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Study Introduction 

Introduction 

A mixed-use development is a real estate project with 

planned integration of some combination of retail, office, 

residential, hotel, recreation or other functions. It is 

pedestrian-oriented and contains elements of a live-work-

play environment. It maximizes space usage, has amenities 

and architectural expression, and tends to mitigate traffic 

and sprawl.1 

Plymouth Park Regional Center, L.P. (PPRC) (also referred 

ǘƻ ŀǎ άThe Companyέ, "The Development", or "The 

Project") is property management development and 

investment of an existing and new commercial, office, and 

residential complex business located in  Irving, TX. The 

geographic scope of PPRCΩǎ ƻǇŜǊŀǘƛƻƴǎ ǿƛƭƭ ŜƴŎƻƳǇŀǎǎ four 

contiguous counties of Dallas, Collin, Denton, and Tarrant 

in the state of Texas.  

PPRC will be responsible for the administration of all regional center operations, including 

marketing, project selection and oversight, investor recruitment, and record-keeping. Annual 

financial audits shall be performed by an outside third party accounting firm and compared and 

balanced with the internal records.  

Purpose 

The purpose of this study is to provide the information necessary to evaluate the merits of the 

value proposition and growth strategy of PPRC. The Company will demonstrate that there is a 

large enough market to service; PPRC has the effective marketing strategies to grow and 

expand the development. PPRC will also demonstrate that the Company has eliminated or 

reduced as many variables of risk as possible.  

                                                      
1 This definition was presented at a recent conference on the topic sponsored byfour professional organizations in the real estate industry -- 

ICSC, NAIOP, NMHC &BOMA. 
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The primary goal of the study is to evaluate the demand in the tǊƛƳŀǊȅ aŀǊƪŜǘ !ǊŜŀ όάta!έύ, 

evaluate the feasibility of a mixed-use commercial, office, retail, and multi-family complex, and 

to gather and present the data to support the Company plans for the City of Irving or financial 

institutions.   

Project Overview 
Plymouth tŀǊƪ wŜƎƛƻƴŀƭ /ŜƴǘŜǊ όάttw/έύ is wisely exploring the demand and impacts of the 

existing and new commercial, office, and residential complex that should meet the overall 

achievement of their objectives on the region as a whole.  

The objective of the Plymouth Park development is to reestablish a mixed use environment 

with a central role as a community center. Plymouth Park seeks to be familiar and comfortable 

without being nostalgic or risk feeling fabricated. A Place where cultural diversity of work, 

housing, retail, and socializing within an invested community brings a level of pride, belonging, 

and shared success. This development area/park is to remain centrŀƭ ƛƴ ǇŜƻǇƭŜΩǎ Řŀƛƭȅ ƭƛǾŜǎ ŀƴŘ 

form a collective identity around shared experiences, forming lasting memories, and 

invigorating community pride. 

tǊƛƳŀǊȅ aŀǊƪŜǘ !ǊŜŀ όάta!έύ 
The geographic scope of PPRCΩǎ ƻǇŜǊŀǘƛƻƴǎ ǿƛƭƭ ŜƴŎƻƳǇŀǎǎ four contiguous counties of Dallas, 

Collin, Denton, and Tarrant in the state of Texas. The Primary Market Area (άta!έύ ƛǎ located at 

Plymouth Park, 1735 N Story Rd, Irving, TX 75061 in Dallas County and surrounding counties 

(see map below). 
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Executive Summary 

After reviewing all of the available market demand and economic data points, the Company 

finds strong market indicators for commercial, office, retail, and residential complexes to be 

developed in the Primary Market Area (άta!έύ. With a growing population, stable incomes, 

ŀƴŘ ŀ ŦŀƛǊ Ŏƻǎǘ ƻŦ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ƻǇŜǊŀǘƛƻƴǎΣ ǘƘŜ ǊŜƎƛƻƴ ƴŜŜŘǎ ŘŜǾŜƭƻǇŜǊǎκƻǇŜǊŀǘƻǊΩǎ in the 

PMA. The size, and scope of properties offered by the commercial, office, and residential 

complex been determined by the Company and it is clear that market demand exists in the 

area.  

The key demographic data found during this study are; 

1.) Population Demand Indicators: 

There are currently over 4,867,729 residents age 18 and over, representing over 73% of the 

total population.2  

Fact Dallas County, 
TX 

Collin 
County, TX 

Denton 
County, TX 

Tarrant 
County, TX 

ALL (4) 
Counties 

Population estimates, July 1, 2018  2,637,772 1,005,146 859,064 2,084,931 6,586,913 

Population, percent change - April 
1, 2010 (estimates base) to July 1, 
2018  

11.50% 28.50% 29.70% 15.10% 21.20% 

2.) Economic Demand Indicators: 

a.) Average income is strong at $71,643. The median household income in the US is $57,652. 

