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City of Houston, Te:X3s, Ordinance No. 1999---,---,--,= 

AN ORDINANCE APPROVING THE PROJECT PLAN AND 
REINVESTMENT ZONE FINANCING PLAN FOR REINVESTMENT ZONE 
NUMBER ELEVEN. CITY OF HOUSTON, TEXAS (GREENSPOINT); 
AUTHORIZING THE CITY SECRETARY TO DISTRffiUTE SUCH PLANS; 
CONTAINING VARIOUS PROVISIONS RELATED TO THE FOREGOING 
SUBJECT; AND DECLARING AN EMERGENCY. 

* * * * * * * 

\VHEREAS, by City of Houston Ordinance No. 98-713, adopted August 26,1998, the City 

created Reinvestment Zone Number Eleven, City of Houston, Texas (the "Greenspoint Zone") for 

the purposes of development within the Greater Greenspoint area of the City; and 

WHEREAS, the Board of Directors of the Greenspoint Zone has approved the Project Plan 

and Reinvestment Zone Financing Plan attached hereto for the development of the Greenspoint 

Zone; and 

WHEREAS, the City Council must approve the Project Plan and Reinvestment Zone 

Financing Plan; NOW, THEREFORE, 

BE IT ORDAINED BY THE CITY COCNCIL OF THE CITY OF HOUSTON, TEXAS: 

Section 1. That the findings in the Ordinance are declared to be 

true correct and are 

Section 2. That the Plan hereto 

Zone City Houston. are detennined to feasible 

are 
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Section 3. That the City Secretary is directed to provide copies of the Project Plan and 

Reinvestment Zone Financing Plan to each taxing unit levying ad valorem taxes in the Greenspoinl 

Zone. 

Section 4. That City Council officially finds, determines, recites and declares a sufficient 

written notice of the date, hour, place and subject of this meeting of the City Council was posted at 

a place convenient to the public at the City Hall of the City for the time required by law preceding 

this meeting, as required by the Open Meetings Law, Chapter 551, Texas Government Code, and that 

this meeting has been open to the public as required by law at all times during which this ordinance 

and the subject matter thereof has been discussed, considered and formally acted upon. That City 

Council further ratifies, approves and confirms such written notice and the contents and posting 

thereof. 

Section 5. That there exists a public emergency requinng that this Ordinance be passed 

finally on the date of its introduction as requested in writing by the Mayor; therefore, this Ordinance 

shall be passed finally on such date and shall take effect immediately upon its passage and approval 

by the Mayor; however, in the event that the Mayor fails to sign this Ordinance within five days after 

its passage and adoption, it shall take effect in accordance with Article VI. Section 6, Houston City 

Charter. 

!<)0i day l)&J;1 
1)1 f 
f f 
f ; 

• 1999. PASSED AND ADOPTED this 

APPROVED this ___ day of ____ -', 1999. 

Mayor of the City of Houston 
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Pursuant to Artide \hgSection 6, Houston City Charter, the effective date of the foregoing 
Ordinance is AUG () .l . 

t:~L]~A--/ 
City Secretary 

(Prepared by Legal Dept .J..::..!.:'~4~~lU!:'!~.J.,...!.~~ 
(MAM\mam 7/27/99) Assistant City Atto y 
(Requested by Robert M. Litke, Director, Planning and Development) 
(L. D. File No. 34-98386-10) 
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TAX INCREMENT REINVESTMENT ZONE NUMBER ELEVEN, 
CITY OF HOUSTON 

GREATER GREENSPOINT ZONE 
Project Plan and Reinvestment Zone Financing Plan 

Tax Increment Reinvestment Zone Number Eleven, City of Houston (the "Zone") 
includes 3,500 acres of property that is characterized by four interrelated components: 

• Revitalization of the Airline Corridor 
• Multi-family/Apartment Redevelopment(Archon Project) 
• Repositioning of Retail Sector 
• Development of Raw Land and Vacant Property 

Based on current conditions and trends, without the financing tools available through 
the Zone, it is expected that the area will continue to suffer: 

• The blighted conditions on Airline Drive will continue to create significant social and 
economic stresses on the stability of the surrounding residential community and 
create major obstacles to the longevity and economic viability of the retailers in that 
corridor; 

• The retail sector will continue its decline, straining opportunities for open market 
forces to reverse this deterioration; 

• The scope of the redevelopment of 24 apartment properties and the redevelopment 
of the associated parks and trails system would be undertaken; and 

• The development of approximately 700 acres of vacant land will continue to be 
sluggish due to their noncompetitive position, as compared to areas located outside 
the City with mechanisms to finance public improvements. 

The purpose of the Zone is to facilitate the development/redevelopment of residential 
and commercial properties through the financing of: 

• Water, wastewater, drainage facilities; • Landscaping and streetscapes; 

• Redevelopment projects; • Conference/convocation center; 
• New Streets; • Retail redevelopment; and 
• Parks and trails system; • Parking facilities 

The four components of the Zone are interconnected and interrelated where each is an 
integral part of the whole. The successful completion of each component's revitalization 
effort is dependent on the inclusion and successful completion of the proposed projects 
in the other components. The Zone includes property that is blighted, deteriorating in 
condition, economically distressed and generally includes vacant parcels where 
infrastructure absent The City of Houston created the Zone to establish the basis 

mechanism that are essential for the attraction of private investment that otherwise 
would not occur in the reasonably foreseeable future. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill ,. Patterson Consultants, LLP. 
07/24/99 
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PROJECT PLAN 

I. MAPS SHOWING EXISTING USES AND CONDITIONS OF REAL PROPERTY 
IN THE ZONE AND SHOWING PROPOSED IMPROVEMENTS TO AND 
PROPOSED USES OF THE PROPERTY 

The Zone includes property located within the current City of Houston ("City") limits with 
most boundaries contiguous with the boundary of the Greater Greenspclnt 
Management District (the "District"). The Zone boundary does not include property 
located outside of the City limits, and excludes the core commercial office center of the 
Greater Greenspoint area, known as "Greenspoint Plaza." 

The maps included herein as Maps 1 through 4 show the existing uses and conditions 
of real property in the Zone and proposed improvements to and uses of that property. 
Map 1 is a boundary map and shows the Zone in relation to the City limits. Map 2 is an 
aerial photo depicting the boundary of the Greater Greenspoint Management District 
(the "Districf') and the Zone. Map 3 shows the existing land uses within the Zone's 
boundary, while Map 4 shows the proposed changes to land uses and improvements 
(Le. conversion of vacant land to uses including new residential, commercial, office, 
retail, entertainment and convention facilities). 

Existing Conditions 

The Zone consists of 3,SOO acres located in north Houston. A major landmark in the 
Zone is the interchange of the Sam Houston Parkway (Beltway 8) and the North 
Freeway (IH4S). These two highways divide the Zone into four "Subareas". Because 
the Zone is so large and contains many different components, dividing the Zone into 
Subareas facilitated quick identification of particular areas of the Zone and provided an 
easily understandable way of organizing the project costs listed in this Zone Project 
Plan and Reinvestment Financing Plan. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Ptan 
Hawes Hill & Patterson Consultants, LLP. 
07/24199 
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Map 1 

Greenepolnt 
Tax Increment Relnveatment Zone 

Boundary Mep 

Greater Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill 8. Patterson Consultants, LLP. 
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Map 2 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, L.L.P. 
07/24/99 
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Map 3 
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Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, LLP. 

07/24199 
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Map 4 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, L.L.P. 
07/24/99 
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A reasonable inclination would be to divide the Zone into four Subareas consistent with 
the "natural" division created by the two intersecting highways. Three of the five taxing 
authorities cover the entire area of the Zone; however, the two school districts, Aldine 
I.S.D. and Spring I.S.D., do not. The A/dine I.S.D. encompasses the entire Zone with 
the exception of the far northwest section, north of Rushcreek and west of IH-45. In 
order to clearly identify to each school district's the activities undertaken in their areas 
of the Zone, this Project Plan separates the Spring I.S.D. area into a "fifth Subarea." 
Following is a description of each Subarea. 

Subarea A: Spring/Rankin 
This Subarea is located north of Rushcreek (Subarea 8), east of the North Freeway, 
and west of Spears-Gears. It is substantially undeveloped and provides opportunities 
for development incentives. There is some retail located closer to the North Freeway 
and at the intersection of West Rankin Road and Kuykendahl. This area is within the 
jurisdiction of Spring I.S.D. although Spring has no school facilities located in this 
Subarea or anywhere within the Zone. 

Subarea B: Greens Crossing/Northborough 
The Sam Houston Parkway bounds this Subarea on the south, and the North Freeway 
bounds it on to the east. The acreage south of West Greens Road and Gears Road is 
known as Greens Crossing and was formerly Municipal Utility District No. 203 before 
being annexed into the City of Houston. Exxon Land Development (ELD) and the 
Greens Crossing Property Owners Association coordinate the development of the area. 
Although much of the land has been sold, the actual development of the vast acreage 
has been slow. This location is one of several large vacant landmasses that are 
antiCipated to gain substantially through incentives made available by the Zone for 
development reimbursements for the installation of infrastructure. 

North of West Greens Road, along Northborough, up to Rushcreek, is known as the 
Northborough neighborhood. This location consists mainly of apartment complexes on 
Northborough and concentrations of low and mid-size office buildings along the North 
Freeway, Meadowfern and Glenborough. There remain some vacant parcels for new 
development, and numerous opportunities for redevelopment. 

Subarea C: Greens Landing 
This Subarea is the smallest of the five. The name for Subarea C has more to do with 
the land area outside of the Subarea than the location itself. The vast raw acreage 
located south of the Sam Houston Parkway and southwest of Subarea Exxon Land 
Development and the Cockrell Corporation own C. A significant portion of this raw 
acreage is called Greens Landing. The area designated as Subarea C did not have a 
significant identifying quality and therefore it was determined to call it Greens Landing. 
Currently, there exists multi-family, low-rise office, low industrial and transportation 
uses in this location. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill 8. Patterson Consultants, L.L.P. 
07/24/99 
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Subarea 0: Greenspoint Central 
This Subarea is what has historically been considered the "Greenspoint" area, located 
east of the North Freeway and north of the Sam Houston Parkway. It includes the 
highest density of office, retail, hotel and apartment properties of any Subarea in the 
Zone. Its "downtown/central business district" quality is why this Subarea is referred to 
as Greenspoint Central. Significant features of this location include Greenspoint Mall. 
three full service hotels, several high-rise office towers, and the CityView residential 
development by Archon Group. Two of the four major components of the Zone. retail 
redevelopment and multi-family revitalization are located in this Subarea and are 
represented by the plans of Greenspoint Mall and Archon Group for their respective 
properties. 

Subarea E: Airline/Aldine 
Southeast of the intersection of the Sam Houston Parkway and the North Freeway is 
the Airline/Aldine Subarea. This location consists of extremes in both land uses and 
opportunities. The area surrounding Airline Drive, from Aldine Bender to West Road, 
has experienced significant decline in its retail and multi-family housing sectors. The 
"Airline Corridor" as it's termed by various groups, is one of the four primary 
components of the Zone. Severe deterioration in one particular multi-family property 
has impacted the economic and social well being of the community. Illegal dumping 
and graffiti are rampant. This corridor requires substantial intervention in order to 
effect a turnaround in the blight. This Subarea also contains opportunities for 
development of raw acreage located north of Aldine Bender and several vacant parcels 
adjacent to office buildings along Northpoint. Aldine ISO has a significant presence in 
this location with three schools. 

