AGENDA
TAX INCREMENT REINVESTMENT ZONE BOARD MEETING
JULY 29, 2020
12:00 PM
CITY HALL TRAINING ROOM
CITY HALL, 600 N. MAIN
BORGER, TEXAS
This is a “Work Session” therefore, no official action can or will be taken.

I

WORK SESSION
1.

Hear a presentation from Kendig Keast Collaborative on the Existing Downtown
Report section of the Downtown Revitalization Plan and discuss the plan direction
for the Future Downtown section.

2.

Adjourn

This is to certify that this Agenda was posted in compliance with Chapter 551, Texas Govt.
Code, (Open Meetings Law), on the outside bulletin board located at the west entrance of
City Hall, 600 N. Main, Borger, Texas, at 4:00 p.m., on the <<DATE>>.

_____________________________
Stella E. Sauls, City Secretary
CITY HALL IS WHEELCHAIR ACCESSIBLE. ENTRY IS
ON THE WEST SIDE OF THE BUILDING.
EQUIPMENT PROVIDED FOR THE HEARING
IMPAIRED.
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EXISTING DOWNTOWN REPORT

Introduction
PURPOSE
The Downtown Borger Revitalization Plan is an independent but related component of the City of Borger's 2040
Comprehensive Plan process. This Existing Downtown report provides background information about Downtown
Borger as it is today. This information is presented in two topic areas:
1. Existing demographic and market conditions that relate to Downtown Borger’s ability to attract new residents and businesses;
and
2. The boundary, conditions, and assets that make up the physical and visible fabric of Downtown Borger.

This report highlights key planning considerations for the years ahead, which will set the stage for Downtown Borger
in terms of community needs and how the downtown area fits into the larger community growth and development
strategies recommended in the City of Borger's 2040 Comprehensive Plan for the next 20 years. The content of
this Existing Downtown report is based on initial background studies to date by the City’s community planning
consultants, Kendig Keast Collaborative (of Sugar Land, Texas) and Parkhill, Smith and Cooper (of Amarillo, Texas), as
well as leadership and community input received to this point from local business owners and online survey activities,
through the City’s Comprehensive Plan process, and information contained in the City's 2018 Annual Report.
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APPROACH
(EXISTING DOWNTOWN FUTURE DOWNTOWN)
The downtown planning process focuses first on
providing a snapshot of existing conditions, through
the lens of multiple cultural and physical elements,
culminating in this Existing Downtown report. The
report includes discussion of Downtown's regional
location, its distinct history, key demographic and
market data points, and physical characteristics.
A summary of key indicators, from the latest available
U.S. Census data (including the 2010 U.S. Census and
the 2014-2018 American Community Survey 5-year
estimates) and other sources, illustrates historical
and current conditions and context relevant to the
Downtown Revitalization Plan. Additionally, a set of
“comparison communities” was selected in conjunction
with City officials to provide further perspective on
relevant statistics presented for Borger.
Downtown revitalization plans are future-oriented and
prescribe policies, actions, and physical improvements
that are intended to advance a set of preferred
conditions. As such, the Future Downtown component
and its implementation emphasis will be the primary
focus of this Downtown Revitalization Plan. The Future
Downtown portion includes recommended initiatives
and strategies for accommodating programs and
physical modifications in the identified downtown
boundaries. The Downtown Revitalization Plan will also
build on related Strategic Action Items identified in the
Comprehensive Plan to accommodate Borger’s growth,
development and redevelopment. Another important
feature of this plan is to identify and preserve the
desired character of downtown to enhance the overall
community’s quality of life and improve economic wellbeing.

2

EXISTING DOWNTOWN REPORT
CONTENT AND ORGANIZATION
The information in this report is presented in the
following topic areas relevant to the Downtown
Revitalization Plan for guiding Downtown
Borger’s future development:
• Regional context;
• Identification of study area;
• Recent accomplishments;
• Historical timeline;
• Tourism/visitors;
• Market dynamics:
- Consumer profile;
- Retail market demand;
- Office market demand;
- Rental Housing market demand; and
• Existing physical conditions.

Public Engagement
Multiple public and leadership engagement activities
were hosted by the consultant team and City officials
to help inform this report and establish where to focus
data gathering efforts. Input and feedback received
during these meetings is referenced in this document.
These engagement activities included:
•

Interviews with current downtown business owners and
the Borger Economic Development Corporation (BEDC);

•

Online survey with over 300 individual responses;

•

Meetings with City and BEDC officials; and

•

Input received as part of the City's recent comprehensive
planning process.
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Regional Location
Borger is located in northwestern Texas in an
area referred to as the “Panhandle.” As shown on
Map 1, Regional Context, Borger is approximately 45
miles northeast of Amarillo, and east of Lake Meredith,
at the convergence of several Texas Department of
Transportation (TxDOT) state routes (highways 136, 207,
and 152). Borger is also accessible via the Hutchinson
County Airport immediately north of Downtown Borger
and via the Amarillo International Airport.
With an estimated 2018 population of 13,376 (per the
American Community Survey) Borger is situated along
Hutchinson County's southern border with Carson
County. Borger’s location, combined with access from
several TxDOT roads, places the city in a central location
to the surrounding communities of Fritch, Stinnett,
Pampa, and Panhandle.

Downtown
Revitalization Plan
Boundaries
The Downtown Revitalization Plan and this Existing
Downtown report will focus on the downtown "core"
and "context" areas. The core of Downtown Borger was
defined by observing daily activities, physical amenities
along the street, traffic and pedestrian patterns, public
engagement activities, location of existing business
and government uses, and historical buildings. The
downtown core boundaries defined for this plan are:
•

North:

E. 9th Street;

•

South:

E. 3rd Street (TxDOT 152);

•

East:

Weatherly Street; and

•

West:

Deahl Street.

While this core area comprises the focus of the physical
portion of the report, a surrounding context area is
also examined to ensure that the findings represent
the greater context and land use patterns adjacent
to downtown. This area is referred to as the “context
area” and also identifies the logical area for future
redevelopment activities should growth occur outside
of the downtown core. Both areas are depicted on
Map 2, Study Area.

Recent
Accomplishments
The City of Borger and partner agencies such as the
BEDC continually work to maintain and enhance the
downtown area. The following list highlights these
activities and accomplishments:
•

Rebuilt City parking lot at the southwest corner of
Weatherly and E. 6th Streets;

•

Creation of Wanda Klause Center City Park;

•

BEDC Small Business Growth Program;

•

Commercial Business Improvement Program;

•

Corridor Revitalization Grant Program;

•

Replacement of the water and sewer pipes west of Main
Street from W. 4th Street to W. 6th Street;

•

Stormwater replacement on W. 5th Street from Austin
Street to Coble Drive, and 7th Street from North Cedar
Street to Coble Drive (assists downtown area);

•

Municipal Building Improvements (Police Station,
Municipal Court, and City Hall);

•

Relocation of the BEDC offices to downtown;

•

Approval of TIRZ #1 (see pages 6 and 7); and

•

Upcoming – Downtown Revitalization Grant to
construct a new City-owned public parking lot at the
southwest corner of Weatherly and E. 5th Streets.