Thus our PMA median household income is $13,991 higher than the national average.3   

Income      

Median household income (in 2017 dollars), 2013-2017 $71,643 

Per capita income in past 12 months (in 2017 dollars), 2013-2017 $35,051 

b.) The poverty rate is very low at 9.8% and is 2.45% lower than the national average in the 

counties of Dallas, Collin, Denton, and Tarrant in the state of Texas.  

                                                      
2 https://www.census.gov/quickfacts/fact/table/dallascountytexas,collincountytexas,dentoncountytexas,tarrantcountytexas/PST045218 
3 https://www.census.gov/quickfacts/fact/table/US,dallascountytexas,collincountytexas,dentoncountytexas,tarrantcountytexas/PST045218 
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c.) With relatively narrow gaps between average and median home value, it is safe to assume 

that home value in the region is stable, and not terribly price sensitive, with both median value 

at $200,950; and medium gross rents of $1,076. 4 

3.) Competitive Indicators 

a.) While the market is not currently over-saturated, there are commercial, office, retail, and 

residential complex choices that already exist in the state and region. 

b.) Currently Planned development in the region is a positive indicator that demand is 

outpacing supply. 

c.) Scale is certainly going to be the core issue in differentiating from the current competitive 

landscape. Most of the current locations are smaller operations, and a slightly larger multi 

service approach could be well suited to the region. 

Preliminary research into the availability of real estate has also been positive, with both lands 

available for development, as well as other buildings that could potentially be converted. The 

Company has selected a location already at in Plymouth Park, 1735 N Story Rd, Irving, TX 75061; 

Dallas County. 

It is also important to consider the cooperation and support the City of and PPRC already 

demonstrated commitment to this project, and how that may ultimately help the four counties 

populations.  

Another primary concern for any operator is always the labor pool; however, the Company 

found that the region has been providing highly qualified labor pools in the PMA for many 

years. In the PMA, the civilian labor force, total, percent of population age 16 years or older is 

at 70% plus. 5 

Fact Dallas 
County, TX 

Collin 
County, TX 

Denton 
County, TX 

Tarrant 
County, TX 

ALL (4) 
Counties 

In civilian labor force, total, percent of 
population age 16 years+  

68.60% 71.10% 72.80% 68.20% 70.18% 

In civilian labor force, female, percent 
of population age 16 years+  

61.30% 63.20% 66.60% 61.40% 63.13% 

Total employment  1,456,092 388,842 211,883 771,088 2,827,905 

Total annual payroll  88,126,899 23,771,470 9,210,402 37,256,938 158,365,709 

Total employment, percent change  3.10% 4.60% 4.50% 2.40% 3.65% 

                                                      
4 https://www.census.gov/quickfacts/fact/table/US,dallascountytexas,collincountytexas,dentoncountytexas,tarrantcountytexas/PST045218 
5 https://www.census.gov/quickfacts/fact/table/US,dallascountytexas,collincountytexas,dentoncountytexas,tarrantcountytexas/PST045218 
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Introduction 

This Market Study provides information on identified community needs, commercial, office, 

retail, and residential complex type and site location, combined with market, cost, and revenue 

analysis information for project development. The Study is compatible with the industry 

standards for mixed use developments, incorporates the needs of the community with 

consideration given to the current options available to area residents due its growing 

population and proximity to other developments. 

Irving, TX, and the surrounding areas of four contiguous counties of Dallas, Collin, Denton, and 

Tarrant constituting the PMA area are populous municipalities.  

Irving6 is a principal city in Dallas County in the U.S. state of Texas and it is also an inner ring 

suburb of the city of Dallas. According to a 2017 estimate from the United States Census 

Bureau, the city population was 240,373[9] making it the thirteenth-most populous city in Texas 

and 93rd most populous city in the U.S. The city of Irving is part of the DallasςFort Worth 

metroplex.  

Irving includes the Las Colinas community, one of the first master-planned developments in the 

United States and once the largest mixed-use development in the Southwest with a land area of 

more than 12,000 acres (4,856 ha). Las Colinas is home to the Mustangs at Las Colinas, which is 

the largest equine sculpture in the world, as well as many Fortune 500 companies, such as 

ExxonMobil, Kimberly-Clark and Fluor Corporation. In April 2019, the Westin Irving Convention 

Center Hotel opened, signaling the completion of the city's special entertainment district that 

includes the Irving Convention Center at Las Colinas and the Toyota Music Factory.[10]  

Part of Dallas/Fort Worth International Airport lies inside the city limits of Irving.  

