
Lubbock’s Extractive Model of Economic Growth: 
How Old Lubbock’s Future is Being Stolen and What to Do About It 

 

Old Lubbock, Lubbock inside of Loop 289, is trapped in decline despite having excellent connectivity and 
resilient infrastructure based on a simple, but elegant, grid system. The reason it is declining is not 
because of inherent economic flaws, but that Lubbock’s policy orientation is currently shaped to cause 
its descent.  

The rapid expansion of South and West Lubbock, much of it enabled by the infrastructure investments 
into Milwaukee Avenue, give the illusion of a city on the rise. Instead, what has occurred over time is the 
pooling of resources and wealth into one concentrated area of Lubbock, something that the city’s grid-
design had been able to prevent for generations. 

This process of resource aggregation has left behind a city more stratified by socio-economic status than 
it has ever been. Where the main arterials of Old Lubbock, 34th and 50th street, once serviced a broad 
range of Lubbock citizens across income levels, now their customer bases have become segmented by 
income. 

Old Lubbock’s decline is directly tied to the pooling of wealth outside of Loop 289, not just the wealth of 
private citizens, but also the public’s resources. Without a single public vote, the City of Lubbock spurred 
this rapid development by utilizing over $124 million raised through a regressive tax on citizens. That 
total is larger than the $99.6 million bond election for infrastructure Lubbock County recently passed 
through the traditional democratic process of citizen voting. 

Citizens of Lubbock inside Loop 289 were forced to finance the creation of new neighborhoods that 
share little in common with the rest of the city. Their household incomes are richer, their children do not 
attend the same school district, their homes are too expensive to afford, and the job opportunities 
created by new businesses are not accessible by public transport. 

No citizen of Lubbock ever voted for this extractive process and yet it is deeply embedded into the 
economic growth model and political system of the city. Achieving the rapid growth of Lubbock outside 
Loop 289 has required the continuous extraction of limited resources available for revitalization. These 
resources instead feed a growth process that perversely will be a net negative on the city’s balance 
sheet, ultimately leading to the collapse of Old Lubbock. This is happening while Old Lubbock 
neighborhoods are losing population, their schools are closing, their roads are deteriorating, and more 
residents are experiencing poverty. 

What Old Lubbock is currently experiencing is not unique. The issue is one that is widely known within 
the urban design community, and the reason why cities across the US have explored ways to “right size” 
their communities through deannexation and transitioning to development strategies that build density 
and utilize infrastructure they already have, often referred to as “smart-growth.” 

The reason for this is clear, newly built suburban subdivisions do not pay their own way, and it is not 
even close. Strong Towns, a well-regarded urban design group, puts the general estimate for new 
suburban subdivisions as being able to finance 20% of their costs over the long run. The cost of 
infrastructure, such as roadways, utilities, and wastewater have continuously increased at a rate faster 



than inflation or cities revenues do. The outcome of this reckless growth is a negative city balance sheet 
which causes either higher taxes or cuts in city services for all. 

What is even worse in the case of Lubbock, is that its citizens are actively being compelled to pay for this 
collapse. Projections from Lubbock’s 2040 Land Use Plan estimate another 25,000 units of new housing 
will be built through this extractive process by 2030. If the trends discussed below continue, Old 
Lubbock in 2040 will consist of gutted out neighborhoods, untouchable slumlords, and a failed school 
district. The evidence for this is already here, as will be shown through various means. 

How is it that this can be happening in Lubbock? It is because the city intentionally does not conduct the 
necessary financial analyses that show where resources come from and where they go. There is no 
accounting of how much a neighborhood gives versus receives in services, and that is by design. 

Why does Lubbock not conduct these analyses like other cities do? The answer to that question is 
complex and requires a level of understanding of Lubbock’s history and of the political power structure 
here that determines Lubbock’s most important decisions behind closed doors. 

The following report seeks to tell the story of how the city’s powerbrokers and complicit partners have 
led to disparities between many of the established neighborhoods in Old Lubbock and those in new 
developments. It encourages Lubbock policy makers and citizens to act now to initiate smart-growth 
strategies and refocus attention on revitalization. It is an optimistic document that provides a cost-
effective pathway for transformational change, but first a thorough discussion of how Lubbock got here 
is necessary. 

While some continued expansion may still be needed to accommodate population growth, it must be 
done judiciously and prudently and benefit, rather than burden, already existing neighborhoods. This 
report will also present recommendations for how this can be accomplished.  

 

I. Challenges in quantifying disparity, the City has never investigated or accounted for the true 
cost of its rapid southwest growth. 

While economic stagnation in Old Lubbock is evident, It is currently impossible to quantify the imposed 
costs of Lubbock’s relentless expansion strategy on to the neighborhoods and citizens of Old Lubbock 
because the City has never conducted two commonly used tools to determine the cost and benefits of 
growth: 

1. A comprehensive fiscal impact analysis which includes both operational and maintenance and 
capital debit service costs that can be used to determine current disparities and set new 
developments as budget neutral 

2. A scenario-based fiscal impact analysis comparing the city’s current growth strategy vs smart-
growth oriented approaches focused on infil in old neighborhoods versus new subdivision 
development 
 

The cost of these analysis is not prohibitive, the only city policy that addresses this is the 2040 Plan, 
adopted 12/17/18, that includes in the implementation matrix under goal F: “18. Pursue a 
comprehensive fiscal impact analysis of existing development patterns to inform future growth 
policies.” 



Despite the essential nature of this study to quantify disparity, the city gave itself a deadline of 5 years 
to conduct it – approximately half the time projected for the city to expand another 25,000 housing 
units, far too long to be useful for changing the current trajectory. 

Instead, the City Council should accelerate these needed analyses by committing to incorporate them 
in Lubbock’s 2020-2021 budget. The City Council is currently deliberating the budget and will vote on 
it in September. 

 

II. Lubbock politics, the policy of not paying elected officials restricts working-class and middle-
class citizens from city leadership, especially those living in communities of color and older, 
established neighborhoods. 

Lubbock’s tradition of unpaid elected officials is often thought of as preventing “career politicians” who 
act unaccountable to the general public and become beholden to special interests. That’s a noble goal, 
but there’s no body of empirical evidence paying politicians leads to this end, or not paying elected 
officials is a better mechanism to prevent careerists than imposed term limits. In fact, Lubbock’s history 
shows that not paying politicians has led to special interests dominating the politics of the city at the 
expense of working-class families and the economic vitality of the central city.  

All growing cities eventually reach a threshold where the financial implications of municipal decision 
making on businesses is large enough that investing in political patronage becomes necessary from a risk 
mitigation and expected value standpoint, this does not change if municipal elected officials are 
compensated. In most communities, the private industry carrying the largest political risks are property 
developers and are strongly incentivized to ensure municipal policies are oriented favorably.  

An illustrative example in Lubbock is the timely election of the scion of the McDougal family as Mayor of 
Lubbock in 2002 while his father oversaw the displacement of 4,772 (based on 2000 Census block group 
data) mostly Hispanic and African American residents from the North Overton neighborhood in what is 
described as the largest private sector driven urban renewal project in American history. 

Instead of preventing careerist politicians, not paying elected officials simply results in the exclusion of a 
large proportion of the population from pursuing elected office because their living conditions do not 
allow them to remain unemployed while working the full-time position that being a Mayor or 
Councilmember is. This kind of system incentivizes elected officials even more to solicit and accept 
patronage opportunities from special interests to maintain personal financial stability. 

Lubbock’s policy position on compensation perversely exacerbates the issue it is presumed to resolve by 
encouraging the pursuit of revenue generating activities while in office and precluding individuals 
currently living in disadvantaged socio-economic status conditions from running – the unempowered 
populations that policies against special interests are supposed to protect. 

For comparison, the City of Laredo (pop. 235k) pays their Mayor $75,000 and City Council $50,000 per 
year. If Lubbock were to do this, the expense would be 0.039% of the city’s adopted budget for FY 2019-
2020.  

 



III. Infrastructure: disparities are clearly seen in the prioritization of new roadways while old 
roads degrade. 

Lubbock is caught in the same infrastructure mismatch that has caused cities across the US to consider 
deannexation policies to shed liabilities caused by urban sprawl, a process referred to as right sizing. The 
reason for this is because the cost of maintaining roadways increases each year faster than inflation and 
growth of city revenues. Every aspect of infrastructure continues to climb in expense, making it more 
expensive every year to get the same amount of roadway. 

Lubbock continues to annex additional land with the oft repeated mantra that “growth is inevitable” and 
it is therefore necessary to continue expansion. From an urban planning perspective, the claim of 
inevitability is false. Rather, Lubbock’s policies are optimized to promote low-density expansion, the 
preferred style of development for the local real estate community. 

The current City Council has already overseen the annexation of 4,479 acres of land over the vehement 
and vocal protests of people currently residing in those areas. In this “remaining annexation areas” map 
from 2015, portions of B, C, most of E, F, and H had been annexed by adoption of the 2040 Plan.  



Lubbock’s current road liabilities are enormous. The city has ~1,200 miles of paved streets within the 
city, the map colors in red those roads that score less than 50 on the Pavement Condition Rating, 
meaning at best they are considered in poor condition. Lubbock’s stated goal is to maintain all roads 
above 80 PCR, meaning good condition. 

 

Rebuilding these roads costs either $785,080 with curb and gutter replacement per mile or $584,440 
without curb and gutter. It is practically impossible for Lubbock to keep pace with rebuilding the roads 
already built. This is not unique to Lubbock, but to all cities still growing through unsustainable resource 
extraction. Without sustained citizen advocacy, cities of Lubbock's size lose interest in neighborhoods 
once they are built as the political value of road repair is low and using those dollars for new roads is 
advantageous for currying favor and not running afoul of the most powerful special interest in the city 
politics. 

 

 

 

 



The disparities in infrastructure investments becomes clearer when examining dirt streets, where the 
majority are in Lubbock’s minority neighborhoods: 

 

It is important to note that there are not supposed to be permanent dirt residential streets within the 
city limits except for alleyways. There are currently 54 miles of dirt roads and the cost of paving them is 
$800,000 per mile. The city budgeted $400,000 in FY 2019-2020 for dirt streets in total, if all those 
dollars went to paving, Lubbock’s dirt streets will be paved in 108 years. If the city were to pay for 
paving in a lump sum of $43 million the cost would be $3 million less than the $46 million used to 
renovate Citizen’s Tower. 

The long-term chronic underinvestment in old Lubbock infrastructure has significant impacts on the 
quality of life and desirability of neighborhoods to attract and retain residents. The neglect continues 
when examining city priorities towards new infrastructure. The map below shows current neighborhood 
home values in Lubbock based on quintiles, and came with this accompanying quote from the city’s 
2040 Plan:  

Housing value in Lubbock is less compartmentalized than housing age, reiterating that many old homes 
retain or even appreciate in value. Homes valued in the upper 25 percent are located around Texas Tech 
and in south Lubbock. Homes in the median 50 percent are distributed throughout Lubbock, though 



generally to the west of I-27. Housing in the bottom 25 percent is highly concentrated within the loop, 
and most all housing east of I-27 is valued in the bottom 25 percent. 

