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Introduction
« Project Overview, Vision, Goals

The Plan
« How Urban Centers will work (Process)
« What Urban Centers are (Characteristics)
« What a development has to do differently from standard practices

(Expectations)
« What a development gets in exchange for going above standard practices
(Tools)
S each Project we will discuss...
Will it work fpr. . ) t could be developed today.
« Grayfield Projects? h Tools/Expectations were applied.
. Redevelopment Projects? t would result from proposed plan.

Jyrtant conclusions for Urban Centers.

- Catalyst Projects? t you would change about this scenario.

Are we on the right path?
* Process, Criteria, Expectations, Tools

Conclusions and Next Steps

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas
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Defining Overall Framework

Goals + Characteristics
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Defining Overall Framework

Goals

Advance local and regional housing initiatives
Contribute to high-quality infrastructure

Enhance community stability, accessibility and balance
Promote sustainable, healthy design

Support multimodal transportation, increased connectivity Economy

Housin

Characteristics

Housing Character and Diversity

Infill/ Redevelopment Potential

Funding Mechanism / Management Entity
Landuse Diversity

High Population & Employment Density

Access to Amenities and Attractions/Destinations
Bike/Pedestrian Accessibility

Access to Streets & Freeways

High Quality Transit



Defining Overall Framework

Potential Expectations

Residential Density

Housing Type/Cost/Starts

Vacant Land (%)

Improvement to Land Value Ratio
Management District, TIRZ
Average FAR, Land Use Diversity
Impervious/Pervious Cover

Parks and Open Space

Job Density

Population Density

Amenity Density/Diversity ‘ Transit
National/Regional Destinations
Bikeway Density, Trail Density
Sidewalk Accessibility

Intersection Density, Street Density
Streets/Freeways/Thoroughfare Access
Type of Transit, Transit Facilities
Transit Frequency and Connectivity




Defining Overall Framework

Potential Criteria

Residential Density (Dwelling Units)
Vacant Land (%)

Improvement to Land Value Ratio
Management District, TIRZ

Area of Center in Acres

Job Density

Population Density

Amenity Density

National/Regional Destinations
Access to Freeways, Thoroughfares
Type of Transit, Transit Facilities




Defining Overall Framework




Blog:
UrbanHoustonFramework.com
2,443 blog viewers, 358 participants

Online Poll:
houstontx.gov/planning/DevelopRegs/mobil
ity/MetroQuest.htmi

Act Now—Poll Ends Friday, April 26

Email:
UrbanHoustonFramework@Houstontx.gov
62 comments submitted to date

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas
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Contribute to high-quality infrastructure.
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Encourage economic viability and diversity.
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Enhance community stability, accessibility and balance.
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District

)
Market Square

Main Street Square B8
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Harris County
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Promote sustainable, healthy design.
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Support multimodal transportation, increased connectivity.
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Hierarchy of Urban Center Designation Process

Urban Centers may vary drastically in
size, function, location, connectivity, etc.

Urban Center

Pilot
Project

large
urban center



Ultimate results expected from this study?

The Urban Houston Preferred Framework Scenario will:

* Include policy tools and development incentives that encourage and
Incentivize Urban Centers

 Be implemented to promote consistent, sustainable development
strategies throughout the City

» Heighten knowledge of and commitment to better urban forms

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




Project Timeline

9

Draft Report to City/H-GAC

Pilot Project Analysis Mid-April

-------‘--------

SAC Meeting ) Implementation Workshop |
February 13 1 April 11th, 9-11 f
A 4
Vision Workshop Online Poll 2 Ends
February 13 and 14 April 26
L 4 A 4
SAC Meeting SAC Meeting
March 27 May 1

A g

Final Report to City/H-GAC
May 1
v
Final Report Published
May 20

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




The Plan

urban houston framework



The Blue Print — Urban Centers.

How Urban Centers will work.



Defining an Urban Center Designation Process

Questions to consider:

How should we map Urban
Center boundaries?

