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N o r t h  C o r r i d o r  
W o r k s h o p

A two day workshop was held in April 2007 to engage area 

stakeholders and residents in Urban Corridor Planning.

The purpose of the fi rst day of the workshop was to 

establish a common understanding of existing conditions 

and opportunities in the Corridor. During the day, the 

consulting team met with representatives of City staff, 

and major landowners, to review the understanding of the 

context of the Corridor. During the  evening session with the 

public, following a presentation on our understanding of 

the context, participants were asked to identify projects or 

initiatives that would enhance the area, as well as to help 

identify areas that could change and those that should 

be protected. As background, the Current Initiatives plan 

was presented at the workshop. It was a compilation of 

projects identifi ed in previous strategies, plans and reports 

(see Chapter B1.2) 

Each one of the table groups identifi ed many opportunities 

in the North Corridor that have been included in the  

Initiatives Plan (see Chapter B1.3).  A summary of comments 

made by participants follows:

General Concerns
 high-end residential development that might 

displace some of the residents.
 higher density buildings are inevitable; however, 

workshop participants would like architecture that 
would respect the history of the neighborhood.

 commercial developments like block-long drive 
through banks and large CVS-type drug stores on 
corner lots.

Public Realm Improvements
 need wider, safe sidewalks along the Transit Street
 sidewalks are needed on streets perpendicular to 

transit stations
 tree selection is key to prevent roots from destroying 

sidewalks 
 need vegetation that requires less maintenance is 

needed along the Corridor
 need safe pedestrian crossings near the two schools 

at Quitman Station 
 need traffi c calming measures at Patton/Irvington 

and English/Helmers. 
 maintain the bike path along Fulton 
 connect Moody Park to Irvington Park by trail
 infrastructure needs improvement on Hogan Street 

and South Keene
 additional green space is desirable along the 

Corridor 
 include bike racks along the Transit Street
 provide shade and lighting 
 need more traffi c lights along Fulton Street
 include public art
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Land Development

Proposed Pedestrian Realm

Summary of workshop Initiatives results

Proposed Land Development Concept Plan

Existing Pedestrian Realm as presented at the workshop 

Current Initiatives as presented at the workshop Summary of Initiatives 

Potential Pedestrian Realm drawn during the 2-day workshop

Sample workshop  comments 

Land Development Concept Plan produced during the workshop Existing Land Use as presented at the workshop 

Pedestr ian Realm
Evolut ion f rom workshop suggest ions to report  North 

Init iat ives

C u r r e n t  I n i t i a t i v e s  

Asakura Robinson Company

Gunda Corporation

Cushman & Wakefield LePage

Working Partner 

City of Houston

The diagram on this  panel i s  
an effort  to map  within the 
study area the known ini t iat ives  
that have been proposed or 
developed by var ious members 
of the community.  The projects 
range in both scale and scope  
and the l i s t  i s  by  no means 
exhaust ive.  
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Northside Pilot Project

Block Design for 14 blocks starting at Irvington 
& Cavalcade extending south along Irvington 
to Fulton proceeding to the intersection of 
Fulton & Quitman.

Economic Development Nodes

EDN’s in Northside Village as part of the Near 
Northside Economic Revitalization Plan, 2001. 

13   EDN1:  Main St. area from 1H10 to 
Boundary St. Focusing on intersections at Main 
St. & Quitman and Main St. & Hogan St. 

14   EDN #1A:   Area around Main St. and the 
Hardy Rail Yard, just north of IH10

15  V Irvington Rd. between Hays St. and 
Cavalcade.  Focusing on the American 
Railways facility East of Irvington @ Patton St. 

Potential Historic Districts 
Northside Village Revitalization Plan 

26   HD1:   Largest of the districts, can be 
subdivided into smaller districts.  Boundaries are 
Quitman @ N., Burnett @ S., North Main @ w. 
and Elysian @ E..  Includes the following plats 
- Little, Dickinson, Noble, Cascara and A.C. 
Allen.

27   HD2:   Industrial and includes Southern 
Pacific Rail Shop buildings. Boundaries are 
Maury @ E., Burnett @ N., Chestnut @ W. and 
Opelusas @ S.

28   HD3:    East Germantown.  Residential 
in nature includes the original Richter, 
Depenbrock, Schulz, Younger plats and part of 
the A.C. Allen plat.  Boundaries are White Oak 
Bayou @ N, Hogan @ S., IH45 @ W and North 
Main to Quitman and Keene to Hogan @ the E.