TIRZ DISTRICT
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MAP 1, REGIONAL CONTEXT
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MAP 2, STUDY AREA

Downtown Core
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In 2018, the City of Borger approved Tax Increment Reinvestment Zone (TIRZ) #1. A TIRZ helps fund
redevelopment within its boundaries by using new tax increment generated by development. As shown
on Map 3, TIRZ #1 below, the zone's boundaries surround the downtown core area. This represents a key
funding mechanism (already in place) to create opportunities for physical upgrades, new construction, and
business attraction.

MAP 3, TIRZ #1

TIRZ #1 Boundary

6

Downtown Core and Context Areas

DRAFT May 2020

Page 7 of 86

D O W N T O W N R E V I TA L I Z AT I O N P L A N | E X I S T I N G D O W N TO W N R E P O R T

HOW TIRZ FUNDING WORKS:
Tax increment financing is one of the most powerful redevelopment tools available to municipalities
throughout the U.S. When used responsibly, it is a highly effective way to partially fund infrastructure and
lessen taxpayer burdens. TIRZs can fund hard and soft costs associated with (re)development including:
purchase of real estate, relocation costs, public infrastructure, streetscape amenities, recreational facilities,
developer cash incentives, developer financing, marketing and brokerage fees, consultant fees, and staff
salaries (or portions thereof).
A TIRZ creates funding by setting a base property tax revenue for the year prior to establishing the zone.
This base amount of property taxes is still collected and the same percentage of property tax is distributed
to all local taxing bodies. The difference is that new property taxes generated above the base amount
due to new development activity is not distributed to the taxing bodies. This new revenue is placed into
a special TIRZ account that can only be spent on eligible projects within the TIRZ boundary. This revenue
stays in the TIRZ for a period of time (typically 20-30 years). Once the TIRZ expires, all base year and new
property tax revenue is distributed to the taxing bodies based on their respective tax levies.
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History of the
Region and Borger's
Location
Ancient civilizations and settlers have located or
traveled to the Panhandle and “High Plains” area of
Texas for thousands of years. The common theme and
key attraction for all that come is abundant natural
resources.

ALIBATES QUARRIES
Native American cultures came to the area to
manufacture flint spear tips and other stone tools
utilizing the nearby ancient flint quarries. Later the
Antelope Creek people created permanent multi-room
houses to exploit this resource.

ALIBATES FLINT QUARRIES

EARLY SETTLER ACTIVITY
After the Louisiana Purchase, Anglo-American settlers
began to head westward to seek economic opportunity.
Trappers came to the High Plains area in pursuit of
animal pelts following the Santa Fe trail and trading
with Native Americans and nearby residents of Mexico.
Brothers Charles and William Bent and their partner
Ceran St. Vrain wanted to establish a base to participate
in the growing trade business. They eventually
established three bases including what became known
as Fort Adobe (now known as "Adobe Walls") in 1845
near the Canadian River north of Borger. The fort did
not last long as it was blown up in 1849 by William Bent.
Source: https://www.hutchinsoncountymuseum.org/fort-adobe.html

RANCHING
The first Hutchinson County ranch was established
in 1876. John and Maggie Weatherly and their original
ranch, established in 1898, was located on a portion of
current day Borger. Ranching and agriculture continued
as the area's primary economic activity in the county
until the 1920s with an observed total population of 721.
Source: https://www.hutchinsoncountymuseum.org/farming---ranching.
html

BOOMTOWN BORGER

Source: https://www.texasbeyondhistory.net/alibates/
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Oil was discovered in the area in 1921, and five years later
A.P. “Ace” Borger bought 240 acres of property from
the Weatherly family, where current day Main Street is
located from 1st Street to 10th Street. Some estimates
show that the town and surrounding area’s populations
swelled to approximately 45,000 individuals almost
overnight, all seeking to make their fortunes in the oil
or related businesses. Ace Borger profited greatly by
selling building lots and building materials in his new
town of Borger.
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Within its first decade of existence, the new community
experienced a period of general lawlessness. Acting on
petitions and investigative reports, Governor Daniel
J. Moody sent a detachment of Texas Rangers under
captains Francis Augustus Hamer and Thomas R.
Hickman to remedy the situation in 1927. Although the
rangers proved a stabilizing force and compelled many
undesirables to leave town, Borger's wave of crime and
violence continued intermittently into the 1930s. This
chapter climaxed with the murder of District Attorney
John A. Holmes by an unknown assassin on September
18, 1929. This episode prompted Moody to impose
martial law for a month and send state troops to help
local authorities rid the town of the lawless element.
It is generally accepted that the chaotic situation
started to settle after 1929 and that the final event of
this period was when town founder Ace Borger was
shot to death in the City’s post office in 1934.
Source: https://www.hutchinsoncountymuseum.org/oil-boom.html
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LINKS TO CURRENT DAY
BORGER
The history of the area and the founding of Borger carry
themes that are applicable and still serve as guide posts
for this Downtown Revitalization Plan. These historical
events highlight the unique heritage and boomtown
culture that created Downtown Borger. Whether it
be the flint sought by the region’s earliest settlers,
the availably of land for agricultural businesses,
or the oil boom that started and still helps attract
Borger’s current employers, workforce, and residents.
The history of Borger and its downtown are intrinsically
tied to location, available resources, and individuals
willing to come to the area.
While the lawlessness of early Borger has certainly
been removed, the boomtown spirit is still present
as evidenced by the City’s continued ability to retain
and attract high-paying jobs through employers such
as Phillips 66 and Nutrien. These historic events also
provide a colorful backdrop that may attract more
visitors to the area and Downtown Borger.
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Downtown Borger
Market Profile
A market's "profile" is comprised of attributes including
demographics (income, age, and family size), values,
willingness to travel, and availability of competing
goods and services at nearby locations. In order to
understand the types of businesses, services, and
residential opportunities that exist in Downtown
Borger, this report examines the attributes that define
Downtown Borger’s market profile to identify underserved markets.
Downtowns are traditional activity centers for
communities and encompass a combination of
shopping, dining, office, residential, and gathering
locations. Since they also often include civic, cultural,
governmental, and special event functions these
districts showcase additional elements that increase
their appeal and activity.

KEY ATTRIBUTES
This summary list highlights key attributes that define
Downtown Borger’s market profile:

10

•

Largest city in Hutchinson County;

•

Centrally located between nearby communities;

•

Historical and cultural center of the community;

•

Close proximity to regional recreational and historic
locations (Lake Meredith, Adobe Walls, and Alibates
Flint Quarries);

•

Hutchinson County Historical Museum;

•

Physical location of City Hall, Chamber of Commerce,
and BEDC;

•

Businesses that provide unique services to the market
(movies theaters, local restaurants, furniture stores,
boutique shopping, fitness clubs, and entertainment
venues);

•

Location for festivals and events (Christmas tree
lighting and parade, beach bashes, and moonlight
madness);

•

Seasonal employment increases related to improvement
and maintenance at industrial facilities; and

•

Nearby employment centers (daytime population).

DOWNTOWN BORGER
DEMOGRAPHICS
FIGURE 1, HISTORIC POPULATION TRENDS
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Source: ESRI-Business Analyst, https://bao.arcgis.com/esriBAO/index.html

According to U.S. Census information, Borger
experienced a population peak of 20,911 in 1960.
Borger's total population decreased in the decades that
followed as jobs and industry left the area leveling off
to 13,251 in 2010. There were an additional 962 persons
living in the Borger ETJ area for a combined total 2018
population of 14,338.

