boundaries defined by Downtown Odessa Inc. as a baseline.
These boundaries include Golder Avenue to the west, 10th
Street to the north, Adams Street to the east and 2nd Street
to the south. These extents are not intended to limit the
development or perception of what is considered Downtown
Odessa; rather, they were identified to frame an area capable
of significant catalytic influence for greater Downtown. The
extents were also influenced by historic anchors such as the
historic Ector County Courthouse location, Grant Avenue,
Texas Avenue and the downtown hospitals.

The Master Plan

Graham Ave

The Master Plan for the heart of Downtown is detailed in this
section. The overall plan was crafted from the various concepts
explored throughout the assessment and design process,
which were based on stakeholder interviews and feedback
sessions, and discussions with City Council, City Staff and the
convention center and hotel development team. The vision
represented in Master Plan serves as the culmination of
ideas and desires discovered through this communitydriven initiative.

1000

THE MASTER PLAN

Downtown Odessa Boundaries as defined by the City with the convention center and hotel location
highlighted in red. Source: Downtown Odessa, Inc.

Additionally, the plan also delineates residential opportunities
in Downtown through a variety of housing types. The
potential for multifamily and townhome developments in
Downtown as infill projects for several of the underutilized
lots is underscored by the need for people living Downtown.
The resulting increased presence of people Downtown in
the evenings and weekends also reinforces the need for
improved and connected public spaces and parks, especially
as the demand for lifestyle activities and entertainment
increases. New residents will require connections to the

new infill and redevelopment along Grant Avenue, the new
convention center and hotel, the existing neighborhoods,
public transportation and safe, walkable open spaces.
A significant element to the proposed Downtown Master Plan
is the potential relocation of the courthouse to the adjacent
block east of its current location. The current building has
been the focus of much discussion regarding a new facility.
Any plans for a new courthouse, however, would need to
be vetted through the County, City and community. Should
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it be decided that a new facility would be appropriate, this
Master Plan emphasizes how a new relocated courthouse
could be better integrated into Downtown’s fabric and provide
a central gathering space on the current site for the public
and surrounding redevelopment potential.
The plan also reinforces a new overall connectivity strategy by
delineating enhancements to the open space fabric between
Noel Plaza and Progressive Park through carefully selected
street and pedestrian realm improvements. The core of this
strategy entails the reinvention of key streets as linear
street plazas (known as woonerfs) from the new convention
center and hotel along 5th Street to Grant Avenue, and
then down to 2nd Street, with Texas Avenue continuing this
public space progression to a proposed new public park and
plaza on the site of the courthouse if it is relocated. These
connected open spaces will create a variety of programming
opportunities for the City or community to use as the need
occurs as well as creates a space that is walkable and
pedestrian-friendly.

Downtown Master Plan illustrative created during design charrette. Source: Gateway Planning
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The
Master Plan
The adjacent image depicts the
proposed Downtown Odessa Master
Plan as described in the previous section.
This plan identifies key opportunities for
retail, residential, commercial/office and
restaurant uses in the Downtown core, as
well as the potential integration of open
space and plazas throughout.

Existing Buildings
Retail/Restaurant
Professional Office/Flex
Mixed Use/Urban Apartments
Existing Buildings

Urban Single Family

Retail/Restaurant
Professional Office/Flex

Civic

Mixed Use/Urban Apartments
Urban Single Family
Civic
Hotel/Convention Center
Potential for Parking Structure
Plaza/Woonerf
Green Space
Transit Stops

q

Convention Center and Hotel
Potential for Parking Structure
Plaza/Woonerf
Green Space
Transit Stops
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Existing
Form
The adjacent existing figure ground depicts
the current urban fabric and development
in Downtown Odessa.

q
16

Inﬁll
Opportunities
The adjacent map depicts the opportunities
for infill development in Downtown
Odessa. Any potential infill buildings should
focus on addressing Downtown’s market
needs, including its need for residential and
entrepreneurial-ready office spaces that are
optimal for small businesses or retailers. New
development spaces should also facilitate the
flexibility of buildings so that they are being
constructed to accommodate the potential
transition for multiple uses over time, rather
than just a singular use.

Existing Buildings
Retail/Restaurant
Professional Office/Flex

q

Mixed Use/Urban Apartments
Urban Single Family
Civic
Convention Center and Hotel
Potential for Parking Structure
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Public
Spaces
The adjacent image depicts existing
and potential public spaces, including
parks, plazas, the woonerf and parklets
in Downtown Odessa relative to future
development and implementation. These
open spaces are intended to better connect
the active spaces in Downtown that could be
used to enhance or support the thriving
festival and entertainment events
already bringing people to Downtown.
These spaces are also intended to bring
more family-friendly events and spaces
into the community that stakeholders have
expressed are currently lacking in the area.

Plaza/Woonerf
Green Space

18

Green Space

q

Overlay
Area
The proposed Downtown Overlay has been
created to implement and support the
execution of this Master Plan. The proposed
overlay works with the CB-1 base zoning in
order to encourage appropriately scaled and
designed development. The overlay includes
building form standards, setbacks, public
space, architectural features and material
standards, as well as off-street parking
requirements. The overlay will enable
current business and property owners to
make substantial improvements to their
property while enjoying the predictability of
the future design and quality of the property
next door as those properties also redevelop.

q

Zoning Overlay District
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3. MARKET ANALYSIS
WHAT’S POSSIBLE
DOWNTOWN LIVING

Historic Elliott Hotel - Downtown Odessa

MARKET ANALYSIS
Downtown Odessa is a key destination for the City and Ector
County as it functions as the cultural core of the community
and has the ability to expand the retail/commercial base of
the region in a true neighborhood context. In this context,
Downtown Odessa can become an increasingly attractive
and viable location for quality development.

projects downtown, including the previously mentioned
convention center and hotel, create regional opportunity to
catalyze new development. These projects not only provide
additional investment in the local economy, but also serve
as an amenity to the medical, existing corporate office, and
business travelers to create significant spin-off demand.

Summary

With regards to the residential demand, market conditions
and residential trends will help support quality multifamily
residential development Downtown. Due to changing
economic conditions and ownership preference shifts, onceprospective homeowners will likely be looking for increased
rental housing options. As such, quality downtown residential
developments will be able to capture some of this demand and
establish greater gravity for retail and restaurant attraction.

From the team’s analysis, conservative demand for
approximately 150 multifamily units and 13,500 square feet (SF)
of office can be captured annually in Downtown. In terms of
retail, approximately 475,000 SF of unmet retail demand exists
in the entire City. Capturing a significant fraction of that retail
demand Downtown will require significant redevelopment
in terms of quality of life attributes leading to a downtown
neighborhood context and entertainment destination feel.
The demand analysis was derived primarily from an
understanding of regional economic conditions, which are
provided in detail in the Appendix. In terms of the regional
factors, the greater Odessa area has experienced substantial
growth in recent years, and growth projections from a
number of data sources indicate that this population growth
will continue in the coming years. Given Odessa’s cyclical
economic climate, the stated growth may be larger than
anticipated if a greater number of boom cycles occur in the
future, as these demand models tend to be more conservative
using compound annual growth to calculate demand, rather
than just recent growth trends. While the slow energy market
will continue to impact the overall market, the market is still
anticipated to show positive growth.
Downtown itself already has significant market activity. Planned

It is important that Downtown Odessa evolve to capture
residential and retail growth, not only due to the increased
monetary value to the City and the County, but also to increase
the quality of life for citizens. That quality of life will ultimate
make Downtown more competitive to attract quality office
demand as the preference for office today has become sensitive
to preferences for a live-work-play-shop-learn context.
The following provides more detail on the demand for the
core three areas: multifamily, retail/restaurant and office.
Multifamily Demand
A significant current circumstance of Downtown Odessa is the
absence of quality urban residential or multifamily property.
Although there is some inventory available downtown,
it is in most cases smaller units that are older and in poor

condition. From discussions with downtown stakeholders, it
was discovered that most rents being achieved in downtown
are below market rate relative to the rest of the City. This can
partially be attributed to the “gentleman’s agreement” nature
of these rentals from, for example, agreements for lower
rents in exchange for the renter’s agreement to improve the
property. In addition, the below-market rents can be attributed
to the lack of quality multifamily in Downtown.
In addition to those contextual considerations, the design
team analyzed the potential for multifamily residential in
Downtown based on regional growth and capture rate. The
analysis shows that – across all income brackets – there is
potential for Downtown Odessa to capture approximately
152 multifamily units annually between 2015 and 2020. The
analysis assumes that Downtown Odessa would capture
up to 15 percent of citywide multifamily demand. Of the 152
multifamily units, 104 units would likely generate rents greater
than $750. Given Odessa’s citywide average multifamily rent
of $891 per month, it is conceivable that Downtown Odessa
can support a sizable amount of multifamily residential
development on par with existing market rents. In terms of
higher quality development (i.e., units generating monthly
rents greater than $1,000), Downtown Odessa can capture
approximately 58 units annually.
The nature of downtown environments often precludes
the development of large, “cookie-cutter” multifamily
developments. Rather, the existing fabric in Downtown
Odessa allows for infill multifamily residential in addition to
some smaller and more nuanced multifamily developments,
i.e., duplexes, quadplexes, or townhomes. The desire for
people to live closer to their place of employment is becoming

Downtown Odessa Design + Implementation Plan

23

an increasingly commonplace desire for the American
population. This desire is particularly strong among the
Millennial population, which now makes up a significant
portion of the American workforce. As such, Millennials
are helping create increasing demand for downtown living
options, as these options oftentimes function as walkable
areas near employment, restaurants, retail and residential.
The most effective way to attract initial multifamily developers,
especially on any city-owned property, is through the issuance
of an RFQ/RFP. This would expand the pool of prospective
developers and would be an effective way to introduce new
development types and products into the local downtown
market. Through this approach, the City can require specific
development standards consistent with the proposed elevated
design standards, as well as active retail and other amenities
to customize the development to the specific location (See
the Merchandising Strategy of this report). This would also
eliminate the master developer issues that many cities face
when engaging one developer responsible for an entire district.

POTENTIAL SUPPORTABLE RETAIL SF BY RETAIL CATEGORY
(Note: Residential-generated retail demand only takes into account the unmet retail demand)
Category

NAICS

Student

Workforce

Commuter

Residential

Total

Auto Parts, Accessories & Tire Stores
Furniture Stores

4413

2,554

-

329

3,229

6,112

4421

-

-

-

21,366

21,366

Home Furnishings Stores

4422

-

-

-

8,060

8,060

Electronics & Appliance Stores

4431

471

5,601

415

49,508

55,994

Bldg Material & Supplies Dealers

4441

-

-

-

6,903

6,903

Lawn & Garden Equip & Supply Stores

4442

-

-

-

4,296

4,296

Grocery Stores

4451

3,139

11,709

1,178

53,887

69,914

Specialty Food Stores

4452

-

-

-

38,232

38,232

Beer, Wine & Liquor Stores

4453

-

-

-

2,918

2,918

Health & Personal Care Stores

446, 4461

2,080

22,596

415

21,758

46,848

Gasoline Stations

447, 4471

-

-

5,487

1,413

6,899

Clothing Stores

4481

890

4,214

452

24,857

30,413

Shoe Stores

4482

1,632

5,794

829

7,022

15,277

Jewelry, Luggage & Leather Goods Stores

4483

777

4,414

395

10,516

16,103

Sporting Goods/Hobby/Musical Instr Stores

4511

-

2,511

415

6,223

9,148

Retail Demand

Book, Periodical & Music Stores

4512

-

-

-

5,972

5,972

The Gateway Planning Team analyzed citywide retail demand
for Odessa, broken down by retail categories to highlight
the amount of retail supportable by the City. The analysis
includes four major retail drivers, including student-generated
housing demand, workforce-generated demand, commutergenerated demand, and residential-generated demand.