II. PROPOSED CHANGES OF ZONING ORDINANCES, THE MASTER PLAN OF 
THE MUNICIPALITY, BUILDING CODES, AND OTHER MUNICIPAL 
ORDINANCES 

All construction will be done in conformance with existing rules and regulations of the 
City of Houston. There are no proposed changes to any city ordinance, master plan, or 
building codes. 

III. LIST OF ESTIMATED NON-PROJECT COSTS 

The list of estimated non-project costs referenced below reffects costs that the District, 
Other Taxing Units and Developers will make towards the total development plan. 
These costs are listed as Non-Project Costs because they are costs not to be borne by 
the Zone. The District's sponsored costs reflect the investment and commitment that 
has been made and that will continue to be made by the commercial property owners of 
the District over the thirty (30) year life of the Zone. 

Greater Greenspoint Project Plan and Reinvestment Zone 
Hawes Hill " Patterson Consultants, LLP. 
07/24/99 
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Estimated Non-Project Costs 

Management District Costs 
Security and Public Safety 
Planning and Project Development 
Public Relations and Business Development 
Administration 

Sub-Total 
STREET PAVING AND RECONSTRUCTION 

Ella Blvd. Extension: south of Rush Creek to Gears Road 
Commons Drive: West Greens Road to Beltway 8 
Greens Crossing: Beltway 8 to Fallbrook Extension 
Fallbrook: Zone Boundary to IH-45 
Fallbrook Extension: Greens Crossing to Zone Boundary 

Sub-Total 
Greens Bayou Trails System 
AlSO Educational Facility 

TOTAL 

$ 13,800,000 
$ 6,600,000 
$ 6.600,000 
$ 3,000,000 
$ 18,000,000 

$ 8,086,500 
$ 2,602,740 
$ 3,984,735 
$ 1,318,120 
$ 2,150,430 
$ 18,142,525 
$ 28,265,625 
$ 33,213,452 

$ 97,621,602 

IV. STATEMENT OF METHOD OF RELOCATING PERSONS TO BE DISPLACED 
AS A RESULT OF IMPLEMENTING THE PLAN 

This Zone Project Ptan calls for the development of vacant property and the 
redevelopment of existing properties. Displacement of property owners or residents 
from the Greenspoint area is not anticipated. 

Market conditions within the Greenspoint area indicate that the apartment turnover rate 
is approximately 60%. A survey of non-Archon controlled properties located in the 
Greenspoint area whose rental rates were less than $0.55/sf indicated that there were 
a total of 41 properties with 9,041 apartment units. The average monthly rent for these 
properties is $384/month or $0.495/sf. The average unit size is 775/sf. 

The current occupancy of the 19 Archon owned properties in Greenspoint is 52% (72% 
for the 11 operating properties and 24% for the 8 properties that are being shut down 
for complete renovation). Within the Archon Project no leaseholder in good standing 
will be refused an apartment on one of the Archon properties. Existing tenants will be 
relocated to other Archon properties within the area. There will be no decrease in the 
total number of available habitable units. If suitable arrangements cannot be agreed to 
concerning relocation during renovation of individual units, the current inventory of 
available non-Archon apartments in the area can easily accommodate those who wish 
to seek non-Archon controlled housing. 

Greater Greenspoint Project Plan and Reinvestment Zone FlnjanClna Plan 
Hawes Hill" Patterson Consultants, LLP. 
07/24/99 
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REINVESTMENT ZONE FINANCING PLAN 

I. A DETAILED LIST DESCRIBING THE ESTIMATED PROJECT COSTS OF THE 
ZONE, INCLUDING ADMINISTRATIVE EXPENSES 

Estimated Non-Education Project Costs 
The following lists the estimated infrastructure project costs for the Zone. It is 
anticipated that developers will advance funds for the public infrastructure 
improvements and will be reimbursed as provided in separate agreements and other 
documentation between the Developers, the Redevelopment Authority and the Zone. It 
is anticipated that the infrastructure improvement costs will incur financing costs 
associated with the projects. line item amounts may be adjusted with approval of the 
Zone Board of Directors, as long as total infrastructure project costs do not exceed the 
Financing Plan Budget. 

Estimated Non-Educational Project Costs 

PROJECT ITEM 
Street Projects 
Sidewalks, lighting and Landscaping 
Greens Bayou Flood ControV Bank Stabilization 
Parks and Recreation Facilities 
Off-street Hike & Bike Trails 
Public Parking Garage and Transportation Facility 
Land Acquisition 
Creation costs and administration of the Zone for 30 years 
TOTAL 

Estimated Education Project Costs 

COST ESTIMATE 
$25,400,000 
$19,525,710 
$12,000,000 
$22,400,000 
$3,300,000 

$16,500,000 
$20,000,000 
$3,850,000 

$122,975,710 

The following lists the projects that will be funded by the increment generated by Aldine 
ISO, Spring ISO, and the North Harris Montgomery Community College District. It is 
anticipated that these entities will expend approximately $ 94.1 mil/ion for education 
related project costs. 

Educational Facilities IJr,.\lA,"T Costs 

ITEM 
Multi-Purpose Community 
North Harris Montgomery Community College District 
Education Facility 
Convocation Center 

Facilities and 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill 8. Patterson Consultants, LL.P. 
07/24/99 

ESTIMATE 
$11,600,000 
$7,500,000 

$15,000,000 
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II. STATEMENT LISTING THE KIND, NUMBER, AND LOCATION OF ALL 

PROPOSED PUBLIC WORKS OR PUBLIC IMPROVEMENTS IN THE ZONE 

The following provides a description of project scope, the kind, number and location of 
proposed public works or public improvements in the Zone 

STREET PROJECTS: $25,400,000.00 

Concept: Reconstruction and new construction of streets to accommodate additional 
travel lane capacity. achieve street network connectivity between the four diverse 
geographic quadrants of the zone, internal circulation, mobility, and to stimulate 
redevelopment. 

Justification/Need: 
• A major hindrance to growth and development in Greenspoint was identified to be 

the lack of street network connectivity between the "four quadrants". 
• In the Airline Drive corridor, located in the southeast quadrant of the zone, 

significant economic distress has severely impacted this community, resulting in 
dilapidated multi-family housing, commercial sector closings, low tenant occupancy 
of smaller retailers, and poor property management and maintenance. 

• Through a neighborhood planning process coordinated by the City of Houston 
Planning and Development Department, the community identified Airline Drive 
reconstruction and beautification as a major component for leveraging private sector 
investment in the corridor. 

• Congestion and lack of accessibility form the basis for three lower cost projects that 
include street widening and bridge construction. 

Scope: 
• Additional travel lanes, on street bike lanes, heavily landscaped esplanades, street 

trees, sidewalk improvements, street lighting, curb, gutter, and pavement 
improvements. 

• Reconstruction of existing streets may require additional right-of-way acquisition. 
Private property owners will be expected to dedicate right-of- way. 

• Several other smaller street reconstruction projects include improvements to 
increase capacity and provide effective alternatives to congested roadways. 

Impact/Result: 
• The street projects will serve as a significant catalyst for redevelopment and 

revitalization of distressed segments of the zone, improves mobility. and provide 
accessibility to spur new development. 

• The projects specifically address redevelopment of distressed larger retail centers 
by improving surrounding street conditions, revitalization of the Airline Corridor, 
congestion relief at major intersections, and provision for effective alternatives to 
congested roads. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, L.L.P. 
07/24/99 
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SIDEWALKS, LIGHTING, AND LANDSCAPING: $19,525,710.00 

Concept: Construction of sidewalks, lighting and landscaping to improve the 
functionality and safety of the pedestrian system, enhance the streetscape venue, 
"creating community" through the use of similar landscape treatments, and stimulate 
private sector interests to rehabilitate economically distressed multifamily properties. 

J ustiticationiNeed: 
• The Archon Group has proceeded with the purchase of approximately 5,000 

apartment units in a contiguous area of the zone in order to rehabilitate a large 
grouping of multi-family properties in a comprehensive redevelopment plan. 

• A significant component of the Archon plan is to advance funds to effect the 
sidewalk, lighting and landscaping improvements needed to the existing street 
network surrounding their properties, creating a cohesive community atmosphere. 

• Our goal is to encourage other Archon-type developers to purchase and rehabilitate 
approximately ten (10) apartment properties located along Airline Drive where years 
of deferred maintenance and minimal occupancy standards are evident. 

• One property, "Stonebrook", is in such disrepair that the City of Houston has 
demolished six of its buildings. To encourage developers to invest in Greenspoint, 
the zone would provide a similar level of enhancements as those offered to Archon. 

• Random" spot fixes" will not work in the Airline area where the conditions have 
been too severe for too long. 

Scope: 
• Enhance the streetscape through landscape upgrades to esplanades, street trees 

and pedestrian pocket parks, sidewalk improvements, street lighting, and curb, 
gutter and pavement repairs. 

• The property owner would be expected to dedicate any right-ot-way necessary for 
these enhancements. 

Impact/Result: 
• The outcome of the "Archon experiment" to rehabilitate one quadrant of the zone 

will substantially affect Greenspoint's ability to encourage new multi-family 
developers to invest in distressed properties in other areas of this very risky market. 

• Without the recovery of the existing multi-family sector, we do not have the ability to 
create a market for new residential development in Greenspo;nt -multi-family or 
single-family. 

• The recovery of the retail sector depends substantially on the strength of the 
residential sector's recovery and growth. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, LLP. 
07/24199 
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GREENS BAYOU FLOOD CONTROUBANK STABILIZATION: $12,000,000.00 

Concept: Provide for bank stabilization along Greens Bayou in order to address flood 
control and safety issues. As a means of leveraging other public sector funding to 
implement these improvements, bike trails, which will offer recreational and I 
transportation opportunities, are planned. 

J ustificationlNeed: 
• Due to significant bank stabilization problems reported by the Harris County Flood 

Control District (HCFCD), the total cost estimate for the project is $35,000,000.00. 
• Current bank failure on Greens Bayou ranges from 50% to 100% in many locations, 

affecting the safety of existing structures in residential areas. 

Scope: 
• Reconstruct the banks along Greens Bayou from Bradfield street to Ella Boulevard. 

Provide continuous bike trails, including necessary pedestrian bridge structures in 
order to accommodate crossings. 

• PartiCipation in this project will be sought from the Harris County Flood Control 
District, and through the use of TEA-21 Transportation Enhancement Program 
(TEP) funding and Congestion Mitigation/Air Quality (CMAQ) funds. The estimated 
cost identified for this project on the cost summary page is intended to serve as 
matching dollars only. 

Impact/Results: 
• Improvements to flood control and public safety, hike & bike trail system, and 

creation of recreational opportunities where there are none planned or funded by 
any public agency in the region. 