DEFINING THE RETAIL TRADE AREA
GEOGRAPHICALLY
Part of what defines a market's profile is that district’s retail
trade area. A trade area is typically defined by a mile radius
circle (3-mile, 5-mile, 10-mile, etc.) or drive times (5 minutes,
10 minutes, 15 minutes, etc.) with the identified commercial
district at its center. These radii indicate how far a shopper/
visitor is willing to travel to shop in a particular location.
Many factors define the reach or “pull” of any given
shopping district such as: unique shopping destinations,
entertainment options (something to do besides shop),
dining, competition from surrounding or neighboring
shopping districts, and the convenience of the shopping
center/district (e.g., located near an interstate highway or
within a 5-minute walk to residential neighborhoods). The
definition of a trade area for analytical purposes needs to
consider these variables and other local considerations to
accurately portray the area’s potential to attract and retain
businesses and residents.
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Downtown Borger’s primary customers are the
residents living within the City limits and ETJ. Table 1,
Market Profile Demographics, summarizes key market
demographics.
These populations represent the
shoppers, diners, and visitors that will patronize local
businesses several times a week and are the primary
drivers of a local economy.

TABLE 1, MARKET PROFILE DEMOGRAPHICS
Variable

Borger, TX

Borger City
and ETJ

2018 Total Population

13,376

14,338

$44,454

$46,712

$38,206

$39,736

2.53

2.54

15,844

16,685

7,938

8,238

7,906

8,447

2018 Median
Household Income
2018 Median
Disposable Income
2018 Average
Household Size
2018 Total Daytime
Population
2018 Daytime
Population: Workers
2018 Daytime
Population: Residents

Source: ESRI-Business Analyst, https://bao.arcgis.com/esriBAO/index.html

Borger’s daytime population of 15,844 and 16,685 in
the ETJ are both larger than the 2018 base residential
populations. Of the approximate 6,300 jobs located in
Borger, 51.6 percent of these employees live outside of
the community. Business owners and residents stated
during public engagement activities that they see
increased activity during weekdays and lunchtime as
opposed to weekends and evenings.

DOWNTOWN BORGER’S
RETAIL MARKET
The commercial districts located in Borger (including
downtown) primarily cater to the residents of Borger
and the Borger ETJ.
During the Borger Comprehensive Plan engagement
activities, participants stated that they are used
to and willing to drive long distances to find their
desired shopping environments. Several participants
stated that many local residents drive to Amarillo
for specific shopping districts/stores. Subsequent
conversations with local business owners during this
Existing Downtown report process also indicated
that customers are willing to drive to Borger from
surrounding communities such as Pampa, Stinnett,
Panhandle, and Fritch for unique entertainment and
shopping options.
Given the two identified types of potential retail
shoppers this report examines two potential retail
trade areas:
1. Primary Retail Trade Area – Comprised of the combined
City of Borger limits and ETJ. This boundary represents
regular shoppers that are likely to purchase goods on a
daily or weekly basis.
2. Extended Retail Trade Area – Comprised of a 20-minute
drive time.
This extended trade area considers
the willingness of Hutchinson County and nearby
communities/counties to travel a longer distance to
patronize unique or under-served business categories/
interesting shopping districts. However, shoppers do not
typically travel this far for everyday goods and services.
Shoppers from the extended trade area are focused on
unique goods and services.

As noted in the City’s Comprehensive Plan, this
pattern also highlights the need to increase and update
the number and types of housing units available to
employees working in and near Borger. A vibrant
downtown environment has the potential to serve some
of this potential housing demand while also increasing
the number of local shoppers.
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MAP 4, PRIMARY AND EXTENDED TRADE AREAS

Primary Trade Area

12

Extended Trade Area
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MAP 5, BORGER PRIMARY TRADE AREA

TABLE 2, TRADE AREA CONSUMER SPENDING
Demographics

Primary Trade Area

Extended Trade Area

2018 Total Population

14,338

22,301

2018 Median Household Income

$46,712

$50,766

2018 Median Disposable Income

$39,736

$42,402

2018 Average Household Size

2.54

2.53

2018 Median Age

37.2

39.0

2018 Apparel and Services

$606.35

$983.89

2018 Entertainment/Recreation

$993.44

$1,640.43

2018 Personal Care Products & Services

$256.96

$415.57

2018 Furniture

$179.37

$287.15

2018 Alcoholic Beverages

$155.84

$245.37

2018 Food Away from Home - Meals at Restaurants/Other

$1,017.98

$1,659.51

Average Annual Spending Per Household

Source: ESRI-Business Analyst, https://bao.arcgis.com/esriBAO/index.html

DRAFT May 2020

13
Page 14 of 86

BORGER, TX

RETAIL GAP ANALYSIS
A retail gap analysis examines how much money is being
spent locally and compares this to how much money
“should” be spent locally based on the local population’s
income. This analysis helps to:
•

Uncover unmet demand and possible opportunities;

•

Understand the strengths and weaknesses of the local
market area; and

•

Measure the difference between actual and potential
retail sales.

THE GAP
This retail gap is stated in two categories, “leakage” and
“surplus”.

RETAIL LEAKAGE
A positive number indicates a “leakage” and that money
is being spent outside of the retail trade area boundary. It
suggests that there is unmet demand in the identified retail
trade area and there is an opportunity for local businesses to
capture more of this spending.

RETAIL SURPLUS

BORGER TRADE AREA
ANALYSIS
Table 3, Borger Retail Trade Area Gaps, illustrates
where there are potential gaps in the primary and
extended retail trade areas. These gaps are broken
down into North American Industrial Classification
System (NAICS) three-digit categories.
This gap analysis indicates that there is a surplus in
the primary ($-14,072,716) retail trade area. However,
there is a leakage ($68,767,172) in the extended retail
trade area. Upon closer review of individual business
categories, many essential businesses (Groceries, Health
and Personal Care Services, and Gasoline Stations) show
a surplus or small leakage in both retail trade areas
and indicate that these are not good candidates for
business expansion. Some of the categories may have
room for growth based on regional conditions. Given
the amount of state highways in Borger, and workers
from outside the primary and extended trades areas,
additional capacity for gasoline stations may exist.
Leakages were shown in both retail trade areas in the
Clothing and Accessories, Sporting Goods, Hobby, Book
and Music Stores, Furniture and Home Furnishings, and
Drinking Places categories. These are all uses that exist
in Downtown Borger and may be able to capitalize on
the observed retail trade area leakages.

A negative number is called a “surplus” and means that more
people are spending money in the area than just the local
population. Surpluses, depending on a local retail trade
area’s market profile, may have multiple implications. It may
mean that a retail trade area is over-capacity for certain
goods and services (e.g., there are more stores than the
trade area can support, and additional stores may struggle
to survive). However, for specialty items (typically high cost
items such as jewelry, automobiles, and boutique clothing
stores) a surplus may indicate that a regional business
cluster exists and may support additional businesses
despite more spending than the base local retail trade area
population "should" support. Other factors that might
create a surplus are regional shopping centers, high amounts
of tourism, or convenient access from a nearby interstate.

