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About ULI-the Urban Land Institute

LI-the Urban Land Institute is a non-
profit research and education organiza-
tion that promotes responsible leadership
in the use of land in order to enhance

the total environment.

The Institute maintains a membership represent-
ing a broad spectrum of interests and sponsors a
wide variety of educational programs and forums
to encourage an open exchange of ideas and shar-
ing of experience. ULI initiates research that
anticipates emerging land use trends and issues
and proposes creative solutions based on that
research; provides advisory services; and pub-

lishes a wide variety of materials to disseminate =

information on land use and development.

Established in 1936, the Institute today has more
than 17,000 members and associates from 60 coun-
tries, representing the entire spectrum of the land
use and development disciplines. Professionals rep-

resented include developers, builders, property
owners, investors, architects, public officials, plan-
ners, real estate brokers, appraisers, attorneys,
engineers, financiers, academics, students, and
librarians. ULI relies heavily on the experience of
its members. It is through member involvement
and information resources that ULI has been able
to set standards of excellence in development
practice. The Institute has long been recognized
as one of America’s most respected and widely
quoted sources of objective information on urban
planning, growth, and development.

This Aclvisory Services panel report is intended
to further the objectives of the Institute and to
make avthoritative information generally avail-
able to those seeking knowledge in the field of
urban land use.
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About 1 Advisery Services

he goal of ULI's Advisory Services Program

is to bring the finest expertise in the real

estate field to bear on complex land use plan-

ning and development projects, programs,
and policies. Since 1947, this program has assem-
bled well over 400 ULI-member teams to help
sponsors find creative, practical solutions for
issues such as downtown redevelopment, land
management strategies, evaluation of develop-
ment potential, growth management, community
revitalization, brownfields redevelopment, military
base reuse, provision of low-cost and affordable
housing, and asset management strategies, among
other matters. A wide variety of public, private,
and nonprofit organizations have contracted for
ULI’s Advisory Services.

Each panel team is composed of highly qualified
professionals who volunteer their time to ULL
They are chosen for their knowledge of the panel
topic and screened to ensure their objectivity.
ULI panel teams are interdisciplinary and typi-
cally include several developers, a landscape
architect, a planner, a market analyst, a finance
expert, and others with the niche expertise
needed (o address a given project. ULT teams
provide a holistic look at development problems.
Each panel is chaired by a respected ULI mem-
ber with previous panel experience.

The agenda for a five-day panel assignment is in-
tensive. It includes an in-depth briefing day com-
posed of a tour of the site and meetings with spon-
sor representatives; a day of hour-long interviews
of typically 50 to 75 key community representa-
tives; and two days of formulating recommenda-
tions. Many long nights of discussion precede the
panel’s conclusions. On the final day on site, the
panel makes an oral presentation of its findings
and conelusions to the sponsor. A written report
is prepared and published.

Because the sponsoring entities are responsible
for significant preparation before the panel’s visit,
including sending extensive briefing materials to
each member and arranging for the panel to meet
with key local community members and stake-
holders in the project under consideration, partic-
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ipants in ULD’s five-day panel assignments are
able to make accurate assessments of a sponsor’s
issues and to provide recommendations in a com-
pressed amount of time.

A major strength of the program is ULI's unique
ability to draw on the knowledge and expertise of
its members, including land developers and own-
ers, public officials, academicians, representatives
of financial institutions, and others. In fulfillment
of the mission of the Urban Land Institute, this
Advisory Services panel report is intended to pro-
vide objective advice that will promote the re-
sponsible use of land to enhance the environment,
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ettled in the 1700s by Spanish missionaries,

San Antonio has grown to be the eighth-

largest city in the United States and the

second-largest city in Texas, with a popula-
tion of more than 1.2 million.

Although the city is perhaps begt known as home
to the Alamo—where Texas defenders fell to Mex-
ican General Santa Anna in 1836—and the lively
Riverwalk, these sites are nonetheless only a
small part of this major metropolitan area. Geo-
graphically, San Antonio eovers 430 square miles
and is located in Bexar County in south central
Texas. The city’s population has grown at an an-
nual average of 2 percent over the past decade
and is expected to continue to grow at that rate
for the foreseeable future. The eity is located a lit-
tle more than an hour’'s drive from the state capi-
talin Austin and a half-day’s drive from Dallas,
Houston, and the Gulf of Mexico.

San Antonio’s major industries are health care/
biotechnology, tourism, the military, and agribusi-
ness. Other growing economic sectors include re-
search and development, technology, telecommu-
nications, and international trade.

The city of San Antonio, with an annual budget
of about $1.4 billion, operates under a couneil/
manager form of municipal government. The city
couneil is comprised of ten elected district repre-
sentatives and the mayor, each of whom is limited
to two two-year terms. The city manager carries
out the policies established by the city council.

During recent decades, the northern and west-
ern sectors of the city of San Antonio have expe-
rienced tremendous residential and commercial
growth. In contrast, the southern sector has seen
very little growth and economic development over
the years. Without new investment, southern San
Antonio has suffered, while congestion and sprawl
now threaten envircnmentally sensitive areas in
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sectors of the city of San
Antonio have experienced
tremendous residential
and commercial growth.

GITY OF SN ANTONIO PLANNING DEPARTMENT

-~



the northwest sector of the city, such as the Ed-
wards Aquifer Recharge Zone,

. In response to this unbalanced growth trend,
o Mayor Ed Garza initiated the Southside Balanced
% Growth Initiative (SBGI). The focus of the SBGI
~  isan approximately 90-square-mile (57,600-acre)
area located 7.5 miles south of downtown. Within
Vi the SBGI study area, the city has designated six
! subareag (known as Areas 1 through 6), totaling
about 57.03 square miles (36,500 acres), for lim-
ited-purpose annexation effective January 5, 2003,
Limited-purpose annexation allows the city to ex-
tend regulatory authority for the limited purpose
of applying its planning, zoning, and health and

T~ - Kayt
' /-‘/ T poxar county safety ordinances in the area. However, the city
4 oy iy of Sam Antonio may not impose a property tax in the area until
A e e wss  bhe property is annexed for all purposes, which
) Major Roads typically happens within three years of limited-
i/ — b purpose annexation, Under state law, the land
must be fulty annexed within three years unless
Above: San Antonio and
Bexar County. Below: The : sy New Sulphur
SBGI study area, 7 [~ Springs Road

Gl

Nelgon {
Ro% 0ld Pearsall ¢

Key: Ay
[:_-:] Limited-Furpose Annexation Subareas et
Major Roads
e Other Study Area Sites
[::j S5BGI Study Area
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the property owners make an agreement with the
city to extend the timeline for full-purpose annex-
ation. Ultimately, whether the area is fully an-
nexed or not annexed is a local policy decision.

The primary goal of the SBGI is to encourage bal-
anced growth in San Antonio, foster investment in
the city’s southern sector, and direct development
away from the city’s environmentally sensitive.
areas, The city is seeking to establish a growth
policy for south San Antonio that will develop the
SBGI study area ags an integral part of San Anto-
nio and create an overall pattern of more sustain-
able development.

The SBGI study area is bounded to the north by
the southernmost portion of Loop 410, to the
south by the edge of a 1,350-foot bufter from the
Medina River center line, to the east by New
Sulphur Springs Road, and to the west by Old
Pearsall and Nelson roads.

The city of San Antonio asked the ULI Advisory
Services panel to develop a vision, evaluate the
market potential, create planning and design con-
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cepts, and recommend a development and imple-
mentation strategy for the study area. Because
most of the study area is underdeveloped, the city
asked the panel to address how, when, and where
it could “jump start” development as part of its
halanced growth strategy to encourage invest-
ment in underserved parts of the greater San An-
tonio Metropolifan Statistical Area (MSA). The
panel sought to envision what the area could be-
come, given its abundant natural resources, exist-
ing rail lines and roadways, and the potential to
protect and plan for large areag with the desig-
nation of the limited-purpose annexation area—
while alse taking into consideration the magsive
gcale of the study area and the challenges it must
overcome. The panel has articulated a long-term
vigion for the study area and recommended next
steps to further refine that vision in ways that will
enable the city to attract new commerce and resi-
dents o the area.
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Overview and Summary of

Becnmmendationsﬁ;_” -

he panel’s vision is that the SBGI study area
-—with its accessible and convenient location
- and its unique environmental features—

can attract major employers, significant
commerce, and thousands of new residents and
visitors over the next several decades, providing
educational and recreational opportunities for all
San Antonians, Under this vision, the study area
would evolve over time into several diverse eom-
munities, each with its own distinet neighborhoods
and features such as shops and restaurants, places
of worship, schools, and parks. Children would
walk to neighborhood schools and parks, parents
would walk to neighborhood shops, and the entire
family could walk, jog, or bicycle along a network
of trails linking the area’s neighborhoods and com-
munities. The family car would spend more time
al rest,

Over the next 50 10100 years, the study area would
become home to as many as 400,000 new residents
and hundreds of new businesses. Its population
would be diverse and would include teachers,
firefighters, business executives, managers, car-
penters, lawyers, doctors, police officers, daycare
workers, administrative agsistants, and archi-
tects, It would become an integeal part of San
Antonio and would play a significant role in

the dynamic growth of the city and the region.
Through careful planning and integration of the
area’s culbural and natural resources with new
development, it would become a popular place to
live, work, and play, well known and enjoyed by
all San Antonians. .

The Panel Process

The panel began by studying the briefing materi-
als provided by the sponsor before the commence-
ment of the five-day panel. Upon airival in San
Antonio, panel members took an in-depth driving
tour of the SBGI study area. They also interviewed
more than 100 stalceholders, including community

residents, public officials, public ageney heads and
staff, business groups, developers, property own-
ers, and other members of the community. Pan-
elists also requested and reviewed additional in-
formation from eity staff, including maps, reports,
plans, and studies.

The panel then began formulating its conelusions
and preparing its oral presentation and written
report. What follows is a summary of the panel’s
key recommendations for the future of the study
area. Later sections of this report deseribe each
of these recornmendations in detail.

Suminary of Recommendations

In addition to providing a physical deseription and
market context for the SBGI study area, the panel
has divided its recommendations into four cate-
gories: market conditions, planning, strategies,
and implementation.

Market Gonditions

The panels market recommendations take into
consideration the fact that the development strate-
gies for the SBGI study area should anticipate an
extended absorption period, since the area pos-
sesses much more developable land than will be
required for many decades. The city should:

¢ Reinforce the positive residential development
activity beginning to occur within the Southside
neighborhood north of the study area and along
major corridors leading to and adjacent to the
study area, such as Military Drive, the Mission
Trails, the San Antonio River, and the Roose-
velt Avenue areas.

o Facilitate the development of a new demonstya-
tion mixed-price community.

o Work with the developers of Mission del Lago
to properly position this project within the mayp-
ketplace.

fn Advisory Services Pane) Repori




¢ (Gain a better understanding of the interplay
among demand, the cost Lo build, and alterna-
tive planning concepts.

s Undertake a comprehensive research and plan-
ning effort to create the appropriate develop-
ment program and associated regulatory stan-
dards for the demonstrated market and the
vision for the study area.

o Undertake the appropriate initiatives to en-
hance the long-term attractiveness of the
study area.

¢ Address the fact that predicted market de-
mand indicates that a portion of the study area
likely would be developed as very low-density
subdivisions.

Planning

The panel’s planning recommendations suggest
how the city can prepare the SBGI study area

 for successful development during the three-year

limited-annexation period. The city should:

o Create a 50-year vision plan for the entire San
Antonio metropolitan area, using the 1997 San
Antonio Master Plan and Policies document as
a starting point. This vision plan will be a key
foundation for the development of a vision plan
for the study area.

o Create a community-hased vision plan for the
study area in relation to the metropolitan vi-
sion plan.

o Hstablish sustainable design principles and
practices,

o Create sustainable urban form,

Plan for greenways along new roads in the
study area by developing an open-space and
trail network, buffering and/or eliminating
blight, and expanding access to recreational
water amenities.

Create a regional transportation infrastructure
for the stucy area by transforming highways
into parkways, providing major east/west con-
nector arterials, establishing high-tech infra-
structure, providing rail spurs where feasible,

San Antonio, Texas, Qctober 6-11, 2002

and planning for alternative transportation net-
works.

s Incorporate progressive land use patterns and

limit sprawlleapfrog development by imple-
menting smart growth strategies, ensuring a
jobs/housing balance, stimulating regional retail
development, promoting traditional neighbor-
hood elements, establishing civic and public
spaces, and creating attractive neighborhood
streets,

Set aside as much as 25 percent of the develop-
able land within the study area for agrieultural
use to maintain the area's rural character and
encourage compact development. Explore op-
portunities to integrate alternative energy
sources such as solar and/or wind farms within
more traditional agricultural uses.

Create regional character by supporting urban-
ist traditions, ineorporating traditionat building
styles, and designing with nature.

Strategies

The panel’s strategy recormimendations advise the
city on key initiatives to accompany the planning
process. The city should:

o Tdentify parcels in the SBGI study area to land
bank strategically until the market is ready to
absorb the anticipated growth, rather than offer
ineentives for development. A residential dem-
onstration project (see below) and appropriate,
job-generating industrial development would be

The city should reinforce
the positive residential
development activity tak-
ing place just north of the
SBGI study area.
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Palo Alto Community Col-
lege Is an important asset
to the SBGI study area.

exceptions for which incentives would be appro-
priate.

Pursue a new demonstration housing project of
1,000 to 1,500 homes and apartments in the mid
term (three to five years) to be developed in
Area 1 of the study area—by at least two high-
quality merchant homebuilders—and offer in-
centives for its development. Although 10 to 25
pereent of this demonstration project could be
developed using traditional neighborhood de-
sign, it likely would be cost prohibitive to ex-
pect the entire project to adhere to that type
of design.

Offer consistent, predictable incentives for de-
velopers and owners of industrial-properties in
the study area. Applicants who fulfill stated re-
quirements should qualify automatically for
available incentives, and should not have to be
reviewed on 4 case-by-case basis,

Implementation

The panel’s implementation recommendations
offer details, in chronological order, about how the
city and other SBGI study area stakeholders
should advance the planning and development of
the study area. They should:

o Kxamine how the city government structure
should be organized to manage most effectively
the planning and implementation of develop-
ment in the study area.

s Engage all of the study area stakeholders and
increase stakeholder participation,

o Create an identity for the study area,

¢ Collaborate with the three independent school
distriets in the study area, Bexar County, the
Texas A&M University system’s proposed San
Antonio campus, and Palo Alto Community Col-
lege—as well as area citizens, businesses, and
civie organizations—to advance innovative ap-
proaches to education.

o Support existing communities in the study area.