29   HD4:   Residential plats including Droesche, 
C. Allen and North Main St. Boundaries are 
Willkes @ N., Quitman @ S., Fulton @ W., and 
North Main @ E..

30   HD5:    Silverdale, encompasses almost all 
of the original plat of the Silverdale subdivision, 
platted from the 500 acre Scott tract.  Mostly 
owner-occupied modest bungalows and 
cottages.  Boundaries are Fulton @ N., Little 
White Oak Bayou @ S., Moody Park @ E., 
and property line of existing trucking service 
business @ NW.

31   HD6:    Glen Park - early 20th century 
bunglows and cottages, is on a bluff above 
Little White Oak Bayou.  

Corridor Plan

Pedestrian friendly commerical corridors, 
including walkable corridors where retail and 
services are at a neighborhood scale.  Provide 
connections to adjacent neighborhoods and 
walking/biking trails. Create a linear park system 
with connections.  Corridors are to be streetscaped  
to create a pleasant environment.

Potential corridors are:
17    North Main St.
18    Fulton
19    Irvington
20    Cavalcade
21    Patton
22    Boundary
23    Quitman
24    Hogan

Development Opportunities- 
25  American Railways Facility

32  Intermodal StationIModal

33   LRT Transit Alignment

Stations and 1/4 mile, 5 minute walking radii are 
shown.

Gateways

Creation of Gateways at key entry points to 
strengthen the community identity.  Potential 
gateway areas are:

1     Fulton @ Loop 610
2     Irvington St @ Loop 610 
3     Cavalcade @ Hardy
4     Collingsworth @ Hardy/Elysian
5     Quitman @ Hardy/Elysian
6     Lorraine @ Hardy/Elysian
7     Main St @ IH10
8     Hogan @ IH45
9     Quitman @ IH45
10   N. Main St. @ IH45
11   Patton @ IH45
12   Cavalcade @ IH45

13

16

17

25

26

33
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Redevelopment Opportunit ies
 implement parking near Transit Stations 
 land near the proposed Quitman and Burnett Transit 

Station
 new residential construction near Hogan Street
 potential for mixed residential and commercial 

development near Julia Street
 potential redevelopment between Crosstimbers 

and Rebecca
 Cavalcade and Fulton Street intersection 
 the retail area south of the Boundary Street to the 

Burnett Station
 Northline Mall 
 concentrate redevelopment on Transit Street

Areas to be protected
 between Highway 610, Cavalcade , Fulton and 

Robertson Streets
 between Link, Robert Lee, Fulton and Angelo
 Moody Park
 trees along the Transit Street
 historic buildings 
 historic commercial style buildings 
 the character of Lindale Park

Participants were also asked to write a headline for the 

front page of the  Houston Chronicle in 2012.  The headline 

was to reflect the character of the North Corridor once the 

Transit Street has been built.  The facing page summarizes 

some of the headlines collected during this exercise. 

Based on the input provided during the first workshop day, 

the preliminary Pedestrian Realm, Land Development 

Concept Plans, and three Demonstration Plans were 

developed and presented for discussion the next day.  

The drawings on the previous page illustrate the input 

received at the workshop and the evolution to the 

report’s Pedestrian Realm, Current Initiatives and Land 

Development Concept Plans (see Chapter B2 for proposed 

Plans).

North Corridor Workshop

Display boards regarding the North Corridor

North Corridor table group discussion
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Go Green With Light Rail

Billionth rider boards METRO rail on the 
North Corrider 

BRT out LRT in !

M e t r o  u n i f i e s  N o r t h  C o r r i d o r

New Life in North Corridor

Business Booming, North  residents pleased

Se  los llevo el tren

These headlines were taken during the North Corridor Workshop

Michigan Avenue, Chicago, OH

Riverwalk, San Antonio, TX

Vancouver, Canada
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T h e  C o m b i n e d  
P e d e s t r i a n  R e a l m /
M o b i l i t y /
L a n d  D e v e l o p m e n t  
C o n c e p t  P l a n

The diagram on the facing page illustrates the 

combination of the Pedestrian Realm/Mobility Plan and the 

Development Concept Plan, which are described in detail 

in the sections that follow.  The Urban Design Plan for the 

North Corridor illustrates broader elements of the Corridor 

that will eventually result in Transit Oriented Development 

and connections to the surrounding community.

The Plan illustrates detailed areas that were developed 

during the workshop for the North Corridor, and identifies  

stable neighborhoods, located in proximity to the Transit 

Street that should be protected from redevelopment in 

the future.