In 2019, Irving completed its construction of an entertainment district in Las Colinas with the 

opening of the Westin Irving Convention Center Hotel. [10] The entertainment district also 

includes the Irving Convention Center at Las Colinas [14] and the Toyota Music Factory, an 

entertainment complex with numerous restaurants, an Alamo Drafthouse Cinema, the Texas 

Lottery Plaza open-air performance stage, and the Pavilion at the Toyota Music Factory concert 

venue. [15] 

                                                      
6 https://en.wikipedia.org/wiki/Irving,_Texas 

https://en.wikipedia.org/wiki/Principal_city
https://en.wikipedia.org/wiki/Dallas_County,_Texas
https://en.wikipedia.org/wiki/U.S._state
https://en.wikipedia.org/wiki/Texas
https://en.wikipedia.org/wiki/Dallas
https://en.wikipedia.org/wiki/United_States_Census_Bureau
https://en.wikipedia.org/wiki/United_States_Census_Bureau
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-quickfacts.census.gov-9
https://en.wikipedia.org/wiki/List_of_cities_in_Texas_by_population
https://en.wikipedia.org/wiki/List_of_cities_in_the_United_States_by_population
https://en.wikipedia.org/wiki/Dallas%E2%80%93Fort_Worth_metroplex
https://en.wikipedia.org/wiki/Dallas%E2%80%93Fort_Worth_metroplex
https://en.wikipedia.org/wiki/Las_Colinas
https://en.wikipedia.org/wiki/Master-planned_community
https://en.wikipedia.org/wiki/Mixed-use_development
https://en.wikipedia.org/wiki/Mustangs_at_Las_Colinas
https://en.wikipedia.org/wiki/Fortune_500
https://en.wikipedia.org/wiki/ExxonMobil
https://en.wikipedia.org/wiki/Kimberly-Clark
https://en.wikipedia.org/wiki/Fluor_Corporation
https://www.irvingconventioncenter.com/
https://toyotamusicfactory.com/
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-:0-10
https://en.wikipedia.org/wiki/Dallas/Fort_Worth_International_Airport
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-:0-10
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-14
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-15
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According to the city's 2017-18 Comprehensive Annual Financial Report, [30] the city's top 

employers are:  

#  Employer  # of Employees  

1  Citigroup, Inc.  7,500  

2  Verizon Communications  3,260  

3  Irving Mall  2,100  

4  DFW International Airport  1,700  

5  Allstate Insurance  1,650  

6  Pioneer Natural Resources  1,400  

7  Microsoft  1,351  

8  Neiman Marcus Direct  1,339  

9  Health Management Systems (HMS)  1,299  

10  7-Eleven  800  

Several large businesses have headquarters in Irving, including Caliber Home Loans, Chuck E. 

Cheese's,[31] Cicis,[32] Commercial Metals,[33] Envoy Air (formerly American Eagle),[34] 

ExxonMobil,[35] Gruma,[36] H.D. Vest,[37] Kimberly-Clark,[38] La Quinta Inns and Suites,[39] Michaels 

Stores,[40] 7-Eleven,[41]Southern Star Concrete, Inc.,[42] Stellar,[43] a global contact center 

provider, Zale Corporation,[44] Fluor Corporation,[45] NCH Corporation,[46] ITW Polymers Sealants 

North America,[47] Celanese Corporation, a leading producer of specialty chemicals,[48] and LXI 

Enterprise Storage.[49] The city is also home to the national headquarters of the Boy Scouts of 

America.[50]  The headquarters of Nokia America [51] and NEC Corporation of America [52] are in 

Irving. The American headquarters of BlackBerry was in Irving.[53]  Perhaps as a result of the 

Nokia-Irving connection, Irving is twinned with Nokia's headquarters city, Espoo in Finland. 