Department Stores Excluding Leased Depts.

4521

-

7,532

415

51,792

59,738

Other General Merchandise Stores

4529

-

34,762

622

56,845

92,229

Florists

4531

-

-

-

2,801

2,801

Office Supplies, Stationery & Gift Stores

4532

-

8,497

415

1,623

10,535

Used Merchandise Stores

4533

-

-

-

33,379

33,379

Other Miscellaneous Store Retailers

4539

-

-

-

10,559

10,559

Full Service Restaurants

7221

1,965

11.042

697

27,943

41,648

Limited Service Eating Places

7222

1,780

14,871

988

14,896

32,534

Special Food Services

7223

-

-

-

2,486

2,486

Drinking Places - Alcoholic Beverages

7224

-

-

-

7,260

7,260

15,290

133,543

13,049

475,741

637,623

Although Downtown Odessa was once home to a number
of soft-goods retailers, there are now only a few small “Mom
and Pop” shops currently Downtown. The absence of multiple
soft goods retails in the Downtown area is not an isolated
occurrence in Odessa; however, through public initiatives

24

Total Demand (SF)

and planning such as this process, downtowns are seeing a
renaissance in new development and opportunities. However,
due to the lack of context to stimulate infill development and
lack of adjacency predictability to attract new investment
dollars, downtown has suffered from achieving its potential.

retail demand would be well-suited to the Downtown area.
(See the Merchandising Strategy.) Given the need for such a
substantial amount of retail demand in the City, a downtown
area that is properly positioned to capture a portion of this
retail demand can fully take hold of the revitalization process.

option for infill and redevelopment opportunities, as small
office space can leverage the existing spaces to create niche,
high quality office spaces. Given the nature of downtowns,
particularly in Downtown Odessa, there is potential to capture
some new office space from citywide turnover.

Residential generated retail demand is almost always the
largest source of retail demand in a community. Retail demand
from residential is calculated by analyzing the existing retail
leakage. Residential-generated retail demand takes into
account the existing supply of retail businesses, existing
demand that the population can support, and the retail gap
(i.e., retail leakage) within a defined geography.

This is especially pertinent for Downtown Odessa. Given
Downtown’s substantial local daytime workforce population
(as well as the potential for an increased nighttime population),
there is an opportunity for restaurant development.
Additionally, although it can be difficult for soft-goods retail
to thrive in downtown environments, the demand for some
retail categories supports the idea that there is a significant
amount of unmet demand that a properly positioned and
strategized downtown could capture. Proper planning and
strategy, however, are both needed to ensure downtown retail
demand reaches its full potential.

This analysis determined there is potential for Downtown
Odessa to capture over 13,500 SF of small office development.
Of this total space, almost 98 percent would be generated
from turnover in the City. The increased development of
office space Downtown, especially office space retrofitting
existing space, creates the opportunity not only to redevelop
underutilized spaces, but also to create places for which a
nearby population could work.

Retail demand was also calculated from other sources,
including retail demand from students, workforce and
commuters. Commuter demand consists of people passing
through the downtown area and who would have the potential
to spend money in Downtown. This additional retail demand
is the “net additional” demand supportable from each of these
drives and does not include existing demand from residential.
Collectively, within Odessa, the retail categories with the
largest amount of unmet retail demand are other general
merchandise stores (56,845 SF in unmet retail demand),
grocery stores (53,887 SF of unmet retail demand), department
stores (51,792 SF in unmet retail demand), and electronic and
appliance stores (49,508 SF of unmet demand). Across all
restaurant categories (limited-service, full-service, special food
services, and drinking places) there is a total of 52,584 SF of
unmet retail demand. The table below summarizes the overall
demand to be taken advantage of in Downtown.
While it is not conceivable to think that downtown will capture
all the retail demand, it is plausible to think that some of this

Office Demand
Downtown Odessa does feature some office space, including
some sizable clusters such as the CBS 7 Tower – the largest
office development in Odessa – in addition to a number of
government offices. Discussions with stakeholders showed
that Downtown Odessa office space is desired by a number
of users. In these cases, the office tenants are small space
users looking for niche space, which the existing infrastructure
(i.e., the historic infrastructure) can provide. However, the
office space should be carefully planned so that premium
locations for restaurants and active patios not occupied by
low quality office space, which is the case in many blocks of
downtown today. Some of this office demand could be shifted
in the second floor of many of the existing buildings, leaving
the first floor for active retail and residential uses.
Accordingly, small office space in Downtown Odessa is a viable
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4. MERCHANDISING
STRATEGY
TAKE THE VISION TO MARKET

MERCHANDISING STRATEGY
Downtown Odessa possesses a unique charm as well
as a key component needed for successful downtown
revitalization: the people and the organizations who want to
improve the community. Moreover, the substantial downtown
workforce, a growing population in the region, and the
potential for implementing unique infrastructure set the stage
for successful implementation. In this context, a focused
merchandising strategy can be initiated. Merchandising is
the process of creating and identifying specific opportunities
for retail and restaurant activation.
The Merchandising Strategy is focused on catalytic
opportunities based upon the market analysis and design
considerations developed in this process. This framework
was tailored from the existing character, environment and
physical constraints of buildings and parcels Downtown.
The design team also considered existing concentrations
and mix of businesses that could be leveraged and be
synergistic to Downtown momentum.
Downtown Odessa was once home to a number of large
format retailers as well as numerous “mom and pop”
shops that helped create a prosperous, thriving downtown
neighborhood. As widespread economic and retail trends
began to shift, a nationwide pull away from downtowns
toward suburban and/or strip centers and malls became the
standard, leaving a void in downtown. Odessa residents –
especially residents with vested interest in the downtown
region, whether through nostalgia, business interests, or a
desire to improve the community – still express a desire for
the return of retail, residential and restaurants in Downtown.
This emerging market shift back to Downtowns has not

only led to the resurgence of Downtown development
potential, but has also created prime opportunity for specific
market redevelopment and catalytic opportunity. Unique
opportunities exist in Downtown that can be leveraged to
address market demands and fill the niche opportunities
available to develop in Downtown.
This trend and feedback from the stakeholders underscores
the following merchandising strategy for key catalytic areas in
Downtown Odessa. These depictions are not intended to limit or
constrain any potential development or business in Downtown,
but they are intended to suggest key opportunities for site
marketing and selection as Downtown momentum continues.
Grant Avenue (between 4th Street and 6th Street)

The activation opportunities along Grant Avenue, which
functions as Downtown’s “Main” Street, revolve around
retail and restaurant opportunities in both infill and
redevelopment projects. The reinvestment in key historical
structures along Grant Avenue addresses the need for additional
retail, restaurant and small office spaces in Downtown.

or architectural features act as gateways to Downtown and
assist in slowing traffic down as the vehicles drive through.
This retail strategy, combined with the unique retail uses
already in place, provides a strong opportunity for retail and
restaurant opportunities with additional innovative opportunity
for small-office spaces on upper levels.
Jackson Avenue (between 3rd Street and 5th Street)

Development opportunity in this area revolves around the
potential for infill multifamily development and appropriate
adjacency uses to the potential new courthouse. The
active living values expressed for connectivity and walkability,
as well as the desire for integrated housing options in
Downtown, revolves around placing appropriately scaled
housing options in strategic locations, more specifically in a
site such as this one appropriately placed midway between
the two hospital anchors and regional thoroughfares.

Additionally, the transformation of Grant Avenue into a linear
street plaza or woonerf, in correlation with median improvements
and streetscaping enhancements, enables strong connectivity
among the storefronts and addresses the need for more public
event and entertainment space in Downtown.

These residential units are also closely integrated with the
nearby convention center and hotel and the activated plaza
along 5th Street. These units and their potential population
bring “eyes to the street” and make the area that has often
been described as “unsafe” more “safe” and friendly to
visitors as the constant stream of activity leaves little space
deactivated or un-programmed.

This small portion of the corridor is also characterized by
unique storefronts and signage that could be utilized in
reinvestment and façade improvement initiatives to enhance
Downtown’s character and provide a sense-of-place to
someone driving through the community. Key corner markers

Key infrastructure improvements such as off-street parking,
on-street parking, enhanced lighting and sidewalks also
help activate the neighborhood and encourage individuals
to recreate in the new amenities Downtown. There is also
opportunity for ground floor retail integration that could
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Texas Avenue (between 5th Street and 8th Street)

scale and character of this part of Downtown and the
reinvention of several buildings will improve the blocks’ current
perception. The reinvented courthouse is an opportunity
to create a new keystone in Downtown that not only brings
people into the area, but keeps them there after the purpose
of their visit is completed.

This area seeks to activate the northern boundary of the
new convention center and hotel. The large, undeveloped
lots in this area are ripe for reinvestment and redevelopment as
activation becomes necessary due to increased traffic and need
for ancillary hotel convention center services.

Ancillary services related to the courthouse and plaza would
be most appropriate along Texas Avenue as building retrofits.
Also significant to the development of this site is the inclusion
of restaurants and services able to serve the daytime and
nighttime population.

This location is also home to the currently vacant Scott
Theater, which could be repurposed into a retail and cultural
destination, whether as a new type of theater or entertainment
venue or as a site for shopping or dining.

It is important to target areas where several restaurants can
co-locate near one another to form a quasi-cluster in which
nearby competition actually helps create additional gravity
through agglomeration – and therefore, increased volume for
all restaurants in and around the cluster. Additionally, these
restaurants are rarely national chains, but rather are local
entrepreneurs who generate the initial interest.

provide daily amenities and services to the workforce and
residential population. These retail services could be ancillary
to the neighborhood demands and drivers, versus the need
for more destination retail along Grant Street.

Connectivity to the open spaces along 5th Street and Grant
Avenue remain just as vital and the provision of sports fields
or courts could serve visitors to the hotel or nearby residents
in the neighborhood or multifamily units.
Texas Avenue (between 3rd Street and 5th Street)

Key to the activation of this opportunity sits with the
relocation and reinvention of the courthouse and the
park/plaza on the former site. The complete integration
of the park and plaza with the streetscaping enhancements
and woonerf requires a detailed activation and programming
strategy with all Downtown and City partners. The storefronts
in this area could house small businesses or eateries that
serve the daytime workforce population and transition to
services for nighttime visitors.
Additionally, infill development will help maintain the current
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Overall Restaurant Strategy

One of the biggest opportunities in revitalizing
downtowns is through attracting niche destination
restaurants. Restaurants are often catalytic in the process
of downtown redevelopment for a number of reasons,
including restaurateurs’ ability to retrofit existing space into
“hip” restaurant formats. As gravity increases from the activity
created from restaurants, other businesses begin to fill in and
take advantage of the market.
As the local restaurants create a stronger market downtown,
the next growth comes from the regionally recognized
restaurants that help take the cluster to the next level. This
increased customer base will also expand the demand for

other goods and services downtown. If done successfully,
these “early adopters” can often help mitigate another issue
often faced by downtowns on the verge of revitalization – the
issue of keeping people downtown after employment hours.
An assessment should be undertaken of each location to
determine the availability of utilities, any easements that
would preclude development and any other constraints. In
addition to typical services, restaurants generally need to
access natural gas, 400 amp power, trash service and ample
parking. The interior should also be able to accommodate a
kitchen and various seating options, as different restaurants
have different layout requirements.
While each independent operator will have unique
requirements, the City can “test” the viability of various
locations on the financial feasibility to “white box” the space.
For example, the cost of demolition, a new roof, structural
engineering, ventilation, an upgraded HVAC, expanded
services, and the general cost of renovation (excluding
final equipment and furniture). Restaurants typically require
a minimum of $500,000+ soft costs, operating capital and
FF&E, plus any extraordinary costs. As a rule of thumb, the
total operating cost should not exceed 7 to 10 percent of the
gross sales; therefore, if the space cost $500,000 to acquire
and another $1.5M for construction, then at a 10% return,
the annual operating cost would be around $200,000/yr. In
this example, the minimum sales should be $2M per year to
maintain healthy operating margins. One effective measure
to eliminate any operating gaps is through performance
grants, contribution of city-owned land with a claw-back,
and 380 Agreements, which can reduce the initial costs and
attract quality operators.