The North Corridor is anchored with areas that lend 

themselves to redevelopment at a large scale with the 

Northline Mall to the north and the intermodal station to 

the south.  The Urban Design Plan shows that the stretch 

of Main Street from the intermodal station to Boundary 

Street is appropriate for transit-oriented development. 

As illustrated in the demonstration plan for the Quitman 

Station, both sides of Main Street can be redeveloped into 

a combination of small, infill, mixed-use buildings as well as 

large half block forms of development.  The Community 

College offers the opportunity to redevelop with a major 

mixed-use complex.  This area is appropriate for innovative 

housing over retail, as well as large format retail to support 

the intermodal station next to the new community college 

building.

Between the two major redevelopment areas, Fulton 

Street is a mix of low-density residential areas and 

industrial buildings.  In this segment of the new transit 

line, most development will be incremental and of a 

scale that compliments the residential area.  Most of this 

redevelopment will be 3-4 storey infill buildings and, on the 

larger industrial sites, through block developments.

Finally, the Plan highlights important connections to the 

Transit Street from the surrounding community.  The Plan 

shows that major connecting streets such as Cavalcade, 

Quitman and even Crosstimbers should be developed with 

a strong pedestrian scale and landscape treatment to 

reinforce their importance as links to transit at the stations. 
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P e d e s t r i a n  R e a l m /
M o b i l i t y  P l a n

This Plan illustrates recommendations to improve 

and enhance the pedestrian realm and mobility 

conditions within the North Corridor.  The goal of these 

recommendations is to provide a safe, vibrant, attractive 

and highly functional pedestrian experience along the 

North Corridor Transit Street (Fulton – Boundary – N. Main 

St.) adjacent to proposed Transit Stations/Transit Centers 

and along key connecting streets.

Beautiful, tree-lined, pedestrian focused streets are the 

framework of the Pedestrian Realm/Mobility Plan.  Collector 

streets comprise the largest percentage of public space 

and as such must be enhanced and treated as important 

public places.  When streets function well, they are lively 

places where cafes, corner flower shops, public art and 

gardens create vibrant outdoor spaces.  They are the 

places where the eyes of the community are on the 

activities of the street, the frontage for development and 

the addresses of businesses.  

Fulton/Boundary/North Main Streets comprise the main 

transit spine with key east/west connecting streets also 

identified for streetscape enhancements.  The east/west 

connecting streets, such as Hogan, Quitman, Glen Park, 

East Cottage, West Patton, Graceland, Caplin, and 

Garrotsville Streets provide important links to adjacent 

community destinations such as parks, schools, community 

facilities and trails.  Additional north/south streets such as 

Bauman, Appleton, Helmers, Irvington and Robertson are 

also identified for streetscape enhancements to extend 

pedestrian links to and from the transit line to community 

facilities.

Streetscape enhancements should include street tree 

planting with the ambition to create a continuous 

pedestrian canopy.  Street trees will clearly identify the 

important streets and public places and will provide shade 

to clear, wide, continuous sidewalks extending from back 

of curb to building fronts along the Transit Line Streets and 

connecting streets.  In addition, pedestrian level lighting 

and street furnishings are appropriate on these streets.  

Lighting along the Southeast Corridor Rail Line is 

recommended to be consolidated, as possible onto the 

catenary poles to be installed for the electrical service to 

the light rail cars.  Both street lighting and pedestrian lighting 

can be attached to these catenary poles effectively.  

Consolidating lighting on these poles will avoid the visual 

clutter and expense of multiple poles.

Ample pedestrian crosswalks are crucial to the perception 

of accessibility to both sides of the North Corridor Transit 

Line.  Great care to provide safe, well-marked and 

unimpeded crossing opportunities especially within retail 

zones is critical.  Bulb-outs reduce crossing distances and 

should be designed where on-street parking is proposed.  

Intersections along the Transit Corridor in need of crosswalk 

enhancements are at Bennington, Melbourne, Graceland, 

Joyce, Catherine and Paschal.

Current bike lanes serving the Southeast Corridor area 

should be connected to Transit Stations.  These existing bike 

lanes are also recommended to be widened to AASHTO 

standards to improve their functionality and safety for 

bikers.

Moody Park, on Fulton Street, is ideally located to provide 

a key focal point and public space for the area.  The fact 

that it is a regional park means that it can serve as an 

amenity for adjacent Transit Oriented Development.  

Urban Squares are smaller scale publicly accessible open 

spaces that should be located in association with Transit 

Oriented Development.  These small plazas are more 

urban in nature and do not include active/sports facilities.  