PARKS AND RECREATIONAL FACILITIES: $22,400,000.00 

Concept: Development of park sites of different sizes, designs, function and character 
to be interconnected with an integrated hike & bike system as a means of addressing 
the "park poor" nature of the Greenspoint area as characterized by the City of Houston 
in 1994. 

J ustificationlNeed: 
• The closest City of Houston park is Melrose Park, which is 7 miles from 

Currently, the City has a ratio of 11 acres of parks per 1,000 
population. Greenspoint has no City parks. 

• Parks and Recreation Master Plan issued by the City identifies 3 sites for area 
park development in Greenspoint. All sites are owned by the Greater 
Greenspoint Management District and are proposed for development through zone 
funding. 

Greater Project Plan and Reinvestment Zone Financing Plan 13 
Hawes Hill & Patterson Consultants, LL.P. 
07/24/99 
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• One park site will be acquired and developed as part of the Archon multi-family 

redevelopment project; four sites are designed for pedestrian and public plazas; and 
four smaller sites are to be developed along Greens Bayou in conjunction with flood 
control district. 

Scope: 
• The parks will provide passive recreational opportunities in the form of picnic and 

seating areas in smaller pocket parks and public plazas, as well as active 
recreational alternatives at larger sites where organized and supervised activities, 
such as baseball, soccer, basketball and swimming, will be conducted. 

• The park sites will be interconnected and accessible via the existing street network 
and proposed bike trails. 

Impact/Result: 
• This project would result in 34 acres of new parks in Greenspoint where none exits 

today. 
• This is equivalent to .49 acres per 1,000 population in the zone (70,000 pop.). 
• Improving the quality of life for families and attracting new development, both 

residential and commercial. 

OFF-STREET HIKE & BIKE TRAilS: $3,300,000.00 

Concept: Construction of off-street Hike & Bike Trails to interconnect the residential 
neighborhoods to the parks that are to be developed with zone funding. 

Justification/Need: 
• The Greenspoint are is not only deficient in parks, but also in hike & bike amenities 

to support recreational needs of the community. 
• The availability of hike & bike trails will facilitate access to the park sites for bikers, 

walkers and joggers with a safe off-street system of trails. 

Scope: 
• Construction of off-street bike trails that link neighborhoods to park sites, the bayou 

trails, and bike lanes to be included in the "quadrant connectors" and Airline Drive 
projects. 

• Off-street bike lanes will be established where adequate right-ot-way is available. It 
right-of-way is not available, then options will be considered that include widening of 
existing sidewalks to accommodate both pedestrians and bicyclists or modifications 
to lane designations within the eXisting pavement. 

• No additional right-of-way will be acquired in order to implement any of these 
improvements. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, LLP. 
07/24/99 
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Impact/Result: 
• Improving the quality of life for families and attracting new development, both 

residential and commercial. 

PUBLIC PARKING GARAGE AND TRANSPORTATION FACILITY: $16,500,000.00 

Concept: Construction of a public parking garage and transportation facility for use by 
the conference center/hotel (non-project cost), area residents, employees and visitors. 

Justification/Need: 
• The public parking garage will provide space for 1,600 automobiles. 
• It will accommodate the substantial increase in usage of the mal site expected with 

the Conference Center and it 400-room hotel, the mall's entertainment center, the 
movie complex, and the redeveloped retail/restaurant venue. 

• Estimates for demand for the facility and its desired size were developed from the 
PKF convention Center Feasibility Study, H-GAC employment growth projections 

Scope: 
• The construction of the public parking garage will include the incorporation of a 

transit facility on the ground level. The plan for redevelopment of the Mall site will 
impact the current METRO Greenspoint Transit Center. Based on a METRO study 
in progress, it has been determined that this transit center requires expansion and 
would best serve the operational needs of METRO ridership by remaining in the 
current location. The costs of this transportation facility will be leveraged with other 
funding sources available for transit development. 

Impact/Result: 
• The parking garage will enable the development of the conference center/hotel and 

facilitate the development of the Greenspoint Mall site to serve area residents, 
employees and visitors. 

LAND ACQUISITION:S20,000,000.00 

Justification/Need: 
• The declining retail sales, store occupancy rate and property values at the mall site 

are well established and the repositioning of Greenspoint Mall is critical to the 
redevelopment of Greenspoint. 

• Land acquisition associated with the redevelopment of Greenspoint Mall is required 
in order to acquire anchor store properties and relocate them to other pads on the 
mall site. All six anchor store owns their parcel plus ancillary parking. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill & Patterson Consultants, L.L.P. 
07/24/99 
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• The recent purchase of "Greenspoint Mail" included only that space where smaller 
tenants and internal walkways are located. Repositioning this center will require 
funding from the TIRZ to effect the reconfiguration of the site. 

Scope: 
• Relocate anchor tenants and provide an integrated system of public plazas, 

pedestrian walkways and outdoor performance art pavilions, redesign the ingress 
and egress points with the streetscape improvements on Greenspoint Boulevard 
and Greens Road, and maintain internal circulation to all components of the 
redeveloped. 

Impact/Result: 
• As multi-family sector housing is substantially renovated by the Archon Group and 

as Greenspoint Mall is repositioned, higher occupancy levels and incomes will 
create market forces that will support the revitalization of other distressed 
commercial and retail projects. 

• The Commons shopping center, the "Target Center" on Greens Road, Airline 
Corridor retail centers, and the "Todo" shopping center on Imperial Valley are 
among those distressed centers that have been identified. 

EDUCATION FACILITIES PROJECT COSTS 

Concept: These projects reflect the commitments made to the school and col/ege 
district partners in the zone and are to be funded by the increment generated by them. 

Multi-Purpose Community Center: $11,600,000.00 
• A facility to serve the residents of the Airline Corridor as part of the Airline Corridor 

Redevelopment Project initiative of the City of Houston and the Greater Greenspoint 
Management District in cooperation with the Aldine ISO, which has four school 
campuses in the immediate area. 

North Harris Montgomery Community College District Higher Education Facility: 
$7,500,000.00 
• A training and conference center to address their needs for a facility oriented to 

emerging technology and research in the energy industry as part of their 
international training program. 

• Costs include acquisition of land and structures to include classrooms, laboratories 
and meeting facilities. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill " Patterson Consultants, L.L.P. 
07/24199 
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Convocation Center: $15,000,000.00 
• A facility to seat several thousand people for high school and college convocations, 

programs seminars, lectures, special events, and assemblies. It will address the 
lack of any such facility in the north Houston area, which results in these types of 
programs being held in Montgomery County and in south Houston. 

• Costs include acquisition of land, a structure to accommodate at least 8,000 people, 
and the ancillary support facilities, including parking. 

Educational Facilities and Infrastructure: $60,000,000.00 
• Costs will include land acquisition and all related infrastructure support and 

amenities for projects and facilities. 

Maps Showing the Location of All Proposed Public Works or Public 
Improvements In the Zone 

The following maps show: 

1. The location of street project improvements, 
2. The location of sidewalk, lighting and landscape improvements, 
3. The location of parks and recreation facilities, 
4. The location of Greens Bayou flood control and bank stabilization improvements, 
5. The location of off-street hike and bike trail system improvements, and 
6. The location of parking garage and transportation facility improvements 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
Hawes Hill" Patterson Consultants, LL.P. 
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III. Economic Feasibility Study 

An Economic Feasibility Study has been prepared by Keyser Marston Associates, Inc. 
that provides an economic oveNiew of greater Houston, a review of market 
opportunities for major land uses, and the capture potential for retail space and 
cinemas in the Greenspoint area. Local market indicators demonstrate a demand for 
the type of residential dwelling units and commercial development being proposed. A 
copy of the report is attached in Appendix A. 

IV. The Estimated Amount of Bonded Indebtedness to be Incurred 

The estimated amount of bonded indebtedness to be incurred is detailed in Table B.1. 

V. The Time When Related Costs or Monetary Obligations are to be Incurred 

The time when related costs or monetary obligations are to be incurred is detailed in 
Table B.1. 

VI. Description of the Methods of Financing All Estimated Project Costs and 
the Expected Sources of Revenue to Finance or Pay Project Costs, 
Including the Percentage of Tax Increment to be Derived from the Property 
Taxes of Each Taxing Unit that Levies Taxes on Real Property in the Zone 

Description of the methods of financing: 

In accordance with 311.015 of the Tax Increment Financing Act, the City may issue tax 
increment bonds or notes, the proceeds of which may be used to pay project costs on 
behalf of the Zone. Upon creation of the proposed redevelopment authority, the 
authority may be authorized to incur debt and issue debt or obligations to satisfy 
developer reimbursements for eligible project costs. If such bonds are issued, bond 
proceeds shall be used to provide for the project related costs outlined in this plan. 
When appropriate, Developers will advance project-related costs and be reimbursed 
through the issuance of tax increment bonds or from increment revenues of the Zone. 

Sources of Tax Increment Revenue: 

Table A and A 1 show the build-out projection for commercial and residential 
development and the annual captured appraised value of these new improvements or 
increases in value of pre-existing redeveloped property during the build-out period. 

Table B shows the projected assessed valuations during the development/build-out 
period. Table B.1 depicts the Zone revenue schedule with City, County, Aldine 
Independent School District (AlSO), Spring Independent School district (SPISD), and 
North Harris Montgomery Community Col/ege District (NHMCCD) participation. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
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Percentage of Increment Dedicated to the Zone 

-TAXING UNIT 
City of Houston 
Harris County 
Aldine/Spring I.S.D.' 

DEDICATED TAX RATE 
$0.6650 
$0.4166 
$0.8600 

% OF TOTAL PARTICIPATION 
32% 
20% 
42% 

1. Aldine ISO tax rate participation is $0.86/$100 Valuation for first five years and $0.56/$100 
Valuation thereafter. 

VII. The Current Total Appraised Value of Taxable Real Property in the Zone 

The current total appraised value of real property in the Zone is $ 504,000,000. 

VIII. The Estimated Captured Appraised Value of the Zone During Each Year of 
its Existence 

It is projected that taxable property values in the Zone will increase to approximately 
$819,841,046 by the year 2011. Table B.1 shows the annual captured appraised value 
of these new improvements or increases in value of pre-existing property during the 
build-out period. 

IX. Duration of the Zone 

The City of Houston established the Zone by City of Houston Ordinance No. 98-713. 
The ordinance established that the Zone takes effect on January 1, 1999 and 
termination of the operation of the Zone shall occur on December 31, 2028. The Zone 
may terminate at an earlier time designated by subsequent ordinance, or at such time, 
subsequent to the issuance of the proposed general obligation bonds, notes or other 
obligations, if any, that al/ project costs, bonds, and interest on bonds have been paid 
in full. 

Greater Greenspoint Project Plan and Reinvestment Zone Financing Plan 
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TABL 
Greater Greenspoint Reinvestment Zone 

Schedule of Estimated Commercial Captured Appraised Value 
(In Thousands) 1999 2000 2001 2002 2003 2004 200S 2006 2007 2008 2009 2010 2011 g: g: g: g: g: g g g g g g g g ill 

~ ill 
~ ill ~ ill !l ~ ! ill ! ! 