 

As stated in the quote above, home values in Lubbock cannot be simplistically viewed as being related to 
the age of the home alone. Still, the overall trend is that home values inside Loop 289 are worse. Certain 
neighborhoods maintain desirable status despite aging homes, as seen in rates of conventional 
mortgages, though the general trend provides echoes of redlining. 

 

 

 



 

The same trend appears with respect to home improvement loans, which provide an indication of where 
in Lubbock someone can expect to see equity value go up if they invest in their home. Even with the 
majority of housing being newly built, the areas with the highest number of loans are outside Loop 289. 



The map below shows anticipated future street projects, these currently are financed through a 
regressive tax mechanism on Lubbock citizens to build New Lubbock with no citizen oversight. New 
streets are in red and green – almost all are in Southwest Lubbock. 

 

With the costs of infrastructure so high, it’s important to note where financing has come from to build 
out new South and West Lubbock – the “gateway” streets fund, which by 2018 had financed $124 
million in street construction, overwhelmingly towards creating Milwaukee Avenue and other projects in 
South Lubbock outside Loop 289. 

The gateway fund is financed through a regressive tax on utilities that all citizens of Lubbock pay for. The 
technical mechanism and term is a “franchise fee” that the city is allowed to levy on all utility companies 
to use public right of way. On a deeper level understanding, a significant amount of these fees come 
from payments from LP&L, the city’s municipal utility. For the private entities that pay, like Atmos or 
Suddenlink, they simply act as a pass-through mechanism as the payer for their services is ultimately the 
one who bears the cost.  



Because they are either a public entity financed/owned by citizens or able to pass through the fee to 
customers, what is functionally happening is the city is levying a regressive tax on citizens through utility 
fees and using that money to raise debt for building outside Loop 289. Fees on essential services 
disproportionately impact low-income households. 

Practically, this way to raise financing is simply an elaborately constructed regressive tax, that hits the 
city’s poorest citizens the most. 

By passing an act of the council diverting 40% of these fees from going into the general fund to provide 
services for all Lubbock citizens, the city created a stable revenue source that it is legally allowed to use 
to raise debt. An important distinction using this instead of traditional bond elections to finance 
infrastructure is that the gateway fund lacks citizen accountability or input on how its financing is spent. 
This lack of transparency empowers special interests to have an outsized role in directing how these 
dollars are used. 

The FY2019-2020 budget indicates $8.1 million dollars in revenue was generated through this extractive 
mechanism, with the overwhelming majority of anticipated future projects located in West Lubbock and 
some South in anticipation of the creation of the new Loop 88, the outer Loop. 

IV. Neighborhood inequality, resource extraction, and systemic racism are embedded into city 
policies and land use plans governing neighborhoods of color in East and North Lubbock. 

No part of Old Lubbock has suffered more from extractive policies than historic neighborhoods of color 
in East and North Lubbock. During the days of Jim Crow and beyond, city leaders in Lubbock enacted 
policies to ensure that East and North Lubbock were separated and apart from the rest of the city, 
exploiting them for economic resources. This began in 1923 when Lubbock’s mayor signed an ordinance 
forbidding Black residents from living west of Avenue C (modern-day I-27) and north of 16th Street. 



In subsequent years, the city of Lubbock used its zoning power to both segregate neighborhoods of 
color from White neighborhoods and concentrate noxious industrial uses near majority Black and 
Hispanic neighborhoods. Job opportunities for Black and Hispanic residents during Jim Crow were  
limited – residents often worked at industrial facilities for low wages doing hazardous and dangerous 
work. 

Lubbock’s first land use plan, published in 1943, surrounded the modern-day Chatman Hill 
neighborhood with industrial uses and created an industrial buffer zone between Black and White 
residents to enforce Jim Crow segregation (see the map to the below, industrial and manufacturing uses 
are highlighted in purple). Page 14 of the plan openly considered race as a factor in recommending not 
to encourage the growth of the “central business district” in the north or the east sides which were 
majority Black and Hispanic: 

“The area to the East and to the North of the present business district has 
been preempted by the Santa Fe Railroad right-of-way tracks and yards. 
Immediately beyond this industrial area the attendant development is 
principally for Negro and Mexican families. This [cannot] be considered as 
desirable potential property for white residential development excepting 
probably the area on the heights to the East of the Mackenzie State Park. 
The prospective developments to the East and North, then, under such 
circumstances could not be expected to encourage the extension of the 
central business district in those directions.”[1] (emphasis added) 



As recounted by Councilman Juan Chadis, Lubbock’s Hispanic population settled to the north of 
downtown in the area around the modern-day Guadalupe neighborhoods creating their own economy 
and culture, separated from majority-white neighborhoods by railroad tracks and industrial land uses. 
Until integration, white-owned businesses in this central business district were off-limits to Lubbock 
residents of color.  

Subsequent land use plans continued these discriminatory practices. The 1959 plan recognized that 
“[t]he proper environment for a home is a neighborhood free…from the noxious odors, sounds and 
sights of industry…” Nonetheless, the plan’s land use map recommended expanding industrial uses on 
the east and north sides. The map to the right shows the proposed industrial uses in black. 

At the same time city leaders authored the 1959 Plan, they were also in the process of pushing through 
Urban Renewal, a federally funded “slum-clearance” program, in the east side. As described by local 
historian Cosby Morton, the City tore down much of the existing housing and Black-owned businesses 
existing in East Lubbock. Though the project built back some new homes and apartments and created 
neighborhoods like Dunbar-Manhattan Heights and Yellow House Canyon, many residents and 
businesses did not come back. Before the Fair Housing Act made housing discrimination illegal, the 
houses built in urban renewal neighborhoods were the only homes in Lubbock that could be purchased 
by Black Lubbock residents. 



The 1986 plan expanded industrial uses around the Parkway-Cherry Point neighborhood in the 
northeast side. Originally a White neighborhood, Parkway had been spared from industrial uses in 
previous land use plans. But by 1986, the demographics of the neighborhood had changed to being 
majority Black and Hispanic. As the demographics changed, so did city land use policy. 

Policy makers understood that concentrating industrial growth and limiting residential expansion in East 
Lubbock would lead to stagnation and population loss. A population study on Page 10 of the 1986 
Comprehensive Plan estimated that population in sectors east of Avenue Q would decrease or stay the 
same while predicting massive growth in sectors in the southwest side. Sadly, these policies, along with 
others mentioned here, made the decline of the east side intentional. It was designed to fail. 

 

“Plan Lubbock 2040,” Lubbock’s most recent comprehensive plan , was an opportunity for the city to 
correct these past injustices and set the stage for revitalization of East and North Lubbock 
neighborhoods. Starting in 2018, neighborhood associations and other activist groups petitioned the 
advisory committee and consultant in charge of drafting the plan to start removing industrial zoning that 
had choked off new growth. Citizens offered comment after comment at city meetings expressing how 
nearby industrial facilities negatively impacted their neighborhoods including causing asthma, 
unpleasant smells, oily film on cars and windows, and the proliferation of boll weevils from 10-story tall 
cotton seed piles. 



Though residents secured recommendations in the 2040 Plan to end the construction of new industry 
next to neighborhoods, the City Council has so far refused to make changes to downzone noxious 
industrial uses next to neighborhoods. The Plan Lubbock 2040 land use map left the discriminatory 
system largely intact. 

The map below imposes the 2040 Plan’s industrial zoning patterns on top of a racial/ethnicity dot map 
of Lubbock. The red squares represent Toxic Release Inventory (TRI) sites – facilities that must annually 
report their release data to the Environmental Protection Agency because they release harmful 
chemicals into the air, land, and water. Almost all of Lubbock’s TRI sites are near African-American and 
Hispanic neighborhoods. 

 

Recommendation K on Page 224 of the 2040 Plan recommends formally initiating and funding a 
Neighborhood Planning Program prioritizing the neighborhoods in East and North Lubbock. The 
Neighborhood Planning Program is the first step to revitalizing these neighborhoods. Aside from funding 
the planning segment, Council must also allocate funds to carry out any recommendations created. So 
far, Council has yet to commit any funds to this critical project. 

V. Lubbock’s policy orientation was always towards the eventual decline of minority 
neighborhoods. The regressive tax gateway projects made this a reality for all Old Lubbock by 
enabling and accelerating the migration of affluent families escaping from LISD. 

This is most easily displayed through maps tracking affluent Lubbock household migration outside of 
Lubbock Independ School District’s boundaries. This is also seen in LISD’s stagnant/declining enrollment 
numbers over the decade, whereas the adjacent Frenship and Lubbock-Cooper have consistently ranked 
in the top 10 and occasionally top 5 fastest growing in the state during that time. 



 

Add estimates of how these numbers have changed since the completion of the major Southwest 
Lubbock infrastructure projects and the general trend of migration is clear. 



As the affluent left, the overall demographics of those neighborhoods shifted significantly. The 
households that moved either retained their old homes as rental properties or sold them to individuals 
looking to do so. 

 

The migration, enabled by extractive resources for new infrastructure, left in its wake significantly 
changed neighborhoods that are more homogenous in socio-economic status and therefore creating 
greater risks to the neighborhood’s overall health in the event of an economic downturn. In addition, 
50% of renters in Lubbock use more than 30% of their income on rent payments indicating significant 
financial constraints even before Covid19. Currently, the approximate divide between majority 
homeowner versus majority rental populations is 50th street. 

While these maps are tracking the movement of affluent households, the general trend can also be seen 
in the changes in new permitting for homes in the different school districts as compiled by the Lubbock 
Land Company in their annual  report. 



 

Because most of Lubbock’s growth during this time as been service sector oriented, these figures are 
also a useful proxy for the migration of economic activity and job opportunities. 

VI. The imperfection that must be fixed: Old Lubbock neighborhoods almost all have the same 
fundamental flaw. The lack of spaces for community activity to stay inside the neighborhood 
besides schools, making them “adult dormitories.” 

Most neighborhoods in Old Lubbock are large 1 square mile subdivisions of single-family housing 
without any embedded neighborhood-sized commercial zoning activity. The two exceptions to this, Tech 
Terrace and Monterey-Wheelock both show the effects of containing neighborhood-embedded 
commercial zoning in their interiors by having comparatively higher surrounding property values, 
indicating they are more desirable to live in. 

The rest of Old Lubbock’s neighborhoods could only maintain their desirability when the city was small 
enough that all businesses were readily accessible from any neighborhood. The sprawling nature of the 
city now has ended this, and the evidence can be seen in the way that 34th, 50th, and 82nd contain 
businesses that cater to separate socioeconomic statuses. 

Mathematically, this is expressed in terms of the amount of commercial retail zoned acreage in a 
community per 100 persons. The generally accepted target ratio is .5, meaning that a community needs 
1 acre of commercial retail zoned property for every two hundred persons. When Old Lubbock was 
being built, the amount of commercial zoning was not based on anticipated need, but instead was 
determined simplistically as having to fill the 1-mile long corridors the simple grid design creates.  