Grant
Avenue
Retail, Downtown Lofts or Small Office
This block should focus on boutiques and first
floor retail with small loft apartments or office on
the second floor to complement adjacent uses.

5TH STREET
Destination Retail
This block offers existing small retail formats
that can be used for destination retail, specialty
foods, boutiques, artist lofts, and service retail.
Storefronts should be open with high-quality
displays and signage.

TEXAS AVENUE

GRANT AVENUE

4TH STREET

Eclectic Retail and/or Restaurant
This block contains several unique retail stores
and frontages that should be reinforced with
destination retail, boutiques and restaurants
that have quality storefronts, and if a restaurant,
outdoor dining or patio options.
Retail/Restaurant as Architectural Gateway
This is an opportunity for a high quality restaurant
space to anchor each end of the block. The
northern restaurant should have an active patio
and require similar style signage and historic
architectural elements. The southern restaurant
should take advantage of the large footprint of
the former Evan’s/JC Penney building.
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5TH STREET

Urban + Inﬁll Residential
Continuation of adjacent parcels and blocks that
includes small infill multifamily units should be
targeted here. These smaller format units could be
townhomes, urban lofts or walk-up apartment units.
Urban Residential + Townhomes
These units could be 2-3 stories with urban
streetscape that connects to hotel/convention
center. These units could incorporate surface
parking with “tuck-under” parking for direct unit
access. Potential for live/work space for artist
studios, small office and retail uses.
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4TH STREET

JACKSON AVENUE

Urban Residential Lofts
New urban residential integrated into Downtown
will provide expanded options for individuals
who want to live in a more urban environment.
Additional housing will also improve the
perception of safety and human presence.

TEXAS AVENUE

Jackson
Avenue

Texas
Avenue

6TH STREET
TEXAS AVENUE

GRANT AVENUE

7TH STREET

5TH STREET

Urban Residential
This area can accommodate 3-5 story residential
with structured parking to create a high quality
urban living center near a regional destination
and provide strong gateway into the core of
Downtown from the north and east.
Destination Retail
This corner is well positioned for quality retail with
restaurants and lifestyle uses. The building would
likely incorporate the existing bank building.
Target uses should include specialty retail, softgoods, heath and beauty services and high
quality fast casual restaurants that could also
cater to the hotel/convention center.
Retail or Cultural Destination (fmr. Scott Theater)
This building has a unique Populuxe sign that
should be incorporated into the redevelopment
of the building architecturally and thematically.
A target use, for example, could be a national
theater operator that can reactivate the theater.
Alternate uses could include a coffee shop,
restaurant, cafe, or cultural center with arts,
museum or ancillary convention center uses.
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5TH STREET

Destination Restaurants
The southwest corner offers a new development
opportunity for destination restaurant adjacent to
first-class convention center and hotel. Surface
parking could be provided in an adjacent courtyard.

4TH STREET
Small Scale Restaurants (Cafe/Diners)
This corner is well-positioned for small restaurants
or cafes with outside seating. The facades could be
upgraded for storefront retail with ample glass for
high quality merchandise displays. This builiding
should take advantage of the potential courthouse
plaza and daily workforce presence.
Plaza and Woonerf
The redesigned and integrated plaza and woonerf
adjacent to the new courthouse could be activated
with small food vendors (i.e., food trucks) or
boutiques that bring daytime and nighttime visitors.
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3RD STREET

TEXAS AVENUE

Entertainment/Destination Restaurants
This block should focus on attracting destination
restaurants, entertainment or specialty retail,
galleries and gift shops that could serve the
potential adjacent residential and the hotel/
convention center.

GRANT AVENUE

Texas
Avenue

Downtown Architecture + Facades

5. BUILDING +
DESIGN STANDARDS
REINFORCE THE CHARACTER

BUILDING + DESIGN STANDARDS
Preserve + Expand Downtown Character
Created to complement this Downtown Design and
Implementation Plan, the Downtown Odessa Overlay
discusses key regulatory elements to improve building
development standards, quality, and overall development
predictability for current and future land owners.
The intent of the regulations and guidelines is not to prescribe
or prohibit a specific architectural style or theme in Downtown
Odessa, but rather it is to encourage the preservation and
enhancement of the unique architectural elements that are
already present or occurring in the area. Coupled with this
implementation plan, the overlay will be a powerful tool for
building owners and future developers to implement quality,
sustainable and long-lasting development to the City.

The diagrams on the following pages serve as a guide
to the Overlay standards and regulations. Detailed
explanations and policies are fully detailed in the Overlay
and City of Odessa Zoning Ordinance and those document
should be referenced for any questions or concerns regarding
the downtown regulatory framework.
However, the diagrams are intended to show how all
the elements described in the overlay document can be
implemented in Downtown while still preserving (or enhancing)
the community’s character and nostalgia.

what it was originally created for, is very much in keeping
with the Odessa approach. This reuse can be done in an
attractive and economical way that benefits Downtown. For
example, auto service stations and mechanic garages make
excellent restaurants and bars.
Another revitalization step occurs when the City creatively
allow activity to occur organically. This can be accomplished
by encouraging temporary uses on vacant land that could
then allow the sites to emerge as a generator for Downtown
without a physical structure for a short time. It could also
occur with the encouragement of an incubator for artists to
create, such as a decorated metal building.

Shipping containers used as artist studios (left) or as a food retailer (right).

These temporary uses could utilize shipping container
establishments, e.g. Austin’s artist colony; outdoor
entertainment venues under tents or shade structures; food
truck parks similar to Waco’s; or residential apartments or
lofts within old metal warehouses or businesses (such as is
found along 2nd Street in Downtown).
All of these ideas and more are intended to support and foster
the creative possibilities found in Downtown Odessa and help
support the growth of a neighborhood that could also become
one of the liveliest and most robust, destination in West Texas.

Above: Former warehouse converted into office and residential space.
(Source: www.designtoinspire.net) Below: Parking garage screening with
liner retail options and vegetative screening.

Revitalization Opportunities + Steps
This plan and the overlay emphasize the revitalization and
repurposing of existing buildings in Downtown (as is possible).
Using an existing structure, especially for a use different than
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Open Space +
Urban Residential
Integration
Parking and Vehicular Access Screening
Use of landscaping and appropriate street furniture screens
vehicular uses from the pedestrian.

Convention Center and Hotel Plaza + Woonerf Connection
Integration of the public and private realms through
complementary or similar paving styles encourage pedestrian
and hotel visitor use.

Example of woonerf and plaza connectivity with differentiation in paving
and street furniture. Source: KPG
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Frontage Buildout
Buildings located along a street plaza or open space with a lot width greater than 100
feet need to have at least 80% of the front facade within the front setback area, which
supports pedestrian safety and connectivity.

Upper Story Balconies
Upper story balconies can extend over the right-of-way to a
maximum depth of five (5) feet. This encourages outdoor human
presence and interaction.

Commercial Ground Story Height + Primary Entrances
A building with a commercial ground story use shall have a minimum 12 foot floor to
ceiling height. Primary entrances need to be within the front setback area.
Signage
Thematic and architectural signage continues the character and consistency in new
buildings Downtown. The signs should follow current City ordinances and regulations.
Parking Lot Screening
Any frontage along a planned street plaza or open space with surface parking shall
be defined by a three (3) foot high street screen, which could be either vegetative,
the same masonry as the building or a combination of the two.
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Redevelopment +
Facade
Enhancement
Awnings
Awnings should be installed along private and public frontages
to provide shading of the pedestrian realm. Awnings should
have a minimum depth of 5 feet from the facade and 8 feet
from the grade of the sidewalk.

Hanging Signs + Signage
Signage should follow current City regulations and should
follow complement Downtown’s character.
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Building Additions or Extensions
Any additions made to a building (such as a second story) shall meet the front yard
standards of the Overlay.

Upper Story Facades
Glazing is required to be at least 20% of the wall
area and have a maximum of 15% reflectivity.
Window style variations are allowed so long as
they meet the standards.

Building Materials
Exterior building materials shall be divided into two types - primary for the majority
of the facade and accent for additional design and character. Primary materials
(brick, stone, cast stone, glass block, stucco, etc.) shall be 70% of the facade and
accent materials (architectural metal, wood, cementitious fiber board, or stucco) the
remaining 30%. At least two (2) materials shall be required on each facade.

Building Facades + Primary Entrance
Buildings wider than 100 feet shall be divided into distinct and separate building
facades and all primary entrances need to be within the front setback area.
Pedestrian Passages
Pedestrian access to adjacent courtyard or open space shall be demarcated with
appropriate vegetative and material screening.
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The Pedestrian
Zone + Furnishing
Realm
Street Trees
Installed in coordination with awnings and other pedestrianfriendly shade structures, street trees will help enhance the
pedestrian experience and encourage walkability.

On-Street Parking
Encouraging walkability along a major Downtown thoroughfare
can be tricky, but not impossible. Key interventions, such as
on-street parking, street trees, and slower speed limits, can
improve the pedestrian experience.
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Pedestrian-Scaled Lighting
Well-lit sidewalks and thoroughfares not
only improve a Downtown’s perceived
safety, but encourage individuals to
spend more time at the businesses
and restaurants in the area since the
neighborhood appears activated and
lively. Street lights should be placed
in the same realm as street trees and
spaced evenly apart.
Light Post Banners
An opportunity to continue the brand and vision for Downtown. The installation of light
posts with the ability to hang either banners or flower arrangements adds decoration
and thematic branding to the community.

Pedestrian Passages + Screening
Pedestrian access to adjacent courtyard or open space with appropriate vegetative
and material screening. Provides small locations of respite or outdoor seating for
adjacent businesses or restaurants.
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6. IMPLEMENTATION
MAKE IT REAL

IMPLEMENTATION
The following provides guidance for action and implementation
in order to ensure activation of this Master Plan. These action
items include (i) calibrating the zoning overlay with the plan; (ii)
a strong governance structure for Downtown; (iii) activation and
alignment of the convention center and hotel and plaza with
Downtown goals and vision; (iv) catalytic project activation and
retail/commercial attainment strategy; and (v) coordination with
City and TxDOT on infrastructure policies and improvements.
Zoning + Design Overlay

The alignment of the proposed zoning overlay for Downtown
with this Master Plan is critical for its implementation and
longevity. The existing Downtown zoning is not detrimental to
the development potential in Downtown, but the overall policies
and structure do not align architectural interests, visions or
development standards in a way that would maximize the
community’s full potential or serve its needs.
In this context, the proposed zoning overlay for this
Downtown Master Plan will:

improvement grant, requires alignment and adoption among all
City departments and organizations. Without an understanding
of why these standards have been developed or adopted,
successful integration and implementation will fail to happen.

interpretations of the fire code. In order to resolve this
issue, a study of the variables in fire code should be analyzed
in terms of their cost-benefit to landowners. In this context,
some action items include:

The zoning recommendations include an overlay that takes
on a design standards based on existing zoning districts for
uses and building heights. The overlay includes urban design
and façade enhancement criteria that will begin to align the
private development rules with the vision for Downtown.