"+ Pursue urban revitalization in the neighbor-

hoods just north of the study area.

o Commission the development of a master plan,
a market study, and a fiscal impact study, based
on the panel’s recommendations and the com-
munity-based vision plan for the study area.

o Incorporate new development with existing
development.

&n Advisory Services Panel Repori




stmal Bharacteris}ics

he SBGI study area’s physical character—

along with the city’s social and economie

objectives—played a significant role in the

panel’s consideration of the area. This area
generally ean be characterized as a largely unde-
veloped rural area lying just outside the southern
edge of San Antonio’s urbanized area. Its physical
aitributes provide both opportunities for and con-
straints to developinent and the implementation
of a vision plan. For this reason, the panel pre-
sents the following brief description of the area’s
existing topography, land uses, drainage, vegeta-
tion, and access/cireulation.

Tepography

The area is relatively flat and generally slopes from
northwest to southeast. It is characterized by
broad areas of gently undulating terrain broken
by numerous shallow drainage courses. The Med-
ina River—along the area’s southern boundary—
is the only drainage with a more incised channel.
As a result of its relatively flat terrain, views
across the area are unbroken and extensive.

Land US%S

Open agricultural and grazing lands interspersed
by natural tree cover characterize the area. Small
existing neighborhoods sit aleng the area’s north-
ern boundary, adjacent to Loop 410. Rural resi-
dences also are scattered within the balance of the
area, Other land uses include several niajor public
uses; three wastewater treatment facilities, a
power plant, and a water filtration facility. The
northern part of the area also contains a number
of automobile reeycling and storage facilities.

Drainaye

A series of drainage courses divides the area.
These follow the general topographic slope of the

San Antonio, Texas, October 6-11, 2002

land from northwest to southeast. The four prinei-
pal drainage courses, from west to east, are the
Medina River, the Leon Creek, the San Antonio
River, and the Salado Creek. Other smaller tribu-
taries flow into these principal drainage courses,
which create a series of discreet development
areas, separated by the varying widths of their
drainage basing, The ares also contains a number
of small and large lakes,

Vegetation

The area’s natural vegelation appears to have
been a low shrub type of eover with dense under-
brush, Much of this vegetation has been removed
for agricultural purposes, and rows of trees have
been planted along many property lines as wind-
rows. The result is a visually interesting checker-
board pattern of larger and smaller farm plots
with intervening areas of tree cover. More natural-
appearing vegetation and tree stands follow drain-
age courses in the curvilinear patterns of the
watercourses, which contrast with the straight
property-line windrows.

Major public land uses
in the SBGI study area
include three wastewater
treatment facilities.
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Although it is relatively undeveloped, a variety
of existing roadways provide access to the SBGI
study area. These include the east/west southern-
most section of Loop 410 along the northern
boundary, the north/south Interstate 35 (I-35) in
the western portion, the north/south I-37 in the
eastern portion, and the north/south U.S. High-
way 281 (U.S. 281) and State Route 16 (SR.16) in
the central portion. The area also contains some
minor roads, which provide limited internal cireu-
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€H3++ Rail Lines

] 566t Study Area

AnyAdvisory Services Panel Report



Mamei Gon_gtexi

an Antonio participated in the economic up-

turn and associated population boom en-

joyed by Texas and the rest of the United

States during the 1990s, although not quite
to the same extent. During that decade, the state
of Texas increased in overall population by 25.1
percent. The San Antonio Metropolitan Statisti-
cal Area (MSA) increased by 22.6 percent, closely
tracking the state increase. Other markets that
surround the region grew even faster: about
80 miles to the north, the Austin-San Marcos
metropolitan area grew by 54.4 percent, leading
the state during the decade, while the McAllen-
Brownsville area 300 miles to the south grew by
52.6 percent. Elsewhere in the state, the popu-
lation of the Dallas area increased by 35.6 pereent,
Fort Worth by 28.3 percent, and Houston by
28.4 percent.

There can be little question that the San Antonio
area will continue to grow for the foreseeable fu-
ture. The solid economic foundation of the market
—underpinned by a combination of biotechnology,
medical services, tourism, defense, insurance,
telecommunications, energy, and agriculture--
provides ample support for a healthy economy
under normal circumstances, Equally important,
the overall economy in the state is projected to
grow significantly. The mid-level population fore-
cast suggests that Texas’s total population will in-
crease by nearly 8.7 million people by 2026 and by
approximately 14.1 million people by 2040. The
majority of this increase will occur in the triangle
defined by San Antonio, Houston, and Dallas/Fort
Worth. Much of the balance of this growth will
oceur in the lower Rio Grande Valley area, to the
gouth of San Antonio.

San Antonio Market Demographics

According to data published by the Texas A&
Real Tistate Center, the San Antonio MSA ended
the last decade with a population of nearly 1.6 mil-
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lion and an employment base of about 750,000. The
average household size was 2.78 persons and the
approximate distribution of multifamily and single-
family housing was 37 percent and 63 percent, re-
spectively. The market included approximately
58.5 million square feet of industrial space, 22 mil-
lion square feet of office space, and 22 million
gquare feet of retail space.

Local market analysts told the panel that San
Antonio has enjoyed a consistent annual popula-
tion and employment growth rate of approxi-
mately 2 percent. Simple extrapolation of this
growth rate out 50 years indicates that the MSA
will contain more than 3.3 million pecple and
nearly 2 million jobs. This is slightly more than
twice the current level. Current trends suggest an
even higher population and job base by 2050.

Significant Economic Evenis

A number of significant economic events have
been and continue to be of great importance to the
future well-being of San Antonio. The panel con-

Brooks City-Base, near the
SBGI study area, is an im-
portant resource for future
development ta the south.

H
z
H
=
H
B
o
2
8=
&3
2
B
i

—
(=2



16

Figure 1
Annual Abseiption, San Antonie MSA

Product Type Annual Absorption

Multitamity! 3,500~4,000

Office? 450,000-500,000

1Residential figures indicate number of unit starts per yaar,
2In square fest.
Source: Texas A&M Real Estate Center.

sidered the following events as part of its market
analysis for the SBGI study area.

Mititary Base Closure and Reuse Issues

The Kelly USA and the Brooks City-Base initia-
tives inelude 14,000 and 3,570 employees, respec-
tively. The city has been very proactive in support-
ing the conversion of these former U.S. Air Force
bases to business/technology/industrial parks and
appears to be on track to retain and expand this
important set of facilities. Given the close proxim-
ity of these installations to the study area, their
continued suceess is of special interest to area
landowners and eurrent and future residents.

The NAFTA Corridor

The NAFTA (North American Free Trade Agree-
ment) corridor, associated with 1-35, has con-
siderable signifieance for the city over the long

* term, This highway, which extends from the Mexi-

can border to the Canadian border, constitutes

- the major north/south transportation route for

goods carried by truck. Because 1-35 passes
through the study area, activities associated with
this highway alse are of major interest to area
stakeholders.

The Growth of University Facilities -

The steady expansion of the University of Texas
at San ‘Antonio, the eontinuing evolution of the ed-
ucational facilities associated with the San Anto-
nio Medical Center, and the emerging involvement
of the Texas A&M system campus demonstrate
the educational community’s and the state and city

leadership’s strong commitment to higher educa-
tion. The fact that the Texas A&M system campus
has identified a specific location within the study
area as the site for a proposed campus—which ul-
timately will serve 25,000 students—is of keen in-
terest to area stakeholders.

Future Industrial Development

The city's eurrent discussions with Toyota Motor
Corporation demonstrate the attraction of San
Antonio for major industrial firms. The proposed
Toyota manufacturing plant, if located in San An-
tonio, is expected to require about 2,600 acres of
land and to support approximately 4,600 direct
workforee employees. The proposed sites under
consideration are reported to be in the study area,
demonstrating yet another major initiative that
could affect the development of this area.

$an Antonio Market Overview

The panel’s review of market activity in the San
Antonio MSA indicates that the average annual
absorption of real estate products in the region is
ag shown in Figure 1. As forther detailed in Fig-
ure 2, the estimated average amount of land eon-
sumed annually for all types of new development
in the MSA is approximately 3,000 acres.

Residential Market

San Antonio’s residential market enjoyed a record
year in 2002, Local real estate analysts report that
single-family starts should approach 9,000 homes,
a level nearly 30 percent above the recent histori-
cal averages for the market. New home prices in

- the market are very modest by national stan-

dards. According to local analysts, approximately
70 percent of the total single-family housing starts
are priced at $150,000 or lower. About 30 percent
of the total homes sold are priced at or below
$100,000.

Most of the market’s housing starts take place in
the greater San Antonio “horseshoe,” which is de-
fined as the area beginning at 1-36 on the western
side, extending around to the north, and ending at
1-10 on the east. Much of the area’s high-end hous-
ing is being developed in the northwestern section
of the horseshoe, generally between 1-10 and
1U.3.281. Approximately two-thirds of the area’s
housing starts are estimated to be on the western

An Rdvisory Services Panel Repori



Figure 2 .
Real Estaie Dynamics Overview, San Antenie MSA

hi

Annual growth rate . 2%
Population 1,692,383
Annual population increase 31,848
Employees - 749,010 .
Employment per capita 0.47
Annual employment increase 14,980

i R
Gurrent Number Annual Increase in

SHIEEC RN LR
geded

Annual Acreage

Product Type (Share) of Households Housing Unilrs2 tor D_e__uelupm'eni
Single family (63%) 360,864 7,217 . 1,804
Multifamily (37%) 211,936 4,239 424
Total 572,800 11,456 2,228

Current Number Annual Increase Annual Acreage Needed

Product Type (Share) of Employees in Employees for Development
Standard industrial (43%) 23,037,474 460,749 21
Flex-tech {57%) 30,444,832 608,897 28
Total 53,482,306 1,069,646 49

Current Number Annual Increase Annual Acreage Needed

Product Location (Share) of Employees in Employees for Development
CBD (21%) 4,640,487 92,810 6
North Gentral (34%) 7,792,645 155,853 11
Noith East (5%) 1,201,356 24,027 2
North West (35%) 7,659,813 153,196 1
South (3%} 755,916 15,118 i

Total 22,050,217 441,004 H

Gurrent Number Annual Increase Annual Acreage Needed

Product Type of Employees in Employges for Develapment
All retail 22,050,913 441,018 40
Total annual acreage needed for development 2,348
Additional annual requirement for right-of-way/open space at 30% of total annuat acreage 704
Total annual land consumption 3,053

1Assumes an average household size of 2.78.
2Suburban density.

3Assumes 71.4 square feet per employes.
dassumes 29.44 square feet per employee.
SAssumes 13.85 square fest per capita.

Source: Texas A&M Real Eslate Center, ULI panel.
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San Antonio's housing
market has cortinued to
offer affordably priced
housing in a period of

skyrocketing real estate -

prices.

side of the horseshoe, with nearly one-third located
on the east.

Almost no new housing activity occurs in the far
south section of San Antonio, although some activ-
ity is emerging in the area between the southern-
most part of Loop 410 and Military Drive. A few
new home projects, including Lago Vista and
Brookside, have been started and have sold more
than 100 homes per year each. Some exurban
housing activity also has been reported south of
Bexar County.

Residential Product Types. Many of the new homes
that have been offered in south San Antonio are
priced between §70,000 and $110,000 and range
in size from 900 square feet to more than 2,600
square feet. Virtually all of these homes have ei-
ther three or four bedrooms, and may have a one-
or two-car garage. The panel learned that a num-
ber of production builders are actively involved in
this market segment and expect to be even more
involved in the future. These builders believe that
a great deal of market demand exists at the lower
price points, and that the products they ean bring
to the market can satisfy this demand.

While the recent period of skyrocketing reat es-
tate prices in many major metropolitan markets
in the United States ereated a dire shortage of af-
fordably priced housing in many parts of the coun-
try, San Antonio has notably not been part of this
trend, The local residential market has continued
to offer affordably priced housing, reflecting, in
part, the city’s sympathetic view of such housing

and builders’ innovative efforts to design, construct,
and deliver homes for this market segment. Not
only have local builders found a way to meet the
needs of this market niche, they actually have been
able to do so while achieving profit margins simi-
lar to those for higher-priced housing products.

Homebuyers. The San Antonio market enjoys the
benefit of appealing to three separate groups of
buyers: those looking for primary homes, those
seeking second homes, and those in search of re-
tirement homes. In the course of its interviews,
the panel heard that affluent Mexican nationals
form the base for much of the second-home market.
Interviewees reported that these homebuyers
typically seek houses located in the established
growth areas of the city’s northern section. Sig-
nificant numbers of these buyers have purchased
homes in projects such as the Dominion near Loop
1604 and 1I-10 and Sonterra near U.8.281 on the
north side of San Antonio. Very few of these buy-
ers tend to seek out the southern area of the city,

Retirees relocating to the San Antonio market tend
to be more evenly distributed around the area,
although most of the housing being marketed to
these buyers tends to be in exurban locations such
as Bandera, Boerne, and New Braunfels. Like the
second-home buyers, very few retirement home
buyers seek out the city’s southern section.

Primary-home buyers are reported to make up
the majority of buyers for new housing in the
Southside neighborhood just north of the SBGI
study area. Interviewees reported that most of
the people attracted to this housing grew up in
this neighborhood and wish to return, Builders
also indieated that they have been successful in
attracting some buyers who once lived in the South-
sice neighborhood but had relocated to other areas.
The primary interest of such buyers, builders
reported, is to live closer to their friends and
relatives.