14
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TABLE 3, BORGER RETAIL TRADE AREA GAPS
2017 Industry Summary

Primary Retail Trade Area
Retail Gap

Extended Retail Trade Area
Retail Gap

Total Retail Trade and Food and Drink

-$14,072,716

$68,767,172

Total Retail Trade

-$7,682,420

$67,767,363

Total Food and Drink

-$6,390,296

$999,810

Retail Gap

Retail Gap

$16,796,900

$38,311,118

Furniture and Home Furnishings Stores

$3,851,580

$5,603,840

Electronics and Appliance Stores

-$2,454,897

-$1,713,819

Building Materials, Garden Equipment and Supply Stores

$2,355,095

$9,939,010

Food and Beverage Stores

-$4,685,345

$288,779

Health & Personal Care Stores

-$5,490,799

-$352,553

Gasoline Stations

2017 Industry Group
Motor Vehicle and Parts Dealers

-$3,050,364

$2,498,614

Clothing and Clothing Accessories Stores

$3,375,311

$7,389,466

Sporting Goods, Hobby, Book and Music Stores

$3,742,077

$6,875,212

General Merchandise Stores

-$28,570,207

-$12,725,531

Miscellaneous Store Retailers

$4,099,247

$8,184,580

Nonstore Retailers

$2,348,984

$3,468,647

Food Services and Drinking Places

-$6,390,296

$999,810

Special Food Services

-$1,444,377

$552,344

Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

$245,189

$693,215

-$5,191,108

$1,763,354

Source: ESRI-Business Analyst, https://bao.arcgis.com/esriBAO/index.html
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ADDITIONAL SPENDING
IN BORGER
Gap analysis is limited in that it only uses expected sales
from a retail trade area’s residents to predict leakages
or surpluses, but this only comprises a portion of the
market (and spending habits).

DAYTIME POPULATION
The daytime population of Borger plus its ETJ is
16,685. Approximately 51.6 percent or 8,600 workers
live outside of the primary trade area. While their
spending is not accounted for as part of the base
spending amount in the gap analysis, it is expected that
these employees of Borger businesses will go to lunch
at local businesses and purchase goods and services
while in the area. This observation may also account
for the uptick in weekday and lunchtime business
noted by residents and business owners during public
engagement activities, and identified surpluses in the
gasoline stations and restaurants/other eating places
categories in the Primary Trade Area.

TOURISM
Borger is located near the following regional recreation
and historical attractions:
•

Lake Meredith;

•

Alibates Flint Quarry;

•

Adobe Walls;

•

A point of interest on the 1968 Texas Plains Trail; and

•

One of 80 designated markers on the Quanah Parker
Trail.

These regional attractions and Borger’s unique and
colorful history may provide an opportunity to increase
the number of Borger’s annual visitors coming to the
area for reasons other than work and bolster Borger’s
downtown with increased spending.

HOTEL AND
ACCOMMODATIONS
There are 10 hotels in and near the City of Borger.
According to Travel Texas, hotel related spending
generated the following income in Borger:
•

$7.8 million in purchases by travelers during their trip
(includes lodging taxes); and

•

$311,594 in local hotel taxes.

Public engagement activities revealed that many of
the guests staying in local hotels are visiting Borger
for business purposes such as seasonal industry turnarounds and maintenance.
Sources:

https://www.travelstats.com/data
https://data.texas.gov/d/vmy5-jctb/visualization
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TOURISM SPENDING
According to Travel Texas, part of the Office of the
Governor, Economic Development and Tourism
Division, heritage tourism in the State of Texas
generated:
• $3.9 billion, direct travel spending in Texas in 2018;
• 6.9 million, estimated room nights sold in 2018; and
• 81.6 percent leisure, purpose of stay from domestic
market.

Borger is located in the Panhandle Plains tourism
region which covers 81 counties and is number
five out of seven of these Texas tourism regions in
terms of spending.

Sources:

TEXAS HISTORICAL TRAILS
PARTNERSHIP (THTP) SUCCESS STORY
– THE QUANAH PARKER TRAIL
Highlighted by a soaring steel arrow as a visual
marker, this trail highlights places where visitors
can view Comanche artifacts locations (including
the Hutchinson County Museum).
Visitation related to the Quanah Parker Trail
has increased inquiries at local museums, media
coverage, and attendance at dozens of installation
and dedication events held each year. The project
has generated thousands of hours of community
engagement and tens of thousands of dollars of
"in-kind" support over the past five years.

Texas Heritage Travel Guide, Texas Historical Commission
The Economic Impact of Historic Preservation and 		
Heritage Tourism in Texas, Texas Historical Commission
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OFFICE MARKET PLACE
Office market demand is harder to predict and
summarize. Unlike retail space which is occupied by
businesses that cater to a local market demand, office
space tends to be clustered around interstate highways
and regional business centers, or fill a specific local
business niche (e.g., medical, banking, insurance, etc.).
Recent trends in co-working spaces, virtual work, and
the gig economy have caused the demand for market
space to further fluctuate.
Based on a review of commercial property real estate
listing websites (loopnet.com, century21.com, and
borgeredc.com), there is approximately 50,000 square
feet of office space available in or immediately adjacent
to Downtown Borger. (This number does not include
any unlisted vacancies.) Based on an average of 300
square feet of space per office employee, this equates
to enough available office space for 166 new office
employees. One of the larger vacancies is located at
300 W. 6th Street just two blocks east of Main Street
(approximately 43,000 square feet available). This
amount of vacant square footage indicates that there
is a limited market for new office space in and around
Downtown Borger.

RESIDENTIAL MARKET
PLACE
Public engagement activities during the City’s
Comprehensive Plan and this Existing Downtown
report revealed that there are difficulties for workers
being recruited to the area and existing residents to
find market rate rental housing. In the Borger primary
trade area, approximately 25.4 percent of all housing
units are rental. This is lower when compared to the
City of Amarillo (38.0 percent), where many Borger
business employees stated they currently reside, and
the State of Texas (38.8 percent).

FIGURE 2, RENTAL PERCENTAGE COMPARISONS
Borger

25.4%

74.6%

Ownership Housing Units

Rental Housing Units

Amarillo

38.0%

62.0%

Ownership Housing Units

Rental Housing Units

Texas

38.8%

61.2%

Ownership Housing Units

Source:
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Rental Housing Units

American Community Survey 2014-2018.
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RENTAL MARKET DEMAND
There were an estimated 6,685 housing units in the
primary trade area in 2018, of which 1,698 were rental.
Based on the rental housing unit percentage comparison
to the City of Amarillo and State of Texas, there is a
potential market demand for 2,540 total rental units at
38.0 percent. This equates to a total shortage of 842
rental units in the primary trade area. Considering
the percentage of primary trade area workers that
live outside the Borger ETJ, there is a potential market
demand for new rental properties in Downtown Borger.
Table 4, Borger Rental Demand Calculations below,
further illustrates the untapped rental demand that
exists in the primary trade area. Rental properties
affordable to incomes below $34,999 will generally
require subsidized housing developments or rent
assistance. Those individuals or families earning above
$74,999 may choose to purchase homes.

Therefore, the demand for rental units in the income
categories below $34,999 and above $74,999 are removed
from this rental unit market demand calculation. The
residents most likely to rent at market rate fall into
the $35,000 to $74,999 income ranges. According to
2018 income distributions, there was a potential for an
additional 510 market rate apartment units at Borger’s
2018 rental unit share of 25.4 percent. This number
increases to 762 units when applying the Texas State
average of 38.8 percent.
The City and property owners in Downtown Borger may
be able to capitalize on this demand by working with
developers to build new rental housing developments
or mixed-use buildings in the downtown core or context
areas on vacant/underutilized properties.