.a ::t ::I i ::I Project DesCription ., 
~ iii iii ~ iii 

~ ~ iii iii iii iii 
> > > > > > > > > 

Warehouse Construction 

Caldwell Watson Phal'ie r 
$3,(0) 

Caldwell Watsoo Phase II/ 
$3,(0) 

20 Acre J"'""Up"""" 
Current Omce Construction $3,902 $3,002 $3,002 $3,002 

Park Phase I 
$10,700 

The Crossing 
$13,ero 

Myers & 
$12,(0) 

Announced omce Construction 

e 
Milleflium Park 

Two Commerce Green $20,(0) 

Planned Omce Construction $34,(0) 

Park Phase II 

& Crow II $10,700 

Two Commerce Green $10,(0) 

Radler orUF!:'rtJiI:> $34,(0) 

$50,(0) $50,(0) $50,(0) $50,(0) Current Omee ~enovatlons 

Sam Houston Plaza (LaSalle) 
$8,215 $1,400 

$2,500 $5,000 ""POlnt 2'56 $1,480 
Tower Park North 

$7,200 
$15,(0) $15,000 Apartment Oevelopment 

Archon 
$674 $32,927 $29,576 $9,880 $16,392 SprIng Area Development 

e 
$15,(0) $22,ero $800 $5,Em 

Hotel/Molel Oevelopmenl $3.79) $3,700 H9Xl 
~eposilion Mall Property 

'~I" "" Mall 

Office Tower Construction 
$/36,4CX) 

Airline Corridor ~edeVelopmenl SCO,OO) S£O,OO) S£O,OO) $50,(0) 

Retall 

$2,500 $2,500 $2,9Xl 
Apartments 

$6,750 $6,700 $6,700 $6,750 Total Captured Value $6,423 $70.612 $64,617 $98,282 $143,096 $66.906 $66.907 $66.908 $40.909 $115.268 $61.269 $69,560 $86.16 1 $ 914,617] 



TABLE A.1 
Greater Greenspoint Reinvestment Zone 

Schedule of Estimated Residential Captured Appraised Value 

2003 2004 2006 2006 2007 2008 2009 2010 2011 

III S2' III S2' 1/1 2' 1/1 g 1/1 g 1/1 S2' 1/1 g 1/1 g 

1 
g 

I - I - I - ~ ~ I - I I <II <II ! ~ ! ! ~ 
<II OIl 

::I ::I ::l .2 
ProJect Description ~ ii ii :s: '" :s: ii ii '" ii '" > > > > > > > > 
.Slngie Family Residential 

Eastside ::l} $2.100 ::l} $2,100 ::l} $2,100 :}) $2,100 

Westside HOUSing 10 $2,500 20 $5,000 :}) $7,500 40 $10,000 40 $10,000 40 $10,000 40 $10,000 40 $10,000 

Total Home Sales 30 40 60 60 40 40 40 40 40 3Bol 
e 

Tolal Captured Value $2,100L-...- $4,6!! $7,1~ $9,600 $10,0001- $10,000 $10,000 - $10.0~,- L.J10~0~ $ 73,400 

Nole 

Capluu~d value IS presented in thousands of dollars. 

2 Protected value of construction is in 1999 dollars excluding Inflation per the developers projections. 

e 



TABLEB 
Greater Greenspoint Reinvestment Zone 

Assessed Valuations 
Net Net Total Total 

Cumulaltve Cumulative Senior/Disabled Citizens ExemEtion Cumulative Projected Prolected 

Tax Incremental Incremental 20% Residential No. of Cumulative Number City County Commercial Taxable Taltable 

Roll Assessed Assessed Homestead Assessed Homes Number of of Eligible Exemption Exemption Assessed Valuation for Valuation lor 
Jan 1 Valuation Valuation Exemption Valuation Added Homes Homes (1) Amount (2) Amount (3) Valuation City Tax County Tax 

1~ 

,~ 6,423,OOJ 6,423,OOJ 6,423,OOJ 
2CID 76,9<6,OOJ 76,9<6,OOJ 76,9<6,OOJ e 2001 141,672,OOJ 141,672,rX1J 141,672,00J 
2002 239,954,OOJ 239,954,OOJ 239,954,OOJ 
2003 2.100,COJ 2,100,COJ (42O,COJ) 1,680,000 ~ ~ 2 (51,009) 383,049,COJ 384,677,9,i1 384,729,COJ 
2CX)4 4.a:x:>,COJ 6,700,COJ ( 1,340,000) 5,300,000 40 70 4 (119,021) 438,!:65,O4O 444,196,0\9 444,315,040 
2CC6 7.tOO,COJ 13,8CO,IX.'O t2,700,IX.'O) l',04O,1X.'O 50 120 6 (204,036) (272,480) 494,862,000 5Cl5,EB3,044 5Cl5,629,axl 
2{X)6 9,axl,IX.'O 23,400,COJ (4,680,000) 18,720,000 00 180 9 (Xl6,054) (403,720) 550,770,120 569,184,006 569,001,400 
2001 10.IX.'O,OOJ 33,400,cro (6,680,COJ) 26,720,00::> 40 220 11 (374,006) (681,200) 591,619,100 618,025,004 617,717,00:; 

~ 1O,OO::>,COJ 43,400,COJ (6,680,COJ) 34,720,000 40 200 13 (442,078) (953,680) 706,937,100 741,215,002 740,703,480 

2CX::G to,COJ,COJ 53,400,1X.'O (10,680,000) 42,72O,COJ 40 :DJ 15 (510,000) (1,226,100) 768,196,100 810,406,070 8OO,69J,1X.'O 

2010 10,000,00::> 63,400,cro ( 12,680,cro) ~,72O,cro 40 340 17 (578,102) (1,49:3,640) 827,756,100 877.800,a58 876,977.520 

2011 tQ,cro,OOJ n,400,CX:O (14,680,cro) 58,72O,cro 40 380 19 (646.114) (l,771.12O) 914,617,100 972,691,046 971,566,040 

Tota! 13.400,CX:O 380 

Note: 1 Number of homes eligible for exemption is assumed to be 5% of total number of homes, 
2. The City's senior or disabled citizen exemption is estimated at $34,006 per home. 
3. The County's senior or disabled citizen exemption is estimated at $136,240 per home .. e 



TABLE B.1 
Greater Greenspoint Reinvestment Zone 

TIRZ Revenue Schedule (All Taxing Jurisdictions) 

.- .-._- ._,-_._- $ O.ereo $ 0.41600 $O.6001$0.5al 0.11Q1 $ 0.6aXl Total 

Taxable Taxable City T1RZ County TIRZ AlSO TIRZ NHMCCO TIRZ SISO TIRZ Annual TIRZ 

Ta~ Coli Valuation lor Valuation lor County Aldine ISO NHMCCO Collections Collections Collections Collections Collections Collections 

Year Year ~Tax ~Tax Tax Rate Tax Rale Tax Rate at 97% 8197% at 97% at 97% a197% a197% 19i6 

1~ 200:1 $ 6,423,cm $ 6.423,cm $ 0.41600 $ 0.6ro) $ 0.11Q1 $ 41,432 $ 25,955 $ 53,581 $ 7,464 $ 128,432 

200:1 2001 $ 76,935.cm $ 76.935,cm $ 0.41600 $ 0.6ro) $ 0.11Q1 $ 496,&56 $ 311,136 $ 642,292 $ 89,473 $ l,5JB,5al 

2001 2I:Xl2 $ 141,672,cm $ 141,672.cm $ 0.41600 $ 0.6ro) $ 0.11Q1 $ 913,656 $ 572,499 $ 1,161,826 $ 164,631 $ 2,832,614 

2I:Xl2 :2IXX3 $ 239,9S4,cm $ 239,9S4,cm $ 0.41600 $ 0.6ro) $ 0.1196 $ 1,547,623 $ 969,669 $ 2,OOI,6i}6 $ 278,841 $ 4,796,019 

2003 2004 $ 364,677,001 $ 384,729,cm $ 0.41600 $ 0.6ro) $ 0.1196 $ 2,481,3ffi $ 1,554,638 $ 3,213,774 $ 447,076 $ 7,006,915 

2004 2Ill5 $ 444,196,019 $ 444,315,040 $ 0.41600 $ 0.6En> $ 0.11Q1 $ 2,665,266 $ 1,~,486 $ 3,716,661 $ 516,321 $ 6,893,754 

2Ill5 2006 $ 5Il3,638,044 $ 5Il3,629,En> $ 0.41600 $ 0.5tm $ 0.11Q1 $ 3,262,005 $ 2,043,259 $ 2,765,520 $ 587,572 $ 8,€68,~7 
2006 2007 $ $ 569,(61,400 $ 0.41600 $ 0.5tm $ 0.1196 $ 3,671,522 $ 2,299,669 $ 3,119,600 $ 661,:D7 $ 9,752,158 

2007 2006 $ 618,025,004 $ 617.717,00::1 $ 0.41600 $ O.Sro:> $ 0.1196 $ 3,Q16,571 $ 2,496,211 $ 3,266,024 $ 717,625 $ 125,I:D $ 10,466,631 

2006 2CX);l $ 741,215.(62 $ 740,700,480 $ 0.41600 $ O.Sro:> $ 0.1196 $ 4,761,2(6 $ 2,003,196 $ 3,753,667 $ 660,742 $ 312,625 $ 12,388,834 

2CX);l 2010 $ 610,406,070 $ Brn.600.ClD $ 041600 $ OSro:> $ 0.1196 $ 5,227,524 $ 3,271,973 $ 4,135,722 $ 940,9(6 $ 312,625 $ 13,576,126 

2010 2011 $ 677.896,056 $ r,520 $ 0.41600 $ O.Sro:> $ 0.1196 $ 5,662,861 $ 3,543,864 $ 3,641,168 $ 1,019,100 $ 960,185 $ 14,067,033 

2011 2012 $ 972,691,046 $ 971,566,040 $ 0.41600 $ 0.5tm $ 0.1196 $ 6,264,9(6 $ 3,926,116 $ 4,315,557 $ 1,129,018 $ 1,026,9:XJ $ 15,635,602 

2012 2013 $ 972,691,046 $ 971,566,040 $ 0.41600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,9:XJ $ 15,645,007 

2013 :2014 $ 972,691,046 $ 971,566,040 $ 0.41600 $ 05tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,018 $ 1,026,900 $ 15,645,037 

:2014 :2015 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,018 $ 1,026,900 $ 15,645,037 

2015 :2016 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,018 $ 1,026,900 $ 15,645,037 

2016 :2011 $ 972,691,046 $ J,566,04O $ 0.416&) $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,9:XJ $ 15,645,007 

:2017 :2018 $ 972,691,046 $ 971,566,040 $ 0416&) $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,018 $ 1,026,9:XJ $ 15,645,037 

2018 :2019 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,018 $ l,026,9:XJ $ 15,645,037 

2019 :20:20 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,9:XJ $ 15,645,037 

:20:20 :2021 $ 972,691,046 $ 971,566,040 $ 0.41600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,900 $ 15,645,037 

:2021 2022 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ l,026,9:XJ $ 15,645.007 

:2022 :2023 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,900 $ 15,645,037 

2023 :2024 $ 972,691,046 $ 971,566,040 $ 0.41600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,016 $ 1,026,900 $ 15,645,037 

:2024 2025 $ 972,691,046 $ 971,566,040 $ 0416&) $ O.Sro:> $ 0.1196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,018 $ l,026,9:XJ $ 15,645,007 

2025 :2026 $ 972,~1,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.11Q1 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,900 $ 15,645,007 

:2026 :2027 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,016 $ 1,026,900 $ 15.645.037 

:2027 :2026 $ 972,691,046 $ 971,566,040 $ 041600 $ 0.5tm $ 0.1196 $ 6,274,344 $ 3,926,118 $ 4,315,557 $ 1,129,018 $ 1,026,900 $ 15,645,037 

2028 2029 $ 972,691,046 $ 971.566,040 $ 0416&) $ 05tm $ 01196 $ 6,274,344 $ 3,926,116 $ 4,315,557 $ 1,129,016 $ 1,026,9:XJ $ 15,645,007 

$ 147,868,879 $ 82.647,750 $ 109,371,643 $ 28,813,587 $ 20.211.169 $ 3116,615,02& 

lall. may not add due to 

e 

e 
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l. InlnHluc\ilHI 

This 
for 

Keyser Marston Associates, Jm:. '$ (KlvtA's) assessment of market potent'lai 
ill Grnler Greenspoint 

This repOlI the following· 

t:,~onIJm;1. overview or greater 1Iou5!on. 