1. Comprehensively catalogue regulations that are holding
up development;

Renovation Potential and Building and Fire Codes
Regarding renovations of existing buildings in Downtown,
many of the small business and property owners are running
into roadblocks when attempting to renovate or expand a
mixed-use concept within their building. Two major reasons
are the current versions and interpretations of the Building
and Fire Codes. If we look at the majority of buildings eligible
for renovation, many outdate today’s building codes and
require a special way of considering their compliance.

5. Create a flexible palette for design, building format and uses.

For Fire Code issues, many of the buildings trying to add on or
convert to mixed-use residential or multi-family are not able to
afford the significant investment required for a new NFPA 13
rated sprinkler system. As an alternative, the existing buildings
that meet the purpose and intent of the zoning ordinance
should be able to use a NFPA 13R rated sprinkler system,
which allows the current water system to suffice for the fire
sprinklers and alleviate the large cost for sprinkler taps on
a NFPA 13 system. This approach significantly reduces fire
protection costs for infill residential in Downtown.

This new zoning overlay, in coordination with the façade

This is one example for the need for innovative

1. Enhance the livability and mix of uses in Downtown;
2. Strengthen the transition from Downtown to the adjacent
residential neighborhoods;
3. Focus on predictable outcomes for development to
ensure that adjacent landowners know what is allowed
and anticipated;
4. Align building codes and standards; and

2. Consider other approaches or variances for requirements,
as long as the life-safety goals are being met, in order
to enhance the opportunity for additional investment,
and therefore, additional revenues for appropriate fire
coverage in Downtown.
In regards to the building code, many of the regulations are
structured off of new construction regulations. With existing
buildings there should be a special format and understanding
for how building renovations can be achieved. By adopting
the International Existing Building Code (IEBC), the
existing buildings could benefit from a much more
authentic approach to adaptive reuse. This would open
the doors for including residential above commercial and livework opportunities and make the additions more financially
feasible to develop in Downtown.
The unique considerations within IEBC are the categories of
hazards and the allowance for reduced fire separation for less
hazardous conditions. As renovations occur, a wider palette of
design techniques are opened up, that otherwise would make
any renovation of historic or out-dated structure, unfeasible.
Activation of the Convention Center and Hotel Plaza
A key catalytic opportunity for Downtown revitalization and
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Grant
Avenue
Application of Zoning
+ Design Overlay
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Existing

The rendering to the left looks north along Grant Avenue and shows the potential for building and facade enhancement along with infill development.
Public art, landscaping, street trees, on-street furniture, signage, lighting and wayfinding all encourage walkability and pedestrian safety along
Grant Avenue.
Infill development, such as the one shown on the former JC Penney site, is an opportunity for street frontage continuation and activation,
encouraging pedestrians to get out of their cars and walk in Downtown.
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5th Street
Plaza
Activation of the
Convention Center
and Hotel Plaza +
Woonerf
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Existing

Looking east across the potential future plaza integrated with the new convention center and hotel in Downtown Odessa. This image depicts
the continuation of the woonerf plaza from Grant Avenue along 5th Street activated by street vendors, outdoor dining, musicians, and enhanced
streetscaping with on-street parking.
This also shows the potential for urban residential integration into Downtown that will help activate the public space and make it an amenity for
Downtown residents and visitors alike.
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development is the proposed convention center and hotel. The
development of that project, without the successful coordination
with the rest of Downtown and its partners, could result in an
island in Downtown that remains inactive much of the time. The
large community investment in the project, more specifically
through the Eoff family contribution and partnership, serves
as a prime opportunity for the extension of the convention
center and hotel gravity into the rest of Downtown.
The programmable and designed plaza space in front of the
hotel along 5th Street needs to be well-integrated with the
community and viewed as a public space, not just an open
space belonging to the hotel. This plaza space could serve
as the location for additional outdoor dining spaces, small
performances and street festivals, open space for future
residences and visitors, etc. Tied in with the proposed woonerf
plaza extension along Grant Avenue to the new courthouse,
the convention center and hotel becomes integrated into the
fabric of Downtown Odessa’s community.
Additionally, the legislative provision recently adopted under
Municipal Hotel Occupancy Taxes (Tax Code Chapter 351)
that provides funding improvements to buildings and projects
within 1000 feet of the convention center and hotel should
be leveraged and utilized to reinforce the reinvestment in
Downtown, especially on behalf of the City and local business
owners. This legislation allows a nonprofit organization,
acting on behalf of an eligible City, to “…acquire, lease,
construct, and equip the hotel and any facilities ancillary
to the hotel, including convention center entertainmentrelated facilities, meeting spaces, restaurants, shops, street
and water and sewer infrastructure…and parking facilities”
(Sec. 351.102). This bond issuance opportunity, providing
incentives and improvement dollars to local business owners
and development, can motivate the existing community to
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reinvest in their structures and encourages new development
to locate in Downtown and within 1000 feet of the hotel
convention center – a location that has been identified as
prime for walkability and connectivity to Downtown.
The City of Odessa, in partnership with the Odessa
Development Corporation, has also created a Downtown
Infrastructure Improvement Program designed to encourage
businesses to promote or develop new “…or expanded
business enterprises in the Odessa Downtown area”
(Texas Local Government Code, 501.103). This program
identifies infrastructure as parking, lights, street and roads,
rail spurs, water-sewer-electric or gas utilities, drainage,
telecommunications, site improvements for safety code
requirements, and other related improvements. If done in
partnership with façade improvements and enterprise or
business reinvestment programs, businesses in Downtown
could utilize funding to revitalize their property and encourage
ancillary business opportunities in Downtown – this not only
encourages existing business owners to remain in Downtown,
but to also identify key areas in the community to revitalize and
redevelop through appropriate improvement opportunities.
Infrastructure Policies and Improvements
Several infrastructure policy and improvement decisions
need to be made for the complete activation of this Master
Plan. More specifically, the design decisions pertaining to
Grant Avenue, a TxDOT thoroughfare, must be aligned before
additional improvements are put into place. Such decisions
could include:
1. The removal of Grant Street from TxDOT’s system and
integration into the City’s street program;
2. Median

installation

and

improvements

that

are

appropriately scaled and designed;
3. Design measures intended to reduce truck traffic and
disturbance on Grant Avenue;
4. Streetscape enhancements, including the repaving of
Grant Avenue, Texas Avenue, 3rd Street and 5th Street to
create the street plaza or woonerf; and
5. Public transportation extension through Downtown.
Appropriate traffic considerations should be undertaken
to ensure the flow of traffic through downtown does not
negatively impact future development and pedestrian safety.
Parking Management Strategy
Throughout the stakeholder feedback process and plan
initiation a repeated theme emerged around the perceived
lack of parking in Downtown. This perception of a lack
of parking could be derived from the high number of
privatized, inaccessible parking lots and the dispersed
nature of businesses in Downtown.
Individuals stated they were less inclined to walk from a
parking spot to a store that was further away if there was no
other venue, quality place or attraction in between the parking
spot and the destination. The infill of retail and restaurant uses
should ideally encourage individuals to make the walk from
their parking space to their destination, even if it is slightly
further away due to the increased opportunity for additional
experiences along the way (i.e., more retail stores, a park
or plaza, entertainment venues, public art, etc.). The point
is that parking is both perception and actually availability.
In terms of availability, the parking map on the right depicts
the current on-street and off-street parking locations in the
Downtown area.

Downtown
Parking
The following map depicts current parking
locations in Downtown (approximate).
Downtown Odessa has a multitude of parking
lots in the blocks surrounding Grant Avenue and
the new Convention Center and Hotel, as well
as continuous blocks of on-street parking. It is
important for the City to look at understanding
and managing these locations and future
parking policies for Downtown as it continues to
grow and become a regional destination.

Parking Lot
On-Street Parking (Marked)
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A parking management plan is recommended to look at
the relationship of each of those parking locations and
determine if an opportunity exists for partnerships between
land and business owners to make the locations not only
more efficient for Downtown business but also friendlier to
pedestrian and visitor traffic. Additionally, underutilized parcels
or lots could become available for future development.
More generally, a parking management plan among all
parking opportunities and related stakeholders, both public
and private, should be considered as Downtown develops
and traffic increases. This strategic parking plan should be
aligned with the City’s other transportation planning initiatives,
including future multi-modal policies and plans.
The core elements of a parking management plan for
Downtown would be:
•
•
•
•
•

An updated parking inventory for both on-street and offstreet parking locations;
Location and utilization of parking meters (including time
of day and day of week);
Parking Enforcement (the how, pros and cons);
Access Management; and
A supply and demand analysis of spaces in Downtown.

In terms of policy, the parking management plan could include a
potential partnership among the City, Downtown Odessa Inc.,
MCH and ORMC, the County and other key property owners
in the Downtown. A public-private partnership approach will
ensure Downtown parking is efficient by taking advantage of
the abundance of available parking, but which is often not
available for particular businesses, uses or activities.
Additionally, the parking management plan could include

56

the formation of a parking district specific to Downtown
emphasizing shared parking strategies and reformed
enforcement policies. The mixed-use nature of Downtown
Odessa, as well as the need for transitional uses closer
to the neighborhoods, naturally aligns with strategies set
through shared parking models. Often the combination of
land uses encourages continuous activity and “eyes on the
street” during hours when an otherwise unshared lot would
be vacant. Shared lots also lessen the demand pressures
for smaller businesses and serve as an attractor for visitors
to Downtown - an individual would now be less inclined to
return to their vehicle to travel to the next store when they
can instead park in one location and access multiple retailers.
These strategies and considerations are critical to the success
of retail and restaurants in a Downtown area. An inefficient
parking system deters not only businesses and visitors, but
encourages frustration among current business owners since
individuals are less inclined to remain in Downtown.
In addition, a comprehensive and specific parking
management plan can help support Downtown’s role as an
existing and growing employment center, provide support
for small businesses and owners, encourage Downtown
entertainment activation as a regional destination, and help
improve the overall quality of life for the community as well
as provide fiscal benefits. A parking management plan will
also align key development opportunities around the new
Convention Center and Hotel and bring improvements for
both traffic operations and walkability, particularly along the
proposed plaza woonerf.
Finally, in any management plan undertaken, on-street parking
should be encouraged and maintained. But that parking could
be made both more driver-friendly and pedestrian-friendly

Examples of on-street stormwater and flood management through
bioswales and water collection systems. Source: Portland Green Streets

with continued streetscape improvements and a reduction in
vehicular speeds.
Stormwater and Flood Management

With the excessive flood and stormwater issues in
the east side of Downtown, some stormwater design
regulations are being included in the recommended
overlay for Downtown. These design regulations include
opportunities for dry wall installation on existing and new
construction, where permitted, and the use of raised ground
floors that incorporate a more pleasant pedestrian and ADA
accommodation of access. This will mitigate only temporarily,

Components of
Low Impact Streets

curb cuts

flush curbs

curb alternatives
Conventional urban streets employ curbs to channel stormwater
runoff to catch basins where untreated water is dispatched to
another location. LID curb alternatives evenly redistribute runoff
to adjacent treatment facilities, retaining as much stormwater
on site as possible. This is achieved by cutting curbs or
eliminating them altogether. Curb choice depends on land use
and stormwater volume to be managed. Curbs can be used as
a safety feature in high traffic areas to separate pedestrians
from vehicles.

street

soft infrastructure
The flow rate of stormwater runoff should be reduced before it
enters the treatment network. Streets can accomplish this through
pervious paving systems that attenuate and filter water for sediment
removal. At the street edge, LID facilities such as curb extensions,
which house new rain gardens in reclaimed street space, reduce
flow rates by treating and infiltrating stormwater runoff.
pervious
parking

LID curb
extensions

bioswale

rain garden

plants, not pipes
LID replaces pipe-and-pond systems with facultative planting—
or a community of wetland plants—to metabolize pollutants in
stormwater runoff. Instead of transporting polluted stormwater
elsewhere, LID planting attenuates and treats water on site,
allowing for retention and infiltration. Other benefits include
mitigation of the heat island effect, cost savings for treatment,
and preservation of water quality.