Urban Squares are generally accessible to public use, 

often privately owned and may be gated or well lit for 

night security.  These squares are primarily paved with 

planting areas, shade trees, planters, public art, fountains 

and seating for passive, outdoor enjoyment.  

The North Corridor boasts linkage to Stude Park/Woodland 

Park, a linear open space system along White Oak and 

Little White Oak Bayous.  These urban Bayous provide 

canoeing, fishing, hiking and biking within densely 

vegetated areas.  Future extensions of existing trails along 

Little White Oak Bayou are proposed by the City of Houston 

Parks and Recreation Department.  These extended trails 

will connect the White Oak Bayou’s Stude and Woodland 

Parks to Moody Park, White Oak Parkway and beyond.
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B 2 . 3  

L a n d  D e v e l o p m e n t  
C o n c e p t  P l a n

The Land Development Concept Plan divides the North 

Corridor into two categories based on their development 

potential:

Development Opportunity Area 2 - Corr idor  

-- The Development Opportunity Area 2 is largely 

concentrated at the southern and northern ends of 

the Corridor.   At the southern end of the Corridor, the 

Development Opportunity Area 2 comprises mainly older 

underdevelopment industrial and employment lands, while 

older retail commercial uses characterize the northern end 

of the Corridor.  

In addition to these two concentrations, the Development 

Opportunity Area 2 flanks a large component of Corridor’s 

length, covering a narrow portion (1/2 block depth) along 

the east and west sides of North Main Street and Fulton 

Street. existing Hike and Bike Trail which consists primarily 

of smaller scale commercial and retail uses.  Development 

Opportunity Area 2 also extends along some of the east-

west roadways east of North Main Street and Fulton 

Street where commercial and employment uses have 

encroached into Stable residential areas.

Stable Areas  Stable Areas are comprised of the 

predominately residential neighborhoods and parks 

along the length of the North Corridor. Stable Areas are 

those areas that are not likely to experience large scale 

redevelopment activity as a result of the planned Urban 

Corridor.  Areas designated as Stable include existing 

stable residential neighborhoods, existing parks and open 

space as well as significant institutional uses both within 

and outside of the 1/4 mile stations radius.

B2.3.1 
Demonstrat ion Plans

Three Demonstration Plans for prototypical sites  were 

prepared to demonstrate conceptually how Transit 

Oriented Development could manifest itself given the 

context and condition of the North Corridor. 

The following diagrams provide a collection of images 

including a site plan, photographs of development 

precedents and photo simulations of  large lot 

redevelopment, a large lot with minimum frontage on the 

Transit Line and a large through lot. 
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Northline Transit Center

Fulton/IH-610 Station Graceland

Cavalcade

Moody

Quitman

Intermodal Terminal

Northline Mall, North of Crosstimbers
Located on the East side of North Freeway, this site is the location of the existing Northline Mall. The site is an example of a large through lot prototype. An inter-modal transit station 
and a Houston Community College facility add to the dynamics of the site.

L a r g e  T h r o u g h  L o t s

 The site comprises approximately 3,385,855 sf 

of area (78 acres);

 the site has 2,594 linear feet of frontage on 

North Freeway, 1,385 linear feet on East 

Crosstimbers Street, and 951 linear feet on 

Fulton Street;

 a proposed transit station adjacent to the 

site;

 the area surrounding the site is a mix of 

residential, and commercial; and,

 this site lends itself to a mix of uses due to its 

scale and accessibility.

 The program for the site includes residential 

multi-family, single-family homes, residential 

over retail, 1-2 story retail, “big box” retail 

stores on both sides of the transit street.

 A site plan including mixed-use multi-

family over retail and structured parking 

serving the mixed use development. The 

new development has been designed to 

create a retail village core surrounded by 

residential units resulting in a strong pedestrian 

environment.

 951 linear feet of frontage on the Transit 

Corridor;

 830 townhouses;

 two “box” retail stores at 218,427 sf along 

North Freeway; 

 two large format retailers at 77,000 and 71,000 

sf;

 two parking structures at 670,350 sf; 

 866 apartments, approximately 100 

apartments in mixed-use buildings;

 348,517 sf of retail along East Crosstimbers 

Street and Fulton St, residential units on the 

interior of the site and along Northline Mall.

Location of site in corridor

Demonstration Plan created during the workshop

Existing Site Conditions
Crosstimbers St.