Review of market opportunities for major land uses in Greenspoint 

CapluTe potential for reI ail space and cinemas in GrecnspoinL 

This repof1 is subject to the limiting conditions outlined in Section VI. 

11. SUlI1mlll,), 

A. Overall COIlc/IISioIlS 

KMA's key conclusions 8rc stated as follows: 

I. KMA has identified strong (near-term or mid·ternl) market opportunities for each land 
use sector. However. realization of these opportunities may not be possible without public 
intervention. 

2. The healthiest land use seclor is office, followed by industrial and hotel, In 
sectors do not appear to require any intervention. 

these 

3. The most challenged land use sectors are residential and fela.i!. A strong case for public 
intervention can be made for these sectors. 

4. KMA recommends implementation of a reinvestment zone and tax increment financing (Trf) 
district with the following principal goals: 

• Acquisition lind rehabilitation of existing apaf1mCnlS. In particular. the power of eminent 
domain may be required to deal with absentee landlords. 

• Master-planning a development site for a new residenlial commuml 
product. 

Possibly, assistance in repositioning the Greenspoint Mall which may 
the mall's complex ownership structure and potential need for 

• Possibly, assistance in siting and developing a conference ctnter facility. 

B. Key Market Filldings 

Our principal findings regarding market nnnnrtllnit follow. 

Overview 

The number of households in greater Houston is expected 10 grow from 1.34 million in 1990 
to 2.21 million in 2020, reflecting a 1.1% average annual increase. Total employment is 
expected to increase to 3.05 million by 2020, representing a similar growth rate. 

Grcater Grecn~poinl Management District 
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Intercontinental Airport/Houston (lAB) is undergoing a major expansion in both 
air cal'Ilal facilities. In 1996, IAH Dallas and Atlanta airpor1S in ranking 
of inl(~mationall'asse!lgers. Continental is spending S 190 million on a capital 
improvement pmject lAB has been estimated to support 53,000 jobs in the greater Houston 

It may be for Greenspoint 10 aHract certain key housing market sesments, primarily: (I) 
hi"hn.income empty nesters; and (2) upwardly mobile young professionals -- singles and couples 

the area. 

10 this p,)(emial, l(J\.iA sllggests the following steps 

Identif,cation San 
Slale/Thomas 

downtown Marina District and the 
examples of apanment, 

plim create II middle-income community with a critical 
units and 

npansiull of ,lfllcllilies, grocery and drug stores, dining, and 

A plan aHeviate conditions (blight, crime, declining socioeconomic in the existing 
apartments 

An strategy, Including appropriate action steps, budget requirements, and 
funding sources 

The market is Ihc strongest of the land uses in Greater Greenspoint. New office space 
development is probable in the near future 

The long-term hcallh of the oflke market is likely to require expansion of 
<1Il011,·,,1.ifW amenities and residential uses 

The !louston industrial market driven laq;ely by Irade, energy, and electronics. 
Greenspoint's proximity to fAll and COI1Cenlfal!Ofl of energy companies provide key 
advantages in two oClhese sectors 

Expansion of operations and facilities at lAM will increase demand for distribution facilities in 
Greater Greenspoinl. A\\faction of It &. D facililies will be more difficult, and is likely to 
require: (I) a master-planned business park environment; and (2) anchor uses such lIS a 
conference center, incubator facility, or educational institution. 

Hotel 

Greenspoint's higher-end hotels have outpaced the regional hOlel market 
Major expansion al lAB will increase hotel room demand. 

the 19905. 

Specific opportunities may exist for extended-stay properties (near-term) and a mixed-use 
hoteVconference center (Ions-term). 

fu1lill 

The key opportunities for repositioning the Greenspoint Mall are entertainment and value 
themes 

Significant entertainment uses exist or are under construction at three 
just beyond the five-mile ring, but no comparahle facilities exist within 
Dcvelopmcllt of a megaplex cinema at the mall would provide a strong catalysl for olher uses, 
particularly eating and drinking KMA estimates live-year capture potential for 16 cinema 
screens. 

The 1960 corridor from Willowbrook to Deerhrook contains an abundant inventory of 
national chain promotional, value, and convenience retail uses. A concentration of value retail 
tenants in a single location at the Greenspoint highway juncture would command a sizeable 
draw. KMA conservatively estimates five-year capture potential for 124,000 10 186,000 SF 
of comparison goods. convenience, eating and drinking, and horne improvement relail 
establishments. 
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m. Rrgiort:11 Growth Trcnds 

II"u'!Of! largesl cily in the United and is home to the world's eighth largest 
covers square miles and includes lIanis County, the southern part of 

Montgomery County, amI the eastern section of Fort Bend County. The Houston Consolidated 
Metropolitan Stalislical Area (CMSA) comprises three Primary Metropolitan Statistical Areas 
(PMSA), as Houston (Chambers, Fmt Bend, Barris, Liberty, Montgomery, and Waller 
counties); Ga\veslon-Tc){u City (Galveston County); and Brazoria (Brazoria County). 

The Houslt)11 CMSA had II population of 1. 7J million in 1990, which IS expected to increase to 
5.66 milliQn by 2020, representing an average annual rate of 1.4%. In 1996, Ihe greater Houston 
region contained IIlola\ population or nearly 4 2 million people. The number of households is 
expected to grow from I J4 millioll in 1990 10 2.21 million in 2020, rel1ecling II 1.7% average 
annual increase Natural incruse has accounted for the largest component of the region's 
population growth, about 60%. 

Economic trends in the region have onen been counter-cyclical to national trends. During 1982-
1987, when much of the nalion was enjoying robust growth, Houston underwent a pronounced 
dOWlIlUfII, which started in the energy sector and rippled throughout the local economy. During 
1991-1993, the region experienced sluggish glowth due to the national recession, but from 1993 
to the present, employment growth has 

The Houston economy is dependent 1111 live key areas: 

Upstream energy (oil ami gas exploration and production. oilfield equiprllcnt manufacturing 
and wholesalinfl. and pipeline lfansporlation) 

energy (chemicals and refining) 

.1t\fJUIIIl:>UII Spa(:e Center 

Texas Medical renIN 

The Houslon·Galveston Arca Clluflcil (HGAC) estimates that thcre were 1.8 million people 
employed wage and salary jobs in 1996 in the Houston PMSA, an increase of 2. 5% over the 

year. Uncmpluyment in 1996 was repofled at 5.4%. Total employment is expected to 
increasc 10 305 by 2020, a 1.7% annual gain. Currently, Houston's largest 

employers include the. major oil gas companies, Continental Airlines, Dow, 
(hwestern Bell, Compaq Computer Corporation, and Brown & Root. Employment in the 

service secton ofhusiness, health, engineering, ami others is expected to demonstrate the greatest 
(he balance or the decade. 

One reason for the strengthening economy is thaI the non-enerGy-dependent segments have 
increased from 15.7% in 19871044.3% in 1995. The upslream energy sectors have declined 
from 68.7% of the economic base in 1987 to 37.1% in 1995. 

Bouston has been attracting foreign and national businesses with its infrastructure, low taxes, 
intemationalleadership in the energy industry, and cheap, plentilUllabor combined with a skilled, 
high-tech work force. In 1996,24.2% of Houston's adults had completed four years or college, 
which exceeds the corresponding natlonalligure of20.3%. With the continued implementation or 
NAFTA and the development oflnterstate 69, the Mid-Continent Highway, Houston's strategic 
importance for distribution can be expected to grow. 

KEYSER Mt\!iSTQN ~;;QS;;.L'JI'';U!,4C, 
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IV, nH'ih 10f('1 CfHlflHf'ofal Aii ptH t/Uou'dnH 

(\A!!l was built in 1969, on approximately 
north of downlllwl1 HOll~!Ofl There are four passenger tenninals with 86 

gales, the Ivllekey Leland International Airlmes Building (lAB), which opened in 1990. 
The lAB has 14 gates that are lIsed hy ten airlines. Internalional destinalions include 14 
cilies in Mexico, fOllr C!lIes in Honduras, three cllies in Canada, and two cities in Ecuador. The 

also to one in each ofthe countries: Belize, Colombia, Costa 
Rica, El Ens/and. France, Germany. GUillemala. Netherlands, Nicaragua, Panama, Penl, 
and 

gaIns, IAII is expected 10 move up in the ranking of number of total 
.rnallo"ai I'IH"'nl!crs for the year. With nearly 1.4 million internalional travelers in 1996. IAH 

WOl1n Internatiollal and Atlanta Hal1slield International airports The 
represents a 16% illcrease over the volume of 1995 international travelers at lAH. 

MOle than 1.6 rniUiofi of IAH's inlernalionallraveicrs new between Houston and Mexico, an I So;. 
lAB experienced a 6% increase 111 domestic passengers from 1995 to tOlal 

over 1'3!i5cngcrs in 199<i 

of ai, ca'go handled by the !imH!Ofl Airport Syslem (HAS) during 1996 was 
lAl!. rotal carso handled JAil in 1990 was 532 million pounds, Of a 5.6% 

IAil also had a ,n to Mexico, 

Three Improvement projects are planned atlAH: 

Airlines has begun a $ 190 million capital improvement projec! that includes a $70 
nullion Terminal B renovation, $75 million "Terminal linKS" (an automated people mover 
linking trnllinals B anJ C), a SIS million mail surt facility. and a $30 million line maintenance 
facility. The terminal renovations, mail sorl facility, and line maintenance facility are expected 

completed by summer 1998, while the "Terminal Links" should be completed by 
Currently, Continental has 438 departures per day and projects Ihal number to 
550 tlie next !'\:w years. 