Page from the Low Impact Development Manual (2010) from the
University of Arkansas Community Design Center showing sample low
impact development streets that help mitigate stormwater and encourage
sustainable water collection measures for communities.

for as the community grows outward city-wide, additional
storm issues will occur. With a major hospital and many
residences within the floodway, it is a serious concern that
may get worse over time, not better. Therefore, further studies
must be performed by the City at a city-wide level, considering
major stormwater improvements at a larger scale and into the
extra-territorial jurisdiction (ETJ).
Existing Grant Street facades and median through Downtown Odessa. Source: Gateway Planning

Considerations for future development in Downtown should
also include Low Impact Development (LID) policies and
installations to mitigate increased ground cover. These
installations could be in the form of urban bioswales and
water collection systems that help detain water and get
it to permeate the ground in a way that supports a strong
vegetation system within the public right-of-way.

being used as an amenity for the City, additional value will
be realized for downtown and the City as a whole. Plenty of
funding opportunities exist to help with such a study, as well
as the actual implementation and construction. But unless a
plan, including engineered recommendations for alleviating
floodways, there will be a consistent lack of development in
the eastern portion of Downtown.

With a stormwater management plan that supplies a series
of different best practices across the city, each designed
within the context of development in the City and each

Governance Approach

District, a nuanced governance structure will be needed to
support activation, sustain momentum, prioritize investments
and promote economic development. This Master Plan
reinforces the need for future key stakeholder focus to
be vested in Downtown’s future based on the momentum
already occurring under Downtown Odessa Inc.’s leadership
and coordination with the City and Design Committee.

As Downtown evolves under this Master Plan and the Overlay
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7. APPENDIX

APPENDIX A: EXISTING CONDITIONS
The Downtown Odessa Master Plan will be the culmination
of planning processes and analyses conducted over several
workshops and public engagement sessions. The plan will
reflect stakeholder feedback, previous Downtown planning
initiatives and a comprehensive look at Downtown’s drivers and
needs over the next ten to fifteen years. Downtown Odessa is
at a strategic moment in time when it has the opportunity to
influence its economic and developable future, especially in
terms of the future convention center and hotel that will serve
as an economic catalyst and regional attractor for Downtown.

REVIEW PRIOR PLANS

The Gateway Planning Team was tasked with analyzing
the previous work that has been done for the City and for
Downtown in order to better understand Downtown’s needs
and driving factors as the economy shifts to downtown
redevelopment. This effort is a culmination of analyses and
in-depth stakeholder discussion that will continue with a
design workshop to produce catalytic site concepts and
architectural standards that will drive future development in
the most meaningful way possible that Downtown Odessa
can once again become the local and regional destination
it once was.

Envision Odessa Comprehensive Plan (2015)

There is no doubt that Downtown Odessa has the potential to
redevelop and reinvest in itself and serve as the character and
gateway to the community. The two major hospitals, new hotel
and convention center, Ector County facilities and the leadership
at Downtown Odessa Inc and City Staff, as well as the resurgence
of local art and entertainment, all show that the interest and
supporting drivers are present. The next steps involve aligning
these interests, providing the appropriate governance and
regulatory pathway and supporting key catalytic implementation
efforts that will set Downtown on the path to success.

True planning work cannot be meaningful if it does not take
into consideration where the community and City have been
in the past. The City of Odessa has undertaken several
initiatives and plans in the past five years to set the foundation
for Downtown’s revitalization and renaissance. Downtown’s
momentum is driven by these plans and each should be taken
into consideration as the Downtown Master Plan is implemented
and integrated into the current governance structure.

Envision Odessa is the City’s comprehensive plan that is
currently in the process of being finalized and adopted.
The plan’s most recent draft from
October 2015 emphasizes the City’s
need for a community roadmap.
The plan emphasizes infrastructure
improvements,
neighborhood
and housing investments, growth
opportunities
and
downtown
revitalization. One of Envision
Odessa’s core values focuses on
an “Energized Downtown” that is
not only walkable, but also livable
and workable for Odessa’s citizens.
A successful downtown should
have public space, entertainment venues and attractions for
visitors from Odessa and beyond.
Grant Avenue, the main thoroughfare and TxDOT right-ofway that goes through Downtown, is identified as one of

the streets that need improvement and integration into the
Downtown fabric. The historic frontages and connectivity to
Downtown make it one of the most vital corridors in Odessa
and it is identified as one of the most valuable assets in
Downtown. Texas Street and 5th Street are also identified
as key corridors for Downtown development and the
recommended streetscaping improvements would need to
support any future development.
Additionally, other takeways from the Envision Odessa plan
reinforce infill opportunities and residential development for
Downtown and the surrounding community. The daytime
population is present in Downtown Odessa, but there is
currently no place for them to live or recreate in proximity to the
employment centers. Envision Odessa’s clear identification of
these limitations sets the groundwork for the Gateway Planning
Team’s efforts and this plan.
Key Takeaways:
• Downtown identified as a key redevelopment location;
• Infrastructure improvements need to be done along
Grant Street to improve connectivity, including multimodal transportation opportunities.
• Infill and urban residential development are the
greatest opportunities for Downtown reinvestment and
revitalization in terms of market growth.
• Public spaces need to be integrated throughout the
community; the City currently has an open space deficit.
• Odessa’s history and character should be reinforced
and protected as future growth and development
comes into the City.
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Odessa Parks, Recreation and Open Space Master Plan
(2014)
The Odessa Parks, Recreation and Open Space Master
Plan was completed in 2014 in order to provide Odessa
with a management plan for open space improvements and
developments, especially as the
oil boom cycles continuously shift
and impact population growth and
demand for open spaces. This plan
assesses the state of Odessa’s
current parks, recreation, trails
and open space system to define
the needs and deficiencies. The
plan then establishes goals and
priorities for improvements. The
City of Odessa currently has a
deficiency in its park acreage needs
by about 59 acres in neighborhood parks and 192 acres in
community parks. This plan guides the City on opportune
locations for park and recreation integration and expansion.
Downtown is identified as one of the key areas where open
space integration could be improved and reinforced in the
oncoming years.
Key Takeaways:
• Continued population growth and demand means a
greater need for parks and open space.
• Walkability improvements, including trails and
streetscape enhancements, are needed along the
major routes through Odessa.
• Parks and open spaces need to also be protected,
preserved and conserved as integration throughout
the City is considered.
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Downtown Odessa Three-Year Strategic Plan (2016-2018)
The Downtown Odessa Strategic Plan is a key document
for governance and revitalization in Downtown created by
Opportunity Strategies in 2015. The document outlines the
reintroduction of Downtown Odessa to local stakeholders
and community leaders and sets forth vision items for the
community to strive towards in the next three years. The
goals outlined in the document include: reaching one hundred
percent of downtown business owners to communicate
Downtown Odessa’s vision and start a marketing campaign;
establishing an identity for Downtown; providing amenities that
will attract families to Downtown; supporting the convention
center and hotel project; recruiting locally grown restaurants,
retail establishments and entertainment; promoting the
development of urban living space in Downtown Odessa;
increasing the number of public events in Downtown; and
partnering with the Odessa Council for the Arts and Humanities
to develop an arts district. These strategic plan vision items
were all assigned to key personnel and city staff with start
and end dates. This framework holds Odessa leadership,
especially in Downtown, accountable for reinvestment and
the reinvigoration of interest in Downtown. The vision items
identified in this Strategic Plan will need to be integrated and
supported by any Downtown work and plans produced during
this Team’s work in the Downtown community.
Key Takeaways:
• Strategic goals and action items were identified by
Downtown Odessa leadership for the next three years.
• Increased interactions with the local business and
resident community need to take place to reinforce
Downtown’s character and vitality.
• The convention center and hotel project is a key

future catalytic project for Downtown and needs to be
supported as the process moves forward.
• Future downtown businesses, including restaurants,
should be locally oriented and provide space for
entertainment or urban living space.
• Partnerships among the organizations in Odessa
needs to be improved and strengthened in order to
achieve alignment and focus as demand increases
and growth continues to place demands on the City.
Odessa Development Corporation ED Strategic Plan (2015)
The Odessa Development Corporation’s Strategic Plan,
completed in 2015, is a strengths, weaknesses, opportunities
and threats (SWOT) analysis
that provides short and medium
term goals for the community.
The plan’s goal is designed to
assess Odessa’s attractiveness
to the business and industry
community from the perspective
of the selector or corporation. The
plan’s analysis was mostly done
through stakeholder feedback and
outside source research. Some of
the results from the study found
that Odessa’s business climate has
several supporting factors growth and expansion, however,
weaknesses and threats that were identifies include the
lack of downtown incentives and the threat of a permanent
underclass. Odessa was also identified as having a strong
work ethic and educated work force in Downtown, especially
with UTPB. These few examples pinpoint key issues that
have been a reoccurring theme in planning documents and
discussions with the community. The threats and weaknesses

identified in the report can be overcome through capitalization
of the strengths and opportunities that were identified. It will
require strong organizational and community leader alignment
to address these issues and set the guiding path for business
reinvestment in the community.

interests in a venue that is structured and outlined in a way to
provide clear guidance on the future of public art in Downtown
Odessa and throughout the community. This plan also opens
up windows for additional financing and reinvestment in the
community in a clear and concise manner, where before the
process was unclear and convoluted.

Key Takeaways:
Key Takeaways:
• Downtown has several strengths, weakness,
opportunities and threats that influence its growth.
• The current business climate and workforce development
potential in Odessa is hampered by the lack of available
quality spaces and long-term workforce.
• The lack of downtown incentives and the threat of a
permanent underclass are also hindrances to growth
in Downtown.
• However, the Odessa community is also known for
having a strong work ethic and educated work force
that could provide support for future businesses.

• Public art installation and management needs to be
coordinated and aligned as future improvements occur
in Downtown.
• Artist selection, collaboration and integration needs to
be a collaboration between the City and the Odessa
Arts Council.
• This plan aligns organization interests in a venue that
is structured and outlined in a way to provide clear
guidance for future public art.
• Opens up opportunities for additional financing and
reinvestment mechanisms in the City.