Fu
lto

n
 St.
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Precedent - Mid-rise apartments

Precedent - Stores with pedestrian activity at grade

Precedent - apartments over at grade retail

Demonstrat ion Plan North 

Photomontage illustrating the potential enhanced streetscape and built form surrounding Northline Mall

3D model of demonstration plan 

E. C
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Northline Transit Center

Fulton/IH-610 Station Graceland

Cavalcade

Moody

Quitman

Intermodal Terminal

2 L a r g e  S i t e   
Moody Station, North of the Park
This site is located on the south side of Patton Street. The site is an example of a large site prototype.

Site Characterist ic

 the site has 3,906 linear feet of frontage on 

Fulton St and 2,461 linear feet on Patton 

Street;

 the area surrounding the site is predominantly 

residential with some minor retail and vacant 

land; and,

 the south west edge of the site is formed by 

Moody Park.

The Program

 The program for the site includes multi-family 

and mixed use apartments, residential over 

retail, detached family homes and a “big 

box” retail store on both sides of the transit 

street.

The Design Solut ion

 Mixed-use residential over retail along Fulton 

Street and development of parkettes to 

generate meeting places. A commercial 

edge with structured parking at the 

intersection of Patton Street with Fulton Street 

creating a gateway at the LRT station.

The Results

 Low-rise mixed-use buildings facing the 

parkland and providing urban edge on the 

east of Fulton Street;

 3,906 linear feet of frontage on the Transit 

Corridor;

 430 townhouses;

 380 live/work units;

 one “box” retail store at 256,095 sf;

 parking structures at 213,397 sf;

 443,214 sf of retail;

 934 apartments; and,

 single family homes 42 lots.

Location of site in corridor Demonstration Plan created during the workshopExisting Site Conditions

?
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Precedent - Townhouses as suggested on plan

Precedent - Retail framing the street corner

Precedent - Low-rise apartments adjacent to 3-storey townhouses

Demonstrat ion Plan North

3D model of demonstration plan 

Fulton St.

Patton St.
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Northline Transit Center

Fulton/IH-610 Station Graceland

Cavalcade

Moody

Quitman

Intermodal Terminal

3L a r g e  a n d  1 / 2  L o t  S i n g l e  F r o n t a g e
Quitman Station, South of Boundary

Quitman Station, from Boundary Street to Paschall Street. This site is an example of large single frontage and 1⁄2 lot single frontage developments.

Site Characterist ic

 The site comprises approximately 296,349 sf of 

area (6.80 acres);

 the site has 1630 linear feet  of frontage on 

North Main St; and,

 the area around the site is predominantly low 

rise residential with some retail.

The Program

 The program for the site includes multi-family 

and mixed use apartments, residential over 

retail, single family homes.

The Results

 1, 630 linear feet of frontage on the Transit 

Corridor;

 58 live/work units;

 56,506 sf of retail;

 299 apartments; and,

 single family homes 5 lots.

 

The Design Solut ion

 Infi ll retail development and mixed-use 

adjacent to Harrisburg Boulevard;

 structured parking in later phases to allow for 

higher density mixed-use;

 development of a small public space on 

the north side directly across from a semi-

public space on the south to produce a 

neighborhood focus; and,

 green connections to Gus Wortham Park 

adjacent to Sgt. Marcia.

Location of site in corridor Demonstration Plan created during the workshopExisting Site Conditions

38



 

Precedent - Apartments over retail

Precedent - Courtyard in a high density residential development 

Precedent -  Apartments with at grade retail

Demonstrat ion Plan North

3D model of demonstration plan 

Photomontage illustrating the potential enhanced streetscape and built form surrounding Quitman Station

N. Main St.
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B2.3.2
Development Analysis

The following analysis is intended to test underlying 

development economics in the North Corridor market 

context.  The development proforma is generic in nature 

and not intended to represent specific site feasibilities.  

The form and scale of development, (an infill townhouse 

development site) is indicative of the type of transit-oriented 

development one would anticipate could emerge over 

time in this area.  Office buildings, for example, are unlikely 

to drive denser development in this Corridor given the 

absence of an existing nearby office concentration.

Comparable Propert ies and Market 
Parameters
Two existing townhouse development projects were 

identified in proximity to the Burnett and Cavalcade transit 

stops within the North Corridor; one at 311 Hogan Street, 

and the other at 722 Redwing Place Drive.  The Hogan 

Street townhouse unit was 1,400 sf, and had an asking price 

of $198,000, while the Redwing Place townhouse unit was 

in excess of 1,750 sf and had an asking price of $194,500.  

The prices for the two comparable projects are $140 psf 

and $110 psf, respectively.  These projects are within a 

similar size range compared to the 1,500 sf units proposed 

in the development proforma illustrated below.