Irving is also the Headquarters of OSG USA INC., which is the North American Subsidiary of OSG 

Corporation in Japan. OSG is a leading provider of high end cutting tools used in industries such 

as automotive and aerospace.  

https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-cafr-30
https://en.wikipedia.org/wiki/Citigroup
https://en.wikipedia.org/wiki/Verizon_Communications
https://en.wikipedia.org/wiki/Irving_Mall
https://en.wikipedia.org/wiki/Dallas/Fort_Worth_International_Airport
https://en.wikipedia.org/wiki/Allstate_Insurance
https://en.wikipedia.org/wiki/Pioneer_Natural_Resources
https://en.wikipedia.org/wiki/Microsoft
https://en.wikipedia.org/wiki/Neiman_Marcus
https://en.wikipedia.org/wiki/7-Eleven
https://en.wikipedia.org/wiki/Caliber_Home_Loans
https://en.wikipedia.org/wiki/Chuck_E._Cheese%27s
https://en.wikipedia.org/wiki/Chuck_E._Cheese%27s
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-31
https://en.wikipedia.org/wiki/Cicis
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-32
https://en.wikipedia.org/wiki/Commercial_Metals_Company
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-CMC_-_headquarters-33
https://en.wikipedia.org/wiki/Envoy_Air
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-34
https://en.wikipedia.org/wiki/ExxonMobil
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-35
https://en.wikipedia.org/wiki/Gruma
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-Gruma_-_North_America-36
https://en.wikipedia.org/wiki/H.D._Vest
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-HD_Vest_-_headquarters-37
https://en.wikipedia.org/wiki/Kimberly-Clark
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-Hoovers_-_KC_headquarters-38
https://en.wikipedia.org/wiki/La_Quinta_Inns_and_Suites
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-39
https://en.wikipedia.org/wiki/Michaels
https://en.wikipedia.org/wiki/Michaels
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-cafr2008-40
https://en.wikipedia.org/wiki/7-Eleven
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-41
https://en.wikipedia.org/wiki/Southern_Star_Concrete,_Inc.
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-Southern_Star_-_headquarters-42
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-Bloomberg_-_Stellar_headquarters-43
https://en.wikipedia.org/wiki/Zale_Corporation
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-Zale_Corp_headquarters-44
https://en.wikipedia.org/wiki/Fluor_Corporation
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-Fluor_headquarters-45
https://en.wikipedia.org/wiki/NCH_Corporation
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-nch_headquarters-46
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-itw_headquarters-47
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-48
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-49
https://en.wikipedia.org/wiki/Boy_Scouts_of_America
https://en.wikipedia.org/wiki/Boy_Scouts_of_America
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-50
https://en.wikipedia.org/wiki/Nokia
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-nokia_us-51
https://en.wikipedia.org/wiki/NEC_Corporation_of_America
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-nec_us-52
https://en.wikipedia.org/wiki/BlackBerry_Limited
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-53
https://en.wikipedia.org/wiki/Town_twinning
https://en.wikipedia.org/wiki/Espoo
https://en.wikipedia.org/wiki/Finland
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The city is the site of the University of Dallas[85] and North Lake College,[86] a campus of the 

Dallas County Community College District. In addition, DeVry University [87] has a campus in 

Irving. 

Dallas County7 is a county in the U.S. state of Texas. As of the 2010 census, the population was 

2,368,139.[2] It is Texas' second-most populous county and the ninth-most populous in the 

United States. Its county seat is Dallas, [3] which is also Texas' third-largest city and the ninth-

largest city in the United States. The county was founded in 1846. Dallas County is included in 

the DallasςFort WorthςArlington, TX Metropolitan Statistical Area (colloquially referred to as 

the Dallas-Fort Worth Metroplex).  

Collin County8 is a county in the U.S. state of Texas. As of the 2010 United States Census, the 

county's population was 782,341,[1] making it the seventh-most populous county in Texas and 

the 63rd-largest county by population in the United States. The 2017 Census Bureau estimate 

for Collin County's population is 969,603.[2] Its county seat is McKinney.[3] Collin County is part 

of the Dallas-Fort Worth-Arlington, Texas Metropolitan Statistical Area. A small portion of the 

city of Dallas is in the county.  

Denton County9 is a county in the U.S. state of Texas. As of the 2010 census, its population was 

662,614, [1] making it the ninth-most populous county in Texas. The county seat is Denton.[2] 

The 2017 Census Bureau estimate for Denton County's population is 836,210.[3] The county, 

which was named for John B. Denton, was established in 1846. Denton County is included in the 

Dallas-Fort Worth-Arlington, TX Metropolitan Statistical Area. In 2007, it was one of the fastest-

growing counties in the United States.[4]  

Tarrant County10 is a county in the U.S. state of Texas. As of 2010, it had a population of 

2,054,475.[1] It is Texas' third-most populous county and the 16th-most populous in the United 

States. Its county seat is Fort Worth.[2] Tarrant County, one of 26 counties created out of the 

Peters Colony, was established in 1849 and organized the next year.[3] It was named in honor of 

General Edward H. Tarrant of the Republic of Texas militia.[4] Tarrant County is part of the 

DallasςFort WorthςArlington, TX Metropolitan Statistical Area.  