Odessa Public Art Master Plan (2015)
The draft Odessa Public Art Master Plan, most recently revised
in 2015 focuses on the establishment of a public art program
and district in Odessa. There is a strong local art community
present in the community, as well as a strong history of
public art in the Downtown. This plan is intended to help
guide the City with grant requests and public art installation
management, as the local presence has increased over
the past several years. This plan establishes recommended
procedures and policies for the City and the Council for the
Arts and Humanities to work collaboratively, especially in
governance and installation management. This plan aligns
City interests and the Council of the Arts and Humanities’

REVIEW PROPOSED DEVELOPMENT PROJECTS
Current development projects underway in Downtown
Odessa include the Convention Center and Hotel on 5th and
Texas Streets adjacent to the historic Ector Theater. This
development will activate a long-dormant block of Downtown
Odessa with a full-service convention center unlike any other
in the local region. The hotel space will provide rooms for
convention visitors and tourists, as well as provide much
needed space for hospital visitors, families or physicians as
they come into Downtown to visit one of the two hospitals
bookending 5th Street.

Additionally, restaurant space and plaza space along 5th
Street will activate the pedestrian frontage and encourage
walkability in Downtown. The restaurant will serve both
hotel and convention guests, as well as Downtown visitors
or residents. The restaurant will fill a niche for retail and
restaurant demand currently in Downtown and will encourage
people to linger in the community or stay out of their hotel
rooms much longer than they would if there was no retail or
restaurant provided.
The current plans for the hotel and convention center
are underway and include the preservation of the Ector
Theater as a presentation space. This local preservation
effort reinforces the strong community character Downtown
Odessa possesses and shows the hotel and convention
center supports Downtown’s revitalization and preservation.
Aligning the design standards and architectural features
with Downtown Odessa’s vision sets a precedent for future
development in Downtown and encourages utilization of the
several other historic buildings currently sitting vacant. As
the design process continues and construction of the hotel
begins, it will be important for the Gateway Planning Team to
coordinate with the development and design team to make
sure these visions stay aligned.
Additionally, once the convention center and hotel goes into play,
the opportunity for residential development in Downtown opens
up and needs to be taken into consideration. Several developers
have expressed interest in Downtown and see the potential for
high quality; multi-family or small lot homes in Downtown.
Other development projects important to consider include
the potential TxDOT improvements to Grant Street.
There are plans for median improvements with enhanced
landscaping and lighting along the thoroughfare through
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the heart of Downtown. As these right-of-way improvements
are considered and negotiated with TxDOT, the City will need
to take into consideration Grant Street’s role in Downtown
growth and identity. This planning process can help guide
these discussions in a meaningful way to ensure appropriate
collaboration between the entities occurs and results in a
roadway best suited for Odessa’s local and regional needs.

UNDERSTANDING OF HISTORIC FABRIC
Core Assets
Downtown Odessa has historically been a city that has
revolved around the oil boom cycle and the downtown fabric
reflects that cyclical economic nature. As oil prices have
fluctuated over the previous decade, investment trends
have shifted growth towards the interstate and large format
department stores, like Music City Mall. The recent bust in oil
prices, however, has opened up an opportunity for the City to
revisit Downtown and its potential for reinvestment as national
trends indicate a shifting preference towards walkable, mixeduse neighborhoods in urban centers, especially among young
professionals and empty-nesters.

Grant Street’s role as a trucking route through Downtown.
Although the large trucks are discouraged to take official
trucking routes outside of the city, Grant Street still provides
easy access for trucks and services to get from one side of the
City to the other.
Downtown Odessa also has strong on-street parking amenities
throughout the core retail and commercial areas. Although
some places are viewed as more dangerous or difficult than
others, the on-street parking amenities allow access to retailers
throughout the community.
In more recent years, the 5th Street improvement project
brought streetscape enhancements and improved lighting into
Downtown. The aptly-named Medical Corridor lies between
the two major employment centers in Downtown. These
enhancements not only allow for easy access between the
hospitals for patients and ambulatory services, but also provide
connections for staff and medical practitioners to access
Downtown’s retailers and restaurants.
Prioritized Rehabilitation Opportunities

This combination of factors was then viewed as the perfect
time to reinvest in Downtown and bring appropriate amenities
and uses into the community to prepare for the next big boom,
which is not too far away.

The key to targeted rehabilitation and redevelopment efforts in
Downtown Odessa, especially in the context of encouraging
infill development and historic preservation, is the isolation
and targeted investment into projects that will maintain and
enhance current structures in Downtown.

Several of Downtown Odessa’s historic buildings remain
and are in fairly decent condition to allow for improvements.
The frontages along Grant Street and Texas Avenue provide
a glimpse into Odessa’s past and set a foundation for the
character and cultural standards Odessa citizens want to
emulate in future development. It is also important to consider

Examples of these types of projects include the Ector Theater,
which is already proposed as a revitalization project under the
convention center and hotel development; the Scott Theater,
a prime opportunity for a restaurant or entertainment venue;
the Rose Building, already being repurposed and revitalized by
local owners; and the Rio Theater, a small historic theater that
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Additionally, the rehabilitation of key buildings or structures in
Downtown provides the ability to create ready-made spaces
for small business and entrepreneurs looking to move into the
community. These spaces could be made to be transition ready
and could serve a variety of uses without having to redevelop
the building for each use or type of owner.
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Stakeholder engagement reinforced the need for a specific
identity in Downtown Odessa and the historical structures in the
community help define the character for what people envision
Downtown Odessa to be in the future. The unique facades,
signage, architectural materials and accents contribute to
the distinct feel of Downtown and those elements should be
preserved and enhanced as appropriate.

Downtown Existing Zoning

Dotsy Avenue

could be reinvented into a retail or restaurant attraction. These
buildings are just a small sampling of the structures that could
be improved or enhanced through a targeted rehabilitation and
enhancement program.
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Zoning + Land Use Assessment
Odessa’s land use and zoning regulations have a strong role
in future development for Downtown. Downtown falls under
various zoning districts, but the largest zoning district is the
Commercial Business District (CB-1) followed closely by
Medical Center District (MC), Light Commercial District (LC),
General Residential District (GR), Office District (OD) and TwoFamily Residential District (2F-1).

S

S
Zoning Legend

Lot coverage, side yard setbacks and FAR regulations are all
applicable under these zoning classifications. Building heights
under these zones are allowed at any height not regulated

Zoning

Specific Use Permit

Mobile Home District

Planned Development-2 Family- 1

ZONE DESCRIPTION

General Residence District

Multiple-Family Residence District-1

Planned Development-Central Business-1

Body Shop 14-28-SUP

Light Commercial District

Multiple-Family Residence District-2

Planned Development-Retail

Central Business District-1

Light Industrial District

Neighborhood Service District

Retail District

Central Business District-2

Medical Center District

Office District

Single-Family Residence District-3

1st Street

Two-Family Residence District-1
Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS
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by or prohibited by other laws or ordinances, which is an
opportunity for future development in Downtown. Off-street
parking regulations are provided for any residential uses and
commercial uses. Further zoning analysis will need to be
conducted over the course of the workshop to fully understand
the opportunities and constraints for Downtown development.
Downtown land use reflects the zoning implications in that
the majority of parcels are commercial and public/semi-public
uses. There are only a select number of parks and open space
uses in downtown. Single-family neighborhoods surround
Downtown encompassing a majority of land to the east and
west of Downtown. It is also important to note that there are a
large number of parking lots and public right-of-way facilities in
the Downtown area. These parcels could potentially be looked
at in more detail as opportunities for future infill development
as demand for space in Downtown continues to increase.
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APPENDIX B: STAKEHOLDERS
Stakeholder interviews were conducted over a one-and-ahalf day period in February 2016 at Downtown Odessa Inc.’s
office. Key stakeholders including downtown business owners,
landowners, employers, employees, real estate agents,
developers and City Staff were invited to attend sessions
with the Gateway Planning Team to discuss Downtown’s
strengths, opportunities, weaknesses and threats in an
effort to understand the vision for Downtown and potential
development. This key stakeholder feedback will be utilized
during the design charrette process to create the potential
catalytic scenarios and architectural design standards that
will set the foundation for Downtown’s future.

buildings in Downtown contribute to the misperceptions.
The courthouse’s presence in Downtown, while serving as
an employment destination and anchor for the community,
also brings in several professional service offices that do not
support nighttime activities the Downtown currently needs to
encourage visitors to stay longer. Additionally, the potential
spaces in Downtown that could host redevelopment are not
ready-made and require excessive repairs or restorations that
many individuals simply do not have the money or financing
for at the moment.
The overall vision can be achieved, according to the City Staff
and Leadership, is through supporting more partnerships and
investments in Downtown properties and businesses. The
City needs to focus on incentives to bring businesses into the
area and then work on supporting them through additional
programs and financing mechanisms. The Convention Center
and Hotel is one step in the right direction for this work. Future
investments should focus on that opportunity.

Downtown Odessa Board of Directors, City Staff +
Leadership
Downtown Odessa leadership emphasized the importance
for Downtown to become a destination point for all ages
of people. Several of the key issues that were discussed
included the misperceptions several community members
have about Downtown, including the lack of nighttime
activity and safety. People need to feel safe when they
are Downtown and according to City Staff and leadership
Downtown currently does not provide an environment
where people can feel safe. Part of this issue could also
revolve around the lack of quality lighting at nighttime and
businesses that are open past 5 p.m.

Key Takeaways:
• Downtown needs to become a destination for local
and regional communities.
• Downtown suffers from a problem of misperception in the
community; people view Downtown as unsafe, lacking
parking; and too far away from the rest of the community.
City Leadership and hotel and convention center stakeholder meetings

Another key topic discussed during the session focused on
the limitation of housing in Downtown, however, although
there might be a demand for more housing the availability of
financing has become an issue. This problem is reinforced
by the cyclical nature of oil boom and busts in the region,

when the oil prices decrease, as they are at this present time,
lenders are less likely to invest in projects.
Stakeholders also discussed how the quality and type of

• Residential development that is high in quality needs to
happen in order to encourage activity after 5 p.m. and to
keep people in the community longer.
• Vacant spaces or retail/commercial frontages in
the community require too much redevelopment or
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rehabbing to be viable for several entrepreneurs or
companies that want to move Downtown. There needs
to be more ready-made spaces.

misconceptions were shifted, people would visit more and the
community could thrive once again.
Key Takeaways:

Downtown Business Owners and Elected Officials
Downtown business owners emphasized the need for
Downtown housing that will not only support the needs of the
hospitals, but also additional young professionals and families
that want to live closer to Downtown. Part of the reason
housing has not been more present in Downtown, according
to the business owners, is because of the perceived safety
issues in Downtown. Some businesses hear from clients that
they do not want to visit the building or store because of the
perceived lack of safety and parking in Downtown, which is a
source of frustration for several people.
Parking is the second issue the stakeholders emphasized.
Although there are several on-street parking locations,
they are not located in a place that is convenient to the
businesses the customers are visiting. The parking lots
Downtown are also mostly privatized and people will be
towed if they park there unauthorized – another deterrent
to Downtown visitors.
Business owners also discussed the need to change the
mentality of how people view Downtown, rather than people
driving to Dallas for nightlife and entertainment they should
be able to come to Downtown. The resurgence of festivals
and community activities has been a huge improvement and
attractor for Downtown bringing over 3500 people into the
neighborhood. These events’ popularity reinforces the need
for community entertainment locations and business drivers
in Downtown – it supports the idea that if the appropriate
businesses or uses were to come downtown and the perceived
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• Parking is a huge issue for business owners and
customers in Downtown. On-street parking is viewed as
unsafe or in an inconvenient location and most off-street
parking lots are privatized and unavailable for use.
• People need to change their view of Downtown, rather
than view it as an unsafe location where there is no
nightlife to a thriving activity center with quality evening
entertainment options.
• Community entertainment needs to be encouraged in
Downtown and expanded as more people move into
the region.