Lubbock’s ratio because of this unthinking approach is .77, over 50% higher than what is recommended. 
To make matters worse, it is arranged in long commercial strips that prevents any benefits from 
aggregation and foot traffic. This also makes it difficult to maintain a vibrant commercial atmosphere as 
closed or rundown shops break the continuity and present an aesthetic of decay. This is largely why the 



34th street infrastructure investments did little to change its downward trajectory or attract new private 
investment to improve retail spaces to a higher-class rental property. 

This issue was brought to the city’s attention during the creation of the 2040 Plan, which included 
recommendations to adopt more blended residential/commercial neighborhood design. Their 
recommendations were only to do this for newly built neighborhoods but provided no input for the now 
declining ones inside Loop 289 that have effectively become adult dormitories and lack the appropriate 
land uses to revitalize. 

Below are the two new recommended styles: 

 

VII. Public Transit: As the city’s job opportunities moved to Southwest Lubbock, the city did not 
make alterations to its public transit system to ensure low-income citizens had access. 

Lubbock is currently in the process of revamping its public transportation system, while this change is 
welcome, the City Council has stated its desire for any reform to be budget neutral. This is despite the 
incredible growth the city has had the past twenty years. Public transit during that time was actually 
reduced by $1 million dollars in 2002 when the city lost federal funding because the population crossed 
200,000 and the City declined to pay for the shortfall. 

What this means is that all the new developments and aggregation of economic activity in Southwest 
Lubbock was never made accessible by public transit. In fact, the current bike and transit route map 
does not even include Milwaukee in its visualization of Lubbock. 



 

Citibus’ budget this year was $14.2 million with the City contributing $3.2M to its operations. Citibus’ 
cost recovery ratio – how much it is able to collect in revenue from ridership versus its expenses – 
consistently stays above 50% meaning this public good pays for over half of what it costs to provide. 
While to those unfamiliar with the cost of public goods this may sound low, for public transit a 50%+ 
cost recovery ratio is near best in the nation. 

Lubbock’s transportation consultants gave a series of community presentations late last year that 
proposed new alternatives to the current routes. The photo shows their budget neutral proposal that 
still does not include connectivity to Milwaukee Avenue. 



 

In effect, the city took money from Old Lubbock, which is in desperate need of reinvestment, and used 
those resources to build new neighborhoods they couldn’t travel to for people that didn’t live here. 
Lubbock’s plans for public transit must include expanding fixed routes directly to these new economic 
corridors.  

VIII. Lubbock is currently undertaking the initial phases of a new infrastructure project that will be 
the death knell for Lubbock inside the loop by stretching economic activity too thin and 
furthering the exodus of wealth from Old Lubbock. 

Now inaccurately referred to as Loop 88 (originally proposed to be a new loop encircling all of Lubbock) 
this project will provide a major thoroughfare connector between far South Lubbock along 130th street 
and north-south component that swings around Wolfforth to Clovis Highway. 

The City of Lubbock has already committed $10 million to the project, the bulk of the financing will come 
from non-local sources to complete a project with rough cost estimates between $1-2 billion. The 
Milwaukee Avenue build out has shown how economically brittle Lubbock inside the loop has already 
become from stretching commercial activity out too far for Lubbock’s adult dormitory housing model to 
continue to accommodate. 

When Loop 88 is completed, children in south Lubbock could grow up without ever going to Old 
Lubbock. 



 

IX. Destruction of Dunbar High School, the Pride of the East. 

It is impossible to overemphasize the importance of neighborhood schools in Lubbock’s land use and 
neighborhood design. Schools have traditionally been the only kind of non-residential activity allowed 
inside of Lubbock neighborhoods, making communities overly reliant on schools as assets to create 
neighborhood energy and attract residents to live there. They are the substance of a community’s 
identity and social fabric. 

Lubbock went through a series of closures of east side elementary schools as part of a budgetary pushes 
for the greater efficiencies 600 student facilities can provide over 200 student neighborhood schools. 
LISD euphemistically calls this process, “consolidating our footprint” rather than closure to deemphasize 
the community impact. In total, six neighborhood-sized elementary schools were closed. The loss of 
these schools left behind adult dormitories with no internal activity. It quickly depreciated the value of 
neighborhood homes and contributed to economic decline of those east Lubbock neighborhoods. 

What happened to Dunbar High School is an illustrative and painful example of the importance these 
assets have for Old Lubbock communities. As part of the 1991 desegregation agreement between 
Lubbock and the federal government, Dunbar was converted into a Junior High that would feed into 
Estacado High School in North Lubbock.  

Dunbar High School, named for black poet Paul Lawrence Dunbar, was for many years an athletic and 
academic powerhouse. It had an award-winning marching band, choir, and an athletic program that 
pulled off an impressive run of statewide basketball dominance, winning five state championships 
between 1953 -1965. In the memoir of T.J. Patterson, Lubbock’s first black city councilmember, Dunbar 
is described as the “beacon of the black community, the traditional public gathering place for the 
Eastside.” 

East Lubbock residents directly attribute the success of the school in educating generations of Lubbock’s 
African Americans to the tight knit community that surrounded the school itself and emphasize how 
valuable it was that many of the teachers at Dunbar lived in close proximity.  

Two quotes mentioned in Councilman Patterson’s memoir: 

Jackie Porch, past superintendent of the Lubbock State School and Dunbar graduate, “The teachers, the 
counselors, the principals, all of us lived in the same community… There was a sense of community and 
of family. Any time you got in trouble you couldn’t get away because the principal lived across the street 
from you.” 

Vernita Woods-Holmes, LISD school board member 2000-2016 and Dunbar graduate, “Right across the 
street from me was my principal and my first-grade teacher. My teachers were friends of my family, and 
a couple of my teachers were relatives. It was such a close-knit community.” 

The destruction of this empowering and supportive environment was not done with malicious intent, 
but simply from a lack of realization how heavily dependent Lubbock’s neighborhood integrity is based 
on schools. Still, the challenges with Dunbar continue to this day, when last year it was one of a handful 
of schools in the state that had failed its academic achievement requirements for five years in a row. 



The relationship between LISD and the African American community of Lubbock has not always been 
transparent. After five years of academic failure, a school district must decide to either close, turn over 
management, or shuffle students so that 51% of the student body is different the following year. The 
first organized meeting between LISD and the East Lubbock Community Alliance to discuss the matter 
was scheduled only months before a decision had to be made. 

East Lubbock residents express resentment for not being brought into the process sooner or kept 
abreast of this possible eventuality in the previous four years. It felt as though they were coming to LISD 
as beggars for a solution with their backs against the wall to save Dunbar. LISD organized a series of 
community listening sessions but made no formal mechanism for how community input could 
contribute to their decision making. 

In the end, this crisis was resolved through a technical sleight of hand in the state’s rules regarding the 
law that allowed for LISD to establish a separate non-profit, the Lubbock Partnership Network, handpick 
its governing board and then “turn the school over” to their self-made organization. This past year was 
the first LPN governed Dunbar, and it may succeed as the Junior High has been on an upward trajectory 
in test scores and because doing this maneuver unlocks additional financing to the school on a per pupil 
basis from the state of Texas.  

With these additional resources, Dunbar may recover, but the process of getting there is indicative of 
the disregard LISD has for the input of communities of color. In north Lubbock, the school board voted 
last year to consolidate three neighborhood elementary schools. The implications of this for the future 
sustainability of those communities is a question mark, though the east Lubbock experience has not 
been favorable. 

When Lubbock’s neighborhood schools close, all that’s left behind is a neighborhood of undesirable 
adult dormitories. 

X. The complete razing of North Overton and the unhealed wound of race relations. 

The North Overton redevelopment project was announced in 1999 with the first new property 
development breaking ground in 2002 and took shape over the following decade. The project is 
described as the “largest private-sector led urban renewal program in US history.”  

The historical revisionism and suppression of viewpoints on this effort are enormous in scope, the 
modern 21st century lexicon for displacement of the disadvantaged from their neighborhoods does not 
have a term for the complete physical destruction of place and compelled evictions of the majority 
4,772 predominately black and Hispanic residents that lived there. 

Many individuals are stunned that such a process happened so recently, and the still utilized 
terminology of “urban renewal” shows the lack of understanding of what those policies did to minority 
communities in the mid-20th century as discussed in the linked video of Cosby Morton in section IV. 

North Overton’s risk factors for decline are consistent with many pre-WWII and early-post WWII 
suburban neighborhoods. They contained small-sized homes returning GIs with young families found 
inadequate, lacking appropriate design for emerging modern home appliances, and built with poor-
quality building materials in comparison to the wave of suburban homes being constructed in new 
neighborhoods. 



Preferences for home size has a generational aspect, as the modern millennial household would have 
preferred North Overton homes with their small lot sizes and one to two-bedroom design. Ironically, 
had the North Overton community survived it would have been subsequently gentrified for the reasons 
the previous generation of Lubbock homeowners left -- beginning its decline. 

True then as it is now, the proximity to Texas Tech University made these homes desirable rental 
properties as there is always someone willing to rent them based on geographic location. As part of the 
McDougal’s planning process for neighborhood displacement, they discovered that significant numbers 
of housing units were owned by out-of-town syndicates, estimating that 94% percent of all structures in 
the neighborhood by 2000 were owned by people living outside of Lubbock. 

That so few units in the neighborhood were “owner-occupied” became one of the common justifications 
used for displacement. The other being that the neighborhood was responsible for almost 30% of 
Lubbock’s crime. These tactics are succinctly surmised by the labeling used to describe the 
neighborhood, the “Tech Ghetto” which many residents living there resented.  

Through the now more developed terminology for describing the living conditions of the oppressed, it is 
easy to see the dehumanization and victim blaming aspects used as justification for what was about to 
occur. This version of history still goes unchallenged and the city of Lubbock’s newspaper continues to 
use that dehumanizing language as recently as this January 2019 story, -- in the headline no less. 

To move beyond victim blaming renters for the degradation of North Overton, it’s important to 
understand the disinvestment trap that occurs in single-family neighborhoods once the original 
homeowners leave. Suburban homes are naturally depreciating assets in extractive growth model cities. 
You can see this in a previous map above that shows the wave of declining homeownership in Old 
Lubbock as New Lubbock expands. 

Homeowners in Old Lubbock neighborhoods can often see little to a negative rate of return if they sell 
their home, which creates an incentive for them to convert the home into a rental property. Over the 
long term, most individuals do not retain their homes, but ultimately choose to offload it when the 
condition of the rental property would require them to reinvest in its upkeep. 

At that stage, the value of the home is worse plus in addition to needing renovations. With the rare 
exception of house flippers that solely focus on neighborhoods with gentrification potential, the only 
type of purchaser interested in this type of home is a specialized investor class that generates profit by 
extracting the maximum amount of rent from the property without investing in large-scale (expensive) 
restorations. They are often referred to as slumlords. 

Slumlords are aware that neighborhoods oppose their strategies for extraction and use a series of tactics 
to prevent accountability. They will transfer titles of the homes to various shell companies set up to hide 
ownership, which can be seen on Lubbock’s Central Appraisal District online portal. As an illustrative 
example (not meant imply the quality of property management), the home of 1510 27th is owned by 
Kaki Investments, whose managing members are actually LLCs as well -- Higher Expectations Properties 
and Impacto Enterprises. 