SBGI Study Area Development Profile

The SBGI study area includes almost 58,000 acres
and is bordered on the north by the southernmost
streteh of Loop 410, with I-37 passing through it
on the eastern side and [-35 on the western side.
The southernmost section of Loop 1604 runs im-
mediately to the south of the study area. The city

An Advisory Services Panel Report



Figure 3
SBGI Siudy Area Land Analysis

Total Number Developable Percent Green/Buifer  Percent AS?\::SDWLI;[I Percent

Area of Acres Acres of Total Space Acres of Total Gas Wells of Total
Areal 7,998 5,625 70% 2,373 30% 0 0%
Area 2 13,718 7,560 55% 5,230 38% 928 7%
Area 3 9,990 5,431 54% 4;559 46% 0 0%
Area 4 2,907
Area s 2,945 EI( 9,211 65% 4,663 33% 281 2%
Area 6 8,303
Area A 3,300 2,175 66% 1,125 34% 0 0%
Area B 3,289 1,921 58% 1,368 42% 0 0%
Area ¢ 5,954 5,301 89% 653 11% 0 0%
Total 58,404 37,224 54% 19,971 34% 1,209 2%

Acreage estimate for

panel mapping -

purposes 58,400 37,200 - 20,000 - 1,200 -

Adjustment for ' ' o

surveyed acreage (690) . 678 - (1,595) . = 227 -

Adjusted total _acr'eage 57,110 37,878 1,427 -

of San Antonio has located its major wastewater
treatment plants in this area, which also contains
a number of antomohbile salvage yards and similar
uses scattered in its midst. For the most part, how-
gver, the land is essentially agricultural in char-
acter. Much of it is relatively flat. A significant
amount of the land lies within floodplains and low
areas, which contain or are near a substantial
amount of tree cover.

Using mapping information provided by the city,
the panel reviewed the land area and developed a
rough approximation of the developable land lo-
cated within the study area. As indicated in Hig-
ure 3, approximately 37,900 acres of the study
area appear suitable for development. (This acre-
age figure, and others that the panel used for
planning purposes, are based on caleulations
achieved using a planimeter on the SBGI study
area base maps provided to the panel. However,
these acreage estimates differ from the surveyed
acreage. This difference is accounted for in Figure
3's “adjustment” row.) Roughly 18,400 acres are
classified ag floodplain or open space and an ad-
ditional 1,400 acres are deemed unsuitable for
development because they consist of oil and gas
well fields.

On the basis of the materials provided to the panel
and the panel's interviews—particularly those with

San Antonio, Texas, October 611, 2002

- 18,405 -

huilders, developers, lenders, and real estate agents
—the panel has concluded that because of its vast
size, the study area will take many decades to ab-
sorb, given its location in the region and the asso-
ciated market demand in the subregional area,
While the panel's recommendations largely cover
a b0-year time frame, the panel believes the study
area will continue to play a major role in the re-
gion over the very long term, beyond the next
50 years,

In the normal scheme of things, market forees
will remain eoncentrated on the developable land
within Loop 410 for a number of years. The study
area currently has the appeal of good infrastrue-
ture and low prices, but these attributes also can
be found on the city’s southwest, southeast, and
east sides. The study area also must compete with
exurban towns located farther south, which cur-
rently are attracting residents and homebuilders
in small but growing numbexs.

Thus the biggest challenge for the city will be to
keep the study area intact until signifieant devel-
opment pressure arrives, Otherwise, the more
likely outcome would be a gradual breakup of
parcels into uncoordinated small subdivisions as
landowners seek to cash in on their holdings. The
only thing that will keep this land off the market
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The SBGI study area is
well positioned near
major employment cen-
ters such as Kelly USA, a
business and technology
park (formerly the Kelly
Air Force Base).

will be landowners who believe they can get a much
higher price later and thus will wait to sell it.

With this in mind, the city’s mid-term strategy
should be to protect as much of the open land
south of Loop 410 from any development until
high-quality development in the area can be sup-
ported. This is the real growth management issue
confronting the city. One way to accomplish this
might be to offer a revocable conservation ease-
ment to landowners that essentially would elimi-
nate property taxes for 20 to 50 years in exchange
for an agreement to warehouse the land.

To illustrate the need for long-term planning, Fig-
ure 4 outlines an aggressive scenario for single-
and muitifamily residential development, while
Figure 5 outlines the SBGI study area’s develop-
ment carrying capacity for all fypes of land uses.
The numbers shown in Figare 4 are not a projec-
tion, but rather present an ambitious potential
outeome for the entire MSA and the 3BGI study
area. The residential land allocation illustrated in
Figure 5 would be absorbed over the next nine
decades, assuming a 50 percent allocation to hous-
ing and a suburban density of four single-family
units per acre, and further assuming that the -
MSA (with a total population of 1.5 million) will
grow at 2 percent annually and that the far south
side will have a capture rate of 10 percent, or 3,000
persons annually. Even with the assumption of

steady growth illustrated in Figures 4 and 5, it
still would take many decades to reach the num-
ber of households and population that would de-
velop under the urban density of six single-family
units per acre described in Figure 6.

Although the panel believes that an overall den-
sity of six units per acre throughout the study
area is unlikely, certain neighborhoods and com-
munities within the study area could achieve over-
all densities greater than six units per acre, For
example, multifamily neighborhoods could contain
more than 20 units per acre, while traditional
neighborhood developments with mixed uses
could include more than eight to ten units per
acre.

Positive Attributes. As indicated previously, a
number of attributes associated with the study
area are clearly beneficial. These include:

o Excellent transportation infrastructure, inchd-
ing 1-35, 1-317, Loop 410, and Loop 1604,

o Major rail service;

¢ Adequate water and sewer capacity within
close proximity;

s Abundant natural areas nearby, including the
Land Heritage Institute;

o Proximity to major employment centers, such
as Kelly USA (the former Kelly Air Force
Base), Lackland Air Force Base, Brooks City-
Base (the former Brooks Air Force Base), and
downtown San Antonio;

+ An abundant supply of inexpensive, developable
land; and

e Significant residential development activity al-
ready oceurring south of Loop 1604,

All of these factors bode well for the long term.
Many communities are not nearly so well served.
The issues that the city must address with regard
to the orderly development of the study area will be
far more focused on market demand eonsiderations.

Development Challenges. Despite the positive at-
tributes described above, the study area clearly
has not yet experienced much demand for most

An Advisory Services Panel Repon



Figure 4 -
SBGI Study Area Potential Residential Development Scemnario’

MSA Housing Developable SBGI Area SBGI Area
Years Starls Acres Market Share New Population?
1-10 110,000 5% 5,500 15,290
s, Q,

types of development. The challenges that con- 1-20 120,000 10% 12f000 33,360
front this area—as reported to the panel~—in-  21-30 130,000 15% 19,500 54,210
clude the following: 31-40 140,000 20% 28,000 77,840
s No significant demonstrated residential market ~ 41-50 150,000 25% 37,500 104,250
~ at any price point; Total 650,000 16% 102,500 284,950

o The availahility of relatively low-cost residential TThis is not a projection. Its purpose is to demonstrate a petential time frame for residential

land in other submarkets; developmont.

2Assumes 2.78 people per household, including single-family and multifamily units.
o A perceived school quality issue;

e A perceived serious crime issue in the area

north of the southernmaost stretch of Loop 410; Figure 5
o Environmental issues associated with mty waste- SBGI studv Area ne‘ll'ﬂlﬂllmﬂm cal‘ﬂ!mﬂ callaﬂlw, IW Lﬂmﬂ USE

water treatment facilities, power plants, land- Land Use Proportion SBGI Area Share Acres

fills, automobile recyeling facilities, oil wells, T .

and so forth; Residential {suburban density)

i Single family 90% 45.0% 17,045

* The threat of flooding; and Multifamily 10% 5.0% 1,894
o The presence of a Bexar County correctional  1ota) Residential 50.0% 18,930

facility. - .

Industrial

Although people unfamiliar with the area often Standard industrial 40% 4.0% 1,515
cite concerns about school quality, the more likely : .
impediment to new residential development in Flex-tech 60% 6.0% 2,273
the study area in the near term is the ready avail-  Total Industrial 10.0% 3,788"
ability of abundant, reasonably priced, devel- Office 0.5% 189
opable land in or near more established market Retail 1.5% 568
corridors. There is simply little reason for builders '
to pursue development in the southern part of San  Ariculture 24.0% 9,091
Antonio when they can profitably build and sell Reserve for circulation and public right-of-way 14.0% 5,303
moderately priced housing in established market TOTAL 100% 37,878

areas that also have the benefit of well-regarded

school districts and other amenities. VThis appears to be too high an allocation for the industrial market by as much as 2,200 acres.

The excess acreage most likely would be reallocated to agriculture or public open space.
Market Dynamies. As previously mentioned, a few :
_ production homebuilders are beginning to de-
velop and market new home products in the area

north of the study area. They report annual sales  Figure 6 ) ) .

of about 100 homes per projeet, which is a very SBGI Si_llllv Area Potential Residential Development Buildout
respectable absorption rate by nearly any mea-  SCENArios

sure, in any market. Demand also has been ob- Product Type Rural Densily’ Suburban Density? Urhan Density®

served for housing in the areas south of Loop

1604, One manufactured-housing project men- Single-family units 34,090 68,180 102,271
tioned to the panel reportedly sold almost 4,000 Multifamily units 18,939 28 409 37.878
units between 1993 and 2001. Total 53,020 06,589 140,149

Builders who are active in the area indicate that
the residential market consists almost entirely
of existing residents of the inner-city Southside

San Antonio, Texas, October 611, 2002

Tassumes two single-family or ten multifamily units per acre.
2pssumas four single-family or 15 multifamily units per acre.
3Assumes six single-family or 20 multifamily units per acre.



Figure 7 _
SBGI Study Area Commercial Market-Driven Demand'

Rural Density Suburban Density Urban Densily

“Industrial 4,947,437 9,011,402 13,075,368
Office 673,127 "~ 1,226,052 1,778,978
Retail 2,041,451 3,718,357 5,395,263
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1In square feet. Square footage per employee calculations are based upon cily of San Antonio
citywide avarages, not actual per project averages, which are typically 250 square feet per office
worker and 750 square feet per industrial worker.

neighborhood north of the study area. The school
quality issue does not deter such residents, since
they already live in these school districts and are
aware of their strengths and weaknesses. For the
foresecable future, the vast majority of demand
for new housing likely will continue to come from
this market. This also suggests that much of the
obvious demand will reinain centered in the neigh-
borhood north of the study area, where retail,
churches, and other community services already
exist. This area is reported to contain a fairly
large amount of vacant land that could be used for
new infili housing development.

Although near-term residential housing demand
in the Southside neighborhood clearly will be
priced inthe lower quartile of the new home mar-
ket range, this should not be taken to mean that
demand could not be induced at other price points.
While the panel does not believe that there would
be a market for strict new urbanist/traditional
neighborhood development projects at the very
lowest price points of the new housing market,
such planning initiatives could appeal to other
market segments. This appeal may be sufficient to
induce such prospects to consider a well-planned,
well-executed project in the far south section of
San Antenio.

Land Use Consumption Analysis. The pane] con-
ducted a more detailed evaluation of the potential
development capacity of the developable land lo-
cated within the study area. Figure 5 summarizes
the results of this analysis. In general, the analysis
suggests that after approximately 24 percent of
the developable land is reserved for agricultural
purposes and an additional 12 percent is reserved
for industrial, office, and retail uses, approximately

19,000 acres would remain available for residential
development.

Depending upon the assumed overall densities of the
potential residential development mix (see Figure
6), it would be possible to eonstruct approximately
53,000 to 140,000 homes on the available land, rep-
resenting a total potential residential population
of about 147,000 to 390,000. The suburban density
estimates in Figure 7 indicate that the develop-
able acreage in the study area also could accom-
modate approximately 9 million square feet of
industrial space, approximately 1.2 million square
feet of office space, and about 3.7 million square
feet of retail space, while still reserving approx-
imately 9,000 acres for agricultural use.

This preliminary carrying capacity analysis dem-
onstrates that the study area can accommodate a
wide range of uses, including industrial and agri-
cultural ones. Moreover, the analysis documents
that the farther reaches of the study area likely
will eventually become urbanized, albeit over a
very long period of time. Based on the residen-
tial development scenario shown in Figure 4, the
buildout period for other types of development
likely will last at least 50 years and possibly longer.
The challenge for the city is to formulate and im-
plement an urban development master plan that
will allow the area to develop progressively over
time, culminating in an overall developed area
that gets better with each passing decade.

Market Condition Recommendations

Tt is clear that the SBGI study area contains much
more developable land than will be required for
many decades, even under accelerated absorption
rates. Development strategies and supporting pol-
icies should anticipate an extended absorption pe-
riod. The panel’s general recommendations include
the following. The city should:

o Reinforee the positive residential development
activity beginning to oceur within the Southside
neighborhood, north of the southernmost stretch
of Loop 410 and the study area.

o [acilitate the development of a demonstration,
mixed-price community of 1,000 to 1,500 units
in Area 1 to atbract major production builders
and generate a sufficient base to support neigh-

An Advisory Services Panel Report



- berhood retail, places of worship, an elemen-
tary school, and recreational facilities. Approxi-
mately 200 to 300 of these units could he devel-
oped as a test market for traditional neighborhood
design. This demonstration site also could be the
focal point for development interest that arises
prior to the completion of the vision plan for the
study area.

Work with the developers of Mission del Lago
to position this project properly within the mar-
ketplace. The panel recommends an in-depth
market study to help turn the projeet around.
The city and the developers then will need to
implement the market analysis recommenda-
tions, whieh may include reconfiguration of the
Phase 1 design. Finally, the development re-
guires a qualified project manager committed to
regular oversight of this effort, By working with
Mission del Lago’s developers to create a sne-
cessful project, the city will support future de-
velopment initiatives in the area. But the panel
does not believe that Mission del Lago would be
appropriate as the demonstration project rec-
ommended above.

Gain a better understanding of the interplay
among demand, development costs, and alter-
native planning concepts. Until it does this, the
city should refrain from adopting a particular
community plan or home design strategy. Given
the size of the planning area, a variety of design
strategies may be more appropriate than a
single one.

Undertake a comprehensive research and plan-
ning effort to address more precisely the ap-
propriate development program and associated
regulatory standards for the demonstrated mar-
ket and the vision for the study area.

Put in place the appropriate initiatives to en-
hance the long-term attractiveness of the study
area: establish a greenbelt system along flood-
ways; elean up nuisance uses and environmental
sites; implement a flood-control system; and
support efforts to improve the funding, perfor-
mance, and image of the area’s school districts.

San Antonlo, Texas, October 6-11, 2002

o Address the fact that predicted market demand
indicates that a portion of the study area likely
would be developed as very low-density subdi-
visions. The manner in which this occurs could
be quite detrimental to the orderly develop-
ment of the area as a whole. This pattern of de-
yelopment would result from the absence of de-
mand for other product types and uses and the
likelihood that large-lot subdivisions will be in
demand in the near and mid terms, as well as
from the size of the study area and the available
land within it.