2 the City's Department of Public WOI k 5 and Engineering have begun a $1.1 
improvement ill IAII. The work is taking place on John f. Kennedy 

Boulevard and al the Grcens Road intersection. A new lane in each direction will be added 10 
lfK Blvd between Beltway 8 and Greens Road A new signal will be added to the lfK 
Blvd Road intNsection, and an aclditionalld\ tum lane will be installed rrom Greens 

Jl~K Blvd 

calls for dc,c\opment IImd runway located on an east-west axis. 
Hi\S otr.cials, construction and funding have not yet been determined 

project 

According to a 1995 sludy oflAlI's economic impacts. IAII was estimaled to be the source for 
over 53,000 jobs in the GulfCoasl region The break-oul is as follows~ 12,ll16 jobs at the airport 
(4,536 IAH non-airline jobs and 8,300 lAB airline Jobst 13,95\ jobs resulting from visitor 
spending; and 26,787 additional jobs resulting from the visitor indust!)' employees' 
HAS estimates that the current number of jobs at the airport is between 15,000 to IS,cOO. The 
expansion projects currently underway will support an additional 1,000 jubs. The 
estimated thai lAH generates $4.2 billion annually in economic benefits to the region, 
includes direct, indirect, and induced impacts and is broken out as fol!ows~ SI.2 billion in 
personal income; $ 1.6 billion in goods and services; S 196 million in capilal expenditures; and S U 
billion in visitor expenditures. 
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V, Compeliliv( Mar kct Factors 

This reviews specific market supply and demand factors for each land use in the Houston 
and Greater Grcenspoinl 

A. IICS/lIellilm 

Doth Ihe regi()nai and l()cal marlets demmlshatc: continued strong demand for new 
housing unllS. 'rhe IIou51on regional m'llketlHI$ been steadily improving in recent years. 
DOlh renlal rales and occupancy continue 10 and new apartmenl construclion is evident in 
l1umerOU$ $ubllliukets. At the same time, the Houston hOUSing market remains one of the most 
affordable in the 1111tion. The home construction business remains extremely 
competitive, wilh II strollg buyef for detached single-family "patio" homes. A range of 
alternative hOUSing product types evident in only a few Houston submarkets -- downtown, 
Midtown, lind Ihe 

product. KMA agrees with the stakeholders' consensus viewpoint that 
develoP,rnenl in the Grccnspoinllrea will continue to be enlry-Ievel 

targeted 10 home This use appears to be the most likely developmcnt 
for pol1irins of Greater Grcenspoinl' s large holdings or vacant land. The relatively 

"urban" public school system provides a strong disincentive to development of higher-end single-
family homes. 

NOIWIIIISIil11t1mg the of Greenspoinl's existing apartment inventory, it is 
K.I>1.i\'s view thaI an opportunity may exist for multi-family product. This view is 
suppollcd the following observations 

• lhere lite thousands of garden apartments iOlht ElIalKuykendahl corridor just to 
the nOllhwcsl of Greenspoint. This area provides little in the way of shopping and amenities, 
yel command much renl$ than apallmenlS in Greenspoint's northeast and 

n,",;"hw"''' quadrants 

Review population trends wit hi II Greenspo'nt's five· mile trade ring indicates: strong 
growth rates; an aging population; lind II sizeable pfoportion of households with incomes in 
excess 

Nearly people work within the Greater Greenspo'tnt vicinity. 

Based on thel.c findings, KMA believes that it fIlay be possible for Greenspoint to attract certain 
key llIarket seglllents, higher-income empty nesters, including households currently 

in the suburb"" comn\unilies to the north; and (2) upwardly mobile young 
sinsles couples -- working in the area 

JiQusehoJd Growth 

According 10 the Houston-Galveston Area Council (HGAC), the population of the Greater 
Greenspoint vicinity, defined as BGAC's Regional Analysis Zones 108. 109, and 124, is 
to increase from 69,353 in 1990 to 144,588 in 2020. (See Table I.) This forecast represents an 
average annual growth of2.S%, or approximately 2.500 flew residents per year. HGAC projects 
thallhe number of households will increase from 25,099 in 1990 to S1,356 in 2020, reflecting a 
2.8% annual growth or aboul 1,075 new households annually. 

BGAC's growth rate forecast for the Grealer Greenspoinl area exceeds the region as a whole. 
Harris County is projected to add popuilltion and households at rates of 1.0% Ilnd I.J% per year, 
respectively, as compared to 2.5% and 2.8% for the Grcenspoint area. The metropolitan area is 
projected 10 add popUlation and households at 1.4% and 1.7% per year, respectively 

On the olher hand, the communities to the north of Greenspolnl are anticipated to grow more 
rapidly thanlhe region as a whole. The population of Montgomery County is projected to 
increase from 182,201 in 1990 to 412,390 in 2020, rellecting a 2.8% average annUli gro\>{th rale. 
The number of households in Montgomery County is projected to increase from 6),560 in 1990 
to 158,348 ill 2020, reprcsenting a ).1% allnunlgrowth rate or 3,160 new households per year. 

Age and Income 

In the Phase One study, KMA also reviewed near-term demographic rorecasts 
Claritas Data Services for the three- and five-mile rings around the Greenspoinl 
These demographic characteristics suggeslthe potential ror higher-end muhi-familv 
product suitable to empty neslers and young professionals. 

The three-mile fing contained an estimated 79,496 people in 1996 and is projected to grow to 
90,429 by 2001. This represents 2.6% annual growth or about 2,200 new residents per year. 
About 8.7% of three-mile rillg residents are currently 55 years and older; an additional 9.9% are 
aged 4S to 54. Median household income ror the three-mile ring is projected to increase from 
$27,857 in 1996 to $33,366 in 200l, or about 3.7% annually. AbouI22.4% of three-mile ring 
households earn annual incomes of $50,000 or greater. 

The propol1ions of older residents and higher-income households arc greater for the live-mile 
ring. This area contained an estimated 175,895 residents in 1996. About 9.9% are 55 years and 
older; an additional 10.4% are aged 45 to 54. About 25% oflhe five-mile ring's 64,567 
households earn annual incomes of $50,000 or greater, 

B. OfJice 

Overview 

The office market is the strongest ofthe land lIses represented in Grealer Greenspoint and 
provides the best foundation for expansion. Currenl rent and occupancy rates, combined with 
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as an 
the iloUiton 

will rcmain a prominent office 
Employment forecasts for North 

vicinity in particular, are further positive 
I:XPafISlo·n of George Bush Intercontinental Airport/Houston 

Greenspoint's for businesses that rely on airport travel, may over time 
increase the importance of Grecnspoinl as an ollie!! address for non-energy companies. 

contains II total lJ2 million SF or office space located in 19 
activit), cenlers, Eleven major centers accounl for .bout 77% of the region's 

space, including 96% of Class A oflice Two oftnese are closely tied to the 
specialized activities of Ihe Texas Medical Ceiller and Over Ihe past len years, new olftce 
space inventory has been added althe ratc of apptoxirnately 750,000 SF per year. Both average 
rents and rales were reported 10 be higher ill 1996 than in 1995 

Uolh market cOndHiOll$ and employment trcnds lend III indicate Ihal nelV ollke space 
development in (irccnspoinl is probabte in Ihe near future, Greenspoint is well positioned 10 
continue capture most new olliee demand within this submarket. In the long lerm, 
however, the health of the omce market wit! depend to some extenl on Ihe 

(If amenities slich u shopping and oining and entertainment opportuoities; 
and 

COfllmercial, the NonhlNorlh Heh slIbmarkel oflne Bouston region contained 
annrflXllrnalClV to.S million Sf of omce space in • (See Table 2.) Most orth;s space is 
concentrated within the Grealer Greens.mint !>.lanagemcllt District. This inventory represents 

of the regionaltotnl 

in the North/North Belt submarket was generally comparable to the 
region in .- about Since 1990, Class A vacancy in NorthINorth 

frolll IS H% 109.25%. Vat:ancy for Class D space remains subslantially higher in 
Belt 28%) thanlhe region a whole (16%). 

Belt subllmket has absorbed an average of 150,000 SF of office 
the HOllston has absorbed an average annual 1,9 

NorthlNorth Bell mhrnarket therefore accounted for 7.8% of 
absorption since 1 compares favorably wilh the area's 7% share 
space 

• en indudes the 3rC,l between Highways 4$ 
casl of!hsll\\ay 59 and 

Average rents for office space in Houston submllrkcts have fluctuated during the period 1990-
\996. Annual Class A oflice renls in NOrlhINorth Bell have risen from SI1.7I1. in 199<l to S\6.74 
in 1996. During the same period, rents for Class A space in downtown Houston have declined 
from an average $16.5110 $14.50. 

t;ml1lQyment Trends 

According to HGAC, the number orjobs in both the Greater Greenspoint 
Montgomery County is projected to increase at II rate in excess of the regional 
shown in Table I, lotal employment (by place of work) in the Greenspoint area 
Analysis Zones 108, 109, and 124) is projected to increase from 38,709 in 1990 to 110,130 in 
2020, reflecting a 2.5"10 average annual growth ralc, This represents 8n average increase of about 
1,400 new jobs per year. These ligures indude aU types of employment, whether office-using or 
not. 

Employment in Montgomery County is projected to grow at a more rapid rate: about 2.9% or 
1,900 new jobs per year. By contrast, HGAC projects only 1.6% annual employment growth for 
Harris County and 1.7% for the metropolitan area. 

C. [lIdlis/rial 

Overview 

The grenter Houston industrial market is driven largely by trade, energy, and electronics. While 
manufacluringjobs have declined nationally. Houston added 5,000 manufacturing jobs during 
1996. This growth is primarily attributable to increased oil exploration efforts and demand for 
associated equipment. The Port of Houston is a key advantage 10 the Houston region's industrial 
market, particularly in view of continued expansion of international trade. Additionally, non· 
energy sectors such as electronics (notably, Compaq Computer and Kent EleClronic) arc driving 
demand for industrial space. 

Houston's existing industrial space inventory is dominated by warehouse and distribution space, 
about 64%, followed by manufacturing, 23%, and sel'o'ice uses, 13%. Planned business parks 
with deed restrictions appear to have a competitive advantage in the industrial market. The 
greatest concentration of industrial space is localed in the Northwest lind Southeast submarkclS of 
the metropolitan area. The North and Northwest industrial $ubmarkets are among the tightest In 

the region, with key strengths being the location ofColl1paq's campus and I All. • 

Significant increases in both passenger traffic and air cargo 
America, are fueling the expansion oflAH. This expansion is likely to increase demand for 
warehousing and distribution facilities inlhe immediate area. Greenspoint is welt located to 
capture a major portion of this demand. 

• CO Conllnef(;ial defiues indullrial SlIblll.1lkelS in lentlS of "ed&es radiating frolll dOIVniO"" Houllon 
The Nonh subrnarkct Is bounded by Ilighway 45 011 Ihe 1\1:11 Jlld High .... y 59 oulite casl The 
Nonhwcsl subm(Hkcl cXlcnds from InlcfsliUC 10 nonh and cast (clockWIse) to Ihgh\\ay .,. 
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light Industr'ml and research and 
10 traditional employment centers have 

mid·risc oITrce buildings at the core and lower·end warehousing 
of the District', boundaries As slated ill KMA' s Phase One report, 

business park "campus" 
or morc anchOf uses, such as a conference center, high· 

or educational institution In our Phase Three report, KMA will review 
developmem at Princeton Forestall Cenler and Denver Tech Center. 

there may be sped lie rrom Ihe concentration of 
present, including industry meetings, research, andlor 

Historkally, HouMon industrial submarket hIlS betwecn9% and 11% of the 
101111 industrial inventory, with about 26 million 1996. As shown in Table 3, the 

Il1dUSllial market contains over 248 million SF of industrial space. 