The utilization of convoluted holding structures is a simple and effective passive mechanism to prevent 
accountability. Slumlords also exploit policies and laws created to protect the property rights of citizens 



from the state and its municipalities. In cities Lubbock’s size, policies on landlords versus tenet’s rights 
are effectively written by landlords. 

Between the obfuscation and deference, slumlords are aware that they can operate outside the 
boundaries of a city’s zoning and codes without fear of significant repercussions. In Lubbock, the only 
instance that defies this trend is the organized and vocal opposition of the politically well-connected and 
affluent North Tech Terrace neighborhood who have been effective at getting the city to appropriately 
police their neighborhood. 

The reason predominately rental neighborhoods go into decline is not because the renters themselves 
are causing a neighborhood to degrade, but that the political axis of cities like Lubbock is heavily skewed 
towards lax enforcement and punishment of irresponsible landlords -- whose means for generating 
profit is to extract as much rent as possible before a property is considered unlivable. 

The perversity here is that degrading property value is a part of the slumlord’s virtuous cycle of profit. 
Rent prices in Lubbock are more determined by geographic location and number of bedrooms/baths 
than the overall quality of the property. A slumlord’s degrading property devalues those that surround 
it, decreasing the quality of life and therefore incentivizing neighbors to move. When they do, the 
market value of their home is worse and makes it cheaper for the slumlord to acquire. 

Most cities already know the solution to this disinvestment cycle and have the policy tools to prevent it, 
but lack the political will to go against the opposition of these slumlords.  

The creation of rental property owner registries is allowed, which eliminates the ability of delinquent 
landlords from hiding behind shell companies. 

Lubbock has already accomplished this for different kind of landlord, one that’s ability to generate 
income is actually dependent upon the quality of the home -- Airbnb renters. Despite opposition from 
the non-politically powerful Airbnb community, Lubbock easily moved forward with a registry program 
as it was backed by both Lubbock’s hotel/hospitality community and the fact these properties were 
being purchased inside of more affluent neighborhoods whose voices are much harder to politically 
ignore. 

The disinvestment cycle of North Overton was not because of poor quality renters, but because the 
municipal policies of Lubbock are structured to cause this in neighborhoods that lack the resources and 
political clout to convince the City to act. A community of almost entirely low-income Hispanic and 
African American renters never had a chance. In normal times these voices struggle to be heard in City 
Hall, it certainly didn’t help their chances that the Mayor of Lubbock through the critical periods of the 
urban renewal process was the son of the developer spearheading the destruction of their 
neighborhood. 

Many Lubbock citizens understand this process intuitively because it is their everyday lived experience. 
This can be seen in neighborhood level surveys of the minority neighborhoods of Jackson-Mahon and 
Parkway Cherry-Point conducted as part of the Neighborhood Action Planning process the North & East 
Lubbock Community Development Corporation had started to initiate in north and east Lubbock 
Communities. The publication of this information was one of the last activities the NELCDC did before it 
was defunded by the city of Lubbock in September of 2017. An excerpt from the Parkway Cherry-Point 
survey: 



 

This process of suburban neighborhood degradation and collapse is not unique to Lubbock, it is a 
commonly understood issue with the urban designs of the rapid post-WWII and subsequent baby 
boomer suburban migration, the original “white flight” phenomena.  

What was unique about Lubbock was how resilient the community was to these effects as it expanded 
because the simplicity of the grid design allowed for more sprawl to be accommodated while 
maintaining ultra-high levels of connectivity necessary to maintain a One Lubbock model. In addition, 
homeowner demands for sturdy brick homes rather than faster degrading wood has allowed Lubbock’s 
neighborhoods to depreciate at a slower rate. This preference is strong across all social strata, Lubbock’s 
Habit for Humanity is one of the only in the country that builds brick homes as a result. 

There was an alternative plan for redeveloping North Overton, seen on the next page. While modern 
best-practices would critique this plan because it likely did not have robust community participatory 
elements, it indicates that by 1986 Lubbock developers were being exposed to new urbanism design 
concepts. 



 

This redevelopment plan for North Overton shows many aspects of what millennial generation citizens 
are looking for. Mixed commercial and residential activity, ample public green space, and single-family 
residential homes buffered from heavy commercial activity by higher density multi-family apartments. 

Could Old Lubbock neighborhoods be redeveloped to incorporate some of these principles that would 
transform them from dormitories to desirable neighborhoods, preserving citizen’s home values? Yes, 
they can, but until the City takes an interest in revitalizing what is already built rather than extractive 
growth, the disinvestment cycle will continue for broad swathes of Old Lubbock. 

The level of slumlord property consolidation of North Overton had reached an extreme degree when the 
McDougals began purchasing properties. In speed measured in months rather than years, a significant 
amount of the neighborhood’s residential units were purchased by them from the out-of-town 
syndicates and the process of compelled evictions began. 

By the ethical standards of urban designers, the temporary displacement of individuals during a 
redevelopment process is acceptable when the redevelopment process is designed with them in mind. 
This is true so long as those residents can return to the neighborhood and provided with housing 
options that fit their income level. In the case of the North Overton development, not a single unit of 
affordable housing was built. 



That a purely private-sector driven urban renewal process would maximize rent and land value by 
building a “neighborhood” of multi-family apartment complexes for TTU students -- properties with 
some of the highest rents in Lubbock -- is predictable. It is a telling example of why redevelopment of 
neighborhoods has to be done with the input of the neighborhood and City acting in their best interests. 

From City Hall’s perspective, and that of white Lubbock, the North Overton project was considered an 
unmitigated success, bordering on near miraculous. A neighborhood of individuals branded as 
undesirable, crime-committing, renters was completely erased. Even more so, the total tax-base grew 
from $28 million to now above $800 million.  

Even politicians who would be presumed to lament the mass displacement of minorities like County 
Commissioner Gilbert Flores often quote this fact as a talking point. T.J. Patterson, the African American 
Councilman representing east Lubbock at the time wrote in his memoir, “The Lubbock city council 
embraced the Overton project with great enthusiasm and every municipal support available. City 
leaders were thrilled that this urban renewal project was putting North Overton back on the tax rolls 
and eliminating chronic drug violence and prostitution that had plauged the old neighborhood.” 

Lubbock rewarded the McDougals for their success on the North Overton redevelopment by signing 
them on as the Downtown Master Developer. This has been repeatedly critiqued over the years as an 
obvious conflict of interest, something the current City Council was made aware of by an American 
Institute of Architecture sponsored urban design team that spoke out forcefully against this model in all 
their meetings while in town, stating that in the team’s over half-century of design experience they had 
never encountered a similar situation. 

Subsequently, the City Council renewed the McDougals contract as the city’s Downtown Master 
Developer. 

For minority neighborhoods in Lubbock, especially the Arnett Benson neighborhood north of Texas Tech, 
the North Overton project is viewed as a window into the future of their communities. It shades and 
poisons all conversations around redevelopment and makes them believe Lubbock is waiting for their 
neighborhoods to degrade enough and consolidate ownership under slumlords that a similar strategy 
will be used for “redevelopment.” 

The callousness, racially-coded messaging, and media reporting that invalidates the collective trauma 
felt from North Overton’s destruction creates a hopelessness that their communities history will also be 
erased. 

XI. Texas Tech, the mercurial partner and sometimes complicit enabler of disparity. 

Texas Tech’s community engagement strategy is best described as incoherent. Texas Tech’s updated 
strategic plan that began implementation in 2017 elevated community engagement, defined as, 
“transform lives and communities through strategic outreach and engaged scholarship” to a core third 
pillar of the university’s mission.  

In practice, the university is still determining what that means, as the highest level position for this at 
the university has been a tacked on job title to the Vice Chancellor for Academic Affairs, who 
presumably was already working a full-time position. In the brief existence of this position it has already 
been organizationally reshuffled from Associate Vice President to Associate Vice Provost. 



The university’s relationship to disadvantaged communities as some definitive highlights, specifically in 
education. 

In 1978, Linda Anderson, the principal of Illes elementary, collaborated with her husband Robert 
Anderson, the Dean of TTU’s College of Education to transform Illes into an experimental magnet school. 
It was a pioneering model in the time of desegregation that was able to sustain a diverse student body 
through voluntary transfers. A future outcome of this would be the rise of Lubbock High School as a 
premier educational institution in West Texas, one of the few that can be found on national high school 
rankings. 

A more recent example that is illustrative of the quixotic relationship TTU has with the community is the 
East Lubbock Promise Neighborhood initiative that began in 2012, where Lubbock was selected as one 
of eight locations receiving a $25 million grant. TTU was the only university that was designated as the 
primary awardee for one of these grants, meaning the money and responsibilities for program 
implementation were theirs. 

The federal Promise Grant initiative was based on the premise that schools can serve as the engine for 
neighborhood revitalization by incorporating social services and innovative approaches to education to 
create “cradle to career” programming. In 2018, TTU was awarded the W.K. Kellogg Foundation 
Community Engagement Scholarship Award for the ELPN initiative, the university’s press release seems 
to imply the increase in graduation rates from 67% to 93% was a result, but there is no peer-reviewed 
research paper indicating causation that can be found through a Google Scholar search. 

One of the few publications that can be found is a thesis dissertation that describes an attempt to 
increase nutritional food intake by fourth and fifth graders that didn’t work, but it did increase students 
awareness of healthy foods. 

On the federal Department of Education’s website for the program, searching for the term “Lubbock” 
yields only a 6-minute youtube video. The links that TTU provides for the ELPN website are both broken: 
http://www.eastlubbockpromise.org/ and http://www.elpngrant.org/, the ELPN Facebook page’s last 
post was April 2019. 

One outcome recently mentioned, and listed as Service 12 in TTU’s application for the program was the 
creation of Estacado’s college credits program, the first graduating class was this year, in this Fox news 
article, Trustee Stubblefield indicates the program costs $450,000 dollars. 

It’s necessary to provide that context because a common refrain in East Lubbock is, “where did the 
money go?” $25 million sounds like a very large sum, and there’s general feeling in the community that 
they were co-opted by the university to get a big grant so it could do studies like this one to determine 
what’s a more accurate way to measure children’s play with an accelerometer, if they wear it on the 
wrist or the waist? 

It is very well possible the outcomes from ELPN are large in scope and future publications are pending to 
show the impact, but from the neighborhood perspective they have no idea what it did substantively for 
the children of their communities. 

When universities are not self-aware of their impact and community perceptions, they can end up 
being complicit enablers of creating disparities.  



That is why many universities today incorporate racial disparity housing impact analysis when they are 
involved in development projects. When the University of Texas at San Antonio decided to expand its 
campus, it hired the National Association of Latino Community Asset Builders to conduct an impartial 
study of how the expansion will impact gentrification and neighborhood affordability in the surrounding 
area. 