As outlined in the corridor overview above, based upon 

MLS data from the Houston Association of Realtors, the 

average resale townhouse/condominium price in the 

Central North MLS District 9 for the first nine months of 

2007 was in the range of $181,500.  However, this region 

encompassed a large housing stock north of the inner-loop 

that was not included in the study area.  It is estimated that 

average housing cost in proximity to the North Corridor is 

closer to $200,000.  In contrast, single family homes in the 

MLS were in the range of $232,000 (generally older supply 

compared to the newer townhouse/condominium units 

that transacted).

Proforma Results
Understandably, the economic price required to justify 

new construction of townhouses in this area is within the 

range of current pricing at comparable projects, with land 

acquisition costs and construction costs projected near the 

Development Scenario 1
Inf i l l  Townhouse Project

Descript ion of Development
A generic development proforma was prepared for a 48-

unit, 3-storey townhouse project.  The land area of the site 

measures 2 acres, and the units average 1,500 sf.  There 

is one parking stall per unit, although additional surface 

parking may be available on a driveway, on-street parking 

or in a shared communal lot.  The total development 

time horizon is 16 months from land acquisition to full 

occupancy.  The proforma details are summarized on the 

following page.

middle point of market range, producing a similar overall 

quality and character of building finish.  The development 

proforma presented below suggests a required sale price 

of around $183,000, or $122 psf, compared to current 

asking prices for similar projects in the area in the $110 to 

$140 psf range.  There may be a potential to upgrade the 

building materials and finishes (and corresponding price 

for the project) closer to the $200,000 per unit range, or 

$133 psf, depending upon the depth of market demand.

Some observations regarding the proforma for this type of 

project include the following:

 Hard construction costs (excluding parking) 
represent 47% of total project costs.  The cost of 
parking accounts for an additional 5% of total 
end unit price.  This represents a relatively small 
component since it is assumed the parking is 
at grade or structured underneath the units.  
Underground parking, although it can permit higher 
densities, results in considerably more cost.

 Total land costs represent roughly 24% of total 
end unit price – this represents land values of 
roughly $900,000 per acre ($25 per square foot 
buildable) plus some carrying costs.  A more dense 
development, provided it can be successfully 
marketed, will generally achieve lower land costs 
per square foot, helping to reduce end unit prices 
(although for a different type of project – smaller 
unit sizes).

 Understandably, a developer needs to profit from 
any development at a rate consistent with the 
risk.  Taking into account total project costs of 
approximately $7.85 million and assuming a 12% 
profit margin on the total project (higher when 
leveraged equity is considered), the required sale 
price per unit is $183,000 – translating to $122 per 
square foot.
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Economic Rent/Pr ice Calculat ion- East Corr idor Townhouse Residential North 

Of note, the generic proforma outlined above can 

achieve relatively high densities (24 units per acre) and still 

provide, at least, one parking space per unit.  If required, 

there may be an opportunity to design additional surface 

parking, either in front of each unit, on a street or some 

communal parking lot.  A key consideration regarding the 

market feasibility for this type of development project is the 

potential demand generated by proximity to the transit 

corridor.  There are clearly a number of cost-competitive 

housing options in this area.  In order to entice existing or 

new residents to a new development in the North Corridor, 

the availability of enhanced public transit and associated 

mixed use development as an amenity will have to be 

emphasized.  The ability to reduce car ownership may 

also assist with affordability if efficient public transit can be 

utilized.

Assumptions Project Costs

Required Pr ice/Rent Calculat ions

 $ 000's Per Unit

Timing Assumptions Land

Land Acquisition 01-Jan-08 Purchase Price $1,800 $37,500

Planning Period 4 months Additional Land Costs $90 $1,875

Construction ComencementCommencement 03-May-08 Land Carrying Costs $176 $3,675

Construction Period 12 months SUBTOTAL $2,066 $43,050

Occupancy 01-May-09

Construction and Fringe

Total Development Period 16 months Hard Construction Costs $4,052 $84,414

Parking $467 $9,719

Interest Rate Architect. & Engineer. $294 $6,119

Interim Financing 7.00% Site Improvements $261 $5,445

Const. Contingency $226 $4,707

Building Areas Municipal Fees $11 $235

Number of Units 48 Development Interest $26 $542

Average Unit Size 1,500 sq.ft. SUBTOTAL $5,337 $111,181

Number of Storeys 3

Ground Floor Coverage 24,000 sq.ft. Sales and Marketing

Gross Building Area 72,000 sq.ft. Sales Commissions $324 $6,750

Site Coverage 0.83 times Marketing & Advertising $120 $2,500

Land Area 2.00 acres SUBTOTAL $444 $9,250

Residential Units G.B.A. Avg. Size G.F.A. G.L.A.