In summary, a wide range of outeomes is possible,
as demonstrated by the wide range of possibilities
set out in Figures 4 through 7, the projected
length of the development period, and the variety
of development plans that could be pursued. The
city should conduct a comprehensive analysis to
determine the best way to frame and implement
land regulation policies for the SBGI study area.

The panel recommends
an in-depth market analy-
sis of the Mission del
l.ago site to position the

project properly within -~

the marketplace.
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he panel’s planning recommendations suggest
how the city can prepare the SBGI study
area for suceessful development during the
three-year limited-annexation period.

Develop a 50-Year Vision Plan for the
Meiropolitan Area

The future of San Antonio is no doubt a bright one.
Expanding the city's San Anionio Master Plan
and Policies to cover the next 25 to 50 years and
aligning various programs and policies in a single
document will help the MSA to realize its poten-
tial. The eity also has undertaken the prepara-
tion of several documents, such as the Strategic
Plon for Enhanced Economic Development and a
housing plan for the region. These documents

provide a good basis from which to develop a plan ‘

for the future of San Antonio, The 50-year vision
plan for the greater San Antonio area should ad-
dress forthrightly the goal of balanced growth in
San Antonio and should direct its implementation
by fostering investment in the southern sector
and directing development away from environ-
mentally sensitive areas of the city.

Ideally, a vision plan document will demonstrate
the commitment of the region’s leaders and public
bodies to make the vision a reality. The vision doc-
ument should inctude the following eomponents:

o Text stating the vision and major goals—listed
by subject area—including eultural and com-
munity valies as well as land use and economic
goals;

o A graphic illustration of the region that shows
an “end state” desired urban form and general-
ized land uses; and

o Quantifiable goals in basie areas such as popula-
tion, housing, jobs, and education.

This vision plan also should address how the city
will seek to:

s Foster a continued growing and diverse economy;
¢ Balance land uses and transportation;

s Provide and protect open space and natural
systems;

* Provide adequate utilities;
e Provide cultural and recreational opportunities;
o Protect a high quality of life;

s Enecourage schools that sustain the economy and
the fulfillment of personal potential,

e Balance jobs and housing;
* Ensure social equity and bé,lance;
s Provide of a mix of housing; and

* Demonstrate a commitment to strong neigh-
borhoods,

Certain components of this regional vision plan
should be updated every few years, to reflect
progress on meeting the stated goals and to re-
vamp statistics and projections based on demo-
graphic and economie trends. The city should
adopt these projections and nse them consistently
for capital investment, planning, and phasing of
public facilities. The goals should include the com-
munity and cultural values, major amenities, and
urban form that the community hopes to achieve.
The regional vigion plan can provide the basis to
develop a generalized concept of urban form and
land use, help guide the provision of needed in-
frastructure, and direct the development of city
programs and any annexation efforts over the
longer term. Ideally, it should guide the region
for the next 50 years, with a major review every
ten years.

An Advisory Services Panel Report
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Create a Community-Based Vision Plan
for the SBGI Skutdy Area

The vision plan for the SBGI study area should
recognize and reflect the goals of the metropolitan
vision plan deseribed above, as well as the panel’s
recommendations. The panel’s vision for the study
area is described below.

Broadly, the city is seeking to establish a growth
poliey for south San Antonio that will develop the
study area as an integral part of San Antonio and
create an overall pattern of sustainable develop-
ment, To support community decision making and
implementation, however, the vision and rationale
for the annexation of the study area needs to be
more effectively articulated and communicated.
For example, a vision plan for the study area
could address whether all six subareas should
be annexed permanently, or whether perma-
nent annexation should occur in phases. If it is
phased, the city should consider redefining the
smaller annexation areas, hased on the vision plan,
infrastructure, fiscal impact, and market absorp-

San Antonio, Texas, October 6-11, 2002

tion analyses. Whether or not Toyota decides to The panel’s vision for the
locate a manufacturing plan in the area—as well SBGI study area.

as the extensive land planning that is done—will

be of eritical importance to this issue. Prior to the

completion of this community-based vision plan

for the study area, development interest that

arises should be directed to Area 1, around the

A 50-year vision plan for
the greater San Antonio
area should foster the
continued growth of a
diverse economy and bal-
ance jobs and housing.
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The Mission Trails are a
recreational amenity that
enhance San Antonio and
can link communities in
the SBGI study area.

ANTOHI) PLARNING DEPARTMENY

vesidential demonstration projéct recommended
earlier in this report,

Regional goals that can be supported by the SBGI
include:

o Balaneing growth patterns between the north-
ern and southern parts of the city,

¢ Providing adequate land for future economic
growth and housing needs;

» Nurturing and protecting the environment and
natural systems;

e Creating opportunities for diverse and balanced
housing;

* Reducing congestion and time spent eommut-
ing;
o Providing cultural and recreational facilities;

¢ Providing opportunities for a high quality of life
and economic success; and

o Demonstrating innovative building practices
and sustainable development concepts.

In addition, the study area éan play a unique role
in achieving other regicnal goals, most impor-
tantly:

s Protecting cultural resources through acquisi-
tion and other mechanisms;

o Creating open-space and recreational amenities
that will enhance the regional quality of life and
differentiate the study area from other parts of
the region;

o Bxpanding regional amenities that enhance
the community, such as the Mission Trails, the
Land Heritage Institute, wildlife areas, recre-
ational lakes and trails, and a demonstration
farm and zoo,

s Providing expanded opportunities for residents
by improving the funding, performance, and im-
age of the area’s school districts; and

o Connecting the study area to the fabric of the
city north of the southernmost part of Loop
410.

Establish Sustainabie Design
Principles and Practices

During the past 50 years, San Antonio has devel-
oped outward from its core, to the north, east, and
west, in a largely typical suburban growth pattern,
with vital mixed-use nodes interspersed through-
out. The 3BGI study area, however, has not en-
joyed the same prosperity as the rest of the region.
Tt has remained rural and open, to accommodate
a preponderance of the rest of the growing city’s
utility needs (including sewer, power, and trash
removal services). Imbalanced development has
contributed to the generally negative perception
of the study area. The city is enjoying robust
growth that is projected to continue for at least
the next 20 years. The study area should play a
more integral role in accommodating its share of
that growth and eventually should become a vital
node in its own right, thereby promoting bal-
aneed growth and more integrated land use within
the city.

To this end, Mayor Garza has articulated a vigion
for the study area that challenges government and
the business, institutional, and private sectors to
work together to create more sustainable devel-
opment patterns with greater equity among
classes, economic prosperity for the region, and an
improved regional ecology.

Some of the goals of sustainable development
include:

» Minimizing the consumption of land for new
development;
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¢ Minimizing the consumption of energy and non-
renewable materials;

o Recapturing the potential of existing underuti-
lized systems, ineluding roads, utilities, build-
ings, and neighborhoods;

e Promoting a sense of place, with its potential for
greater human interaction;

o Tmproving access to and choices of places to live,
work, and play; and

o Encouraging the use of renewable resources.

Eventually, the study area should become as
prominent and as important to the regional eon-
sciousness of the city as the airport, the North-
side, and the Riverwalk. It has the potential to be
transformed into a vibrant series of subdistricts
offering a full array of land uses, including tradi-
 tional residential neighborhoods; regional and
community retail offerings; major employment
centers; universities, colleges, and academies;
agriculture; and regional open-space networks.

Creale a Sustainable Urhan Form

The panel recommends a “garden city” urban form
for the SBGI study area. The characteristics of this
urban form would include a series of greenways
and parks running east/west across the study area,
with radial boulevards running north/south
through the site, across the greenways. Density
would be layered, from highest—near downtown
—to lowest, eventually ending in agrarian uses
with green buffers along the Medina River.

The panel believes that the garden city form is an
appropriate regional template for future growth.
The characteristics of Loop 410—its length, prox-
imity to downtown, and prominent visibility—give
it excellent potential at key locations for vertical
and adjacent mixed-use nodes that integrate hous-
ing, offices, and retail space with transit linkages
and urban open spaces. These nodes should be de-
veloped in conjunction with the adaptive use and
infill redevelopment of existing neighborhoods
directly to the north, to ereate vital connections
to the existing city. Surrounding these nodes, the
market may include moderate-density housing and,
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5

Rail access is a signifi-
cant asset in the SBGI
study area.

perhaps, developments featuring traditional neigh-
horhood design (TND).

As a developing market, the study area will be es-
pecially price sensitive. Because developments
featuring TND typically are located close to al-
ready-developed areas and generally are more ex-
pensive to produce than other types of develop-
ment, it will require more time (probably 50 years
or more) to egtablish TND in the study area. The
TND test in the demonstration residential devel-
opment recommended earlier could include ele-
ments such as pedestrian-friendly streets and a
mix of housing types, schools and parks, open
space and trails, sidewalks and street trees,
narrower streets, more compact configurations,
and higher-quality overall design. To keep devel-
opment costs down, the panel recommends that
this test TND project not include costly amenities,
alleys, offices, or retail facilities.

TFarther south and west, big industrial uses that
take advantage of the large contiguous devel-
opable sites available with immediate rail and
road access can create major new employment
centers for the region within a relatively short
(five- to ten-year) time frame.

As much as 25 percent of the developable land
within the study area should be set aside for
agricultural use. Not only is the demand such
that this will not be difficult to do for at least the
next several decades, but it is important to main-
tain the rural spirit of the land, encourage com-
pact development patterns, and buffer the city
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from leapfrog development and endless sprawl,
which often oceur without proper government
control. Along the Medina River, the opportunity
exists to provide a green buffer that integrates
many of the existing agrieultural uses while miti-
gating the negative effects of agriculiural runoff
and linking this buffer to existing open-space net-
works such as the Mission Trails. This concept
marks the beginning of a regional open-space net-
work that will include hiking and biking trails,
water access, and other recreational amenities,
This asset will provide real incentives for more
balanced development patterns in the study area,
while helping to mitigate the effects of the tre-
mendous growth that is projected for the region.

Plan for Greenways and Concentrate
Infrastinciure investments

The existing land development pattern in San

Antonio, especially in the northern part of the eity,

reflects piecemeal land acquisition for preservation.
A regional approach to land planning—in which

land is et aside in a coherent manner as part of an

open-space network—can reinforce a more com-
pact land development pattern, limit sprawl, focus
investment for service areas, and add value to un-
derutilized districts such as the SBGI study area.
To create greenways and concentrate infrastruc-
ture investment in the study area, the city should:

o Develop an Open-Space and Troil Network. The
preservation and enhancement of the study area’s
natural features is essential to defining its char-
acter and assuring ecological diversity and sta-
bility, economic well being, educational opportu-
nity, historie value, and quality of life. Natural

features include wetlands, watercourses, flood-
plains, woodlands, habitat for threatened or en-
dangered species, groundwater recharge areas,
and historie/cultural sites. These elements should
be integrated into a comprehensive regional open-
space network that provides intereonnected
hiking/biking and equestrian trails; interpre-
tive, cultural, environmental, and edueational
facilities; playing fields; riparian areas; boating
opportunities; campsites; and the city zoo,

®

Buffer/Eliminate Blight. The existing auto sal-
vage sites and junkyards clustered along Loop
410 in the study area contribute to a negative im-
pression that the city must address before sub-
stantial development can occur there, A phased
approach will require first buffering the exist-
ing auto salvage sites and junkyards with land-
scape features and eventually eliminating them.

o Expond Access to Recreational Water Ameni-
ties. Liakes and other water features are im-
portant visual and recreationa) attractions for
residential development. As soon as possible,
Mitchell Lake should be made aceessible to the
public, in conjunction with the adjoining resi-
dential development, Mission del Lago. Indian

* Creek presents another opportunity for the de-
velopment, of a water amenity coupled with ad-
joining neighborhood development.

Create a Regional Infrastiucture for the
SBGI Study Area

One of the primary challenges affecting San Anto-
nio today is the negative impact of sprawl through-
out the city. Although the city is well served by
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north/south conmections, eastfwest connections
are underdeveloped, particularly in the southern
part of the city. Metropolitan coordination of major
highways and arterials is necessary to coordinate
infragtructure investment and promote social eq-
uity throughout the city. The panel recommends
the following actions to extend the regional infra-
structure to the SBGI study area:

o Transform Highways into Parkways. The exist-
ing north/south highways through the study
area—I1-35, S.R.16, U.S.281, and 1-37, as well as
Loop 410—should be transformed into visual
and open-space amenities by integrating 30- to
50-foot easements for high-quality streetscapes
that include trees, lighting, and coordinated sig-
nage, as well as walkways, trails, and bikeways
along both sides of the public right-of-way. These
parkways also should feature access points, with
interpretive exhibits, to major features of the
open-space network, including the Medina, Leon,
San Antonio, and Salado waterways.

o Provide Mojor Bast/West Connector Arterials.
At full buildout, the panel recommends that at
least two new major arterials be built to accom-
modate east/west traffic flow and to link the
subareas within the study area. Parkway stan-
dards, as described above, also should be imple-
mented for these roads,

o Establish High-Tech Infrastructure. Utilities
and high-teeh infrastructure should be provided
to the study area as unobtrusively as possible,
in a pattern consistent with planned develop-
ment. Landscape features should buffer electri-
cal substations from view. Fiber-optic cabling
should be made available to development par-
cels throughout the study area.

o mprove Sewer, Water, and Stormwater Drain-
age Facilities. This infrastructure will be essen-
tial for the study area’s long-term development
prospects.

L]

Provide Ruil Spurs into the Areq where Feasi-
ble. Light industrial uses should be allowed in
designated areas to accommodate rail spur link-
ages, but should be buffered from adjoining uses
with trees and other landscape features,
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s Plan for Alternative Transportation Nebworks. The city must address the

Light rail, bus routes, and bikeways should visual blight of auto sal-

be integrated into the study area, traveling vage sites and junkyards

through the area into the city center and be- in and near the SBGI study

yond and linking the area to other major re- area hefore substantial

gional destinations. new development can
occur there.

incorporate Progressive Land Bse
Patierns

The geographic isolation of economic classes is a
regional problem that can be solved by greater
integration of high-quality services within less-
developed areas such as the SBGI study area.
Development should cluster around shared ser-
viees such as retail, civic, cultural, and recre-
ational uses, with transit linkages to downtown
and other large employment centers, The panel
suggests the following techniques to create en-
lightened land use patterns:

o Implement Smart Growth. Opportunities for
mixed-use infill development within existing
neighborhoods near the study area should be
explored where appropriate. This develop-
ment will, in turn, support new development in
the study area. The primary sites to consider
for this type of development are located at the
interchanges of Loop 410 with U.8.281 and
S.R.16.

o Ensure a Jobs/Housing Balance. A balance
between the numbers of jobs and residences in
the study area will reduce vehicle trip demand
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The Texas A&M system’s
proposed new campus
stands to jump-start de-
velopment of the SBGI
study area and eventually
could serve as a commu-
nity node.

within the study ares, reduce commute times,
and support a healthy ecosystem,

Encourage Regional Retail. The study area
currently is underserved by retail facilities and
should be able to accommodate a regional com-
mereial district along the Roosevelt and South
Flores corridor that is linked o enhanced public
transit and streetseape improvements connect-
ing the area with the city center.