Texas Tech has no such policy, which is worrisome because in their Master Campus Plan from 2014 the 
university explicitly lists its desire to become a property management company to” implement mixed-
use development into the western and northwestern peripheries of the campus” and to “establish 
strategic partnerships via land parcel leases.” 

There is the potential for these development plans to accelerate gentrification of one of Lubbock’s 
oldest Hispanic neighborhoods, the Arnett Benson. Residents in the neighborhood already report 
frequent unsolicited mailers and flyers attached to their doors offering to purchase their homes. A kind 
of collective low-level hazing the proud neighborhood endures. The existential threat made more real 
because of the North Overton urban renewal initiative and the commonly held view that the City and 
university are also supportive of displacing them. 

At the time of the North Overton project, university development strategies were openly hostile to 
minority and low-income neighborhoods across the US, viewing them as impediments to growth and 
hurting the prestige of the university with prospective families, damaging enrollment prospects. There 
was no reason to hide their desires for displacement, TTU leadership at the time was an open partner to 
the urban renewal of North Overton, though its role has never been documented in an organized way. 

Currently, the university is working with the affluent North Tech Terrace neighborhood to create a 
virtual tour map on its ArtTrek app cataloguing the history of the wealthy neighborhood, completely 
oblivious to the neighbor whose history it helped erase. 

With the university’s elevation of community engagement as a pillar of the institution, conducting a 
review of its role in the North Overton urban renewal program and committing to conducting disparate 
impact analysis for its property management aims would be meaningful steps towards embracing best 
practices in university community engagement. 

During the Covid19 crisis, the university was an exemplary partner. 

TTU should be commended for its actions in combating the spread of Covid19 in West Texas. It was and 
will always be, the greatest community outreach and engagement effort in the university’s history. 
Chancellor Mitchell’s preemptive closing of the university campus, before a single case had been 
diagnosed in a TTU-affiliate, saved lives and gave Lubbock the breathing space it needed to mount a 
response. 

Every available resource that could be pressed into service was done so. TTU was one of the first 
academic medical centers to implement an N95 decontamination protocol that allows for the repeated 
use of precious personal protective equipment. It now offers that service to community partners 
throughout the region. All inventories of masks and gloves across the system were donated, and every 
3D printer was devoted to the production of facemasks. 



Recent public health graduates staffed the expansion of the city’s health department, medical students 
organized PPE collection and decontamination to allow frontline medical staff to focus on treating 
patients, a single university laboratory has performed  the bulk of the Covid19 tests performed in West 
Texas, while another started producing the viral transport media necessary to do those tests. In one of 
Lubbock’s darkest hours, Texas Tech showed what a powerful force for good it can be. 

XII. Lubbock’s power structure could be seen in real-time during the Covid19 response with its 
disregard for the communities most vulnerable businesses. 

When a system is put under stress, the way that it behaves often reveals its baser instincts. It is much 
easier to see the outcomes of decisions behind closed doors. 

How influence works and the alignment of political axes in Lubbock were blatantly on display in the early 
days of the Covid19 response when on April 22nd Lubbock’s economic development authority, LEDA, 
announced a big business fund in collaboration with the South Plains Association of Governments for a 
$2 million loan fund. Only businesses making above $100,000 in annual revenue were eligible, with a 
maximum cutoff of $5 million in revenue. 

LEDA contributed $1 million for this fund through the rapid re-appropriation from its downtown grants 
programs. 

This program flies in the face of any standard economic analysis of business risk during the crisis, and 
it’s telling that few communities prioritized programs like this across the state and nation. What 
Lubbock did was abnormal.  

There are general assumptions one can make about a business generating an excess of $100,000 of 
revenue a year. They would have an already established strong financial services relationship with a 
bank that is familiar with their balance sheet. They would be managing their books through generally 
accepted accounting principles (GAAP), including comprehensive payroll numbers. The nature of their 
business is likely one that requires maintaining a certain amount of liquidity and days-cash-on-hand that 
would serve as a cushion during the shutdown. 

There are always exceptions to general assumptions, but the broader point is that the risk profile of 
these businesses is not an acute need, and that is why most cities did not prioritize big business loan 
programs. The reasons for this are clear, besides having strong enough balance sheets to withstand 
closure, all the federal level loan assistance programs were designed for these businesses as well. 

The loan terms on the Economic Injury Disaster Loan (EIDL) program through the SBA are quite good, 
and the Payroll Protection Program even better. Businesses eligible for the EIDL could even apply for the 
program, receive a $10,000 grant, and not have to take out the loan itself. 

In order to navigate these programs, an established relationship with a bank was essential and their 
GAAP bookkeeping more than sufficient to pass regulatory minimums for documentation. In the event 
they exhausted these options, it is likely these businesses would have sufficient collateral to secure a 
line of credit through their bank because of their size. There was, and still is, a robust menu of options 
already available.  

The need for a strong banking relationship was widely discussed across various local and national media 
sources at the time. What is more insulting is that in 2020, there are no banks in East Lubbock because 



the Wells Fargo branch inside of the Parkway United Supermarket closed in 2019. City officials were well 
aware of this issue, and were happy to participate in a photo opportunity in January of this year to 
celebrate Lubbock National Bank’s eventual opening a branch inside of that same United. The branch 
has yet to open. 

What the federal programs did not sufficiently address, and as such where local communities across the 
US focused their efforts, were micro-sized businesses. These businesses have none of the attributes big 
businesses have that made access to the very favorable federal lending programs easy. In fact, many of 
them would attempt to pursue the federal programs only to be turned away by banks because they had 
no established relationship or denied because their bookkeeping was insufficient. 

Micro-sized businesses, typically with 1-5 employees total, are disproportionately owned by minorities. 
According to the Census Bureau's Survey of Business Owners, only ~4% of black-owned businesses and 
~9% of Hispanic-owned businesses have paid employees besides the owner. 

The recognition of this spurred communities to act, the City of Ft. Worth launched their program with 
the People Fund, a federally designated lender specializing in micro-loans for disadvantaged 
communities, on April 15th. Dallas issued its request for proposals to manage its micro-business fund on 
April 23rd, a day after Lubbock made its big business fund. 

By serendipity, the People Fund had recently opened an office in Lubbock some months before the 
Covid19 pandemic, making them the first specialized lender of its type, a Community Development 
Finance Institution (CDFI), ever in West Texas. Their current office is inside the downtown Hub City 
Workspace facility. Their Lubbock loan officer began to solicit local leadership here after the 
establishment of the Ft. Worth program, where this individual helped stand up Ft. Worth’s program to 
bring those learnings here, should Lubbock decide to also partner. 

The People Fund is considered a top-tier CDFI in the state, one that was directly endorsed by Governor 
Abbott in a Covid19 press conference as the entity that would manage Goldman Sachs’ contribution to a 
Texas small business fund. 

If they were not already aware of the need for a micro-loan program, various city officials were made 
aware by the end of April through mid-May, after the Community Foundation of West Texas began to 
inquire whether this was something suitable Lubbock should pursue. The minimum amount of capital 
necessary to start this program was $100,000, which would have had an incredible multiplier ratio of 
4.5. Meaning that the People Fund could have made $450,000 worth of loans specifically tailored for 
businesses at the greatest risk of collapse if Lubbock could provide $100,000. 

As a comparison, this amount is less than half of the $231,039 collected in Bingo taxes last year. 

Now into June, the City of Lubbock has yet to provide a Covid19 appropriate lending program. On June 
10th, LEDA announced it would directly manage a $1 million allocation from Lubbock’s CARES act dollars 
to set up a micro-grants program, the application information can be found on their website complete 
with a generic stock photo of two black businesses owners, stand-ins for Lubbock’s black community 
that they chose to ignore for months through the peak of the crisis while their businesses collapsed. 

The city’s inability to provide any relief to those in the greatest need while rapidly finding $1 million 
dollars for a big business program is telling. 



The CARES act federal statutes were clear from the beginning that micro-lending programs were an 
acceptable way to use those dollars, which makes the claim that city officials were “waiting for 
guidance” just one of the many various ways it attempts to deflect and confuse individuals advocating 
for efforts it has no interest in taking. 

It is unclear how many of these small businesses are permanently lost due to the city’s unwillingness to 
act in the peak of the crisis, the implications will ripple through Lubbock’s minority communities for 
some time to come. 

What this means is that micro-businesses, disproportionately owned by minorities, had to rely on 
payday lenders for any kind of emergency liquidity during this time. 

This is an insult to injury for advocates like Councilman Juan Chadis, who began his tenure as a 
councilman by fighting for regulations on Lubbock’s rapacious payday lending industry in one of the 
more openly vicious fights in recent political history. In this AJ news article from the time, Mayor Pope is 
quoted to have said with regards to regulating the industry, “You want to make sure vulnerable parts of 
your population aren’t being picked on, but the question becomes ‘what’s the role of city government?” 

Indeed, what is the role of government in preventing its most vulnerable from being preyed upon? From 
preventing a small group of special interests from dictating extractive policies? 

Councilman Chadis lost his battle to regulate the payday lenders. The main opposition to his efforts 
came from the Chamber of Commerce, that fought tooth and nail to make sure it wouldn’t pass. The 
interest of the Chamber at the time was not necessarily that payday lenders were members, but that 
one of Lubbock’s largest banks serviced them as clients and made easy money doing so. 

After forcefully advocating for allowing payday lenders to continue their predatory practices on 
Lubbock’s most disadvantaged business, many owned by minorities, the Chamber of Commerce hosted 
its first ever Diversity Summit in March of the following year. At the Diversity Summit, individuals could 
participate in sessions such as “The Business Case for Diversity and Inclusion,” “The New View on 
Diversity/The Cost of Culture,” and a session on the role of faith in operating a business. 

The Diversity Summit is now an annual event in the Chamber’s schedule and is an often used talking 
point by them as a means to indicate their solidarity with minority communities. 

XIII. The next nail in the coffin for Old Lubbock is currently underway, the Capital Improvements 
Advisory Committee. 

One of the outcomes from the 2040 Land Use Plan process, and some would argue the reason why 
Lubbock undertook that process, was to be able to establish a standardized impact fee structure for new 
developments. These types of policies make sense because they can incentivize developers to align their 
for-profit strategies with a city’s development goals. Impact fees assess a developer a certain 
percentage of the costs of building the infrastructure necessary to connect their development to 
Lubbock’s infrastructure. 

Cities are allowed to set impact fees for water, wastewater, stormwater, and roads, if used in tandem 
with smart-growth strategies for infill development they can result in profound changes to the way a 
city’s developer community operates. Cities can set different rates for different types of developments, 
such as multi-family versus single-family, and can incentivize higher density building or building in 



specific locations. Determining the amount charged and what that financing will be used for create 
additional layers of complexity -- complexity that historically in Lubbock has been exploited by special 
interests. 

This AJ article from June 9th explains some of the issues debated a quote from Thomas Payne, a local 
developer on the committee provides a telling quote, “If growth paid for growth, I don’t believe there’d 
be a city in Texas that has impact fees because all the cities who have begun collecting impact fees have 
done so because the cost of their growth outpaced their ability to pay for it… When a city enters a 
higher-growth phase, and clearly Lubbock has, it requires addressing the need to pay for infrastructure.” 