Bach & 1 Bedroom 0% 0 0 0

2 & 2+ Bedroom 100% 1,500 72,000 72,000  T O T A L   P R O J E C T   C O S T S $7,847 $163,481

Other 0% 0 0 0

TOTAL 100% 1,500 72,000 72,000 sq.ft.

Parking Ratio

1.0 stalls  per residential unit 48 stalls Required Return on Investment 12%

Required Average Sale Price $183,099 Unit
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Conclusions Regarding Development 
Analysis

The above proforma analysis demonstrates the required 

sales price for a new infill townhouse development.  When 

assessing this development proforma, it is important 

to note it reflects new building costs which generally 

exceed market affordability for many area residents.  In 

the North Corridor, for example, the income levels (and 

corresponding homeownership affordability levels) and 

stock of single-detached housing available for resale 

places a considerable constraint on market demand.

The average price of existing homes in the Corridor is 

comparable to pricing required for many forms of new 

housing development.  The average single detached 

house price in the North Corridor area was $232,000 based 

upon year-to-date sales activity data provided by the 

Houston Association of Realtors.  Based upon proforma 

results and market analysis of comparable properties, new 

townhouses require a sales price in the range of $180,000 

to $200,000 (depending upon unit sizes), which is not far 

below the cost of a larger, single detached house on a 

relatively sizeable lot.

With a median household income of roughly $25,200 

across the North Corridor, the affordable house price, 

at the median, is roughly $97,500, and the affordable 

monthly housing rent is $670 – vastly below the types of 

prices or rents required to justify new construction.  The 

affordability model incorporates a 6% interest rate, 30 year 

amortization, 20% down payment, and a calculation of 

monthly principal, interest and taxes, with the assumption 

that 32% of gross monthly income can be dedicated to 

housing costs.

Of course, some new construction has, and will, continue 

to take place in this Corridor, catering to a subset of the 

existing and potential new residents who can afford and 

are seeking the lifestyle associated with transit oriented 

development. However, this appears to be only a small 

niche market at present.

The general inequities between economic feasibility and 

market pricing for higher density forms of housing suggest 

the following:

 Transit oriented development along the North 
Corridor is likely to be incremental.  Substantial 
and broad market demand for transit oriented 
development will not appear overnight, even with 
new rapid transit along this corridor.

 New rapid transit along the corridor will likely increase 
demand, but higher density forms of housing (and 
subsequently commercial space demand) is likely 
to remain a niche market that appeals to users 
which have accepted (and can afford) a more 
urban housing lifestyle.

 In order to facilitate more rapid development of 
medium and higher density development along 
this Corridor, considerable “assistance” might have 
to be considered – perhaps in the form of financial 
subsidies for development or ongoing occupancy 
costs and reduced parking costs.

 Lastly, although it is not explicitly examined in the 
proforma here, the availability of quality public 
schooling is clearly an important criterion within the 
City for attracting families to higher density forms of 
housing.
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B 2 . 4

I n f r a s t r u c t u r e  

O v e r v i e w

Based on the research of the existing North Corridor 

Infrastructure it appears that water mains are at the end 

of their lifespan for most of the length of the Corridor. 

Additionally, the dates of construction of the sanitary sewer 

lines suggests that there are segments along the corridor 

that have probably reached the end of their life span.

Given that the corridor is a mix of industrial and residential 

uses, the existing capacity is probably sufficient for 

redevelopment at higher intensities of use.  However, the 

replacement of aging infrastructure should be carefully 

monitored.

Areas where new development will occur should be 

carefully analyzed to assess the increased capacity that 

might be required based upon the scale of development 

that is contemplated. Although development in the North 

Corridor will occur over a long period of time, consideration 

should be given to replacement of primary infrastructure 

as the new transit lines are constructed.  At a minimum, 

careful analysis of services should be done within 1600 feet 

of a transit station.

It is hoped that a standard for lighting the streets and the 

pedestrian realm will be implemented throughout all of 

the corridors as the lines are being built.
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B 2 . 5

P e d e s t r i a n  O r i e n t e d  

C r o s s  S e c t i o n s

To better understand the urban design impact of the 

new transit on the existing streetscapes, sections have 

been developed through various locations along the 

ENorthCorridor illustrating the existing condition of the 

street from the face of buildings on each side.  A section 

showing the new streetscape has been constructed as a 

comparison.  The sections have been selected to indicate 

typical conditions of the Transit Street to show the impact 

of the LRT.  