TABLE 4, BORGER RENTAL DEMAND CALCULATIONS
Supportable
Income Range

Households
Paying Gross
Rent in Range

Rental
Demand
Shortage
At 25.4
Percent

Rental
Demand
Shortage
At 38.8
Percent

1,103

$412.47

279

280

419

12.8%

856

$412.50 - $687.47

216

217

325

$25,000 - $34,999

9.7%

648

$687.50 - $962.47

336

165

246

$35,000 - $49,999

13.3%

889

$962.50 - $1,374.97

177

226

338

$50,000 - $74,999

16.7%

1,116

$1,375.00 - $2,062.47

72

284

424

$75,000 - $99,999

11.5%

769

$2,062.50 - $2,749.97

0

N/A

292

$100,000 - $149,999

11.2%

749

$2,750.00 - $4,124.97

0

N/A

N/A

$150,000 - $199,999

5.7%

381

$4,125.00 - $5,499.97

0

N/A

N/A

$200,000+

2.7%

180

$5,500+

0

N/A

N/A

Total Unmet
Demand

1,172

2,045

Percent of
Households in
Cohort

Number of
Households
in Cohort

<$15,000

16.5%

$15,000 - $24,999

Income Cohorts

Source:

American Community Survey 2014-2018
Kendig Keast Collaborative
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LAND VALUES
Land values are an important indicator for a shopping
district's health, but also to identify opportunities.

LAND VALUES BY USE
CATEGORY
Land values tend to increase as the property develops
with buildings and structures. Vacant/undeveloped
land is worth less than already developed property,
and commercial and industrial uses are typically
valued higher than residential. Hutchinson County
Assessor appraisal data illustrates that in the combined
Downtown Borger core and context areas (see Map 2),
residential property has the highest per square foot
($6.80) value and commercial is slightly lower ($6.63).
Multi-family is near the middle of the property value
range ($6.39) which is typical. Residential vacant lots
($6.25) are valued at almost the same price as multifamily properties, which may also be indicative of the
demand for new housing units.
The amount of industrial categorized property was too
small of a sample size to create an accurate per square
foot calculation.

TABLE 5, DOWNTOWN BORGER AVERAGE
APPRAISED LAND VALUE BY USE CATEGORY
Primary
Category
Description
Residential
Property
Residential Mobile
Home
Multi-Family
Residential
Residential Vacant
Lots
Commercial
*Industrial
Other
Exempt

Percent
of Total
Land Area

Value Per
Acre

Value Per
Square
Foot

7.39%

$296,354.84

$6.80

0.31%

$73,950.15

$1.70

8.00%

$278,202.11

$6.39

16.56%

$272,158.07

$6.25

33.15%
0.02%
0.44%
0.55%

$288,841.22
$41,799.71
$117,232.91
$89,817.24

$6.63
$0.96
$2.69
$2.06

COMPARISON TO
PANHANDLE COMMUNITIES
During public engagement activities, participants
shared that property values were lower than nearby
communities. The City of Borger overall has a per
square foot assessed value of $2.04. When compared
to other Panhandle communities Stinnett ($1.02) is the
lowest and Amarillo ($5.29) the highest. While Borger
is not the lowest, assessed values are lower than nearby
cities.
These calculations are based on the total assessed
value of each community as reported by the Texas
Comptroller of Public Account Office. These estimates
compare the average per square foot assessed value
of property in their respective city, but should not be
construed as the expected sale price of real property.
Lower market values represent an opportunity for
Downtown Borger. Members of the community and
representatives of local governmental agencies stated
that business owners generally purchase properties in
Borger since there is an observed value over renting.
Based on the relative value of property in Borger, when
compared to other Panhandle communities, the data
suggests that there is an investment opportunity to
purchase commercial property as opposed to renting.

TABLE 6, TEXAS PANHANDLE COMMUNITY
AVERAGE MARKET VALUES
Market Value
Per Acre

Market Value
Per Square Foot

Panhandle, TX

$82,746

$1.90

Pampa, TX

$118,010

$2.71

Borger, TX

$88,699

$2.04

Stinnett, TX

$44,513

$1.02

Dumas, TX

$186,925

$4.29

Amarillo, TX

$230,507

$5.29

City

Source: https://comptroller.texas.gov/taxes/property-tax/reports

* Not indicative of city-wide industrial land value
Source: Hutchinson County 2019 Appraisal Data
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CHANGES TO THE SHOPPING DISTRICT ENVIRONMENT
Approximately 25 years ago an online bookstore named Amazon started in Jeff Bezos’ garage, the
proliferation of discount goods via “big-box” stores began to disrupt the way consumers priced goods, and
the overall rise of the internet predicted the need for a new type of commodity - the “experience”. Fast
forward to 2020 and the experience economy has arrived. While attributed to the millennial generation
this phenomenon has roots in the prevalence of technology. Long work days, the integration of social
media as a primary source of interaction, and the ability to simply click a button and have a good arrive at
your door all play a role in current trends. Shoppers don’t need to go to physical stores to obtain a good;
however, the desire to have an experience has driven some of the new and popular trends such as:
• Craft breweries/tasting rooms;
• Axe throwing clubs;
• Escape rooms;
• Food trucks and niche dining
experiences;

• Food halls; and
• Indoor skydiving facilities.
“There are only three reasons
why a consumer visits a store or
a shopping center to purchase
goods or services. They come
either because of convenience,
value, or experience. In the “Age of
Amazon”, convenience is no longer
enough. This leaves us with value
or experience.” - Garrick Brown,
Vice President, Retail Intelligence
Cushman Wakefield
Source: Cushman Wakefield, The Great Retail
Reinvention Experience Matters.
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Physical Assets/Conditions
Recent upheavals in the retail market place, emerging business models, and consumer preferences have changed the
priorities of commercial development and shopping districts.
Now more than ever the physical condition and aesthetic appeal of a commercial shopping environment impacts
its success. Providing the “experience” is not relegated to the types of businesses present, but also the physical
environment and incorporated activities surrounding that business.
The following information/illustrations highlight the physical characteristics of Downtown Borger that may impact
the type of experience environment Borger creates.
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MAP 6, DOWNTOWN BORGER CORE AND
CONTEXT AREAS LAND USE

LAND USE
Existing land uses in the Downtown Borger
core and context areas fall primarily into
the commercial designation (58 percent)
with single-family (12.8 percent) and public/
institutional (9.8 percent) the next largest
occupied categories. However, the second
most prominent existing land use category
is vacant (14.7 percent). Higher vacancy
was noted during public engagement
activities as an issue facing Downtown
Borger, and this analysis confirms that there
is a high percentage of vacant properties
in the Downtown core and context areas.
However, these vacant properties also
represent opportunities for redevelopment
and to help reestablish Downtown Borger
as an entertainment/shopping district.