If the impact fee process is determined in the usual way Lubbock operates, the impact fee program is 
likely not to offset even the cost of the new infrastructure, and impact fees do not take into account the 
cost of the permanent liabilities created by new subdivision expansion. 

Already, four of the most powerful political organizations in Lubbock, several of which are directly 
responsible for the extractive growth model of Lubbock, have created an “impact fee task force” to issue 
a series of demands and lobby on how impact fees should be structured. 

The task forces members, the West Texas Home Builders Association, the Lubbock Apartment 
Association, the Lubbock Association of Realtors, and the Chamber of Commerce believe the 
recommendations of the 2040 Plan are far too restrictive and they want the city to drop water and 
wastewater impact fees entirely. 

The most despicable claim the task force is making is that they are operating in the interest of making 
sure housing is affordable in Lubbock. Bryce Daniel, the President of the West Texas Homebuilders 
Association gave this quote to KCBD, “The primary mission of the West Texas Home Builders Association 
is affordable housing. In keeping with this goal, there are substantial disagreements with the plan that 
needs to be rectified prior to moving forward.” 

This claim is ridiculous based on broad nationwide industry trends in real estate that clearly show a shift 
towards the creation of higher end homes since the Great Recession. Affordable housing in 2020 is 
almost never built without some measure of guidance from municipalities on what their development 
preferences are. The reason for this is obvious, the margins on creating higher-end homes is better. One 
way to see this is by examining building preferences for “Spec” houses -- homes built without a buyer 
already in place.  

Spec houses represent a real estate developer’s willingness to take a risk on their own balance sheet 
because there’s various ways to decrease expenses in comparison to custom built homes, increasing 
profitability. Lubbock is no different from any other community with regards to developers chasing more 
lucrative returns. 



 

The general trend is for higher end homes, the median home sales price in 2019 was $166,500, well out 
of reach of most Lubbock citizens as the median home value for owner-occupied housing is $130k, and 
the median monthly mortgage costs here are $1,370, based on US Census Bureau statistics. With the 
median household income of Lubbock at $48,000, developers are already not building homes for 
Lubbock’s current population, this is in lieu of impact fees supposedly changing this dynamic. In the past 
three years the only meaningful growth of housing permits has been in the $200k-300k range. 

 

Who are Lubbock developers building homes for? It is certainly not for the majority of Old Lubbock 
citizens. Real estate developers in Lubbock over time have shaped the policy orientation of the city 
towards their preferred style -- building large subdivisions of homogenous homes in cotton fields with 



price points unavailable to the citizens who are paying for their infrastructure and future maintenance 
of the neighborhood the developers are building. 

This makes sense, they are operating under profit maximizing motivations, the same motivations that 
cause them to shape Lubbock’s policies of extractive growth. This is not a “free market,” city design and 
planning policies shape the nature of a community's housing market. The fact that single family home 
superblocks in cotton fields outside of LISD are the most profitable is because that is how the game is 
set up. 

Should a city’s housing strategy be determined by what is the most profit maximizing for real estate 
developers? Or should it first be based on what is beneficial to all of Lubbock by creating a strategy that 
preserves and increases the home values of citizens who already live here rather than degrade them? 

Is it possible to build in Old Lubbock? Yes, there’s substantial amounts of acreage throughout Old 
Lubbock where housing development could occur, but the City’s policies are not oriented towards 
encouraging it and preventing harmful social stratification of neighborhoods. It is telling to look at the 
lack of unsold inventory in areas inside the Loop: 

 

XIV. There is a way forward for all of Lubbock to thrive, but it will require an immediate and 
fundamental shift in the city’s policies from extraction to a smart-growth orientation. 

The premise of smart-growth is simple, cities should comprehensively assess whether new 
developments will pay for themselves, not just the costs for when they are built, but in perpetuity. Even 
the impact fee structure does not allow for incorporating projections beyond 10 years, too early to 
capture the cost of one cycle of roadway repair. This means that impact fees alone, even when carefully 
constructed, cannot change the extraction process. What Lubbock must create is a comprehensive 
financial model that takes into account the long-term costs of development, and then stick to a policy 
that all new subdivisions must be budget neutral. 



Smart-growth incentivizes building within areas that already have robust infrastructure, which is exactly 
what Old Lubbock has, and why it has been resilient for so long. The challenges Lubbock is currently 
facing are not unique and are predictable for cities its size. What is unique is that Old Lubbock was so 
well built to begin with that true revitalization and growth are possible. There are few communities 
where this is also true. 

The resilience of Old Lubbock has given time to witness these challenges in other communities, and 
more tragically, the decline and disinvestment process in the city’s traditional minority neighborhoods. 
The City can, and must, learn from their struggles. Currently, Lubbock is squandering this time by 
choosing not to develop within the simple, but elegant, grid design Old Lubbock was built on. 

The impact of Milwaukee Avenue on Old Lubbock is now clear, it socially stratified the traditionally 
mixed-income neighborhoods and shifted the economic center of gravity away from Lubbock inside 
the loop, destroying the benefits of the city’s robust grid infrastructure. 

Milwaukee enabled the migration of Lubbock’s affluent to a different school district while maintaining 
connectivity to the only parts of Lubbock that have relevance to high income earners, the medical 
district (nurses and physicians), TTU (professors and administrators), and downtown (bankers and 
lawyers). 

The City cannot feign ignorance to the issues caused by extractive expansion any longer. Many long-
term citizens of Lubbock have known what has been going on intuitively, but it’s very challenging to find 
quantifiable evidence of the disparities being created. That’s intentional, when Lubbock’s previous City 
Planner, an award winning planner and one of the only professionally trained in Lubbock’s history, 
proposed creating a comprehensive fiscal impact analysis tool to accurately assess the long-term 
resource costs of Lubbock’s extractive growth the City Manager replied, “No one wants to see that 
here.” 

Unless the construction of Loop 88 can be halted, Old Lubbock’s future is lost. 

Milwaukee showed what happens when Lubbock invests in new infrastructure outside Loop 289. It 
distorted the basic design of Lubbock almost to the point of breaking. What Milwaukee began, Loop 88 
will finish. Lubbock will have squandered what made it unique as a big town with such excellent 
connectivity that allowed the city to maintain the benefits of smallness. That is what the grid 
accomplished, and while neighborhoods in Lubbock have been segregated by race, it was the fact that 
individuals and families across the economic spectrum lived within the same neighborhoods that gave 
them resilience. 

It is that same resilience that has allowed Old Lubbock to sustain itself even while its resources have 
been drained away to build a new kind of city, one that resembles the poorly connected suburbs of 
Dallas and the disparities that come with it. 

No one in Lubbock voted for this future, the city’s policies, captured by special interests, siphoned the 
money needed through policy sleights of hand and intentionally misleading citizens by describing what 
was happening as a “franchise fee” on utility companies, instead of what it actually is in practice. A 
covert way to do an unaccountable bond raise backed by revenues generated from a regressive tax. 



Loop 88 can easily be built through the same means. The reason for this is despite the overall project 
costing over $1 billion, Lubbock will only pay a very small fraction of the cost. This is a common repeated 
justification as to why Lubbock should do it, but just because you only have to spend, “pennies on the 
dollar” for something doesn’t mean it’s actually what is needed.  

The trajectory of Lubbock is still changeable, but it requires a fundamental realignment of Lubbock’s 
political axis from special interests to the interests of all Lubbock citizens and this needs to happen 
now. 

Impact fees alone will not be enough and Lubbock citizens have to demand accountability to cut through 
the obfuscations, proclamations that extractive growth is inevitable, and that the city has no policy tools 
to prevent this growth. Right now is the perfect moment to transition, because by the homebuilders 
association’s own admission, when they demanded Lubbock provide them a two year “grace period” 
from impact fees, current construction and development is stalled because of the economic downturn. 
Doing this now would blunt the biggest threat the real estate developer community will use against this 
change -- that doing it will depress Lubbock’s economy and drive it into a recession. 

The idea that a substantial recession would occur here in the short term as a result of this policy shift is 
highly unlikely, even before Covid19, which can be seen by examining Lubbock’s economy through a 
cluster analysis like the one the Dallas Federal Reserve conduct for Lubbock: 

 

The radius of each circle gives an indication of the relative size that industry is in Lubbock’s economy. 
The agribusiness circle is artificially small as much of the activity related to the multibillion-dollar 
agricultural industry happens outside of Lubbock’s city limits. 

What can be seen in this analysis is that the pillars of Lubbock’s economy are agribusinesses, health 
services, and education. The size of food services and retail are abnormally large for a city Lubbock’s 
size, a product of 38,000+ Texas Tech students. 



The pillars of Lubbock’s economy in economic terms are considered non-cyclical, which means they are 
inherently resistant to recessions. This effect was most easily seen during the housing crisis-induced 
Great Recession, and the fact that the impact of it here was relatively small.  

Lubbock’s economy is not dependent upon the construction of new budget-killing subdivisions for 
growth. 

While it is possible a short term decrease in the rate of construction will have a negative impact on the 
economy, that will be far outweighed by the long term benefits of greatly improved quality of life and 
increases in the value of  homes and properties already built in neighborhoods throughout Old Lubbock. 

Like in every other city that has pursued smart-growth, Lubbock’s real estate and developer community 
will adapt. They are profit motivated and want to continue to generate income through the skills and 
knowledge they have. The developers will have to incorporate modern styles of design into their 
practices, something they would never do if the option of simple copy-and-paste new subdivision 
development is still on the table. 

XV. Smart-growth, the only way forward for all of Lubbock. 

The revitalization of Old Lubbock begins with Lubbock’s City Council declaring that they will use every 
means available to them to ensure new development outside Loop 289 must prove it is budget 
neutral in perpetuity, not just a 10-year projection. 

There are many policy tools Lubbock can employ to make this happen, whether through a moratorium 
on business permits, blanket denial policies on zoning variances, setting all impact fees to their 
maximum amount allowed by law for regions outside Loop 289 (and setting the rate to zero for 
developments inside the loop), etc...  

The impact of this aggressive stance will likely be enough of a deterrent that real estate developers will 
begin to change their profit strategies without the need for doing more than maximum impact fees. Real 
estate is a risk averse industry with regards to policy threats because their investments are illiquid for a 
significant period and there are many policies that can alter their profitability. 

Lubbock needs to accelerate the adopted proposals in the 2040 Plan to create an accurate financial 
impact model of new developments and to determine how much Old Lubbock neighborhoods have 
contributed to the city’s budget in comparison to the amount of services they received. 

This is a best practice. Lubbock should have been doing this already, but as the City Manager said, “No 
one wants to see that here.” Presumably, “no one” is not referring to the general citizenry of Lubbock. 

The cost of a smart-growth strategy is well within the city’s means, so long as it stops using the 
“gateway” fund dollars to build unaffordable and inaccessible neighborhoods. 