Promote Praditional Neighborhood Design.
Traditional neighborhood design (TND) in-
volves a blend of land uses that includes shop-
ping, entertainment, employment centers,
restaurants, sehools, and a mix of housing types.
While cost constraints may make it infeasible to
closely follow this model in the short term, the
residential demonstration site offers an oppor-
tunity to showcase this pattern of development.
The ideal size for a walkable neighborhood is
about one-half-mile square, with a definable
center and edges. The core of the traditional
neighborhood should promote adjacent and—
where possible—vertical mixed-use nodes,
where community services and public open
space would be clugtered.

Establish Civic amd Public Spaces. Develop-
ment should delineate public spaces such as per-
forming arts facilities, libraries, public squares,
parks, and playgrounds. Primary public spaces
should provide gathering places for social and
eultural aetivities such as farmers markets, flea

markets, bake sales, community celebrations,
and the like.

» Create Attractive Neighborhood Streets. Streets
that aceommodate bicyclists as well as drivers
and those that feature wide sidewalks, street
trees, and on-street parking increase pedestrian
activity and reinforce the spirit of community.
A tight bloek structure within neighborhoods
creates better connections among uses and
ghortens pedestrian routes. The Texas A&M
system’s proposed new campus can be an impor-
tant element in jump-starting development, of
the study area and, perhaps more importantly,
can serve as a community node within the
area. The panel recommends that this campus
be located centrally within Area 2, specifically
in the southeast quadrant bounded by Looyp 410
and S.R.16.

° Reserve Agricultural Land and Integrate Agri-
cultural Land Uses. In order to preserve the
essential character of the study area, a sizable
percentage of land should be set aside for agri-
cultural use. The vision plan for the study area
should prioritize the areas for this designation,
which should be coordinated with natural buf-
fers to mitigate the negative effects of agrieul-
tural runoff into rivers and streams. Agricul-
ture should be integrated in a band running
across the study area, generally between the
areas south of new development clusters and
the Medina River. Opportunities to integrate al-
ternative energy sources, such as solar and/for
wind farms, within more traditional agricultural
uses should be explored.

Create Regional Characier

The building traditions developed in the San An-
tonio area are unique to the climate and culture of
the region, Good urbanism does not result from
adhering to a single universal style or building
tradition, but rather from a consciousness of a re-
gional approach to the making of a city. One of the
most important opportunities for the SBGI study
area is to recognize and build on San Antonio's re-
gional architectural character.

o Support Urbamist Traditions, Attitudes about
the traditional design of streets, blocks, and
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squares are part of the regional consciousness
and should be respected in the eonceptualization
of any new development,.

Incorporate Traditional Building Styles. The
Spanish traditions reflected in the San Antonio
Missions, the Spanish Governor’s Palace, and
throughout the Central District; the federal and
streamlined traditions of the downtown; and the
wood building traditions of the King William
Historie District, as well as other distinet neigh-
borhoods throughout the city, are fine examples
of a strong regional architectural vernacular.
While they should not be copied litexrally, they
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offer inspirational cues for the design of similar
building types. ) '

Design with Nafure. San Antonio’s unique cli-
mate, with its warm temperatures and distinet
rainy and dry seasons, should inform the design
of habitable spaces. Minimizing energy use and
poliution; maximizing water conservation; using
materials such as wood, glass, concrete, metal,
and stone; and integrating indigenous plant ma-
terials all are appropriate applications of a re-
gionally foeused design approach.
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Strategies

he panel’s strategy recommendations advige

the city on key initiatives to accompany the

planning process. These include land bank-

ing in certain strategic areas until the mar-
ket is ready for development, providing incentives
for the development of a demonstration housing
project in Area 1, applying existing incentive pro-
grams, and offering consistent new incentives for
industrial development,

Bank Land in Certain Stratevic Areas

Rather than offering incentives for development,
the panel recommends land banking parts of the
SBGI study area until the market is ready for de-
velopment, Minimal residential demand within the
study area will result in de facto land banking, Per-
haps the city could offer landowners a revocable
conservation easement that essentially would
eliminate property taxes for 20 to 50 years in ex-
change for an agreement to warehouse the land. It
is quite possible that the study area will remain
faillow for many years, with only small and poten-
tially unplanned developments occurring. How-
ever, the city should bank land in certain areas to
build an agricultural reserve and greenbelt. Of
course, if a Toyota manufacturing facility locates
in the study area, this land banking recommenda-
tion will become obsolete in some areas, and more
difficult £o accomplish in others.

Because of the lack of residential market demand
in the study area, the panel debated at length in-
centives to jump-start residential development
there. Since ereating a markel where none exists
is almost impossible—and certainly very costly—
the panel decided not to recommend major incen-
tives, viewing them as unproductive and not cost
effective. Demonstration projects, the panel de-
termined, are more effective in proving or build-
ing a residential market. As a result, the panel
does not recommend any widespread incentive
support for residential development, with the ex-

ception of that discussed below. In addition, the
panel does not recommend any incentives for com-
mercial developments, since these uses generally
follow the development of residential units and
the demand that they subsequently ereate.

Provide Incentives for a Demonsiyation
Housing Development

The panel suggests that the city provide incen-
tives for the development of 2 new demonstration
housing project of significant scale to be built in
Area 1in the mid term,

Some market analysts and a few substantial build-
ers feel there may be sufficient market demand to -
introduce a housing product there. The question
is, how deep is this market, and how many annual
sales will it sustain? To validate and test this de-
mand, the panel recommends that the city en-
courage at least two high-quality, merchant home-
builders already operating in the San Antonio
market to develop a new demonstration housing
project of significant scale (1,000 t01,500 homes
and apartments}) in the mid term (three to five
years) in Area 1. The best thing that could happen
to the SBGI study area is a successful building
program: nothing attraets builders to a market
area better than the success of another builder.

The city can encourage developers in the study
area to work toward sustainable design concepts
through a program of education, expertise, and
experience. To harness the latter two elements,
the city should issue a request for proposals
(RFP) to alist of national developers specializing
in sustainable design, The city will need to craft
attractive incentives to get the best responses to
this RFP.

A common saying in the building industry is, “if
you don’t have a competitive advantage, don’t
compete.” The city shouid focus on offering devel-
opment incentives within this demonstration area
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to provide the ecompetitive advantage needed to
make this demonstration project successful. These
incentives should include a tax increment financ-
ing (TIF) district, development and building fee
waivers, money from the city’s first-time buyer
agsistance program, and a streamlined approval
and permitting process. In addition, the city should
bring adequate water and sanitary sewer service
and improved road access to the site. The builders
would be responsible for purchasing the land and
constructing the subdivisions.

To provide additional appeal for homebuyers, the
panel suggests that the city purchase land for an
elementary school within the proposed demon-
stration development and donate this land to the
school district, with the provision that the district
construct and open the school in a timely manner,
This measure alse would help to counter the per-
ception that the study area is plagued by poor
schools.

While it may be tempting to consider making the
Mission del Lago subdivision the demonstration
housing development through the use of the incen-
tives described above, the panel does not recom-
mend this option. A fresh start is needed in the
study area, The Mission del Lago plan was not.
market oriented and, to date, its execution has not
met with success.

The panel recommends that the city also provide
ineentives to foster the development of housing in
the adjoining arvea just north of the study area and
inside Loop 410. Successful development and re-
development in this area will help the Southside
neighborhood as well as the study area, and will
be cost effective for the city. Since this area al-
ready has most of the necessary infrastructure in
place, incentives here will produce more immedi-
ate benefits for the city and a greater return on
investment for builders and businesses located
there. Incentives may include all of those men-
tioned for the demonstration development above,
except access and infrastructure improvements
and the school site purchase.

Lastly, the city should streamline its subdivi-
sion zoning, planning, approval, and permitting
processes, and should staff these departments with
customer service-oriented personnel.

San Antonio, Texas, October 6-11, 2002

Apply Exising Incentive Programs and
Difer New Ones

The panel recommends that the city apply its
existing incentive programs and offer consistent,
routinely applicable new incentives for incustrial
development in the SBGI study area. In contrast
to its recommendation not to offer incentives for
residential or commercial development, the panel
does recommend providing incentives for indus-
trial uses based on job creation and tax base en-
hanecement. To grant these incentives, the city
should create an expedient, standardized formula
that will be roatinely applied and predictable
for developers and/or cwners, These incentives
should inchude:

o Tax abatements or the creation of TIF districts;

o [ee waivers; and

o Access and infrastructure service improvements.

Having such a policy in place will take politics out
of the incentive process and will make the pro-
cess easier, both for the city and for industrial
user applicants.

In addition, the panel notes that the city already
has an impressive number of economic incentives
and business development programs that may be
available to assist with industrial development in
the study area. These include:

o Tax phase-in incentives for targeted industries;

Residential development
in the SBGI study area
should incorporate build-
ing styles traditional to
San Antonio.
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o Industrial development bonds;

o A variety of small-business assistance programs;
o Tax increment financing;

o Tax increment reinvestment zones;

o Tax abatement; and

s Sewer impact-fee waivers/rebates.

The city also currently is developing an incentive
tool kit to identify, consolidate, and establigh crite-
ria and performance requirements for all existing
development incentives hased on broad develop-
ment categories. Some incentives, such as specifie
fee waivers that are scalable, would be awarded
based on a standard project scorecard. Incentive
types would include:

o Tax incentives;

» PFinancing incentives;

o Fae reduction, waivers, or rebates;

s Regulatory reduction or exemption; and

s Workforce development/business advocacy.

These programs and others—such as tax incre-
ment financing, tax abatements, infrastructure as-
sistance programs, fee waivers, direct grants, and
expedited permit processing—presumably could
be made available to help desirable projects.
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plementation

B he panel’s implementation recommendations,
offered in approximate chronologieal order,
detail how the city and other SBGI study
ares stakeholders should advance the plan-
ning and development of the study area. Limited-
purpose annexation allows the city to extend
regulatory authority for the limited purposes of
applying its planning, zoning, and health and
safety ordinances in the area. However, the city
may not impose a property tax there until the
property is fully annexed—which typically hap-
pens within three years. Annexation of the major-
ity of the land within the study area stands to sup-
port many of the city’s long-term goals for the area.
The immediate benefits of limited-purpose annex-
ation include the opportunity to:

e Control 1and uses and prevent unwanted ones;

e Conduct a more complete inventory of environ-
mental issues and begin to clean up less desir-
able land uses such as auto salvage yards, land-
fills, abandoned buildings, and so forth;

* Market large tracts of land to major employers
and institutions that can ereate future opportu-
nities for the region’s citizens;

o Develop a service plan for the study area;

Examine how the city government structure
could best support the planning and develop-
ment of the study area,

¢ Engage all stakeholders and increase stake-
holder participation;

° Create an identity for the study area;

-]

Collaborate with the study area’s three inde-
pendent school districts, Bexar County, the
Texas A&M system campus, Palo Alto Commu-
nity College, and area citizens, businesses, and
civic organizations to advance the delivery of in-
novative approaches to education;

San Antonio, Texas, October 6-11, 2002

* Support the study area’s existing communities;

¢ Pursue urban revitalization in adjacent neigh-
horhoods; and

¢ Commission the development of a master plan,
market study, and fiscal impact study, based on
the panel's recommendations and the commu-
nity-based vision plan for the SBGI study area.

Many of the above advantages, of course, also would
be beneficial in the cage of permanent annexation.
In addition, permanent annexation would:

* Provide an expansion area for future develop-
ment that will begin to balance growth in the
region;

° Present an opportunity to create regional recre-
ational and cultural facilities by planning for
future control/acquisition of sensitive environ-
mental, cultural, and recreational sites;

¢ Provide the tax base to improve services, par-
ticularly the schools in the study area; and

e Create opportunities for improved development
standards and more balanced communities fea-
turing high-quality neighborhood design and
sustainable development practices,

Examine Gity Government Structure

The panel suggests that the city examine how
its government structure could best support the
planning and development of the SBGI study
area. Specifieally, the panel believes the city
should review how certain structural changes
would support the implementation of its recom-
mendations. Thege include:

e Kxamining the limitations of term limits for
elected officials;

o Streamlining the development approval process;
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Lakes and other water fea-
iures in the SBGI study
area are important visual
and recreational amenities
for residential development.

o Ixamining opportunities to coordinate and com-
municate more effectively among numerous city
‘departments;

o Seeking to improve communication and build
hetter relationships belween city agencies and
the publie, particularly the business and devel-
opment community; and

s Consolidating and streamlining planning-
related committees.

Examine the Limitations of Term Limits

Several people interviewed by the panel lamented
the problems that term limits for elected officials
have ereated with regard to effective public policy
development and implementation. The current
two-year terms of office, coupled with a lifetime
limit of two terms, means that elected officials and
city staff spend an inordinate amount of time help-
ing newly elected officials adjust to the dynamic
demands of public office. Because of this lack of
continuity on the part of elected officials, staff
members frequently are pulled into the public pol-
icy development role, which they often find un-
comfortable and inappropriate. As a result, leg-
islative and executive roles get reversed from
time to time, which is contrary to the letter and
spirit of the city charter and the city manager
form of government.

The proposed 37,000-acre annexation property
offers a case study that illustrates the need for
elected officials to serve longer terms. This spe-
cific proposal—which may be one of the most sig-
nificant public policy proposals in the city’s recent
history—will require a considerable time invest-
ment, not only to develop the annexation concept
but also to carry it through the three years nec-
essary to complete the limited-purpose annexa-
tion phase. Yet, under current city charter con-
straints, officials would need to be elected twice

—and thereafter would be term-limited for life—
just to serve long enough to shepherd the project
through this initial phase, and likely would have
no opportunity to vote on the permanent anmexa-
tion decision.