Once an Urban Center, always
an Urban Center?

How do we measure the
sustainability and performance
of live/work/play environments
throughout the long term at
differing scales?

Urban Center

Pilot
Project




City Initiated Process

City maintains Applicant provides the

City with

City evaluates plans

publicly based on Toolbox

development plans

accessible, and provides the

incorporating some/all
Tools and Expectations
from the Toolbox.

comprehensive applicable Tools.

database that can be The applicant conducts

used to determine a building practices

site’s Toolbox that adhere to

eligibility. Toolbox

expectations.
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A voluntary opt-in process will be always be
available for any interested parties seeking to participate in
the Framework.




Characteristics

What Urban Centers should be.



Address local and
regional housing needs.

Contribute to high-
quality infrastructure.

Encourage economic
viability and diversity.

Enhance community
stability, accessibility
and equity.

Promote sustainable,
healthy design.

Support multimodal
transportation and
increased connectivity.



Goal Characteristic

Address local and

Housing Character and

regional housing needs. Diversity

Contribute to high-
quality infrastructure.

Infill/ Redevelopment
Potential

Encourage economic
viability and diversity.

Funding Mechanism,
Management Entity

Landuse Diversity

Enhance community
stability, accessibility
and equity.

High Population,
Employment Density,
Access to Amenities,
Attractions/Destinations

Promote sustainable, Bike/Pedestrian
healthy design. Accessibility
Support multimodal Access to Streets &

transportation and
increased connectivity.

Freeways

High Quality Transit



Characteristic

Examples of

Address local and Housing Character and
regional housing needs. Diversity

Contribute to high- Infill/ Redevelopment
quality infrastructure.  Potential

Measuring Characteristics
Residential Density (Dwelling Units)

Housing Type

Housing Affordability/Housing Cost

Housing Choice and Mobility (Fair Housing Factor)

Housing Starts (New Construction)

Mixed-Land Use (Housing and Localized Services)

Vacant Land (%)

Improvement to Land Value Ratio

Significant Potential for Development/Redevelopment

Encourage economic  Funding Mechanism,
viability and diversity. Management Entity

Landuse Diversity

Management District

TIRZ

Average Residential/Commercial/Office FAR

Land Use Diversity Index

Impervious/Pervious Cover Ratio

Area of Center in Acres

Parks and Open Space

Enhance community  High Population,
stability, accessibility = Employment Density,

Job Density

Population Density

and equity. Access to Amenities,  Amenity Density
Attractions/Destinations  Amenity Diversity
National/Regional (vs. Local) Attractions/Destinations
Promote sustainable, Bike/Pedestrian Bikeway Density
healthy design. Accessibility Trail Density

Sidewalk Accessibility

Support multimodal Access to Streets &
transportation and Freeways
increased connectivity.

High Quality Transit

Intersection Density

Street Density (Freeways, Thoroughfares, Streets)

Access to Freeways

Access to Thoroughfares

Type of Transit

Type of Transit Facilities

Transit Frequency and Connectivity



Moving Forward with Potential Criteria
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Moving Forward with Potential Criteria

e o

4’
L,L/o.
UN,
—’—

€R King

L]
(2]
=
SR TS oSSl
(%]
ITH

~ Y4BTy,

ACCESSIBILITY TO AMENITIES
0.S.T & Griggs

O.S.T/ALMEDATIRZ

Type of Amenities
@ civic

Cutural
Educational
Food PLANNING &
DEVELOPMENT
DEPARTMENT

Health

®
=
®
@ Retail & Commercial

Public Parks




Exploring Characteristics
Jobs + Population Density
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Expectations

Development practices we want
to encourage in Urban Centers.
Tooli

t adevelopment gets | hange
r going above standar‘ﬁctices.