Stakeholders also brought up the need for improved walkability
and connectivity in Downtown. The area cannot only be a
car or vehicle destination; the 5th Street improvements have
started to move downtown in the right direction but more is
needed along Grant Street and Texas Street.
In order to address the number of vacant businesses and
storefronts in Downtown more spaces that are ready-made for
these businesses to move into are necessary. The owners say
that they know the interest among other local business owners
to move Downtown is there, but they cannot find the necessary
or appropriate locations to move into. This is where the recently
adopted incentives program from the City could help spur that
additional development. Asbestos abatement programs could
also be looked into to help renovate some of the buildings and
encourage additional reinvestment from the community.
Key Takeaways:

Downtown Business Owners, Banking Professionals and
Developers
These stakeholders discussed Downtown’s perceptions
and struggles in the community as misconceptions several
other stakeholders reinforced. The transient community in
Downtown supports this perception and several individuals
commented how customers have mentioned the reason they
do not come downtown is due to the homeless population
and the perceived notion of safety. Additionally, this attitude
reflects onto the businesses and storefronts that are not
occupied in Downtown and adjacent to the businesses
that do operate. Trash and litter pile up over night and the
business owners are left to clean up repeated messes. The
stakeholders all agreed that the increased number of people
and businesses in Downtown past 5 p.m. would greatly
improve these issues.

• Reinforced
community
misperceptions
about
Downtown’s safety and parking issues, especially
around the local transient community.
• Walkability and connectivity needs to be improved, not
just along 5th Street.
• Incentive programs would be huge for Downtown and
should be expanded to include building rehabilitation or
remediation.
Young Professionals of Odessa and the Odessa Chamber
of Commerce
This group of stakeholders echoed similar sentiments for
Downtown including the misperceptions and attitude toward
Downtown as being unsafe. The high number of dilapidated
buildings and lack of parking prevents people from stopping

in Downtown as they drive through it along Grant Street or
visit one of the hospitals. Several stakeholders said that most
of the buildings in Downtown would need to be demolished in
order to bring it up to quality standards again.

more options for professionals downtown after work,
i.e., restaurants, bars, or live entertainment venues.
• More public art needs to be in Downtown.
Tourism and the Arts

Additionally, the lack of quality residential spaces in
Downtown drives people out of the community after 5 p.m.
The thousands of people who work in Downtown each day
leave after 5 p.m. when they could either walk back to their
Downtown apartment or go eat at one of the restaurants
open for dinner. Instead, people drive ten minutes outside
of Downtown or over to Midland to eat dinner or go out
for the evening. People in Midland do not drive to Odessa
to do that. Restaurants that support small incubator
spaces or provide live entertainment could be huge for the
community, even a micro-brewery would be great for the
young professional demographic and the post-work crowd
who like to do happy hours.
Downtown Odessa should also have more public art and public
incentives for streetscape and open space improvements.
High quality art pieces bring a sense of character to the
community and encourage local investment. There should be
incentives for business owners and organizations to invest in
Downtown and make improvements or provide maintenance.
A merchant’s association for Downtown could be a way to
unify these efforts.
Key Takeaways:
• People do not stop in Downtown because of the high
number of desolate and vacant buildings that contribute
to the feeling of danger in Downtown.
• No one wants to stay after 5 p.m. There needs to be

The tourism and arts presence in Downtown Odessa –
through the Convention and Visitors Center Bureau and the
Odessa Council for the Arts – discussed the opportunity for
public art integration throughout the entire City and especially
Downtown. Currently, traffic boxes throughout the City are
being decorated and locally designed to enhance Odessa’s
character. The Public Art Committee and the Arts Council
have recently pushed for continued Downtown investment
and art integration. Art throughout Odessa should reflect
the unique district that it is in – art in Downtown should be
different than art found along the highway or west of Odessa.
The hotel and convention center is also an opportunity for
a significant local art piece installation and a way for the
development to show how it embraces Downtown. This would
also make the convention center and hotel unique to Odessa
and allow it to be recognized through a marketing standpoint,
i.e., Facebook, Twitter or Instagram.
Downtown’s numerous murals should also be preserved
and enhanced throughout whatever measures necessary
as development increases in the community. There are
several murals located in or on buildings that have significant
historical value to the community and even if the building is
beyond repair or restoration, something should be done to
preserve the mural. This should also apply to the historic
signs throughout the Downtown and Grant Street corridor
that reflect the height of Downtown’s successes.

Key Takeaways:
• Public art integration is essential
Downtown’s character and history.

to

capturing

• The Convention Center and Hotel is an opportunity
for a significant local art piece installation; a way to
make Downtown recognizable. This also provides
an opportunity for a broader social media presence,
including Facebook, Twitter or Instagram.
• Downtown’s murals should be preserved as much as
possible, especially those on buildings that might not be
viable as redevelopment occurs.
Hospital Representatives
MCH and Odessa Regional are the two largest employers in
Downtown and MCH is the number two employer in Odessa
with over 2,000 employees. The hospitals also own several
properties around the facility with the intent to develop
additional parking structures, offices and medical facilities.
There is a big demand for free-standing urban care facilities
as well, which could be integrated throughout the Downtown
core as more opportunities for expansion become available.
Due to the lack of amenities and attractions in Downtown,
the hospitals have been forced to develop an internal
community within the facility to serve their employees and
visitors. A pharmacy, cafeteria and several restaurants are
located within the hospital and provide basic amenities that
people would otherwise have to travel outside of Downtown
to obtain, which is not always feasible since patient families
might not have transportation. These amenities and uses
are vital to the hospital community and any continued
expansion into Downtown would need to take these needs
into consideration.
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MCH’s designation as a Level 2 Trauma Center also brings a
lot of regional visitors and patients to Downtown. Hotel rooms
are often left in high demand and the hospital is left to provide
any space it can in adjacent facilities to help family members
of trauma victims who often travel from out of the city to
the hospital. The new hotel would certainly help offset this
demand, but when there is a convention in town the hospital
would be forced to find alternative facilities. Additionally, there
is no close space for visiting physicians or specialists to stay
when visiting Odessa on business or when deciding to move
to the hospital. When showing the physicians places to stay
temporarily or to live, hospital representatives often drive
them out to Midland or to West Odessa where the homes are
newer and where there are more attractive options.
MCH receives a 0.25 percent sales and property tax incentive
that is used to provide uncompensated care in the hospital.
This allows the hospital to serve the community and provide
its own hospital-based police force to help offset the perceived
safety issues in Downtown.
Overall, the hospitals would like to see more events and
entertainment options in Downtown for its visitors and
employees. Additionally, the desire for quality housing that
employees and staff can buy or rent would help attract
more people to work at the hospital. Additional restaurants
and walkable retail uses would be an improvement along
5th Street as people are currently forced to stay within the
hospital for all their day-to-day needs during their shift.
Key Takeaways:
• Although the largest employer in Downtown, most of the
staff live outside of the community.
• MCH’s status as a regional trauma center brings in
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people from all over West Texas, but they often have no
place to stay or go after they are in Downtown Odessa.
If there were more hotel rooms or restaurants in the
community, the patients would feel less isolated during
their stay at the hospital
• The hospitals have been forced to develop their own
amenities within the hospital to serve their employees
and visitors, including retail stores, restaurants and
hotel services.
• The hospitals have plans for additional expansion that
will increase demand for more uses in Downtown.
• Residential uses in Downtown are needed to provide
spaces for physicians and staff. Visiting potential
personnel are not taken around Downtown Odessa to
look at housing options, but are instead driven to Midland
or West Texas to show available housing options.

APPENDIX C: REGIONAL MARKET
REGIONAL ECONOMIC CONDITIONS AND DEMAND
The Midland-Odessa Combined Statistical Area (CBSA)
includes Midland, Ector, and Martin counties, with Odessa
and Midland comprising of the most significant portion of the
CBSA’s population. The region has experienced significant
growth in recent years and while future growth is anticipated
to slow down slightly from its 2010 – 2015 rate, the region’s
growth will continue to stay positive.
As of 2010, the Midland-Odessa CBSA recorded a total
population of 278,794, which has grown to an estimated 316,821
as of 2015 – a five-year growth of 25.8 percent. With an estimated
2,8 persons per household, there are over 114,944 households
in the CBSA as of 2015. By 2020, the CBSA is anticipated to

Odessa Regional Population Density by Block Group

TABLE 2: REGIONAL POPULATION PROJECTIONS (Popstats)
Population
(2010)
278,794

Population
(2015)
316,821

Population
(2020)
350,709

Population
(2025)
389,704

have over 350,700 people, and by 2025 the CBSA will have
over 389,700 people. By 2025, the CBSA will have grown an
additional 23 percent from its 2015 totals (STI Popstats).
According to the Texas State Data Center (TXSDC), the
Midland-Odessa CBSA will have a total population of 482,342
by 2050 – a total growth of 73 percent between 2010 and
2050. While the economy is anticipated to slow due to energy
related impacts, unemployment is anticipated to stabilize at
5 percent and the growth rate is anticipated to maintain a 4
percent or better annual increase due to diversification in the
local economy. Population growth is anticipated to increase
11 percent between 2015 and 2020. A recent forecast by
Ray Perryman’s in 2015 indicated the MSA’s population will
grow from 176,354 in 2014 to 194,132, an increase of 17,779
residents, or 1.94 percent.
The CBSA exhibits an even distribution of population, with
a slight trend towards a younger population. Generation Z –
the age cohort for those below 17 years of age – constitutes
27.5 percent of the CBSA’s population. Generation X – or
those aged between 35 and 54 – make up 24.1 percent of the
population. Baby Boomers – ages 55 to 74 – and the Silent
Generation – ages 75 and up – make up 18.9 percent and 4.9
percent of the population, respectively. The median age in the
CBSA is 34.5 (STI Popstats).

Pop. Growth
(2010 - 2015)
14%

Pop. Growth
(2015 - 2020)
11%

Households
(2015)
119,944

TABLE 3: AGE DISTRIBUTION (Popstats)
Ages 0 - 17

87,262

27.5%

Ages 18 - 24

77,819

24.6%

Ages 35 - 54

76,355

24.1%

Ages 55 - 74

59,919

18.9%

Ages 75+

15,466

4.9%

Children (< 14 years)

73,557

23.2%

Odessa Regional Household Income by Block Group
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According to STI Popstats, the 2010 Odessa population was
93, 294 before growing to 101,703 in 2015 – a total growth
of 9 percent over the five-year period. By 2020, the Odessa
population is anticipated to reach 109,050 and by 2025,
119,303. The expected growth between 2015 and 2025 is
17.3 percent. As of 2015, there are an estimated 37,340
households in Odessa with an average household size of 2.7.
The 2020 estimate for households is 40,108 and the 2025
estimate is 43,493.
At a median of 33.7, the City of Odessa’s median age
is slightly lower than the CBSA. As such, the City’s
generational distribution of population trends slightly
younger than the CBSA. The age cohort aged less than 17
(Generation Z) makes up 28.2 percent of the population.
The age cohort between the ages of 18 – 34 (Millennials)
makes up 25.6 percent of the population. The 35 to 54
age cohort (Generation X) makes up 17.6 percent of the
City’s population and the remaining 22.6 percent fall under
the Baby Boomer cohort (ages 55 – 74) and the Silent
Generation (ages 75 and up) with 17.6 percent and 5
percent of the total population, respectively.
Income, Employment and Economic Context
The CBSA median household income is estimated at
$62,802 as of 2015, and is anticipated to grow $74,680 by
2020 – an increase of 18.9 percent over the five year period
(STI Popstats).