While there are a number of ways to deal with this
issue, perhaps the most direct would be to look
closely at the term limit provisions of the city
charter. Municipalities throughout the United
States have taken many different approaches to
the term limit issue, Probably the most commonly
followed practice is for local elected officials to
serve four-year terms rather than two-year ones,
often with no lifetime exemption.

Streamline the Development Approval Process
Streamlining the approval process—while pro-
viding clear communication and education about
advances in this process—offers another opportu-
nity to encourage development in the SBGI study
area. Several respected members of the land de-
velopment community—who have worked with
this city and others--indicated that San Antonio’s
development approval system needs to be improved
and made easier to use. Although the city’s cor-
mitment to establishing a “one-stop” permit pro-
gram housed in a new building is commendable, it
also ig clear that widespread communication about
this program will be needed to help users appreci-
ate fully and benefit from this innovation once it is
in place.

Improve Goordination and GCommuniecation
Among Gity Departments

To provide the effective and coordinated economic
development delivery system that the SBGI study
area requires, the panel recommends that the city
examine opportunities for more efficient coordi-
nation and communication among numerous city
departments.

For example, several departments currently han-
dle responsibilities related to the city’s economic
development. The agsistant city manager for eco-
nomie development oversees the departments of
economic development and development serviees,
as well as other major areas, such as aviation,
management and budget (including the capital im-
provement program), international affairs, Brooks
City-Base, and linear parks development. Yet
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scattered throughout other city departments are
agencies that alsc would typically be associated
with—and supportive of-—economic development,
such as the departments of public works; planning,
housing and community development; eommunity
initiatives; and code compliance, plus the Hous-
ing and Neighborhood Action Team. The panel
recommends the development of strong cross-
departmental channels of communication and co-
ordination among these agencies to support the
city’s economic development funetion.

Build Better Relationships Between City
Agencies and the Public

A healthy public service ethic and good commu-
nication between city agency employees and the
public should always be a priority. Yet members of
the San Antonio development and business eom-
munity interviewed by the panel often were eriti-
cal of city agency attitudes in public encounters.
The panel recommends that city agencies chserve
and review the quality of agency/public interac-
tions and identify ways to build better relation-
ships—such as promoting incentive programs and
emphasizing good listening skills—particularly
with the business and development community.

GConsolidate and Streamline Planning-Related
Committees

The planning-related committees that deal with
development need to be consolidated and stream-
lined. Policy decigion makiog currently is frag-
mented, a situation that leads to ineffective de-
cigsion making at times and the potential for
conflicted recommendations. This is an essential
element for the effectiveness of all city planning
and development functions. -

Engage Al Stakeholders and lncrease
Stakeholder Participation

Engaging the broader community in the planning,
discussion, and decision-making processes will go
along way toward ensuring that this plan is well
understood, well thought out, and has the support
and commitment of the community. Development
of the SBGI study area is unlikely to succeed with-
out a thoughtful process to involve the community.
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Who Should Be Involved?

A broad range of stakeholders must be consulted
on these issues. Their concerns need to be heard

and incorporated into the planning process as

much as pessible. The following groups should
be included:

¢ (Citizens in the SBGI study area are faced with
the biggest potential changes to their environ-
ment and need to have some sense of input into
and control of their community. Among the is-
sues they are likely to raise are concerns about
tax impacts, how city controls will affect their
lifestyles, displacement, and changes in the
character of the community.

o (fitizens in other parts of the city likely will be
concerned that their tax dollars will be diverted

- to the study area and that the quality of their
services will be decreased, or that their taxes
may go up. Residents of some areas, such ag the
inner-city Southside neighborhoed, may worry
that their concerns will be overlooked and city
resources diverted to the study area.

¢ Landowners will have an important stake in
the outcome of this initiative, Landholders stand
to gain or lose in very real terms, and in many
cases have long-term goals for their property
and investment.

o Members of the development ond financial com-
munity will be taking on a major role in turning
the vision for the study area into reality. They
will be concerned about the regulatory envi-
ronment and the practicality of the plan in
terms of markets, financing, and investment.
Their input and support will be critieal to both
the short- and long-term success of this ef-
fort. While local real estate professionals cer-
tainly sheuld be involved, outreach to national

There are large tracts of
land in private ownership
in the study area. These
landowners have an
important stake in the
area’s development.
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firms on an initiative of this seale also would
be appropriate.

o Civic leaders, government officials, and public

agencies will be key players in the decision-
making process. They and the organizations
they represent have a stake in individual prop-
erties and investments. This includes represen-
tatives of cultural and educational organizations
and other groups whose plans must be incorpo-
rated in the overall planning and vision.

How Should These Groups Be Engaged?

The public and specific target groups can be in-
volved in the planning and development process in
many ways. The city needs to develop documents
that outline the process, the vision, and the spe-
cific goals for the development of the SBGI study
area. As various studies and reports become avail-
able, summaries should be provided to the public.
Advisory committees could be set up to examine
certain issues, and a steering committee or tagk
force to guide the whole process also should be
considered. Elements of the public information
campaign could include:

o Towh meetings;

s Jocus groups;

o Marketing brochures;

¢ Media coverage;

° Advisory committees on certain subjects;
o Public hearings; and

° Summary documents for review.

The city should consider hiring an independent,
professional community relations firm—selected
via request for qualifications (RFQ) and RFP
processes—to guide the process. The ultimate
goal is a successful effort that addresses the needs
of the community and ereates a better living envi-
ronment for all of the San Antonio metropolitan
area’s regidents and businesses. To be effective,
this undertaking will take much groundwork. The
key goals should be to:

° Educate the community about the purpose of
the SBGI and the major elements of the process.

o Tisten to concerns and address them as well as
is practical.

o Create coalitions of interest groups. (This is an
important way to ensure suceess and commit-
ment to the vision.)

* Seek to change negative perceptions of the area.

¢ (Create exeitement and momentum toward a
shared vision that will move the process along
and increase the likelihood of suceess.

Greate an ldentity for the SBGI
Study Area

The city should seek to create an identity for the
SBGI study area. The panel’s initial work sug-
gests that opportunities exist to position the study
area as unique in its combined celebration of nat-
ural, cultural, recreational, and edueational re-
sources. While some individuals interviewed by
the panel suggested that this identity could be
achieved by implementing specific neighborhood
designs, the panel believes—given the extremely
large scale of the study area and the long time
frame for absorption—that committing to such de-
signs at this time would be rigky.

As a sidebar to this diseunssion of identity, how-
ever, the panel recognized a pattern of confusion
among the individuals it interviewed about the lo-
cation and scope of the SBGI. While this confusion
was due in part to a lack of communitywide dis-
cussion on the most recent iteration of the SBGI,
some confuston also could be attributed to the
Southside Balanced Growth Initiative name itself.

Many individuals consider Southside to be the inner-
city neighborhood located north of the southern-
most section of Loop 410. The panel realized that
many of the comments offered regarding the
SBGI study area were, in fact, comments on this
neighborhood. The panel recognized, and the city
must confront the reality, that even though the ge-
ographic areas are technically distinet, responses
to the study area likely will be influenced by per-
ceptions of the existing inner-city Southside
neighborhood. The panel therefore suggests that,
sometime soon, the city consider a new name for
the initiative (without somehow disassociating the
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study area from its southerly geographie loca-
tion, which could be viewed as confrived and
would be to the detriment of the SBGI). This
name change—which could perhaps be achieved
strategically, throngh public involvement—should
eliminate the current confusion and create a close
connection between the new name and the area's
geographic location.

Goliahorate to Advance Educational
initiafives

The panel recommends that the city collaborate
with the three independent school districts in the
SBGI study area, Bexar County, the Texas A&M
gystem campus, Pale Alto Community College, and
area citizens, businesses, and civic organizations
to advance the delivery of innovative approaches
to education. The importance of education to the
area’s quality of life and the pereeptions of the
three independent school distriets that serve the
study area was a topic that arose frequently dur-
ing the course of the panel’s interviews. Over the
past several years, parents, the business com-
munity, and government leaders throughout the
United States have taken an increased interest
in primary and secondary education. Texas and
San Antonio are no exception. The study area
contains rich potential for innovative, eollabora-
tive educational efforts among the groups listed
above.

Primary and secondary education resources are
critical to the success of the study area. Actively
including the independent school districts at the
earliest stages of the vision, planning, and imple-
mentation process will be essential to achieve the

"~ city's vision for the study area. This effort ean
start with a partnership agreement between the
city and the independent school districts that
serve the study area.

The panel’s initial vision for the study area pro-
poses an intimate integration of school sites into
residential neighborhoods and parkland. The ini-
tial conceptual plans, as well as final development
plans, should identify prospective school sites. This
process also will facilitate the opportunity for the
city or other entities to provide for the acquisi-
tion or donation of school sites. The benefits to
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the school distriets of new taxes—whether from
residential, commerecial, retail, or industrial
development-—~will be substantial. If and when
the city prepares a phased annexation plan, it
should consider concentrating phased develop-
ment on a distriet-by-district basis.

It should be noted that these school districts have,
at times, experienced conflicts as stakeholders
sought to influence or change the management of
the independent districts. All parties, however,
are focused on one important process—the edu-
cation of the community’s children. Developers,
homebuilders, and real estate agents all recognize
that the quality of the educational system is a
very important element in a homebuyer’s decision
ahout where to live. While hard data are available
for evaluations of school quality, people’s assess-
ments all too often are based on perception, misin-
terpretation of school accountability data, or anec-
dotal, outdated information.

The three independent school digtriets that serve
the study area encompass large rural areas ag
well as portions of the inner eity. Those districts
that have a low tax base were helped when the
state legislature reformed school finanee in 1993
through passage of the so-called “Robin Hood
Act,” which seeks to equalize the distribution of
tax funds to schools. Many of the perceptions of-
fered to the panel during the interview process
were based on test seores and facilities that pre-
date the Robin Hood Act.

The panel applands the efforts of the mayor and
the independent school distriets in the study area
to open lines of communieation in ovder to work
together for the better education of these dis-
tricts’ eurrent and future students. The panel en-
courages the mayor and the city to reinforee that
dialogue and to reach a partnership agreement
that will outline specific ways that the city can

School districts will bene-
fit from the taxes that will
come from new residen-
tial, commercial, retail, and
industrial development.

RALPH NUREZ
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assist the districts. The panel suggests that this
assistance could be financial, such as city acquisi-
tion of school sites in newly developing areas. It
also could involve facilitating the formation of new
academies, such as the Aerospace Academy, Acad-
emies can provide educational opportunities that
can be integrated into development in the study
area to attract residents from existing neighbor-
hoods as well as new residents. Prime sites for
consideration include areas clustered around the
U.8.281/Loop 410 interchange (to offer proximity
to existing neighborhoods to the north and to be
part of the mixed-use node) and the S.R.16/Loop
410 interchange (to take advantage of its proxim-
ity to Palo Alto Community College and the pro-
posed Texas A&M system campus).

The panel also commends the outreach programs
of Palo Alto Community College and the Univer-
sity of Texas at San Antonio. The panel was struck
by the passion and energy of the programs and in-
dividuals associated with these institutions, and
encourages the reinforcement and expansion of
these programs. It also recommends that these in-
stitutions participate in the city's partnership with
the school districts. The panel anticipates that as
the Texas A&M system expands its presence in
San Antonio, it alse will become a major contribu-
tor to this process.

The panel encourages the business community
and, in particular, the development community, to
increage its assistance to and partnering efforts
with the school districts. The panel notes that the
school districts have demonstrated a commitment
to be responsive to the business community. For
example, the panel understands that the Aero-
space Academy was formed within two years
after the need for such an academy was identified
through dialogues with the business community.

Support Existing Communities in the
SBG! Study Area

The SBGI study area includes a wide variety of
existing communities, with single-family homes
on large lots, small-lot subdivisions, mobile home
parks, and industrial parks. The area’s large scale
and its long time frame for buildout should pro-
vide ample time to address how to incorporate

these existing uses. In many cases, existing com-
munities can be folded into the plan for the study
area. At the appropriate time, landowners and
homeowners, the city, and future developers and
homebuilders should work cooperatively to dis-
cuss enhancement, redevelopment and, perhaps in
some cases, even relocation, The panel notes that
this issue will not be at the forefront for quite
some time.

Pursue Urban Revitalization in
Neighborhoods Norih of the SBGI
Study Area

The panel’s assignment was to examine how the
SBGI study area could be positioned to receive a
portion of San Antonio’s future growth, However,
the panel feels that this focus hag diverted, and
may continue o divert, limited resources that
could be directed toward redevelopment within
the inner city.

Revitalization and infill development of the South-
side neighborhood will be important to the sue-
cess of the adjacent SBGI study area. During the
course of the panel’s interviews, many members
of the community indicated that they feel the city
could do more to help revitalize the Southside
neighborhood.

The panel recommends that the city revisit its re-
vitalization strategy and assign resources to ad-
dress more effectively the needs of the inner-city
Southside neighborhood. The panel feels it is im-
portant for the city to pursue urban revitalization
north of the southernmost section of Loop 410 for
the following three reasons:

o Revitalizing the inner city will meet the needs
of existing residents as well as sustain housing
stock for future generations.

o With existing infrastructure and close proxim-
ity to major employment centers such as Kelly
USA and Brooks City-Base, the inner city is
well loeated to receive some of the city’s future
growth, The city can take an important step in
implementing its commitment to smart growth
by focusing on redevelopment and infill in this
area. Statisties in the recently completed Hous-
ing Market' Analysis indicate that within the
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inner-city Southside neighborhood alone there
are 2,300 vacant homes (1990 data), 2,600 vacant
lots (2000 data), and 800 future lots (2001 data).
The Housing Market Analysis also concludes
that demand exists for about 750 homes per
year for the next five years (2000 through 2005)
within the inner city, representing nearly 10
percent of the citywide annual housing market.
More than half of that projected demand is for
market-rate, single-family housing.

o Lastly—but perhaps most critical to the study
area—revitalization of the inner-city South-
side neighborhood will be an important first
step in positioning the study area for future
growth, However, the negative perception of
the “south side of town” expressed by many of
the individuals interviewed by the panel is a
significant deterrent to that effort. The city and
study area stakeholders must address this issue
proactively.