Examples of iteri Expectations

Measuring Characteristics
Residential Density (Dwelling Units) (J

Housing Type

Housing Affordability/Housing Cost

Housing Choice and Mobility (Fair Housing Factor)
Housing Starts (New Construction)

Mixed-Land Use (Housing and Localized Services)

Vacant Land (%) °
Improvement to Land Value Ratio °

Significant Potential for Development/Redevelopment

Management District
TIRZ °

Average Residential/Commercial/Office FAR

Land Use Diversity Index

Impervious/Pervious Cover Ratio

Area of Center in Acres [
Parks and Open Space

Job Density °
Population Density °

Amenity Density d
Amenity Diversity
National/Regional (vs. Local) Attractions/Destinations [

Bikeway Density
Trail Density
Sidewalk Accessibility

Intersection Density

Street Density (Freeways, Thoroughfares, Streets)
Access to Freeways

Access to Thoroughfares

Type of Transit

Type of Transit Facilities

Transit Frequency and Connectivity




Setbacks and Parking

All Centers



Parking Benefit District or Special Parking Area

All Centers




Housing

All Centers




Utilities and Infrastructure

All Centers
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Stormwater

T o | All Centers
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Transit Access
Large + Medium
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Sustainable Practices (LID, LEED-ND, SITES, etc.)
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Will 1t work?

urban houston framework



Overview

Catalyst Project
; J ‘~‘.




Types of Pilot Projects

Grayfield

Previously developed or graded site.

Redevelopment

Underused site with preexisting paving, structures or altered landscapes.

Catalyst

Site that triggers spinoff development that creates new activity in the area.

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




Grayfield Project

Previously developed or graded site.



Grayfield Project: Introduction

—BriariFore st
|

102 2 acree

Q SE corner of Westheimer R;oad".gnd Beltway 8

:

Westehase Man\ager;nent Dist{rict{ S oo

1

Undeveloped property of this srze is uncommon -
opportunity to explore how toolbox works on Iarge

site

PYEIBUSSD

Imagery. Da'Tr%’ 10/277251,2(7"_ a 1944
Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas
urban houston framework



Grayfield Project: Location and Boundaries

o

g A B}miléfﬁlﬂgr area
< - 3 : "' 4  Tord R 3 :
4 :
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[T ] Westchase Major Activity Center

Westchase Management District
1 Westchase Superneighborhood
| Southwest Houston TIRZ

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas



Grayfield Project: Existing Characteristics + Context

,' Challenges’? Creating mix of
residential uses

~among existing
employment
opportunities

S ES

(peoil||ol)Aem|olifioy

Reducing lengthy '
block grids that deter
pedestriarl activity

I | ©2013 Google

i b Hapee 1469( o ¢

Imagery-Date: 107 27/2012 a 1944 |

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas
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Grayfield Project. Characteristic example

-
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] HARWIN

MEMO RLAL -

ROGERDALE

BRIAR FOREST

POPULATION + EMPLOYMENT DENSITY

Westchase

[
_ 1 Westchase Management District Boundary

persons+jobs/acre
48
36

24

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas
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Grayfield Project. Characteristic example
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Grayfield Project: Context

Wl e das coai el M

T e - e -
. T = e —————

B —
e N .

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas

urban houston framework



Grayfield Project: Context
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Grayfield Project: What could be developed today...

Westheimer ' Road
Land Use e il
mCommercial »”’ ! :
Hotel /
m Multifamily
m Office -E [
m Parkland — IR :
.‘ . (7p)
~ Meadowglen
i

f
Beltway '8

Typical Building Height
10
Floors

4
Floors




Grayfield Project: What could be developed today...

Additional Phases of

Multifamily Residential Office Use throughout Site

Garage Parking

Mid-Rise Hotel

Beltway: 8%



Grayfield Project: What could be developed using Toolbox...

Westheimer.Road

Land Use

3% 6%

B Commercial

B Hotel
m Multifamily
m Office
m Parkland
100
K >
" (4]
e E -
?’ﬁ Mea’dowgl/en“, £

Typical Building Height

10 Floors

4 Floors

1 Floor




Grayfield Project: What could be developed using Toolbox...

