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Mayor’s Task Force on Dynamic & 
Diverse Neighborhoods 

November 17, 2014 

Presenter
Presentation Notes
Purpose: Review Proposed Tax Increment Financing Policy Changes

4 key changes:
Separates Policy from Administrative Guidelines
Simplifies application
Changes TIRZ Eligibility from demographic to market factors
Modifies Existing Fee Structure



REnewSA Study 
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• Assess current market conditions and create a market index 
• Prepare inventory of vacant, neglected, and underutilized 

properties 
• Develop a feasibility model to evaluate and identify optimal uses, 

building forms, and price points 
• Develop site-specific intervention strategies 
• Documentation, knowledge transfer, and training 

Inventory Evaluate Strategize Assess Transfer 

Presenter
Presentation Notes
GIS data supplied by the City of San Antonio, VIA, US Environmental Protection Agency (EPA), CoStar, and the US Census Bureau. 



Applicability to Task Force 

3 

CURRENT STATE 
• Market Conditions 

Losing existing 
affordable housing 
and/ or affordable 
housing sites? 

Booming 
Markets FUTURE STATE 

• Market Conditions 
• Urban Form 

Opportunity to 
preserve and/ or 
provide affordable 
housing? 

Emerging 
Potential 
Typology 

Presenter
Presentation Notes

GIS data supplied by the City of San Antonio, VIA, US Environmental Protection Agency (EPA), CoStar, and the US Census Bureau. 
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Market Condition Categories 

Recent 
Development 

• Units/ square 
feet 
constructed 
since 2000 

Current Rental  
Rate 

• Average price 
per square 
foot 

Current 
Occupancy Rate 

• Average 
occupancy rate 

Market 
Trajectory 

• 1-year and 3-
year change in 
rental rate 

Booming 

Stable 

Emerging 

Distressed 

Presenter
Presentation Notes
Created a market potential index for all block groups in the City based on data from CoStar and BCAD
Retail, office, multifamily residential, and single-family residential product types were all factored into the analysis
Analysis included recent development, current rents for market-rate product, current vacancy rates, and market trajectories for rent.  
Each of the four inputs was categorized as low, medium, or high, based on where the data fell on the spectrum of possible values. 
Four distinct market categories were created at the block group level, using the data collected for the categories of market potential. The four categories created are distressed, emerging, stable, and booming
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Market Condition Categories 

Distressed Emerging Stable Booming 

Recent Development None Consistent 
with Trend 

Consistent 
with Trend High 

Rental Rate Low Mid High High 

Occupancy Rate Low Mid High High 

Market Trajectory Negative Stagnant Consistent 
with Trend Fast Growth 

Presenter
Presentation Notes
Details on the market potential categories

ADDITIONAL BACKGROUND - The low category was assigned to any value falling below the 25th percentile, the medium value was assigned between the 25th and 75th percentile, and high was assigned for any value higher than the 75th percentile. 
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Market Condition Categories 

Booming 

Stable 

Emerging 

Distressed 

Presenter
Presentation Notes
Analysis was fine-grained and identified emerging, distressed, stable, and booming markets in all parts of the City
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Market Condition Categories 

Distressed Emerging Stable Booming 

Recent Development None Consistent 
with Trend 

Consistent 
with Trend High 

Rental Rate Low Mid High High 

Occupancy Rate Low Mid High High 

Market Trajectory Negative Stagnant Consistent 
with Trend Fast Growth 

Presenter
Presentation Notes
Details on the market potential categories

ADDITIONAL BACKGROUND - The low category was assigned to any value falling below the 25th percentile, the medium value was assigned between the 25th and 75th percentile, and high was assigned for any value higher than the 75th percentile. 
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Booming Markets Inside 410 

• Complete 
– King William 
– River Road 
– Quarry/ Lincoln Heights 
– Oakwell Farms 
– Brooks City-Base 

• Partial 
– Monticello Park 
– Mahncke Park 
– Olmos Park Terrace 
– Tobin Hill 
– Lone Star 
– Frio 
– Zarzamora 
– Downtown 
– Shearer Hills/ Ridgeview 
– Oak Park – Northwood 
– Terrell Heights 
– Southpark 
– Lago Vista 
– New Laredo Hwy 
– Palo Alto 
– Southwest Research 

 

Presenter
Presentation Notes
Analysis was fine-grained and identified emerging, distressed, stable, and booming markets in all parts of the City
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Citywide Typology 