NO.lh Ilouston ,uumarkCI has increased vacancies, from 7.0% in 
1996 "Ihe overall HOllston remained relatively constant, with vacancies 

fmm II 5% in 1990 to 10.2% in 1994-1996, the North subnlarkel has 
SF of industrial space absorption, or about 8% of the regional average 

Rents mdustnal space itl North Houston have generally beell higher than on a regional basis. 
Cumenrly, North submarket rents range from SO.)!) to S039 per SF for warehouse space; SO.38 
10 SO.60 uses; and $0.25 10 SO. J2 for manufacturing space. 

IJ 

The gruter holel market has flO! experienced the rebound in market performance 
evident ill other major Texas dties. Average room I ates have been increasing, but regional 
occupancy remains relatively fl~t in the low range. The stronsest hotel subl118rkets continue 
to the Texas Medical Cenrer, and downtown areas. A number of hotel properties are 

planned at Hobby Nrporl, Ihe Wcstchase area, and the Northwest 

the area have outpaced the regional hotel market since 
eXflarmon olanned for IAII and associated increases in passenger volume __ 

hotel looms in lAH'$ immediate vicinity. Grcenspoint is well 
positioned 10 capture th.s new hotel room demand, due to its loclltion and diversified multi-use 
environment Hotels located at the airpoll do nol oller the "urban" selling and entertainment 
o",,,,,hHul!lr, that Greenspoint can provide 

occupancy trends arc strong and improving, current elTective room rates in Ihe 
Greenspoinll Airport arca do not support development of new higher-end hotels. One 
to raise elTective room rates is 10 enhance the range of amenities and activities available to hotel 
suesls on weekends. 

In the near-term, however, there may exist opportunities to develop lower· priced facilities A 
sisniftcant trend in the hotel industry nationally is the development of alTordable 10 mid,prlced 
extended-stay properties. An example is the 125·key AmeriSuites hotel currently under 
construction in Greenspoint. Given the transience of some oil company employees stationed in 
Greenspoint. there may be opportunities for extended.slay facilities, corporate apartments such as 
the Oakwood Apartments, or a hybrid residentiaVhotel product suitable 

In the long-term, there may be an opportunity for a mixed-use hoteVconference center in 
combination with supporting retail, restaurants, and services In particular, a Greenspoint 
cOllference facility could serve: (I) the energy industry, and (2) Inuhi·national businesses utilizing 
IAH. 

Submarkel Trends 

KMA compiled information on hotel room rate and occupancy trends from Smith Travel 
Research. KMA compared trends for seven higher-quality hotels (Sheraton, both Mamotls, 
Hyatt, Holiday Inn, SOftlel, and Wyndham) in the Greens[loinV Airport area with the Houston 
region as a whole. 

As shown in Table 'I, the average room rale at the seven surveyed hotels has risen from $59.60 in 
1991 to S73.47 in 1996. This represents a fairly high rale ofincrcasc, anoroxlmatelv 
year. Oy contrast, the average room rate for all Houston region hotels 
1991 to S61.80 in 1996, an increase of only 1.2% annually. 

The increase in room rate for GreenspoinllAirport area hotels is noteworthy. However, it is also 
impor1ant to note that the elTective room rate ofS7347 is much lower than the quoted rack rares 
for the surveyed properties -- indicating substantial discounting for grouf1s and weekend visitors 

Even while room rates have been rising in the Grccnspointl Airport area, occupancy has also been 
increasing. As shown in Table 5, hotel occupancy increased from 66.3% in 1991 to a peak of 
77.0% in 1994. It dropped sisniftcantly in 1995 and rebounded to 69.1% by 1996. 

The Greenspoint/Airport area's overall gain in occupancy rates is notable in light of the following 
factors: (I) average room rales at the surveyed properties illcrcased Illhe same time; and (2) 
regionally, hotel occupancy declined during this period. from 62.4% in 1991 to 61.8% in 1996 
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It important comitler that retail centers arc constantly undergoing re-in\lcntion. This is due 
national trends in the retail induHry, as well as local competiti\le forces. O\ler the 

and aha!!; Ihe of power centers Ill1d \lalue retail has forced the 
ot u aditional malls A component of tms repositioning has been the 

integration of entertainment uses, primarily cinemas and eating and drinking establishments. 

At the time that wnsumers are demanding va!ue and selection, they arc increasing.ly bored 
with the "barebones" shopping environment or Ihe value center. In fa.ct, a principal reason for 
incorporating. entertainment inlo regional malls is to increase the length of time shoppers spend at 
the mall. These celller s have responded 10 the "bored consumer" syndrome wilh a mix of cinema 
and restaur ants and bars, and and fashion retailers .- often in a desirable 
''''''m'PA',j"", environmenr 

Over the past decade, numerous U.S. shopping centers have been repositioned. Repositioning 
typically physical and thematic changes, including any or all of the following: 

addition of anchor 

2 shop space with (mid-siud) tenants such as "category killers." 

the product Ime, ie, changes to the mix and type of stores. 

-1 entertainment or eating antI urtniong lIses 

5 to accommodate these ch:1I1ges 

In KMA's tne key opportunities for repositIoning Ihe Greenspoinl Mal! are entertainment 
and value 

rnleriainmenl, significant cnlcr1almnenl uses exist or are under constnrction al 
thlee mall locations just beyond the five-mile ring, but no comparable racilities exist 

trade arca of a megaplex cinema at the mall would provide a strong 
eating and drinking _. by funneling movie-gocrs into 

Greenspoinl's core district. Movie-goers \Yould also develop a greater familiarity with the 
range of shopping options onere"! by Ihe nUll! 

value retail, the 1960 conidor from Willowbrook to Deerbrook contains an 
of national chain promotional, value, and con\lenience retail uses. 

However, within a rins. of Greens point, there is no single large concentration or"b,g 
box" or "category killer" Mores. Selected lenants are lepresented in sporadic locations 

';'cN"""ml """"'gel""" {J,,!ncr 

(primarily along Interstate 45). A concentration or\lalue retail tenants in a single location at 
the Greenspoint highway juncture would command a silcable draw. 

Over the next Ii\le years, KMA estimates that central Greenspoillt could capture' 

An additional 224,000 to 286,000 Sf of comparison goods/general merchandise, convenience, 
ealing and drinking, and home improvement retail establishments; and 

Sixteen cinema screens. 

These estimates are conservative in that they do not consider additional <tmnnrt ... d by the 
area's daytime (worker) population Of residents from beyond a (i\le-mile radius. 

Retail I Il\lcnlory 

The Houston region contains a total inventory of approximately 108 million SF of retail space. 
About four million SF of retail space was added in the Houston region during 1996. The largest 
share of this new de\lelopment occurred in the southwestern portion of the metropolitan area, 
including the new one-million-SF Colony Mall. Olher major construction included "category 
killers," large discounters. megaplex cinemas, and grocery-anchored centers. 

According to CB Commercial, the NorthINorth Belt submarket contained approximately 10.6 
million SF of retail space in 1996> This inventory represenled about 9.S% oftolal retail space in 
the Houston region. cn Commercial estimates Ihat 10.0% of NorthINorth Belt retail space was 
vacanl in ) 996. By contrast, Ihe regional \lacancy rate for commercial space was reported to be 
approximately 13.\0/ •. 

In recent years, the largest single addition to NorthINorth Belt retail in\lentory was Ihe 1994 
opening of the one-million-SF Woodlands mall. In 1991 and 1996, respecti\lely. the Deerbrook 
and Willowbrook malls underwent remodeling. In addition, new cinema screens arc currently 
under de\lelopment at/near Willowbrook and Northline. 

Trade Area Demand 

KMA prepared an analysis of retail expenditure potential and reI ail space demand for three- and 
live-mile Irade rings around Greenspoinl. KMA has re\liewed typical spending ratios by retail 
category in relation to population and per capita income. KMA used these ratios in combination 
with the estimates of population and income growth for the Greenspoint \fade rings shown in 
Table 6 to estimate potential increases in retail expenditure potential. 

• en Commercial's NorthlNorth Bell rclail submarkct is comparable to the offIce submarkcl of Ihe same 
name -- Highway 4~ to Highway 59 -- with the exclusion of Montgomery County. 
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Tabies 1 and 8, KMA estimates the 
(millions) 

from three to nvc miles 
Five~mile ring (total) 

increased eXllenUllUI 

.$73 0 
UQLQ 
SI740 

potential for the 

These rlgurcs represent Increases in annual sales goods/general merchandise, 
convenienee goods, eating and and home improvement. 

Based on productivity factors (sales per square foot of reI ail space), KMA estimates that 
these incruses inlrade area retail expenditures can support II /o/al net increase in occupied retail 
space as f(}lI(}ws (square Ceet):" 

Ihree~llli!e ring 
Outer ring, from three to nvc miles 
Five-mile ring (total) 

264,000 

l~.QQQ 
630,000 

Of .,hsorptton of c't~$ttf\S vacant spate 

The capture <I portion uf tit!: above retail space demand at Greenspoilll 's corc should be 
considered in light of the lullowing factors 

~I signifrcant competition to central is the retail concentration lining the 
cOHidof to the 1l0r1h~ The lack of compelluvc retail inventory withill the three-mile ring 

central Grecnspoint well 10 capture a high proporlion .. say 50% to 60% .. of the 
3nticitlated for this trade area 

fairly limited competition within the three- 10 live-mile outer ring. However, 
population in this area may be 10, and to patronize, the competing centers at 

Nmlhline, Of Deefbrook~ Therefore, a lower capture rate for central 
GrWlSp()l!1t say 25% to 3 W • .. would be appropriate for the 366,000 SF demand 

this outer ring 

Based on these conservative assumptions, KMA estimates that the central Greenspoint area 
should be able to capture an additional 224,000 to 286,000 SF orrelail space occupancy in the 
ncar· term, e, including both new space and absorption of existing vacant space~ 

There is a existing vacancy and under-utilization at both the Greenspoint 1\\311 and 
Grcenspoint Commons shopping centers Ne\V demand for retail space is likely to bnck-fllI 
existing before new development can be supported 

It should be noted that the demand model forecasts incremental demand resultinll from .n"~Ir\at~t1 
increases in population and income, The model does not consider the fr 

sources of potential demand: 

I. Recapture of existing export, i.e~, local residents' expenditures that IIrc currently lluWing uut 
of the trade area, 

2, Expenditures from the area's large white collar work force, 

), Expenditures from households beyond the five-mile trade area~ Certain types or uses, such as 
entertainment and value retail, may be able to draw shoppers from a larger trade area 

Cinema Demand Forecast 

KMA analyzed existing and potential demand for cinema screens wilhin the three- and five-mile 
rings of GreenspoinL This analysis indicated strong demand within the trade area for new 
screens. 