Parkland serving nearby .
Multifamily, Commercial and Additional connector streets

Office Uses

High Density High Density Office with
Multifamily Residential Ground Floor Commercial

_ along internal roadways
Commercial along Screened

Major Corridors Garage
Parking

> E— . e \\\

?.}. L —_— Seagle;: \

A

BeItV\;'ay 8



Developed Today With Toolbox
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Grayfield Project: Pro Forma

Cost to Develop
Base Scenario $1.00B
Toolbox Scenario $1.02B

Return on Cost
Base Scenario 9.95%
Toolbox Scenario 10.23%

Project Value (Income)
Base Scenario $1.38B
Toolbox Scenario $1.47B

Property + Sales Tax (at Build Out)

Base Scenario $6.6M/yr
Toolbox Scenario $7.7M/yr

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




Grayfield Project: Take Aways

« Without the Toolbox, this site would likely become characterized by large
surface parking lots

« This site may require a major corporate developer to invest in a series
of catalyst projects that would be built out over a long time period (10-20+ years)

« To maximize walkability and transit use on site, connectivity would need to be
improved by the reintroduction of the street grid

 Reduced block lengths help to ensure the success of residential,
commercial and office uses on site

« Opportunities to partner with METRO in adjusting services to accommodate

higher density residential, office and commercial uses would need to be
explored

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




Redevelopment Project

Underused site having preexisting
paving, structures or altered landscapes.



Redevelopment Project: Introduction
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Redevelopment Project: Characteristic example

ézi ----- X —'-"i-DA' AS i

g,

GREENBRIAR

BISSONNET Miles “
0 0.5 1

w0
-
L

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas

LAND USE DENSITY & DIVERSITY

Montrose
Land Use Mix 0.72
i &
Management One-mile
District Buffer Area
g
| _ _ _t Montrose Management District Boundary
Land Use (2011)

Single-Family Residential
[ Mult-Family Residential
- Commercial

Office
I industial
B rubiic & instiutional
I Transportation & Utility
[0 Park & Open Spaces
7 undeveloped
I Agricuture Production

PLANNING &
DEVELOPMENT
DEPARTMENT




Redevelopment Project: Existing Characteristics + Context

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas
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Redevelopment Project: What could be developed today...

Land Use

B Commercial

Hotel
| Multifamily
m Office

(115’ ROW)

m Parkland
O~
38 I
o O S1'D
s DR
[T oc
=2 ga

Typical Building Height

5 Floors ‘

Westheimer
(75”ROW) North

1 Floor



Redevelopment Project: What could be developed today...

Corner Plazas and
Wide, Pedestrian- Gara_ge
Friendly Sidewalks Parking

(on Westheimer) Medium Density

Corhmercial Multifamily Residential

Lovett
(115> ROW)

£ =
53
=X ¥
olzk
>

Montrose
(95" ROW)

il

Westheimer.
(75’ROW)




Redevelopment Project: What could be developed using Toolbox...

.
Land Use

m Commercial Lovett

B Hotel (115:ROW)

m Multifamily af-

m Office

m Parkland
w —
13 2
- = Q)
cl- c’g =
o8 s S
=S =E

Typical Building Height

5 Floors

Westheimer
(75xROW)

-3
i
-

. " ;.., '. '

f*x.iﬁ '

1 Floor ¥ i . __ North j
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Redevelopment Project: What could be developed using Toolbox...

Corner Plazas Screened
and Wide, Ground Level Garage
Pedestrian- Commercial Parking
Friendly
Sidewalks

Medium Density
Multifamily Residential




Developed Today
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Redevelopment Project: Pro Forma

Cost to Develop Only a select group of Tools were
Base Scenario $39M applied to this project, namely
Toolbox Scenario $59M Parking reductions and

Infrastructure rebates.
Return on Cost

Base Scenario 6.84% With more Tools, the Return
Toolbox Scenario 7.79% on Cost could be improved.
Project Value (Income) Otherwise additional funding
Base Scenario $46M sources and subsidy options
Toolbox Scenario $80M would need to be explored.