Lubbock’s grid infrastructure is an incredible boon, it cannot be overemphasized how lucky Lubbock is to 
have such a simple template to begin redevelopment. The City Council needs to commit to changing the 
“gateway” fund to a revitalization fund. No more dollars from this fund should go to the creation of new 
infrastructure. $124 million is enough. 

Instead, this financing should be used to catalyze transformational projects that shift Lubbock’s 
economic center of gravity back inside Loop 289. 



If the council decides to pursue a bond election in November as they have previously stated they will, 
the only projects included should be inside Loop 289. 

This is obvious, a significant investment is necessary to repair Old Lubbock’s roads and finally pave the 
dirt streets that’s concentrations in minority neighborhoods shows obvious racial disparity. 

Lubbock’s neighborhoods need to be empowered to make changes that correct the fatal flaw in their 
design, causing them to become adult dormitories, residential-only zoning. 

While almost every Old Lubbock neighborhood suffers the same flaw, the way that they will revitalize 
must be unique to each neighborhood. They have to take on distinctive identities that are driven by 
community input on what’s best for them. It’s telling that when Lubbock citizens are asked where they 
live they rarely refer to the name of a subdivision, and instead give the closest recognizable intersection 
instead. 

Neighborhoods should be allowed to opt into mixed-use zoning that would allow for self-determined 
business activity inside of the community. Imagine a home converted into a restaurant, a vacant 
residential parcel as a food park, or getting a haircut in a garage renovated as a barber shop. East 
Lubbock once had a thriving bootlegger economy in their neighborhoods. Allowing for the development 
of neighborhood cottage industries could even help in the immediacy with Covid19 by encouraging 
communities to spend more time and having more of their interactions inside the neighborhood, 
decreasing chances of infection from the outside world. 

Lubbock can offset any short-term construction downturn by removing barriers to and incentivizing 
the construction of accessory dwelling units in any Lubbock neighborhood. 

Allow homeowners to reinvest in their properties and get more value out of their plot. Increasing the 
density of Old Lubbock neighborhoods can offset some of the challenges single family home zoning has 
created for generating sustained community activity. It also increases the number of tax-paying citizens 
without increasing liabilities from new acreage. This is something many Lubbock citizens desire as the 
demographics of West Texas are aging and families want their elderly to move to Lubbock for access to 
healthcare. Accessory dwelling units are often referred to as “in-law suites” or “granny flats.” 

They are also a Covid19 friendly way for homeowners who want someone to be able to live near them, 
like a parent, but without having to be in close contact. 

The pent-up demand for these could meaningfully offset the short term construction downturn a shift 
away from extractive growth could initially cause. 

Provide neighborhoods with the tools for self-determination, accelerate the Neighborhood Action 
Plans process, and keep the promise to East and North Lubbock neighborhoods that they will be 
prioritized. 

There’s a standard best practice process neighborhood can use to determine what’s right for them. 
Neighborhood Action Planning is a process whereby a professional organizer provides the appropriate 
frameworks and knowledge of design necessary for citizens to be well equipped to self-determine how 
their community will thrive. 



This was what Lubbock hired its ex-City Planner to do, an individual who had previously received an 
award in recognition for their prowess at neighborhood planning. It is unfortunate they were forced to 
resign for contesting Lubbock’s property developer community while advocating for Lubbock citizens 
too many times. On more than one occasion, developers questioned their competency and credibility 
because the City Planner was a woman. 

In order for minority neighborhoods to trust Lubbock’s redevelopment goals are inclusive, there has 
to be a reckoning with what happened in North Overton. 

Currently, there is no trust in Lubbock’s minority neighborhoods that the city could create development 
policies in their best interest. For Hispanic residents in the Arnett Benson neighborhood above TTU that 
are frequently solicited to sell their homes, it is never far from mind. The ghettoization of the North 
Overton community’s lived experience needs to end, stop putting it in headlines, stop the historical 
revisionism, stop dehumanizing, stop victim blaming renters for the disinvestment cycle the City of 
Lubbock is complicit in by its unwillingness to hold slumlords accountable. 

The city financing a similar story map process Texas Housers’ did for east Lubbock neighborhoods who 
were impacted by the original urban renewal process would be a good first step. All of Lubbock 
residents would also benefit from understanding why North Overton collapsed, and why their 
neighborhoods are also at risk for the same decline due to City policies. 

As part of the promise to never do neighborhood destruction as “redevelopment” again, the City 
should enact a landlord registry program. 

If it can be done to Airbnb owners, it can be done to landlords. Prove to minority neighborhoods that 
the city is willing to level the playing field when it comes to slumlords interest in neighborhood 
degradation versus the community’s desire to thrive. 

 Texas Tech can keep the community engagement momentum from its heroic Covid19 efforts by 
reviewing its role in the razing of North Overton and adopting best practices for its future property 
development ambitions. 

It is no secret TTU had a role in this, the university should undergo a thorough review of what it did to 
contribute to the displacement of 4,725 predominately black and Hispanic North Overton residents. 
When the virtual tour mapping of affluent North Tech Terrace is completed, engaging in a similar effort 
to reclaim the history of North Overton would also be a welcome gesture. 

More importantly, the university needs to show the Arnett Benson neighborhood that TTU’s master 
development plan will not lead to their displacement by hiring an entity like the National Association of 
Latino Community Asset Builders who conducted a housing disparity impact analysis for UT San Antonio. 
Texas Tech could go even further by incorporating an affordable housing component to their property 
development strategy. 

Empowering Old Lubbock neighborhoods to create their own identity needs to be coupled with 
shifting the city’s economic center of gravity back inside Loop 289, this can be achieved with two 
transformative initiatives that would cost well below the $124 million used to disrupt the city’s social 
fabric -- the right sizing of 34th street and catalyzing the development of an inclusive neighborhood in 
east Lubbock. 



Lubbock’s sole focus for Old Lubbock revitalization is downtown. While downtown revitalization would 
undoubtedly have a meaningful impact in bringing economic activity back, the financial cost and 
timeline necessary for doing this preclude it from being something policy action can readily change. 
When Overland Partners, the consulting firm hired by Lubbock to create the new downtown 
redevelopment plan, conducted their parcel analysis of downtown properties they found something 
strange. 

Many of Lubbock’s downtown properties have been owned by the same individual or holding company 
for very long periods of time, but few of them have ever invested dollars into their properties. 
Significant parts of downtown Lubbock have been speculatively held for long periods of time. The 
property owners are waiting for someone else to cause downtown redevelopment so they can generate 
a profit off the appreciation of property values. Too many of the properties are currently being held by 
entities disinterested in participating in redevelopment. 

Instead of focusing on downtown, it is possible to achieve a similar transformational economic impact 
through implementing a a strategy like what is proposed for Avenue Q in the downtown redevelopment 
plan. Ave Q, like 34th street, was once a very important arterial through Lubbock, but it lost its 
important with the creation of I-27. Lubbock is currently working with the state to right size Ave Q to 
make it more pedestrian friendly by removing some of its lanes, improving the streetscape, and 
incorporating bicycle and pedestrian-friendly aspects. 

The same strategy can be employed on 34th street, and if coupled with new urbanism concepts like the 
ones seen in the original North Overton development plan, would result in transformational 
revitalization. 

The city can cost effectively revitalize 34th street by collapsing the roadway, modifying land use 
policies, and transitioning its approach to parking. 

Right sizing 34th street, no longer a major commercial arterial like Ave Q, is the fastest and most 
inexpensive way to dramatically change Old Lubbock’s trajectory. Pedestrianized roadways are rare in 
Lubbock, the closest example is the Vintage Township which creates significant amounts of 
neighborhood intimacy with its two lane streets and reduced speed limit. These are considered best 
practices in urban design for creating walkable spaces, a community does not have to be affluent for 
their neighborhood to have good design. 

Reducing the speed limit on 34th street to 15 miles an hour and collapsing it to two lanes would have a 
similar effect. Bicycle lanes and a pedestrian walkway would replace some of the space freed from the 
lane reduction, but the rest should be given to adjacent commercial property owners to incentivize 
them to build right next to the walkway.  

There is ample space for building modern mixed-used use, meaning retail ground floor and several floors 
of residential units, adjacent to this new “34th street greenway” if Lubbock lifts parking minimum 
restrictions and allows property owners to build in their parking lots. The impact of this achieves the 
similar goal the original North Overton redevelopment plan had proposed, increasing density and 
activity along connector streets and buffering single family homes in the interior. 

It is not possible to retrofit 34th street with the nodal design structure the 2040 Plan recommends for 
new Lubbock subdivisions. That strategy was recommended to avoid the impossible nature of 



maintaining vibrant commercial activity with purely destination traffic that Lubbock’s .77 commercial 
acreage per 100 persons ratio compels -- the problem that prevented the previous 34th street 
improvement project from having a significant impact. 

As a tool to incentivize property owners to move quickly, the city can reform its parking strategy from 
individual properties to a regional quota system. What this means is that if there is enough parking 
within a radius of a property at the time of replacing their parking lots with mixed-use developments, 
then the project can move forward. 

This kind of quota system creates an incentive for property owners to be the first mover in 
redevelopment as some amount of parking will always be necessary in the area for ADA compliance, but 
more importantly, an essential aspect of inclusive design is to make sure properties are accessible to all. 
A fee structure will be determined so that properties that use their parking lots for redevelopment will 
pay into a fund that compensates property owners who choose not too in exchange for utilizing their 
parking spaces. 

For some of the more run down and vacant properties, this would incentivize the owner to demolish the 
original structure on their land as it would be more profitable to generate income through this means. 
This would also have the beneficial effect of reducing the glut of commercial storefronts that contributes 
to the .77 ratio. 

Much of this 34th street revitalization strategy is through the utilization of unlocking private-sector 
activity through deregulation and the creation of a market-oriented parking quota system with 
minimal impact to the city’s budget. 

The largest city expense will be reducing 34th street and streetscape improvements necessary for 
pedestrianization. These activities could easily be financed through the gateway fund if those dollars 
were not being used for extractive growth. 

An equally important component of the Old Lubbock revitalization strategy is the restoration of East 
Lubbock, which must begin with addressing accessibility. 

There is one area of Old Lubbock where the city’s high connectivity grid system was not fully integrated 
in the neighborhood design, east Lubbock. Previous maps in this report show the racial discrepancies in 
infrastructure and the preponderance of dirt streets located in minority neighborhoods. This long-
standing trend made clearer when Lubbock took resources from those neighborhoods to build 
Milwaukee and refused to provide public transit to the new economic activity happening outside Loop 
289. 

This is also seen in the racially motivated placement of industrial zones in Lubbock, and the fact those 
sites continued to expand lock step with minority neighborhood growth to isolate them from the rest of 
Lubbock. Lubbock’s historical land use policies successfully contained minority neighborhoods and 
intentionally created “one road in, one road out” developments to curtail mobility. 

East Lubbock neighborhoods were designed to fail from the beginning, starting on an immediate 
redevelopment program within them would be incredibly costly and almost certainly destined to fail 
unless certain preconditions are first met. The pathway for east Lubbock neighborhoods to obtain 
restorative justice will need to happen sequentially. 



First, the City Council needs to get rid of its talking point that public transportation must be “managed 
like a business” and understand the positive externalities of public goods far outweigh costs. 