As background, it is appropriate to review trends in the entertainment relail industry~ In the 
1990s, forces in the nationnl renl estate and mOlion picture industries have contributed to a 
heightened demand for entertainment venues in cities both small and large Entertainment uses 
Slich as multiplex cinemas, amusement areas, and theme restaurants are an increasingly important 
component of both new and rehabilitated retail developments. 

In particular, the cinema industry is growing while simultaneously adapting to changes in market 
demand. The major change is in the proliferation of "state-of-the-art" multi-screen thealers. 
State-of-the-art typically describes "multiplex" (up to nine screens) and "megaplex" (up to 30 
screens) movie theaters with high-tech digital sound systems, big movie screens, lind "stadium" 
seating with unobstructed views of the screen. Industry sources say that the 10lal number of 
movie screens nationwide has increased by 17 percent since 1990~ The Wall Street Jourl/al 
recently reported thaI movie theater box office receipts increased by 16 percent for the tirst 
quarter of this year over the previous year. Current projections anticipate a 20% increase ill 1997 
second quarter receipts over the same quarter last year. 

The new megaplexes position theater operators extremely well with respect to existing older 
cinemas. Some of these competitive advantages include: 

Enhancing an operator's ability to capture market share; 

Maximizing an operator's programming capacity by 
on multiple screens at different times; 

for lhe 

Reduced operating com with centralized box office and concession sales~ 

G'Cale, Grcenspoint ManagclI1cnl District 
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movie stuolos to present mme and generate greater revenue from expensive 
extcmlmg recall dates, 

with mulliple film 
cormoruc\e environment 

under one mor, with multiple show start times, 

All of this increased activity typically provides "spi,,·o(\" benettts to businesses located near movie 
theaters. In many instance •• Ihe of adjacent mOllie thealers, restaurants, and retail stores 
provide II catalyst for reVitalization shopping ccnters or commercial districts. 

Table presellts KMA's estimate of achievable box ol1lee 
The table presents demand forecasts for both 1996 and 200 I 
follows 

for the Greenspotn! trade area. 
explanation of the model 

• I nlal cinema expenditure potential fnr the three·mile trade Ifea is eSlimated at $2.0 million in 
based on an annual lite 0025 per capita Typical cinema expenditures range from the 

low $10$ to Ihe IflW $.30s, based on KMA 's review of comparable sales volume data in olher 
market areas. KMA has conservatively used the Inwerimidpoint of the range. 

Iypically require approximately S225,OOO to S2S0,OOO in gross revenues per 
scrcen per year in order 10 be ttnanciaUy feasible. On this basis, then, KMA concludes thnt the 

in ! '1'16 tout,1 stlppnr! between eight and nine screens. lJy 200 I. the three-mile 
be able 10 supporl f1ille In ten screens 

KtvlA eSlimates total cinema in the live-mile ring of $4.4 
an estimated 18 to 20 screens. By 2001, KMA estimates Ihat the 

Clln support 20 to 22 screens. 

In Ktv1.A estimates the folluwing total demand (screens): 

ring 
Outer ring, frn," three In live miles 
Five· mile rin\! (Iolal) 

8109 
lt21rUl 
III to 20 

£QQl 

91010 

.!..!...!!ill 
20 to 22 

cinemas existing nf planned within the five-mile ring. The nearesl 
cnmpetltion at (or near) Willowbrook, Deerbrook, and NOrlhline, all of which are 

tile ftvc-mile ring KMA assumes that a state-of-the-art multiplex at Greater 
Greenspninl would capture most of the Illite-mile ring demand and might potentially capture 50% 
of Ihe three- 10 live·mile outer ring demand. In nther words, by 2001, Greater Greenspoinl 
shnuid be caplure a minimum of 16 screens 

!I be Iha! this t!ef!1~fld forecast does not consider additional support provided by 
either (I) Off,ce workers and hotel guests, or (2) residents from beyond the five-mile ring. 

(JtUHt,1 19 

VI, Assumptions allli Limiting Conditions 

The lindings, conclusions. and recommendations contained in this report are subject to a number 
of assumptions and limitations. The conduct of any market feasibility analysis is necessarily 
guided. and its results influenced. by the terms of the assignment and the assumptions which 
togetner foml the basis of the study. The following conditions and 8$sumptions. together with 
lesser assumptions embodied in this rcporl. constitute the framework of KMA' s analysis and 
conclusions. 

I. The analysis contained in this report is based. in part. on data from secondary sources such as 
governmental agencies, rmancial institulions. and reahors. While we believe that these 
sources are accurate, we cannot guarantee their accuracy. 

2. The analysis assumes that neither the local nor national economy will experience a 
recession. If an unforeseen change occurs in the economy. Ihe conclusions 
may no longer be valid. 

3. The lindings are based on economic rather Ihan political considerations Tnerefnrc, 
should neither be construed as a representation nor opinion thaI government approvals 
development can be secured. 

4. Market feasibililY is not equivalent to financial feasibility; apart from whether there is a 
dellland for various retail uses, other factors are of crucial importance in determinin!> 
feasibility. 

S. The analysis, opinions, recommendations, and conclusions orlnis report are our infomlcd 
judgment based on market and economic conditions as of the dale oftnis reporl. Due to the 
volatility of market conditions and complex dynamics influencing the economic situations and 
conditions of the building and development industry, conclusions and recommended actions 
contained within this report should not be relied upon as sole innut for final business decisions 
regarding currenl and future development and planning. 
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TABLE 2 
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REGIONAL OFFICE MARKET TRENDS. 1990·1996 
MARKET OVERVIEW 

Inventory 1990 1ill 

North/North Belt 9,770,000 9,780.000 
Houston Markel 134,750,000 134,920,000 

% cITota! 7,25% 725% 

Vacancy Raltts 

Not1hINOt'L~ Sel! 
C!assA 18,75°/" 122S"A. 
Crass 8 21 

Houston Markel 
Class A 13_74°1. 13,17% 
Class B 2126/%: 2500% 

Absorpiion 

Not1h/Nortfl Bell 359,211 417 651 
Houslon Mlin:et 3598,941 1.774/377 

% 01 Total 10.52% 2353% 

Rental Riles {Ave rag!! Gross RatesiSFfYear! 

Bell 
A $12.78 $1323 

C!auB $10.32 $1103 

Cen!ral BO$iI'll!SS O,S!rn::I 
C!assA S H; 51 $1130 
Class B $12,10 51247 

• 
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ll!f 1993 

10,2<10,000 1(),161,199 
135.820,000 138,672.852 

7,54% 733% 

'4,80% 12,5~% 

25,71I:Y. 

1365% 1251% 
2402% 2291% 

(79655) 177,570 
781,367 1,497549 

I"Ja 11 85~' 

$13 $14 

$1 27 511 25 

$1650 51591 
$12.24 $12.76 

"""" IV Cc:""-Co 
iDWOJ-O) 
""';""'''''''QI(Q 
:"'~_NNW 
..,QI, YO r.o<..n O') __ NW 
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..., (,,0,) IV ..... A 
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A NtaU"lo) 
0U10VtO) 

-"' ..... f';.) ..... ,...", 

"A.C»Oc.n 
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!ill 1995 

10,226,354 10,955.2<14 
136.380,116 155.895,253 

7,50% 7.03% 

13 

12 51% 
2241'/. Hl15!tk 

86.874 (61.418) 

2,081,167 1,110,341 
4.17% N3 

$1440 $1362 
SlU7 $~O 

$1545 51386 
$11.75 511.92 

'N 
10 
'N 
10 

ill! 

10,799.590 
155,331,528 

695% 

ttB9% 
1554#,4 

117,973 
2,509728 

4 

74 
$1074 

S1450 
512.14 

Average 
Annual 

Chang" 

168% 
2400/0' 

·1 

-0 
-1,94!t/e 

149,758 
1,922,011 

4 

0, 1~?0-



TABLE 3. • REG!ONAlINDUSTRIAl MARKET TRENDS, 1990-1996 

MARKET OVERVIEW 

Inventory .rug 

North 24.670,948 

Hous:on Ma"ket 267.1366,679 

% of To:al 9% 

Vacancy Ratn 

Nortl> 7,0% 

HouS:On Market 11.5% 

Absorption 

North nla 

Houston M3t'~et nla 
%o/Total 

Rental Ratos (Average Gross Rates/SF/Monthl 

Nartl> 
Warehouse 50,25-$0.32 
Service SO,35-S0,55 

Manufac!uring 50.23-50.30 

Houston Marl<et 
Warehouse $0.17-S0.35 

Service $0.25-S0.65 
Manufacturing SO, 15-50.30 

s"""",: ClI Commet<:laI Research 0.1"_ 
~ by. K.,... Marston Assoc:iates, Inc. 
~ c:ldi<!nlsllloustonIMARKETS.xLS; 6119197; jK 

I 
L 

.. 
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1991 

25,079,224 
271638,168 

9% 

68% 
11.6% 

nla 
nla 

$0.25-50,32 
SO.35-S0.55 
SO.23-S0.30 

SO. 17-$0.35 
SO.25-$0.65 
SO.15-S0.30 

• 
1992 00 

25,453,020 25.505,111 

278,7 16.675 259,oa1788 
Q" -" 10% 

85% 8,6% 
127% 118% 

n/a n/a 
nJa nla 

SO,28-5037 $0 22,SO,35 
SO.42-50,60 SO.28-S045 
SO.25-$0.33 SO 25-S0.40 

SO, 17-$0.37 SO,17-$0.37 
50,25-$0.60 SO,25-S0.60 
SO.18·$0,33 SO. 18-S0.33 

~ 1995 

25.634662 25.187094 
240,155,789 242,608.176 

11% 11% 

102% 11 ,O·h. 
12,1 % 

583.742 
6,357,885 

SO,22-50,35 
SO,35-S0.55 
SO.25-$0.35 

50.19-$0.38 
50.26-50.60 
SO. 17-S0.33 
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~ 
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'" 8 

114% 

447,153 
4.977,210 

SO 22·S0,35 
SO 35-$060 
SO.25-S0.35 

SO. 19-50.38 
SO.26-50,60 
50. 17-S0,33 
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1996 

25355.089 
24 8,377 392 

11,)/, 

111% 
10<2% 

644,199 
9,222,016 

SO,30·S0,39 
50.38-5060 
SO.25-S0.32 

SO.19-$0,40 
SO,30-S0.75 
SO, 17-S0.33 

Avera 
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558,365 
6,852,370 
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TABLE 5 

REGIONAL HOlEl OCCUPANCY RATES, 1991.1996 
MARKET OVERVIEW 

ll!!.1 

66 66 
Houston 62 6\ 

15: O'V. 

no% 

617Y. 

6t 4V. 

~5 

1992 199) 

lID 

11 
61.4'1. 
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1!!M !lru 1996 

no'll. 67.9% 69.1% 
62.9'" 61.5% 61.8% 

61.5-1. 

HIS" 1995 

Average 
Annual 
Chang!! 

0.6'/. 
·0.1% 
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61.6'4 
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