Property + Sales Tax (at Build Out)
Base Scenario $279Kk/yr
Toolbox Scenario $474k/yr

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




Redevelopment Project: Take Aways

« This site’s close proximity to nearby districts communities offers an opportunity
to maximize existing METRO transit services

« Medium density multi-family residential with ground floor commercial could lead
to increased commercial and retail services available for
surrounding communities

* Any scenario for this site should be tailored to what the market can
realistically absorb

« Without the Toolbox, something similar could be built today, but there is a
denser yield with reduced setbacks on all of the streets as shown in the
Toolbox Scenario

« The inclusion of corner plazas and wide, pedestrian-friendly sidewalks will
promote day- to night-time activity

Urban Houston Framework

Implementation Workshop
April 11th | Houston, Texas




Catalyst Project

Site that triggers spinoff development
that creates new activity in the area.



Catalyst Project: Introduction
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Catalyst Project. Characteristic example

STREET CONNECTIVITY & ACCESSIBILITY
O.S.T & Griggs
O.S.T/ALMEDATIRZ
eeeeeeeeeeee ion
Bikeway (City of Houston)
e Bikeway
“EuE Proposed Bikew:
Street Classification
m— Freeway
Thoroughfares
msssss Principal Thorougl
e Thoroughfare
e Major Collect
s Transit Corrid
T | PLANNING &
o e CEZR) | DEVELOPMENT
Re5a” | DEPARTMENT
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Catalyst Project: Characteristic example
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TRANSIT ACCESSIBILITY
0O.S.T & Griggs

O.S.T/ALMEDATIRZ

6 Transit Center

Bus Type

e Signature

w—— Park & Ride
— L0 Cal

——— Employee Shuttle

Ridership (4/11/2012)

@ Beowi00
@ -
. 151- 200

201- 250

251+
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Catalyst Project: Existing Characteristics + Context
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Developed Today With Toolbox

\ -~

| Land Use

B Commercial
B Hotel
m Multifamily

m Office
m Parkland




Catalyst Project: What could be developed using Toolbox...

Low Density

Student Housing Additional internal

Circulation routes

Surface Ground Level
Parking Commercial




Catalyst Project: Pro Forma

Cost to Develop Only a select group of Tools were
Base Scenario $18M applied to this project, namely
Toolbox Scenario $39M Parking, Infrastructure and Transit

Access.

Return on Cost
Base Scenario 7.71%
Toolbox Scenario 4.03%

Project Value (Income)
Base Scenario $16.4M
Toolbox Scenario $20.7M

Property + Sales Tax (at Build Out)
Base Scenario $318k/yr
Toolbox Scenario $201k/yr
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Catalyst Project: Take Aways

« Toolbox scenario development unlikely without subsidies or some other
form of funding assistance

« Catalyst project that may work in conjunction with the Palm
Center redevelopment to start a trend of new development in the area

 Public/private partnerships would be required

« l|deally each land use and architectural typology could be tailored to
surrounding context and needs of nearby single- and multi-family residential
communities

« This site offers an opportunity to explore building products that contribute to

creating and attracting small businesses into the area - less cookie cutter and
more customized
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Next Steps

urban houston framework



Upcoming events...

Poll Ends April 26
SAC Meeting May 1
Final Report Published May 20
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Blog:
UrbanHoustonFramework.com
2,443 blog viewers, 358 participants

Online Poll:
houstontx.gov/planning/DevelopRegs/mobil
ity/MetroQuest.htmi

Act Now—Poll Ends Friday, April 26

Email:
UrbanHoustonFramework@Houstontx.gov
62 comments submitted to date
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Questions?
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