There is no city in America that has successfully executed a revitalization strategy where public transit 
was not a core element. The millennial and Gen Z generations place a premium on these services, less 
than a quarter of 16-year olds in America have a driver’s license a 50% drop from when the previous 
generation was the same age. 

Public transit is inclusive because many low-income households cannot afford the costs of car 
ownership. 

When the City refers to running Citibus, “like a business,” it is not from the perspective that Citibus 
needs to achieve operational excellence like a private sector entity, but rather that its cost recovery 
ratio is only 50%. The idea that public transit needs to pay itself directly through service provisioning is 
absurd. Providing transit service is a public good, meant to alleviate the disparities in the geographic 
location of economic activity, something this report has already established exist in Lubbock through 
multiple lines of inquiry. 

The expectation that Lubbock’s most disadvantaged need to pay enough for Citibus to reach profitability 
is simply another way in which Lubbock’s policies reinforce disparity, especially in the context of the 
racially motivated design of East Lubbock neighborhoods with poor connectivity. When LSC 
Transportation Consultants, the firm hired by Lubbock to conduct the currently ongoing transit analysis, 
sent out a survey for public feedback, they discovered something that surprised them. 

This firm as conducted analysis in city’s large and small, the map of where their projects have been done 
across the US since 1975 is impressive in scope, but what they said about the Lubbock survey was that 
the percentage of individuals responding that listed Lubbock’s public transit as their sole means of 
transportation was the highest that they had ever seen. 

Instead of generating economic disparity and disproportionately harming communities of color by 
wanting a public good to generate income, Lubbock should commit to maintaining a cost recovery 
ratio benchmarked to the ratios of top ranked cities for public transit. 

Doing so is not cost prohibitive, Lubbock currently spends practically nothing on public transit. The city 
provided $3.2 million in this year’s budget for transit. Even if the city were to target a more appropriate 
.25 recovery ratio, putting Lubbock more in line with cities that have excellent public transit, the total 
expenditure would be 0.78% of the city’s total expenditures for FY 2019 -2020. 

Public transit has positive externalities for the areas connected by it, especially at the location of stops. 
With a well-developed public transit plan, one that LSC Transportation Consultants is capable of making 
if it were not constrained by budget neutral, it is likely the city would generate a return on this 
investment through preserving and increasing property values adjacent to desirable transit stops. 

 

 



The East Lubbock community needs to be able to start the Neighborhood Action Planning process 
now, and while that is happening, the City of Lubbock can spearhead the creation of a modern 
inclusive neighborhood. 

At this moment, it is clear Lubbock does not know how to work with a community to redevelop its 
neighborhood. Any immediate direct engagement in redevelopment would be met with hostility unless 
the redevelopment plan comes from the neighborhood itself. 

While this process is going on, Lubbock itself can spearhead redevelopment in the area by leveraging its 
East Lubbock property. 

 

Lubbock owns the entirety of this scenic parcel of land. It currently uses it, like many Lubbock citizens do 
use east Lubbock for, as a dumping ground for large objects it doesn’t want to store elsewhere, such a 
utility poles.  

Appropriate models of inclusive neighborhood development are not new, and in fact these “micro-city” 
and “urban village” concepts are starting to develop around the DFW metroplex as a superior style of 



design. The beginning of this process would be commissioning an experienced design firm to create a 
master development plan based on best practices in new urbanism and inclusive design. 

The most important aspect of making this effort work is ensuring sufficient housing price points exist 
within the neighborhood so that moving there is an option for east Lubbock residents. The means to 
achieve this is by leveraging a lucrative tax program that provides most of the financing for blending 
affordable housing into new developments. 

Every year, a Lubbock-based development is eligible for ~$20 million in tax credits allocated to West 
Texas in exchange for incorporating affordable housing into their strategy, Lubbock has the ability to 
shape what projects win this award by creating a special document called a Concerted Revitalization 
Plan. 

These tax credits are awarded to a private developer who commits to making sure a certain number of 
the housing units are available at affordable prices. Lubbock is allowed to shape the nature of projects 
that win this award if it were to adopt a Concerted Revitalization Plan document, which would give 
projects consistent with the plan preference for winning the award. 

Lubbock to date has chosen not to create such a document, although Overland Partners recommended 
the city do so in the recommendations for downtown. 

Currently these tax credits are not being utilized in a concerted fashion, despite them being a lucrative 
and precious resource for spurring needed affordable housing development. Two projects Lubbock 
citizens may be familiar with that used these are the renovation of the Metro Tower downtown, which 
received over $10 million in these credits, and the Guadalupe Villas project, something the Guadalupe 
neighborhood opposed putting in their neighborhood. 

The Guadalupe neighborhood is one of the oldest Hispanic communities in Lubbock, which began as the 
segregated area Hispanic migrant workers were allowed to live. Lubbock’s white population referred to 
it as “Mexican Town.” The Guadalupe neighborhood is proud of their history and remains a tight-knit 
community to this day. It is the only neighborhood in Lubbock that created its own economic 
development corporation. 

The citizens of Guadalupe are the most well-organized Hispanic community in Lubbock, and they 
showed up in force at the City Council meeting where a necessary zoning change was needed for the 
Guadalupe Villas project to move forward. They spoke passionately about their neighborhood and 
expressed their frustration and resentment that such a project could happen without their ability to 
provide input. Ultimately, they lost the zoning case in a 5-2 vote with Councilwoman Patterson-Harris 
joining Councilman Chadis on the losing side. 

It is a common story in Lubbock, when a minority neighborhood attempts to advocate for what it 
believes is in their best interest. A more recent example being a coalition of east Lubbock 
neighborhoods coming together to request the city help promote the revitalization of their area by 
having the recently voted on County Expo Center be the centerpiece to a redevelopment initiaitve of the 
aging South Plains Fairgrounds. They lost that vote 4-3, with Councilwoman Joy siding with the two 
minority councilmembers on the losing side. 



It is important to note the historical lack of minority input in decision making which emphasizes the 
need for vigilant and transparent processes going forward. In other communities throughout the state, 
Concerted Revitalization Plans have been co-opted by real estate developers to exacerbate inequality in 
housing while enriching developer’s bank accounts with lucrative tax credits. Concerted Revitalization 
Plans, much like impact fees, can be a powerful tool for restorative justice and a means for the 
oppressed to shape development they desire. They can also be used to further extraction.   

A meaningful act by the council to begin repairing minority relationships would be by creating a 
Concerted Revitalization Plan that specifically incentivizes inclusive styles of new development. This 
means neighborhoods that blend sustainable commercial activity with a range of housing price points so 
that its residents come from a broad swath socioeconomic statuses. By doing so the city could unlock a 
substantial amount of capital in the form of tax credits to drive forward the redevelopment of east 
Lubbock. 

The new interest and economic activity created by developing an inclusive urban village neighborhood 
in east Lubbock would create the political momentum for the final needed step to revitalize -- the 
removal of the toxic release sites and industrial activity that chokes their neighborhoods. 

There is a strong resistance in City Hall to currently use the policy tools available to them to displace the 
industrial sites in east Lubbock. It would involve some complex negotiations around payments and 
compensation for businesses to move their industrial activities elsewhere.  Organizations like Texas 
Housers have worked with north and east Lubbock neighborhoods in demanding that these actions be 
taken, but the potential costs of such actions have made the city unwilling to consider them. 

By creating interest and new economic activity into the area with a modern mixed-use, mixed-income 
neighborhood, more of Lubbock would begin to appreciate the natural beauty and high quality of life 
possible by living near the Canyon Lakes. Unlike Lubbock’s playa lake system that serves as a stormwater 
drainage mechanism, the Canyon Lakes are supplied with water that has been treated and cleaned -- the 
Lubbock Triathlon uses one of the canyon lakes for its swimming portion. 

Currently it is not possible to tap into the economic potential of the Canyon Lakes system because of the 
very close proximity of industrial sites, which are predominately used for low intensity economic activity 
like cement pulverizing and batch plants. Some of these sites were put there as a tool for racial 
segregation, others because of the lack of political clout minority communities have in Lubbock. 

An illustrative example, some of the industrial sites in North Lubbock were never zoned as such 
originally but were illegally used for this purpose and then subsequently granted variances to continue 
operations. 

It is not too late to change the future of Old Lubbock. The solutions are well within the City’s means if 
it stops spending money on new developments and infrastructure outside of Loop 289. 

The reorientation of Lubbock’s policies from extractive growth to smart-growth must happen now. Just 
as it was city policies designed to enrich special interests by extracting resources and allowing 
disinvestment cycles to degrade the city’s neighborhoods, it is predominately through policy that Old 
Lubbock’s future can be saved. Now is the time for hard truths and conversations in Lubbock to ensure 
that this city’s future honors the history and dignity of all its citizens. 



This report lays out a way forward, but it can only be achieved through vocal citizen support and a City 
Council willing to acknowledge that the days of extractive growth are over. I believe this City Council can 
take these steps, and that Mayor Pope has the potential to be the transformational leader Lubbock so 
desperately needs. 

 

  



Executive Summary of the Lubbock Smart-Growth Policies: 
 

● Pay Lubbock’s elected officials a living-wage to loosen their dependency on special 
interests and political patronage 

● The creation of a comprehensive financial impact analysis tool that incorporates the 
long-term costs of development and quantifies the ongoing resource extraction 

● A moratorium on new developments outside Loop 289 unless it can be proven to be 
budget neutral in perpetuity, not just for ten years 

● A commitment to reform the “gateway” fund to a revitalization fund that only invests in 
projects inside Loop 289 

● Setting impact fees to the maximum allowable amount in all available categories, not 
just roads, for all property development outside of Loop 289, and setting the fees inside 
Loop 289 to zero 

● Don’t build Loop 88, just because something is “pennies on the dollar” doesn’t mean it 
is beneficial or that it positively impact Old Lubbock’s future 

● Immediately begin the process of Neighborhood Action Plans to allow for 
neighborhoods to develop their distinct identities, keeping the promise of prioritizing 
north and east Lubbock 

● Allow for greater self-determination of activities within Lubbock’s neighborhoods to 
stop them from being adult dormitories, such as operating a business in a home or food 
trucks on residential streets 

● Offset the short-term decline in construction activity outside the Loop by allowing for 
the construction of accessory dwelling units 

● Right-size 34th Street along with Avenue Q, and implement a cost-effective market-
oriented approach for a its redevelopment through better utilization of land and parking 

● Benchmark Lubbock’s public transit cost recovery ratio to best-in-the-nation public 
transit services instead of trying to make a profit on a public good 

● Spearhead the revitalization of East Lubbock through a public-private partnership 
leveraging city lands and affordable housing tax credits 

● Acknowledge that the city will begin the process and negotiations for removing 
industrial sights choking minority neighborhoods and preventing land surrounding the 
Canyon Lakes from achieving its economic potential 

● Create a Concerted Revitalization Plan through a transparent process with input from 
communities that incentivizes the creation of modern inclusive neighborhoods and 
integrates affordable housing rather than separates 

 