To help connect the part of the city north of the
southernmost section of Loop 410 to the study
area, the panel also recommends concentrating
and expanding revitalization efforts in the near
term (three to five years) between Military Drive
and Loop 410 and along the Roosevelt Avenue
eorridor

‘Fhe recent successes at Lago Vista and Brookside,
both in the Military Drive area, demonstrate the
demand for market-rate, for-sale housing. Addi-
tional efforts by nonprofit housing organizations,
as well as by the city, demonstrate opportunities.
for successful revitalization. The panel recom-
mends that the city, nonprofit organizations, and
inner-city developers meet regularly to discuss
barriers and challenges to suceessful revitalization
and infill development. The panel further recom-
mends that the city act quickly and effectively to
remove impediments within its purview in order
to sustain the momentum of this vital effort.

In addition, the panel offers the following recom-
mendations to sustain infill development efforts:

° Create a comprehensive infill strategy;
o Within funcing limits, reinforce and expand ex-

isting city programs,
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o Use local governmental powers to create new
housing projects with economies of scale;

o Reinforce and expand work with nonprofit
organizations;

o Support homeowner-driven rehabilitation efforts;

o Encourage the construction of both affordable
and market-rate homes while balancing the
needs of the city’s low-income households; and

o Encourage infill projects that reflect the archi-
tectural and cultural styles of existing neigh-
borhoods.

Commission the Development of a
Master Pian for the SBGI Study Arvea

Although the panel's recommendations represent
a valid vision for the ultimate development of the
SBGI study area, they have been developed with
limited time and background information. The city
should commission a master plan for the study
ares, by hiring an independent planning and de-
sign team and a market potential team (selected
via RFQ and RF'P processes), that will refine the
panel’s recommendations as well as reflect the
community-based vision plan for the study area
described in the “Planning” section of this report.

The purpose of the SBGI study area master plan
should be to create a more accurate basis for
subsequent cost and fiscal impact analyses. This
planning effort should result in an opportunities
and constraints map that includes the follow-
ing features:

o A parcel base map;
+ Topography;
¢ Floodplain and hydrology;

The city’s efforts for the
SBGI study area should
include connecting it with
areas north of the Loop
410 boundary.
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s Biology;

s Cultural/archaeclogy;

o Ihagements and encumbrances;
o Environmental issues;

o Ownership;

o Soils;

s Developable areas;

¢ View potential;

¢ Open-space and recreation features to be devel-
oped and preserved,

o Circulation (vehicular and nonvehicular, includ-
ing rail, waterways, and so forth);

o Linkages to surrounding development areas
(entries and gateways, edges and buffers);

o Land use allocation;

¢ Community structure;

o Streetscape; and

o A statistical summary of uses, areas, and yield.s.

This effort will require a planning and landscape
architecture team working with a variety of sub-
consultants to addregs specific technical areas.
Subconsultants should include hydrologists, biolo-
gists, archaeologists, geologists, traffic engineers,
and civil engineers.

While the master plan is being developed, the city
also should eommission an independent market
study of the SBGI study area. The results of this
study will be used to further refine and validate
the master plan’s land use mix. The market study
should focus on residential, commereial, and indus-
trial use capacity and absorption.

The initial master plan will be the basis for the
preparation of estimates for the capital costs of
implementation and for operating and mainte-
nance costs. The master plan also will provide
ingights into logical and orderly phasing of the de-
velopment and will give the city the means to re-
spond quickly to specific development proposals.

The master plan should include a phasing plan,
cost estimates, a fiscal impact analysis, an infra-
structure plan, a financing plan, a capital improve-
ment plan, and development regulations and de-
sign guidelines.

Implementing a master plan requires comprehen-
give and careful planning to ensure that the vision
of the plan can be realized over time, With the an-
ticipated long buildout of the study area, it is rea-
sonable to expect that the master plan will be re-
visited and reviged as circumstances change over
time. Such revisions also should entail a review of
the implementation program, to ensure that it re-
maing focused on achieving the objectives of the
plan. The master plan should be prepared as a
“living document,” one that can be eagily updated
in response to changes in development patterns
and densities. The panel envisions that the city
will oversee the implementation program, and
thus recommends a eity-staffed implementation
team. This team will provide long-term consis-
tency to the plan’s implementation.

Master Plan Phasing

A master plan of this magnitude obviously will be
implemented over a long period of time. Proper
planning for what might be called “planned incre-
mental development” will require s phasing plan
that will allow city resources to be invested in a
programmed manner to achieve an efficient ex-
tensjon of infrastructure. A phasing plan also will
allow the private development community to know
where the most cost-effective areas for develop-
ment will be located.

An overall phasing plan for the entire projeet area
should be developed that addresses the following
key components:

o Lond Uses. Land use phasing should relate to
the market study absorption projections, and
logieally should be an extension of existing de-
velopment patterns in the area north of Loop
410 that adjoins the study area. It also should
build upon existing infrastructure investments
within the study area. Fixceptions to this
phased approach may need to be made for spe-
cial uses—such as the Texas A&M system cam-
pus or the proposed Toyota plant—which have
specific vocational needs and are of overriding

&n Advisory Services Panel Report



benefit to the objectives of the plan, and there-
fore may need to be developed out of a logical
phased sequence.

o Infrastructure. Infrastructure to serve the study
area also must be phased in concert with land use
development. This will require examining the
overall infrastructure master plans designed to
serve the entire study area and breaking them
down into phased improvement programs to
gerve the identified land use phasing. Again,
exceptions to this approach may be needed to
gerve a special use—such as the university cam-
pus or the Toyota plant—that may be built out-
side of the currently developing phase.

o Anneration. Based on the refined master plan
and identification of development phases, it may
be advisable to adjust the already established
annexation phasing boundaries so that they cor-
respond with the subseguently developed land
use phasing.

As a final comment about phasing, the panel notes
that it will be necessary for development to start
in more than one phase at a time. This flexibility
to implement the plan—and especially to adapt
it to significant events, like the siting of a new
Toyota plant or a Texas A&M system eampus—
nonetheless must be done in light of available in-
frastructure and the plan’s overall objectives.

independent Fiscal Impact Analysis and
Financing Plan

It is appropriate for the city to further refine its
preliminary analysis of the potential costs and
revenues involved with this extensive annexation.
It will be extremely difficult to make good projec-
tions of growth for the SBGI study area, which
has experienced little development, while other
parts of the San Antonio MSA have experienced
consistent, rapid growth.

One of the obvious challenges facing the city is
how to finance the capital and service costs that
will be required by the limited-purpose annexa-
tions but, more significantly, by the full annexa-
tion of subareas in the SBGI study area. Aecord-
ing to a staff analysis of the costs and revenues
associated with the limited annexation, the three-
year cost would be about $670,000. However, it is
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not clear to the panel how major infrastructure
expenses are to be funded, since the staff analysis
malkes no mention of these costs. A preliminary
review of the water, sewer, gas, and electric ser-
vice maps of the study area indicates that major
services generally are available, although connec-
tions to these systems may be expensive. In order
to fully develop the study area, new, extended,
and improved major street systems must be built
or improved, Lastly, it seems obvious that if the
Toyota plant locates in the study area, it will be
critical to assess accurately the financial needs of
the full annexation,

Ample time will be available for this comprehen-
sive analysis well before the three-year limited-
purpose annexation period ends, Because of the
complexity of this type of analysis, the panel rec-
ommencds that the city engage the services of an
independent consultant to conduct a fiscal impact
analysis in order to determine the costs and rev-
enues associated with the area’s full or partial an-
nexation.

Infrastructure Planning

To date, the city and utility providers have oper-
ated in a reactive mode; thatl is, they have ex-
panded and improved infrastructure in response
to new development. The SBGI affords the oppor-
tunity to be proactive in master planning infra-
structure to accommodate future development.
The preparation of the master plan will demon-
strate the city's commitment to its vision for the
study area. It also will facilitate discussions with
landowners, prospective developers and home-
builders, businesses considering relocating to the
study area, and startup businesses secking to
open there.

Capital Improvement Programming

Upon completion of the plans deseribed above,
the city and all serviee providers should develop a

The SBGI study area
master plan will identify
recreational features that

" should be developed and
preserved.
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Buffers for agricultyral
areas will be an important
pait of development stan-
dards for the SBGI study
area.

capital improvement program that provides for
timely delivery of infrastructure. As noted
above, given the uncertainty of the start and pace
of development, the capital improvement program
must be fluid in responding to actual development
efforts. Maintaining a capital improvement pro-
gram will be a continuing demonstration of the
city’s and service providers’ ecommitment to the
suecess of the study area.

Tailored Bevelopment Regulations and Design
Guidelines

The panel recommends that the city develop a set
of tailored development regulations and design
guidelines in order to achieve the desired objec-
tives for “green” design, integration of open space
and natural features, mixing of uses, and a de-
sign vocabulary for the SBGI study area. Some
of these tools may be built into the city’s new Uni-
form Development Code, but the panel recom-
mends a review of that document to determine if
additional provisions need to be created.

It also may be advisable to create a separate De-
velopment Standards and Design Guidelines doen-
ment for the study area that clearly sets out all
regulations and requirements for the study area
in one place for the use of both city staff and pri-
vate developers and builders. This technique also
will help to streamline the development review
proeess. Such a document typically eontains the
following components:

* Height, sethack, and lot utilization requirements;
® Parking requirements and design standards;
¢ Landseaping requirements for private property;

o Buffer requirements adjoining drainageways,
natural areas, and agricultural areas;

s Urban area pedestrian path and natural area
trail design guidelines;

° Building massing and articulation guidelines;

o Grading and drainage guidelines;

o Special street section design;

o Streetscape landscape design by street hierarchy;
s Signage;

o Rural street .étandards; and

e Lighting, especially adjacent. to natural areas.
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he panel commends Mayor Garza and the
city for proactively striving for more bal-
anced growth, The SBGI is a creative ap-
proach and can be a focal point for the fu-
ture The panel urges all stakeholders in the
SBGI study area to work together with the city in
an organized way to overcome concerns, improve
communications, build econsensus and trust, and
assure a focused approach to future planning
and implementation.

The three-year limited-purpose annexation period
affords the city time to refine the panel’s recom-
mendations for the study area, create a long-
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term vision plan for the entire San Antonio metro-
politan area, develop a community-based vision
plan for the study area, and create a flexible mas-
ter plan document for the study area. During this
three-year period, the city also will have the oppor-
tunity to consider the master plan carefully, plan
to implement it efficiently, and explore how the
city can best leverage its social and financial re-
sources to undertake the very significant long-
term Southside Balanced Growth Initiative.
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ggwi the Panel

Franidin A, Martin

Panel Chair
Boise, Idaho

Martin is president of Martin Community Devel-
opment, LLC, where his primary responsibility is
the development of Hidden Springs, Idaho, an
1,344-acre planned commaunity in the Boise front
foothills. Hidden Springs was the 2000 recipient of
the “Best in American Living” Platinum Award
for Smart Growth,

Between 1971 and 1997, Martin was regponsible
for the development of more than 3,000 homes,

- primarily in the metropolitan Chicago market.

From 1991 to 1997, he was president of Shaw

“Homes, Inc., where he oversaw the development

of several communities, including Homan Square
and Prairie Crossing, both award-winning devel-
opments that have received national recognition.

Martin is a member of the Urban Land Institute's
Policy and Practice Committee and its Environ-
mental Council, the National Association of Home
Builders, and the Ada County, Idaho, Planning
and Zoning Commission. He holds a bachelors de-
gree from Hanover College and an MBA from the
University of Chicago, and is a licensed real estate
broker in Idaho and [llinois.

Nathan B. Cherry
Los Angeles, California

Cherry is an associate vice president with RTKL
Associates, Inc., a position he has held since 1997.
He has 16 years of experience in urban design and
architecture, focusing on large-scale mixed-use
projects in both the United States and abroad, Ag
a designer and project manager, he has worked
extensively with multidisciplinary teams that
have included developers, government agency
representatives, and consultants.

Cherry has had experience with numerous down-
town and redevelopment planning projects, These
include a redevelopment master plan for the heart
of the city of Redondo Beach, California; a rede-
velopment plan for Los Angeles’s Little Tokyo; a
central district specific plan for the city of Paga-
dena; the Central Boulevard Master Plan for the
city of Shanghai, Ching; a plan for the Araneta
Center in Manila, the Philippines; a redevelop-
ment plan for the Ensache District in Barcelona,
Spain; and the Olympie Village Five Points Park
Plan for Atlanta, Georgia.

His experience with community and town center
planning inclodes a master plan for the Resort
at Green Valley Ranch in Henderson, Nevada; the
Johor Perdana Capital City Master Plan for Johor,
Malaysia; and plans for the new community of
RiverPark in Oxnard, California. Cherry’s ur-
ban housing experiences include projects in down-
town Pomona and Fullerton, California, and Boul-
der, Colorado.

Cherry also has been involved with many land
use and transit-related planning and design proj-
ects, including the Guangzhou Pearl Riverside
Area Concept Plan and Urban Design in Guang-
zhou, China; Tech, Sys. Town Square in Richard-
son, Texas; General Dynamics Kearny Mesa-New
Century Center in San Diego; Hawaii Loa College’s
Pacific Center for the Media Arts Master Plan; an
expansion master plan for Route 146 in Worcester,
Massachusetts; and the Portland AMTRAK Sta-
tion Urban Design Study in Portland, Maine.

Cherry has worked in RTKL's Los Angeles office
since 1995. Prior to that, he worked for TAMS
Consultants; Harvard University Planning Group;
Chat + Mohney Arehitects; and James Stewart
Polshel Architects. He received a master of archi-
tecture in urban design from Harvard University
and a bachelor of architecture from Tulane Univer-
sity. Cherry has lectured widely, written numer-
ous books and articles, and received many awards,
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including the Ahwahnee Award, Government
Adopted Plan, 1999; APA. California Chapter Plan-
ning Project Award, 1999; Award of Merit Re-
development Site Plan Award, 1999; Fresno Up-
town Arts District Masterplan-APA California
Chapter Planning Project Award, 2001; RiverPark
Community, Gold Nugget Grand Award, Best
Community Site Plan, 100 Acres or More, 2001;
LA Sports and Entertainment District, APA Los
Angeles Chapter Special Award of Merit 2002,

Elizaheth Davison
Rochville, Maryland

Davison is an urban economist who has spent her
2b-year career in both the private gector—as a
real estate and land use consultant—and the pub-
lic sector—as a planner and manager of a range of
community development programs. She eurrently
is director of the Department of Housing and Com-
munity Affairs for Montgomery County, Maryland,
a suburb of Washington, D.C. Davison directs the
department, which has more than 120 staff mem-
bers and a combined budget of more than $25 mil-
lion per year, in the arena of community develop-
ment, consumer affairs, commercial revitalization,
affordahble housing programs, and land use policy.
Prior to joining the county, Davison was a vice
president with Hammer, Siler, George Associates
and Real Eistate Research Corporation.