Additionally, sections have been developed to illustrate 

the existing and proposed improved pedestrian realm 

conditions of connecting streets.  The importance of these 

streets as primary pedestrian ways cannot be overstated.  

These streets are envisioned as the principle links between 

the transit street and the surrounding neighborhoods as 

well as the location of bus routes.

B2.5.1

Pedestr ian Character Transit  Street

The Transit Street sections for the North Corridor have been 

taken at Boundary Street where it meets Gentry Street and 

Fulton Street at Irene Road.  Both existing rights of way are 

narrow; therefore, accommodating transit, cars and the 

pedestrian realm is difficult.

The new section at both streets accommodates one lane 

of traffic in each direction with the transit at the center.  

The pedestrian realm is shown as a 15’ wide zone that 

accommodates utilities, trees and sidewalks.  Buildings are 

at the edge of the pedestrian realm and result in an urban 

cross section that is at a comfortable pedestrian scale.

North Corridor Existing Section -  Fulton St. at Irene Rd.North Corridor Existing Section -  Boundary St. at Gentry St.
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0 500 1000 2000 3000 4000 5000

Feet

Pedestr ian Character Transit  Street,  Offset Stat ion Platforms

North Corridor Proposed Section -  Boundary St. at Gentry St.

North

North Corridor Proposed Section -  Fulton St. at Irene Rd.
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B2.5.2

Pedestr ian Character Major 

Thoroughfare

Major Thoroughfare right-of-ways are typically 80 to 100 

feet, and include  48 feet of pavement divided by a 

median of 14 to 32 feet.  Rarely has a connected sidewalk 

system been provided. Mayor thoroughfares that intersect 

with the Transit Street have been identified as Pedestrian 

Character Major Thoroughfares because they have the 

potential to provide a crucial connection from area focal 

points neighborhoods and schools to Transit Stations. 

A  continuous and connected sidewalk system been 

provided. A prototype street cross section indicates the 

following:

Pedestrian Character Major Thoroughfares

North Corridor Existing Conditions - Cavalcade St. - Commercial AreaNorth Corridor Existing Conditions - Cavalcade St. - Residential Area

Northline Transit Center

Fulton/IH-610 Station Graceland

Cavalcade

Moody

Quitman

Intermodal Terminal
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North

0 500 1000 2000 3000 4000 5000

Feet

Pedestr ian Character Major Thoroughfare, Commercial

North Corridor Proposed Section - 100’ ROW -  Cavalcade St. - Residential Area North Corridor Proposed Section - Cavalcade St. - Commercial Area (only in designated redevelopment areas)
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B2.5.3

Pedestr ian Character Major Col lector

Major Collectors range from 60 - 80 feet, and include 44 

feet of pavement, and ditches on both sides.  Rarely is 

a continuous and connected sidewalk provided.  Hogan 

Street has been identified as a Pedestrian Character Major 

Collector because it is an important parallel street to the  

Transit Street and edge to neighborhoods.  A prototype 

street cross section indicates the condition:

Pedestrian Character Major Collector

Northline Transit Center

Fulton/IH-610 Station Graceland

Cavalcade

Moody

Quitman

Intermodal Terminal
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North

0 500 1000 2000 3000 4000 5000

Feet

Pedestr ian Character Major Col lector 

North Corridor Existing Conditions - Hogan Street North Corridor Proposed Section - Hogan Street
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B2.5.4

Pedestr ian Character Local Street

Local street right-of-ways are typically 60 feet, and include 

22  feet of pavement. Some local streets have ditches on 

both sides.  Rarely are sidewalks provided.  Some local 

streets that intersect with the Transit Lines have been 

identified as Pedestrian Character Local Streets because 

they have the potential to provide a crucial connection 

between the transit stations and a local pedestrian traffic 

generator, such as a school, recreation center, public park 

or place of worship.  A prototype street cross section for 

a Pedestrian Character Local Street with and without a 

ditch indicates the following:

Pedestrian Character Local Street

Northline Transit Center

Fulton/IH-610 Station Graceland

Cavalcade

Moody

Quitman

Intermodal Terminal
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North

0 500 1000 2000 3000 4000 5000

Feet

Pedestr ian Character Local Street Cross Section/Plan

North Corridor Proposed Section - Graceland StreetLocal Street- Existing Section at Graceland Street
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