TABLE 7, DOWNTOWN BORGER
CORE AND CONTEXT AREAS
LAND USE BY PERCENT
Existing Land Use Category
Commercial
Light Industrial

Percent
58.0
1.7

Multi-Family Residential

3.0

Public/Institutional

9.8

Single-Family Residential

12.8

Vacant

14.7

Commercial
Light Industrial
Multi-Family Residential
Public/Institutional
Single-Family Residential
Vacant
Downtown Core
Downtown Context
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BORGER, TX

MAP 7, DOWNTOWN BORGER CORE AND
CONTEXT AREAS ZONING DISTRICTS

CURRENT ZONING
The downtown core and context areas
are comprised of five out of Borger’s 12
zoning districts. Three of the districts,
Commercial (28.9 percent), Central
Business (28.9 percent), and Retail (23.5
percent), are approximately 81.3 percent
of these identified areas. These zoning
districts permit a variety of residential,
retail, service, restaurant, automobile,
and wholesale related uses. However,
the Central Business District permits a
substantially fewer number of residential
uses. This may inhibit creating a mixeduse entertainment driven shopping
environment as the majority of the
identified downtown core is zoned Central
Business.

TABLE 8, DOWNTOWN BORGER
CORE AND CONTEXT AREAS
ZONING DISTRICTS BY PERCENT
Zoning District

Percent

C - Commercial

28.9

CB -Central Business

28.9

GR- General Residential

17.0

NS - Neighborhood Services

1.8

R - Retail

23.5

C - Commercial
CB- Central Business
GR - General Residential
NS- Neighborhood Services
R - Retail
Downtown Core
Downtown Context
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MAP 8, DOWNTOWN BORGER CORE AND
CONTEXT AREAS VACANCIES

VACANCY
Vacant storefronts are evident in the
downtown core along Main Street, and
14.7 percent of the property in the core
and context areas is vacant. While these
vacant properties represent a challenge,
current land values and existing incentive
programs may create an opportunity for
redevelopment of the downtown area and
surrounding properties.

Vacant/Underutilized Sites
Downtown Core
Downtown Context
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BORGER, TX

MAP 9, DOWNTOWN BORGER CORE
PARKING LOCATIONS

PARKING
Vehicular parking plays a vital role in any
commercial shopping district or individual
business. A lack of enough parking, whether
real or perceived, causes shoppers to look
for alternative shopping areas. Downtown
shopping environments tend to suffer in
perception based on this real or perceived
parking shortage. Borger has a variety of
parking options spread throughout the
defined downtown study area. There are
currently an estimated:
•

On-street parking spaces (parallel and
angled) - 348 spaces

•

Public off-street parking spaces - 147
spaces

•

Total - 495

While there are a number of parking spaces
within the downtown core area, business
owners stated that their customers prefer
parking spaces close to the front door of
their store. The current serpentine layout
prevents the creation of on-street parking
spaces directly in front of a portion of Main
Street storefronts.
There are brick knee-walls and concrete
landscaping planters on portions of the
Main Street sidewalk. These add visual
interest and create a physical separation
to enhance safety between pedestrians
and vehicles, including the reduction of
mid-block "jaywalking." However, public
engagement activities revealed that
local shoppers feel these features inhibit
pedestrian circulation between storefronts
and the street.
On-Street Parking Spaces
Off-Street Parking Lot
Planned Parking Lot
Downtown Core
Downtown Context
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MAP 10, DOWNTOWN NETWORK

DOWNTOWN
NETWORK
Map 10, Downtown Network, illustrates
the primary street and block pattern of
the downtown core and context areas
and surrounding environment. The aerial
photograph on this map illustrates that
these areas are still primarily comprised of
the original 1920s grid pattern of streets
and sidewalks. This creates an abundance
of street facing properties/buildings,
multiple access points to the area, and a
well-connected shopping district that is
integrated into the fabric of Borger.

Downtown Core
Downtown Context
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BORGER, TX

MAIN STREET SHOPPING
DISTRICT ENVIRONMENT
Starting with the founding of Borger and until recently,
Main Street was the activity center of the city.
Participants at various public engagement activities
stated how they would “drag Main” as part of their
entertainment and community gathering activities.
This sense of history and activity is reflected by
Borger being the only High Plains city to receive the
All-American City Award, in 1969. This also highlights
Main Street’s tradition as an entertainment activity
center in addition to a place with physical stores.
This tradition can help Downtown Borger evolve into
a revived entertainment focused district. Recent
new businesses that have located in the core and
context areas or existing businesses that focus on
entertainment showcase that this transition is already
starting organically:
•

Morley Theatre;

•

Borger Fitness Club;

•

At the Ranch;

•

Hutchinson County Museum; and

•

Auld Brewing Company.

MAIN STREET
RIGHT-OF-WAY
The Main Street right-of-way is approximately 90 feet
wide from building to building. The majority of the
street has the following elements:

28

•

North bound vehicle travel lane;

•

South bound vehicle travel lane;

•

One center left turn lane;

•

Parallel parking lanes on both sides of the street; and

•

Sidewalks on both sides of the street.

From 4th Street to 7th Street extra features have been
added to the right-of-way to enhance the physical
environment of Main Street:
•

Serpentine traffic pattern;

•

Angled off-street parking spaces that alternate on the
east and west sides of the street;

•

Pergolas with seating;

•

Wide sidewalks;

•

Enhanced landscaping areas;

•

Raised landscape planting beds;

•

Formal seating areas;

•

Low serpentine brick walls between the sidewalk and
street;

•

Public art; and

•

Historic features, information plaques, and kiosks.

EXISTING CONDITIONS
These existing extra features and alternate street
patterns shown on Map 11,
Existing Physical
Characteristics, showcase a wide range of possibilities
available within the public right-of-way. They also
demonstrate that there is an opportunity to modify
or rethink the Main Street right-of-way to create the
entertainment district necessary to attract shoppers
and enhance the physical shopping environment.
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MAP 11, EXISTING PHYSICAL CHARACTERISTICS
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MAIN STREET CROSS SECTIONS
When creating a modern entertainment district that attracts both shoppers and visitors, the public realm (Main
Street right-of-way) is an important physical attribute that contributes to this environment. There are three typical
cross sections that represent Borger’s Main Street right-of-way.

CROSS SECTION A (BLOCK BETWEEN 7TH AND 8TH STREETS
LOOKING SOUTH)
Cross Section A represents the more typical cross section that exists in the downtown core. The 90 foot right-ofway is surrounded on both sides by either buildings or parking/open lots. Within the right-of-way both sides of the
street are bordered by sidewalks that are approximately 6.5 feet. The remaining 77 feet are devoted to vehicles with
parallel parking lanes on both sides, one center turn-lane, and two lanes devoted to vehicular traffic (one northbound
and one southbound).
FACING SOUTH

TOTAL RIGHT OF WAY APPROXIMATELY 90 FEET
BUILDING FRONT TO BUILDING FRONT
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CROSS SECTION B (BLOCK BETWEEN 6TH AND 7TH STREETS
LOOKING NORTH)
Cross Section B highlights the right-of-way pattern with angled parking on the western side of Main Street. This
serpentine traffic pattern provides for extra wide sidewalks (up to 40 feet) in some locations at intersections and
additional landscaping planters, pergolas, and seating areas.
FACING NORTH

TOTAL RIGHT OF WAY APPROXIMATELY 90 FEET
BUILDING FRONT TO BUILDING FRONT

CROSS SECTION C (BLOCK BETWEEN 4TH AND 5TH STREETS
LOOKING NORTH)
Cross Section C highlights the right-of-way pattern with angled parking on the east side of the street. In addition to
the enhancements stated in Cross Section B, this cross section also illustrates the serpentine brick walls, planting bed
bump-outs with seating areas, and increased raised landscape areas.
FACING NORTH

TOTAL RIGHT OF WAY APPROXIMATELY 90 FEET
BUILDING FRONT TO BUILDING FRONT
DRAFT May 2020
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ALLEY SECTION (BLOCK BETWEEN 6TH AND 7TH STREETS WEST OF MAIN STREET - LOOKING NORTH)
Downtown Borger's blocks are bordered with alleys oriented in the north south direction. There are two such alleys
that are located both to the east and west of Main Street in the downtown core area. These alleys serve many typical
functions such as trash collection, rear building/lot access, provision of utilities, and vehicular movement. However,
these alleys also represent a potential underutilized resource. With a width of 18 feet there may be opportunities to
transform these alleys into more integrated elements of the downtown core area.