 

 

                                                      
7 https://en.wikipedia.org/wiki/Dallas_County,_Texas 
8 https://en.wikipedia.org/wiki/Collin_County,_Texas 
9 https://en.wikipedia.org/wiki/Denton_County,_Texas 
10 https://en.wikipedia.org/wiki/Tarrant_County,_Texas 

https://en.wikipedia.org/wiki/University_of_Dallas
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-udallas-85
https://en.wikipedia.org/wiki/North_Lake_College
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-northlake-86
https://en.wikipedia.org/wiki/Dallas_County_Community_College_District
https://en.wikipedia.org/wiki/DeVry_University
https://en.wikipedia.org/wiki/Irving,_Texas#cite_note-devry-87
https://en.wikipedia.org/wiki/County_(United_States)
https://en.wikipedia.org/wiki/U.S._state
https://en.wikipedia.org/wiki/Texas
https://en.wikipedia.org/wiki/2010_United_States_Census
https://en.wikipedia.org/wiki/Dallas_County,_Texas#cite_note-QF-2
https://en.wikipedia.org/wiki/List_of_the_most_populous_counties_in_the_United_States
https://en.wikipedia.org/wiki/United_States
https://en.wikipedia.org/wiki/County_seat
https://en.wikipedia.org/wiki/Dallas
https://en.wikipedia.org/wiki/Dallas_County,_Texas#cite_note-GR6-3
https://en.wikipedia.org/wiki/List_of_United_States_cities_by_population
https://en.wikipedia.org/wiki/List_of_United_States_cities_by_population
https://en.wikipedia.org/wiki/Dallas
https://en.wikipedia.org/wiki/Fort_Worth,_Texas
https://en.wikipedia.org/wiki/Arlington,_Texas
https://en.wikipedia.org/wiki/Dallas%E2%80%93Fort_Worth_metroplex
https://en.wikipedia.org/wiki/County_(United_States)
https://en.wikipedia.org/wiki/U.S._state
https://en.wikipedia.org/wiki/Texas
https://en.wikipedia.org/wiki/2010_United_States_Census
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Development Project / Property Overview   

Project Overview 

tƭȅƳƻǳǘƘ tŀǊƪ wŜƎƛƻƴŀƭ /ŜƴǘŜǊ όάttw/έύ ƛǎ ǿƛǎŜƭȅ ŜȄǇƭƻǊƛƴƎ ǘƘŜ ŘŜƳŀƴŘ ŀƴŘ ƛƳǇŀŎǘǎ ƻŦ ǘƘŜ 

existing and new commercial, office, and residential complex that should meet the overall 

achievement of their objectives on the region as a whole.  

The objective of the Plymouth Park development is to reestablish a mixed use environment 

with a central role as a community center. Plymouth Park seeks to be familiar and comfortable 

without being nostalgic or risk feeling fabricated. A Place where cultural diversity of work, 

housing, retail, and socializing within an invested community brings a level of pride, belonging, 

ŀƴŘ ǎƘŀǊŜŘ ǎǳŎŎŜǎǎΦ ¢Ƙƛǎ ŘŜǾŜƭƻǇƳŜƴǘ ŀǊŜŀκǇŀǊƪ ƛǎ ǘƻ ǊŜƳŀƛƴ ŎŜƴǘǊŀƭ ƛƴ ǇŜƻǇƭŜΩǎ Řŀƛly lives and 

form a collective identity around shared experiences, forming lasting memories, and 

invigorating community pride. 

Location   

¢ƘŜ ƎŜƻƎǊŀǇƘƛŎ ǎŎƻǇŜ ƻŦ ttw/Ωǎ ƻǇŜǊŀǘƛƻƴǎ ǿƛƭƭ ŜƴŎƻƳǇŀǎǎ ŦƻǳǊ ŎƻƴǘƛƎǳƻǳǎ ŎƻǳƴǘƛŜǎ ƻŦ 5ŀƭƭŀǎΣ 

Collin, Denton, and Tarrant in the state of Texas. The Primary Market Area (άta!έύ ƛǎ ƭƻŎŀǘŜŘ ŀǘ 

Plymouth Park, 1735 N Story Rd, Irving, TX 75061 in Dallas County and surrounding counties. 

Project Development Focus  

¶ Community  

¶ Comfort 

¶ Cultural Diversity 

¶ Pride  

¶ Experience  
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