Recent 
Development 

• Units/ SF 
constructed 
since 2000 

Current Rental  
Rate 

• Average price 
per square 
foot 

Current 
Occupancy Rate 

• Average 
occupancy rate 

Market 
Trajectory 

• 1-year and 3-
year change in 
rental rate 

Intersection 
Density 

• Density of 
intersections 

Activity Density 

• Density of 
people and 
employees 

Retail Density 

• Density of 
retail 
employees 

Mix of Uses 

• Mix of retail, 
office, 
industrial, & 
residential 

Transit Use 

• Average daily 
boardings at 
VIA stops 

+ 

= Citywide Typology 

Market Condition 

Urban Form 

Presenter
Presentation Notes
The team reasoned that areas with better road connectivity and regular block faces would have higher redevelopment potential.
The team reasoned that areas with more activity would be more supportive of commercial and to some extent, residential redevelopment.
This calculation made it possible to identify within each subarea, those areas with a higher occurrence of service-oriented establishments that might indicate more amenitized areas.
This factor helps indicate where much of the ‘horizontal mixed-use’ development in the city is located. That is, areas where residences are relatively close to other services.
Transit activity can be an indicator of overall activity in a given area and may act as an attractor for future development.







City Center First Ring Inside 410 Outside 410 

Poor Fair Excellent Poor Fair Excellent Poor Fair Excellent Poor Fair Excellent 

Distressed Nurture Nurture Catalyze Nurture Nurture Catalyze Nurture Nurture Nurture Nurture Nurture Nurture 

Emerging Nurture Catalyze Support Nurture Catalyze Catalyze Nurture Nurture Catalyze Nurture Nurture Catalyze 

Stable Catalyze Support Support Catalyze Catalyze Support Nurture Catalyze Support Nurture Catalyze Catalyze 

Booming Support Support Support Catalyze Support Support Catalyze Support Support Catalyze Catalyze Support 

Vibrant  Rapid Growth 

Underperforming 

Emerging  
Potential 

Challenging  

Citywide Typology 
M
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Urban Form 



Vibrant:  
Areas with fair or excellent urban form and booming real estate 

markets.  These areas are already healthy and likely need high-level 
support rather than nurturing strategies 

Rapid Growth: Areas where the market is stable or booming 
despite poor urban form.  Many of these areas have boomed since 

the 1950s and exist outside the downtown core and first ring. 

Underperforming:  
Areas with fair to excellent urban form but 

distressed real estate markets.  Have potential 
for stability. 

Emerging Potential:  
Areas with fair to excellent urban form 

and stable or emerging real estate 
markets. 

Challenging: Areas with poor urban form and distressed or 
emerging markets.  There are significant hurdles to 

overcome in order to reach stability  

Citywide Typology 
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Citywide Typology 

Vibrant 

Rapid Growth 

Emerging Potential 

Underperforming 

Challenging 

Presenter
Presentation Notes
Analysis was fine-grained and identified emerging, distressed, stable, and booming markets in all parts of the City
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Emerging Potential Inside 410 

• Emerging Potential Areas 
Abutting Vibrant Areas 
– Downtown 
– Dignowity Hill 
– Government Hill 
– Westfort Alliance 
– Mahncke Park 
– Terrell Heights 
– Wilshire Village 
– Oak Park – Northwood 
– Shearer Hills/ Ridgeview 
– Los Angeles Heights 
– Beacon Hill 
– Jefferson  
– Woodlawn 
– Collins Gardens 
– Avenida Guadalupe 
– Zarzamora 
– Southpark 

 
 
 

 

Presenter
Presentation Notes
Analysis was fine-grained and identified emerging, distressed, stable, and booming markets in all parts of the City



Next Steps 
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• More detailed assessment of individual 
booming markets and emerging potential 
areas 

Presenter
Presentation Notes
# of residential units in the inner city lost due to redevelopment
# of affordable residential units in the inner city lost due to redevelopment
# of residential units eliminated by zoning changes
# of residential units eliminated by demolition
# of residential units eliminated by conversion of public housing to mixed income housing 
Characterize eliminated units
Characterize new development replacing lost units 
% of lost units replaced by commercial development 
Identify areas with prevalence of house 'flipping’
Identify public spaces lost to redevelopment 
Identify areas subject to greatest current and future gentrification pressures 
Identify areas near public improvements that are subject to gentrification pressures
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