FACING NORTH

TOTAL ALLEY WIDTH
APPROXIMATELY 18 FEET
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Objectives Tonight
 Highlight - Existing Downtown
report
 Review - public participation
results
 Confirm agreement - proposed
direction, opportunities,
catalyst sites
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Topics
• Regional location
• Region’s history
• Key market data
• Physical attributes
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• Hub/cross roads for Hutchinson
County and Panhandle
• Approximately 45 miles northeast
of Amarillo
– Pro - connects to regional
economy
– Con – compete for shoppers /
visitors
– Borger business employees
can easily work in Borger live
elsewhere
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• Alibates flint quarries
• Early Anglo Saxon settlers
• Ranching

 Natural resources
key to area’s growth
 Boomtown spirit
still present today

• Oil boom
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Borger Market Profile
 Unique area features / attractions
 Demographics
 Tourism assets
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• Primary – Borger and ETJ
– Everyday shopping
– Multiple trips per week
• Extended – 20-minute drive
– Unique goods and services
– Not everyday or
weekly shopping
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• Summary of
key market data
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Leakage (shown in green)
•

Leakage indicates that base population is
spending money outside of trade area

•

Potential to add more businesses in that
category

Surplus (shown in red)
•

Indicates more money is being spent in
trade area above base population’s
expected spending

•

No market for new businesses in that
category

•

Potential industry cluster (something is
attracting shoppers from outside the trade
area)
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Additional Annual Hospitality Spending
 $7.8 million in purchases (seasonal
workers and tourists)
• 16,685 Borger &
ETJ daytime population

 $311,594 in local hotel taxes

• 51.6 % commute to Borger
for work but do not live in
Borger
• Add to potential
retail shopping
• Not accounted for in
gap analysis
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Texas Tourism - 2018
 $3.9 billion, direct travel spending
 6.9 million, estimated room nights
Tourism Assets
• Lake Meredith

 81.6 % of visits for leisure
 Borger is located in the Panhandle Plains tourism
region

• Adobe Walls
• Texas Plains Trail
• 1 of 80
Quanah Parker Trail markers
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Harder to Predict
 Not based on local demand (unlike retail)
 Supply area niches
(medical, banks, home insurance, etc.)
• 50,000 square feet available in
and near Downtown Borger
• 43,000 available at
300 W. 6th Street

 Large office projects cluster around
highways and regional business /
population centers

• Can accommodate
166 new employees
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Rental Percentage Comparisons

• Borger’s percentage of
rental lower than larger
communities and
State of Texas
• Difference in percentages
suggests there is a market
for an additional
842 rental units
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• Focus on market rate rental
($35,000 – $74,999 household income)

• Market demand
• 510 at 25.4 % rental
• 762 at 38.8 % rental
• Supports community input
(lack of market rate rental units)
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Property Value by County Assessor Category

• Residential property more
valuable than commercial,
usually the opposite is true
• Borger market value lower
than other Panhandle
communities

Average Assessed
Market Value of
Panhandle
Communities
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Shopping districts are about more than purchasing
goods, they need to create an “experience”

• Property values
• Land uses
• Zoning
• Vacancy
• Parking
• Street network
• Main Street right-of-way
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• 14.7 % vacant
(combined core and context areas)
• Multiple vacant storefronts on Main
Street
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• On-street parking - 348
• Off-street parking - 147
• Total - 495
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• Original grid pattern
still intact
• Creates
– Multiple entrances
– Abundant street facing
properties
– Well connected
shopping district
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• Traditional activity center
for community
• Features
–

North bound vehicle travel lane

–

South bound vehicle travel lane

–

Center left turn lane

–

Parallel parking lanes on both
sides of the street (except for
serpentine pattern in core area)

–

Sidewalks on both sides of the
street
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Block
Between
7th and
6th Streets
Looking North

7th Street to 4th Street
• Serpentine traffic pattern
• Angled on-street parking
(alternates east and west sides of
street)
• Pergolas with seating
• Wide sidewalks
• Enhanced landscaping areas
• Raised landscape planting beds
• Formal seating areas
• Low serpentine brick walls between
the sidewalk and street
• Public art
• Historic features, information
plaques, and kiosks

Block
Between
4th and
5th Streets
Looking North
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Beyond the numbers … what
the community had to say
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What We Heard
 Loyal customer base will travel from 20 to 30
miles

• Meetings during Comprehensive
Plan process
• Meetings with business owners
• Meeting with
• Borger Economic
Development Corporation (BEDC)

 Prospective business owners prefer to purchase
instead of rent due to property prices
 Inconsistent busy hours / days of week based
on the type of business
 Surprise financial and / or code issues after
permits issued
 Shoppers don’t walk between businesses
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Who Took the Survey

Live in Borger

Live/work in Downtown

90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

90%
80%
70%

• Available from
4.23.2020 to 05.12.2020

60%

• Approximately
320 complete responses

20%

• Posted on City’s social media
and website

50%
40%
30%
10%
0%

Yes

No

Tenure

Work

Live and
Work

None of the
Above

Age

80%

25%

70%

20%

60%
50%

15%

40%
30%

10%

20%
10%
0%

Live

5%

less than 1 1-5 years 6-10 years
year

11-20
years

Greater
than 20
years

0%

Under 18-24 25-34 35-44 45-54 55-64 65+
18
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Frequency

Time of day

30%
25%
20%
15%
10%
5%
0%

Insights
• Most frequent - Friday and Saturday

Two times About once A few times
per week
a week
a month

Once a
month

Less than
once a
month

50%
45%
40%
35%
30%
25%
20%
15%
10%
5%
0%

Day(s) of the week
80%

• Go to one business and leave,
not multiple stops

60%

70%

50%

60%

• Lack of visits during dinnertime

30%
20%
10%
0%

Lunchtime

Evening

Dinnertime

Varies

One and done

70%

40%

Morning

50%
40%
30%
20%
10%
0%

I just go to one business or I will visit several downtown
businesses/destinations and
location for a specific
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walk around
the62area
need/service

Wider Sidewalks
Bike Lanes
Cultural Venues (e.g., Museum)
Housing
Public Art/Performance Areas
Children’s Areas/Play Equipment
Public Plazas/Seating Areas

Insights

• Events and festivals

Offices
Temporary Business locations (e.g., Pop up
Businesses and Farmer’s Markets)
Hotels

• Entertainment

Pubs/Drinking Establishments

• Public art venues

Entertainment Venues
Shops

• Temporary businesses

Restaurants

• Businesses
(restaurants, shops, bars, etc.)