TABLE 5: INCOME COMPARISON (Popstats)
Household
Income (2015)
$62,802
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Household
Income (2020)
$74,680

Income Growth
(2015 - 2020)
18.9%

TABLE 6: INCOME RANGES (Popstats)
Less than $25,000

19.8%

$25,000 - $49,999

10.0%

$50,000 - $74,999

24.1%

$75,000 - $99,999

20.3%

$100,000+

25.8%

When broken down into ranges of $25,000, the distribution
of median household income levels in the CBSA suggests
incomes are fairly evenly distributed in the area, with the
exception of households earning between $25,000 and
$49,999 annually (10 percent of all households). Over
25 percent of all households earn greater than $100,000
annually, and 24.1 percent earn between $50,000 and
$74,999 annually (STI Popstats).

says, and Odessa has the conditions ripe for investment.
In addition, the economic conditions in Odessa can provide
greater opportunities and lower investment cost on assets as
the market cools from its 2014 peak.
Additionally, the cost of living in West Texas, including
opportunities in Millennial-oriented locations, like a downtown,
will attract younger populations because of the tendency for
authenticity in place, lower costs, and access to amenities.
Downtown Odessa affords a reduced living and office space
costs, which can cater to start-ups and entrepreneurs.
ESRI data shows that within the CBSA there are a total of
152,397 employees across 14,245 businesses – an average
of approximately 11 employees per establishment. Across all
industries, the Construction industry – with a 15.7 percent
share of all employment – is the industry with the most
employees. The Retail Trade Industry is the second largest
industry based on employment with a 12.2 percent share of

The 2015 median income in Odessa is estimated at $53,608,
and is expected to grow to $63,482 by 2020 – an increase of
18.4 percent. Much like the greater Odessa-Midland market
area, the City of Odessa exhibits median household incomes
that are fairly evenly distributed across brackets of $25,000.
With a total share of 25.6 percent, the largest percent of
households in the City earn between $25,000 and $49,999
annually. The second largest percent of households earn less
than $24,999 annually, and 23.2% of households belong to
this income bracket.
A recent NerdWallet ranking showed Midland/Odessa as 8th
in the nation for entrepreneurs. The region is well-educated
and has a strong base of technical skill-sets that can spawn
new innovative companies. “Many industries require an
increasingly technical and skilled workforce,” NerdWallet

Regional Unemployment Rates

all employment, followed by Health Care & Social Assistance
with a 10.1 percent share of all employment.

TABLE 7: MIDLAND-ODESSA CBSA PSYCHOGRAPHICS
Psychographic Segment

Percent of
Households

The Texas Workforce Commission (TWC) compiles
unemployment data annually, both statewide and at the
county level. According to this TWC data, the CBSA recorded
unemployment as low as 3.1 percent as of 2014, which was
2 percent lower than the statewide unemployment. Recently,
the regional unemployment rate has increased to 4 percent
(as of Q4 2015), although this still ranks lower than the
statewide unemployment rate.

Doublewides

12.9%

Psychographics

Los Padres

9.1%

Los Novios

9.1%

Los Trabajadores

9.0%

Sitting Pretty

5.8%

Los Solteros

5.5%

American Knights

5.0%

Psychographics are a useful tool in market analyses due
to their ability to provide insightful standard demographic
data, although demographic data still forms the basis of
psychographics. A psychographic distribution for the MidlandOdessa CBSA is depicted in the table below.

Description
This psychographic primarily features neighborhoods with residents in mobile
homes, although in many cases this is a preference for low cost housing rather
than a factor that is driven by low incomes. Income levels in this segment are
slightly below the state median, and many residents are employed in blue-collar
occupations. Most additional household expenditures within this segment are
focused on outdoor activities.
As evidenced by the Spanish name for “parents,” these neighborhoods are Hispanic
neighborhoods filled with married-couple households, oftentimes with numerous
children present. Employment comes from a variety of blue-collar occupations, and
public assistance income is often at the very least a supplemental form of income.
Most additional household expenditures are aimed towards child rearing.
Los Novios is a very young segment with a large amount of newlywed households
with young children present. Occupations are primarily blue-collar, but income levels
within this segment are too broad to accurately capture.
Los Trabajoadores - the Spanish word for “workers” - is an urban segment that features
a large number of Hispanic households. Households are typically younger households
with blue-collar occupations and wages are between $30,000 and $40,000.
The Sitting Pretty psychographic is primarily found in urban areas, and is mainly
made up of young family households with heads of households in their 20s and
30s. Their white-collar occupations allow for additional disposable income that goes
not only to their children, but also on other household luxuries.
Los Solteros’ is a primarily Hispanic segment, and households are often singleparent - as evidenced by the segments Spanish title - and typically have young
children present. Incomes are in the upper $30,000s and households typicaly hold
blue-collar occupations.
American Knights is a younger psychographic with many residents in their late 20s to
early 30s. The characteristics of these neighborhoods are owner-occupied, marriedcouple households with children present. Median income levels are well above the
state level. This psychographic - although young - is primed for becoming chief level
officers as their careers continue to advance and, as such, will be some of the most
influential neighborhoods in the coming years.
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Residential Composition
Understanding the regional residential composition is
important for this process as the regional composition will
help inform housing characteristic decisions in Downtown.
According to ESRI, the 2015 median home value within the
CBSA is $164,881 and is expected to increase to $207,810 by
2020 – a 26 percent increase over the five-year period. Of the
121,345 homes in the CBSA, only 6.4 percent (7,820) were
listed as vacant in 2015. Of the 113,525 occupied homes, 66
percent are listed as owner-occupied with the remaining 34
percent listed as renter-occupied (ESRI), almost 15 percent
below the Texas average rental percentage.
Housing construction was down as well, though not
dramatically, with the number of new single-family residence
permits down by about 8 percent in 2015 compared to the

TABLE 8: MIDLAND ODESSA MEDIAN HOME
VALUE DISTRIBUTION (Popstats)
Less than $100,000

28.6%

$100,000 - $200,000

31.8%

$200,000 - $300,000

19.6%

$300,000 - $400,000

9.3%

Greater than $400,000

10.6%

Owner-Occupied

66.0%

Renter-Occupied

34.0%

Median Home Value

$164,881

2014 annual total. That is still the third-highest total on record,
behind only 2013 and 2014, though it seems logical to assume
that housing construction will continue to slow in 2016.
This is exhibited by the fact that existing home sales in 2015
is down 11 percent compared to the 2014 annual total. The
average price is down slightly, but no drastic shift in home prices
was observed. According to the recent Midland Economic
Report, the 2015 annual average sales prices was down by
only about 2.4 percent compared to an average in 2014, which
in turn was up over 11 percent compared to the prior year.

Median Home Values

74

Of the owner-occupied households in the CBSA, 28.6 percent
are valued at less than $100,000. The greatest number of
homes – 31.8 percent of the total regional market – are valued
between $100,000 and $200,000. With a 19.6 percent share,
a sizable percent of homes are valued between $200,000

and $300,000. The remaining 10.6 percent of all homes in
the region are valued greater than $400,000.
The residential composition within Odessa differs slightly from
the composition of the CBSA. According to ESRI, the median
home value in Odessa is $145,169 as of 2015 and is anticipated
to increase to $182,335 by 2020 – an increase of 25.6 percent.
An estimated 92.8 percent of Odessa’s households were
recorded as occupied as of 2015. Of all occupied households,
about 60 percent are owner-occupied, while the remaining
40 percent are renter-occupied. Regarding owner-occupied
households, the greatest percent of households in Odessa
are valued between $100,000 and $200,000. Slightly less
than 30 percent of all households are valued less than
$100,000, while the remaining 23.5 percent of all homes are
valued greater than $200,000 in Odessa.
Regional Multifamily Housing
According to ALN Apartment Data, there are a total of 118
multifamily properties within Ector and Midland counties.
Of the 118 total properties, 56 are within the Odessa city
limits. The average unit size is about 880 SF with an average
effective rent of $961. This equates to an average effective
rent of approximately $1.10/SF. Of the total 20,606 recorded
units in the market, 17,977 (just over 87 percent of all units)
are occupied (ALN Apartment Data).
Across the regional market, the average year built for
multifamily is 1988, although a significant portion of these
multifamily properties (20 total, or 17 percent of the total
regional market) have been built since 2010, coinciding with
the most recent economic boom in the region. The following
table summarizes annual county demand for multifamily.

According to ALN Apartment Data, there are 56 total
multifamily properties in Odessa with a total of 9,343 units.
The average size for a multifamily unit in Odessa is 843 SF,
and the average effective rent is $901 or an average rent
of $1.08/SF. Although the average year built for multifamily
properties in Odessa in 1984, there have been a number of
properties built in recent years. Since 2010, seven properties
with a total of 1,826 units have been built in Odessa.

Estimated Annual Demand Potential for Multifamily
Based on 2015 - 2020 County Demographic Trends
Monthly Rent

Qualifying Income

$500
$750

$750
$1,000

$1,000
$1,500

$1,500
$2,000

$2,000
And Up

Less Than
$35,000

$35,000
$50,000

$50,000
$75,000

$75,000
$100,000

$100,000
And Up

Total

2015 Total Households1
2020 Total Households1
Avg. Annual Household Growth
New Household Growth
Total Annual New Households1
% Income Qualified
# Income Qualified
Renter Propensity
Qualified New Households

157,263
175,282
3,604

3,604
27%
973
33%
321

3,604
15%
541
57%
308

3,604
13%
468
33%
155

3,604
13%
468
30%
141

3,604
21%
757
12%
91

3,604
89%
3,207
32%
1,015

Existing Owner Household
Total Households1
% Income Qualified2
Owner Propensity2
Total Owner Households
Annual Turnover Rate2
Qualified Owners in Turnover
Estimated % Rent vs. Purchase3
Estimated Owners in Turnover that Rent

157,263
27%
55%
23,354
8%
1868
81%
1,513

157,263
15%
38%
8,964
3%
269
71%
191

157,263
13%
63%
12,880
7%
902
34%
307

157,263
13%
70%
14,311
1%
143
27%
39

157,263
21%
87%
28,732
4%
1149
25%
287

157,263
89%
56%
88,240
5%
4331
54%
2,337

Existing Renter Households
Total Households1
% Income Qualified2
Renter Propensity2
Total Renter Households
Annual Turnover Rate2
Qualified Renters in Turnover
Estimated % Rent vs. Purchase3
Estimated Renters in Turnover that Rent

157,263
27%
33%
14,012
31%
4,344
85%
3,692

157,263
15%
57%
13,446
25%
3,361
78%
2,622

157,263
13%
33%
6,747
40%
2,699
65%
1,754

157,263
13%
30%
6,133
29%
1,779
44%
783

157,263
21%
12%
3,963
73%
2,893
38%
1,099

157,263
89%
28%
44,301
34%
15,076
66%
9,950

5,527
6%
321

3,121
10%
308

2,215
7%
155

962
15%
141

1,477
6%
91

13,302
8%
1,015

15%
48

15%
46

15%
23

15%
21

15%
14

15%
152

Income Qualified Households
Total Potential Demand
Percent New Renters3
Total Potential Demand for New Units
Downtown Capture Rate3,4
Total Potential New Multifamily Demand
1. ESRI
2. US Census American Community Survey
3. US Census American Housing Survey
4. Catalyst Assumption
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