Festivals
Events

• Activities for children

0%
Agree

Disagree

20%

40%

60%

80%

100%
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50%
45%
40%
35%
30%

Insights
• Would like to see more
parking spaces
• Increase on-street and
off-street parking
• Generally, close enough to stores

25%
20%

Strongly Disagree

15%

Disagree

10%

Neither Agree or
Disagree

5%
0%

Agree

I would prefer
There are enough Parking spaces are I would prefer
more off-street
more on-street
parking spaces in located close to
parking lots in
existing businesses parking spaces in
and around
Downtown Borger Downtown Borger
Downtown Borger

Strongly Agree
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Quotable – What do you
like about the image?
“Bright colorful inviting”
“Greenery, lighting, nice streets inviting”
“More sidewalks and flower beds. I think
more off-site parking to make everyone
get out and go see stores. Not looking like
a parking lot”

27.9%
Percent of total
responses

7.1%
12.4%
52.6%

“It’s straight, not all whopperjawed.”
“Wide areas to walk”
“Brick streets, varied, maintained store
fronts”
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Insights
• Flexible/less formal
• Sidewalk signs
• Furniture mixed into public
environment

Percent of total
responses

16.4%

38.0%

26.9%
18.8%
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Percent of total
responses

Insights

44.0%

32.6%

• Attached to poles/
raised above the sidewalk
• Not digital

16.0%

• Mix of permanent and changeable
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Insights
• Mix of metal and wood
• Industrial feel

6.8%
9.6%
Percent of total
responses

15.5%
68.1%

• Open / no solid base
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Total Number of Responses

Insights

200

153

150
100
50
0

186
106

61

Image 1

Image 2

Image 3

Image 4

• Mix of sculpture/paintings/
repurposed equipment
• On buildings and public spaces
• Mix of styles and colors
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Total Number of Responses

Insights

250
200
150
100
50
0

207

Gathering
Space/Events

232

Farmer's Market

106

109

Public Art/ Interactive
Sculpture

Amphitheater

• Open flexible floor plans
• Can host multiple types of events
• Accommodate multiple business types
• Less formal “set” use of space
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Insights
• Mix of play types and activities

32.9%

Percent of total
responses

13.3%

• Formal and informal spaces
• Accommodate multiple business types

19.0%

34.8%

• Less formal “set” use of space

Page 71 of 86

Respondents were asked
“What does ‘Dragging Main’ mean to you?”

Quotable
“Socializing. Bring it back. Was the highlight of
weekend nights in the past to be able to see
friends and even park and visit while you waved
and saw other friends drive by.”
“Driving up and down Main.”
“Something enjoyable, something to look forward
to not just for adults but for teenagers also. It’s
something I was able to enjoy when I was a
teenager.”
“Cruising down Main Street hopefully in
vintage antique or custom vehicles.”
“Joy riding and seeing friends doing
the same.”
“Nothing in 2020.”

Frequently Used Word Highlights
 Main Street

 Kids

 People

 Driving

 Memories

 Socializing

 Friends

 Music

 Seeing

 Hanging

 Slowly

Note: The above word cloud shows how frequently a word was used in the responses to this
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question. The larger the word and darker font indicates that word was stated more frequently.

Borger Downtown Revitalization
Plan Direction
Transition from Downtown Borger as it is today (Existing
Downtown report)
 Data gathering and background study
 Community input
Shift focus to what is ahead (Future Downtown)
 Priorities, goals, physical improvements, and policy
direction to achieve vision for Downtown Borger
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 Increased formal / informal
activities and events
 More entertainment options
Based on Input From
• Market and physical data
• Business owners
• Online survey

 Flexible spaces to enjoy
Downtown and the
community
 Examine City’s development
ordinances to enhance
Downtown environment

 Add venues for public art and
performances
• Comprehensive plan engagement
• Community leaders and officials

activities and recommendations
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1: Community
Involvement

Tied To

Top Strategic Priorities
1. Reinventing Downtown’s public spaces to encourage a new
“Dragging Main” tradition
2. Spurring rehabilitation of historic/vacant buildings and
infrastructure
3. Refocusing Downtown Borger’s identity as the cultural
center of the community

3: Housing
2: Entertainment
Events
5: Infrastructure

4. Enticing local employees to dine, shop, live, and experience
Downtown
5. Diversifying Downtown Borger’s business mix
6. Encouraging a vibrant 18- hour entertainment district
7. Responding to residents’ desire for more leisure activities
and community events
8. Adding/repurposing landscape, hardscape, art, and signage
elements to enhance Downtown’s physical environment
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 Physical (Main Street right-of-way, building facades,
mixed-use development, rental housing)
 Placemaking (farmer’s market, food truck court, public
art displays, signage, public performance areas)
• Building on the recommendations
from the Comprehensive Plan
• Incorporating Existing Downtown
report data
• Building on community input

 Business incubation (entertainment uses, cultural
venues, food halls, etc.)
 Policy (City’s ordinances, redevelopment authority,
historic district creation)
 Partnerships (BEDC, Chamber of Commerce,
Downtown Merchants Association)
 Branding and marketing (purposeful efforts to primary
and extended trade areas)
 Cultural tourism (utilize Borger’s colorful history to
attract visitors to Downtown)
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Physical Improvements /
Catalyst Sites
•

Main Street right-of-way and alleys

•

Hotel Borger site

•

Eastern side of the block between
3rd and 4th Streets

Goals
• Utilize Main Street and catalyst sites
to create new business
opportunities and activities
• Encourage shoppers / visitors to
walk / explore whole street from 9th
Street to 3rd Street
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Physical Improvements /
Catalyst Sites
Main Street right-of-way and
Alleys
• Wider sidewalks
• Parking reconfiguration
• Redesigned landscape / hardscape
features
• Area for more public art
• Bike lanes
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Physical Improvements /
Catalyst Sites
Hotel Borger Site
• Model for mixed-use
redevelopment
• Links core and extended areas
• Large site can accommodate a
variety of uses
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Physical Improvements /
Catalyst Sites
Block Between
E. 3rd and E. 4th Streets
• Southern gateway to Main Street
• Attract shoppers / visitors to
southern portion of the Downtown
core
• Large vacant area can accommodate
potential public / private multipurpose space (e.g., food truck
court, farmer’s market, etc.)
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GP1
Downtown Borger will be
RESURGENT as Main Street
regains its status as the cultural
center of the community
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GP2
Downtown Borger will be
ENRICHED as a great place to visit
and enjoy, spend an hour, a day,
or a lifetime
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GP3
Downtown Borger will have a
DIVERSE economy, as home to
multiple entertainment, shopping,
and dining venues and as a place
to live or visit
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GP4
Downtown Borger will be
DISTINCTIVE as it works to grow its
business and population bases
while becoming the premiere Main
Street entertainment district of
Hutchinson County
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GP5
Downtown Borger will be
INVENTIVE as it strives to become a
complete mixed-use district, with
lifestyle, cultural, and leisure
offerings
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GP6
Downtown Borger proponents
will be PATIENT and OPTIMISTIC
as they take on the long-term
task of reinvigorating and
repositioning Downtown Borger
for a new era and a new reality
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