Davison’s academic training took place at George
Washington University as an undergraduate and
at Washington University in St. Louis for gradu-
ate study. She recently completed the Kennedy
School of Government at Harvard University Pro-
gram for Senior Officials in State and Local Gov-
ernment. Davison is a meinber of the Urban Land
Institute, the American Planning Association,
and the honorary land economics society Lambda
Alpha International.

James R. (Jim} Haris
Fort Worth, Texas

Harris is president and owner of James R. Harris -

Partners, LLC, a single-family residential devel-
opment company that has developed more than
17,000 residential lots in neighborhoods and
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master-planned communities in the Dallas/Fort
Worth area since its founding in 1979. The com-
pany also has developed residential property in
Austin and Tyler, Texas, and in Aspen, Colorado.
The firm owns Village Homes, a eustom home-
building eompany specializing in urban and infill
gites, and Sun Creek Homes, a partnership that
develops manufactured home communities.

Harris has been a member of the Urban Land In-
stitute for 20 years and a member of ULI's Resi-
dential Council for ten years. He also is a member
of the ULI Leadership Group and a governor of
the Urban Land Foundation, and has served as a
member of two previous Advisory Services pan-
els. A longtime member of the Fort Worth and
Tarrant County Builders Association, he has held
numerous committee positions, currently serves
on the association’s executive committee and board
of directors, and has received the association’s life-
time “Spike” award for his achievements. Harris
also is a member of the board of directors of the
Texas Association of Builders and has been active
in the National Association of Home Builders.

Harris has served as a member of numerous boards
and committees for the city of Fort Worth, inelud-
ing the Development Policy Review Committee,
the Capital Cost Recovery Committee, the Water
and Waste Water System Development Charge
Committee, the Commercial Zoning Review Com-
mittee, and the Zoning Review Task Force. He is
vice chairman of the board of commissioners of the
Fort Worth Housing Authority and a member of
the board of directors of Wells Fargo Bank of Fort
Worth. He hag been chairman of the board of Trin-
ity Terrace, a continuing care retirement commu-
nity in Fort Worth, and is a member of the Down-
town Fort Worth Rotary Club. Harris received a
BA degree from Austin College and earned an
MBA from Texas Christian University.

Joe LaCava
La Jolln, California

LaCava is vice president and founding principal of
INTERRA Strategies, Inc., a real estate consulting/
advisory firm, He brings project management, en-
gineering, and financial analysis experience to the
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firm, with more than 25 years of experience in
land development.

‘While he has focused on suburban residential de-
velopments, LaCava’s experience also includes
residential infill, military base reuse, urban mixed-
use, and resort/residential projects throughout
the western United States. His experience in
infrastructure analysis and master planning in-
cludes management roles on large-seale projects
in Canada, China, and Papua New Guinea.

LaCava takes a multidisciplinary approach to land
development problem solving, bringing together
engineering, regulatory and land planning, and
environmental knowledge. He employs teamwork
and consensus among stakeholders to balanee tech-
nical, financial, and environmental issues. Prior to
forming INTERRA, LaCava was director of engi-
neering for a San Diego-based consulting firm,
where he was responsible for both land develop-
ment and public works engineering. While there,
he served as project manager on major private
land projects. He also was responsible for numer-
ous infrastructure projects for loeal and federal
agencies throughout southern California,

LaCava is actively involved in education. He served
on the Bird Rock School Site Council as well ag the
school’s traffic and technology committees, and re-
cently was appointed to the Muirlands Governance
Team. He is a registered civil engineer in Califor-
nia and received his bachelor of seience in eivil en-
gineering from San Diego State University.

David Leininger

Addison, Texas

Leininger joined Economics Research Associates
(ERA) in July 1996 as a principal. In July 1999, he
assumed responsibility for the firm’s golf and rec-
reational real estate stratepic business unit, and in
this capacity he now coordinates the activities of
ERA industry practitioners throughout, the firm,

Leininger participates in engagements involved
with market and economie feasibility and fiscal or
public policy impact assessment of public, private,
and resort real estate and recreational facilities,
including ski, golf, tennis, marina, and eques-

trian complexes. In addition, he serves as an ad-
viser on projects that include timeshare, frac-
tional interest, or elub membership preducts.
Leininger has provided consulting services to
clients throughout the world, in Canada, Mexico,
South Africa, India, Thailand, Cyprus, Greece,
Egypt, Italy, France, and Great Britain.

Prior to joining BERA, Leininger was associated for

- ten years with ClubCorp Infernational, the larg-

est operator of private clubs in the world. During
his tenure there he served in a variety of capacities,
including chairman and CEQ of ClubCorp Realty,
director of European business development for
ClubCorp International, and vice president, new
business, for Club Corporation of America.

Leininger was associated with several major com-
mercial real estate development organizations in
Dallas during the late 1970s and early 1980s. From
1983 to 1985, he held a number of positions—in-
cluding executive vice president and chief operat-
ing officer—with Triland International, a Dallas-
based development group involved with master-
planned communities in Dallas, Denver, and At-
lanta. Prior to that, he was associated with Las
Colinas, a 6,500-acre master-planned development
located between Dallas and the Dallas/Fort Worth
International Airport. He served as vice president
and general manager of the Las Colinas Assoeia-
tion, the management company formed to serve
the project’s property owners.

Leininger began his career in the public sector
in 1971, From 1971 through 1978, he was em-
ployed by the city of Dallas in a variety of eapaci-
ties, including budget director, assistant divector
of housing and urban rehabilitation, and divector
of economic development. Leininger has an AB in
political science and economics from Benedictine
College in Atchison, Kansas, and a MPA in city
management from the University of Kansas. He
pursued postgraduate courses in political econ-
omy at the University of Texas at Dallag (UTD),

Leininger hag served as an adjunct profegsor in
public finance at Southern Methodist University
and UTD. He is a member of the Urban Land In-
stitute and its Recreational Development Couneil.
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ponald Franidin Mclntyre
San Clemente, California

MeIntyre is a self-employed urban affairs consul-
tant. During his more than 30-year career in pub-
lic administration, he held the positions of general
manager of the Orange County Sanitation District
(from 1995 to 2000); president/CEO of Los Ange-
les’s Central City Association (1991 to 1995); con-
sultant for the Santa Monica Mountains Conser-
vaney (1990 to 1991}, eity manager for Pasadena,
California (1973 to 1990, Vallejo, California (1970
t0 1978), and Oak Park, Michigan (1957 to 1970);
and town manager for the town of Los Gatos, Cali-
fornia (1960 to 1967). :

Melntyre has been involved with the Monterey
Peninsula Water Management Distriet’s 2001 or-
ganizational audit; the Orange County Couneil of
Governments organization’s 2001 strategic plan-
ning effort; Orange County’s ongoing urban runoff
strategy develepment process; and the city of
Pasadena’s ongoing Rose Bowl area urban runoff
study. He also provides financial consulting ser-
viees to the Orange County Commission on Chil-
dren and Families.

Melntyre received his BA in political science/his-
tory from Millikin University in Decatur, [llinois,
and his MA in political science, public administra-
tion, from Michigan State University in East
Lansing. He was a commissioned officer in the
U.S. Navy and is a retired captain in the U.S.
Naval Reserve.

Roger W. Mokley
Irvine, California

Mobley is a vice president with RPG Planning and
Development Services. He has a broad planning
and management background—with more than 35
years of career experience—in both public and
private sector planning organizations, which gives
him a well-rounded combination of experience in
public policy planning, planning program imple-
mentation, planning design, engineering, and envi-
ronmental assessment.

This background includes management, technical,
and practical experience, Mobley has held key
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management positions with planning, architee-
tural, and engineering firms. He also has served
as a municipal planning director. Mobley’s private
sector experience has given him an widerstand-
ing of client relationships and needs and of the
dynamics of the real estate development pro-
cegs, while his public sector experience hag given
him an understanding of public administration
dynamics and the governmental decision-making
process. ‘

Mobley’s focus is on seeking out creative planning
solutions that will meet client ohjectives and serve
the public interest. He firmly believes that the
most successful projects are those that support
public policy direction, are soundly conceived both
financially and fiscally, and huild community char-
acter through high-quality design, Planning that
meets these criteria creates both successful devel-
opment projects and commumnity assets.

His broad work experiences range from planning
large-scale master-planned communities—inclnd-
ing the 18,000-acre Chino Hills Specific Plan and
the 15,000-acre Rio Mesa Specific Plan in Madera
County--to preparing site-specific design studies
that demonstrate residential product yield. He
also has prepared policy documents to implement
master plans, such as the Tejon Industrial Com-
plex-East Specific Plan and the Amerige Heights
Specific Plan Design Guidelines, which won an Or-
ange Section Award of Excellence from the Amer-
iean Planning Association.

Mobley holds a bachelor’s degree in geography, a
master's in business administration, and a certifi-
cate in environmental planning, His professional
activities inelude lecturing at various colleges and
universities, serving as an instruector in the Uni-
versity of California at Irvine Certificate Program
for Light Construction and Development Manage-
ment, and participating in land planning work-
shops at National Association of Home Builders
conferences and af the Los Angeles Building In-
dustry Seminar, He is a charter member of the
American Institute of Planners and a member of
the Urban Land Institute, where he is active in
the Orange County District Council.
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Ralph L. Nufiez
Southfield, Michigan

Nuriez is design principal with Design Team Lim-
ited, a landseape architecture and planning firm
he established in Houston, Texas, in 1984. He
possesses a strong, well-rounded, multidiscipli-
nary background and has consistently displayed
achievements in wide-ranging areas of project de-
velopment, including direetion and management
of land planning, landseape architecture, and land
development projects in the private and public
sectors. Within tight time frames and budgets, he
has brought complex projects on line for many
large, nationally known organizations, He also has
directed multidisciplinary teams in broad-based
problem-solving agsignments and has had signifi-
cant personal involvement, in the management and
administration of large master plans throughout
the United States and overseas.

Nuifiez's efforts are focused on the development
and implementation of forward-thinking, realistic,
and practical action plans. His well-developed skills
in project management and administration, knowl-
edge of markets and trends, and keen sensitivity
to bottom-line results have enabled him to sue-
cessfully design, plan, and manage multimillion-
dollar redevelopment projects,

His responsibilities have encompassed the master
planning of residential communities; park and
recreation amenities; commereial, industrial, and
office campuses, and resort developments ranging
from ten to several thousand acres. The governor
of Michigan appointed him chairman to the State
Board of Landscape Architects. Nufiez received
his bachelor of science from the Pennsylvania
State University.
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Short Term: 8ne 1o Two Years

o Examine how the city government structure
should be organized to most effectively manage
the planning and implementation of the SBGI
study area.

o Eingage all study area stakeholders and increase
staleholder participation.

Create an identity for the .étudy area.

@

o

Reinforee the positive residential development
activity beginning to occur within the Southside
neighborhood north of the study area and along
major corridors leading to and adjacent to the
study area, such as Military Drive, the Mission
Trails, the San Antonio River, and the Roo-
sevelt Avenue areas.

o

Gain a better understanding of the interplay
among demand, the cost to develop, and alter-
native planning concepts.

° Undertake a comprehensive research and plan-
ning effort to create the appropriate develop-
ment program and associated regulatory stan-
dards for the demonstrated market and vision
for the study area.

¢ Using the city's 1997 San Antonic Muster Plan
and Policies document as a starting point, cre-
ate a 50-year vision plan for the entire San
Antonio metropolitan area. This plan for the
greater MSA will be a key foundation for the
development of a vision plan for the SBGI
study area.

° Create a community-based vision plan for the
study area in relation to the metropolitan vision
plan,
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Miid Term: Three to Five Years

o Facilitate the development of 2 new demonstra-
tion, mixed-price community.

e Work with the developers of Mission del Lago
to properly position this projeet within the
marketplace.

e Undertake the appropriate initiatives to enhance
the long-term attractiveness of the study area.

o Address the fact that predicted market demand
indicates that a portion of the study area likely
would be developed as very low-density subdi-
visions.

o Identify more sustainable design principles and
practices to be implemented in development
within the study area.

o Create regional character: support urbanist tra-
ditions, incorporate traditional building styles,
and design with nature.

 Rather than offer incentives for development,
the city should identify parcels in the study area
to land bank strategically until the market is
ready for development. The residential demon-
stration initiative mentioned below and appro-
priate, job-generating industrial development
would be the exceptions to this rule,

o Provide incentives for the development of a
new housing demonstration projeet with 1,000
to 1,500 houses and apartments in Area 1 by at
least two high-quality merchant homebuilders.
Although 10 to 25 percent of this project could
feature traditional neighborhood design, it
likely would be cost prohibitive to expect the
entire project to adhere to that type of design.

o Offer consistent, predictable incentives for de-
velopers and owners of industrial properties in
the study area. Apphicants who fulfill stated re-
quirements would qualify antomatically for
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available incentives, and would not have to be
reviewed on a ease-by-case basis.

° Collaborate with the study area’s three inde-
pendent school districts, Bexar County, the
Texas A&M system’s proposed San Antonio
campus, Palo Alto Community College, and area
citizens, businesses, and civie organizations to
advance the delivery of innovative approaches
to edueation.

o Support existing communities in the study area,

° Pursue urban revitalization in neighborhoods
Jjust north of the study area.

o Commission the development of a master plan,
market study, and fiscal impact study, based on
the panel’s recommendations and the community-
based vision plan for the study area.

* Incorporate new development with existing
development.

o Set aside as much ag 25 percent of developable
land within the study area for agricultural use
to maintain the rural character of the area and
encourage compact development. Explore op-
portunities to integrate alternative energy
gources such as solar and/or wind farms within
more traditional agrieultural uses.

o Plan for greenways along new roads in the study
area: develop an open-space and trail network,
buffer and/er eliminate blight, and expand ac-
cess to recreational water amenities.

¢ Work toward a more sustainable urban form.

Long Term: Five or More Years

o Create a regional infrastructure for the study
area that will transform highways into park-
ways; provide major east/west connector arteri-
als; establish high-tech infrastructure; improve
sewer, water, and stormwater drainage facili-
ties; provide rail spurs where feasible; and plan
for alternative transportation networks.

o Incorporate progressive land use patterns and
limit sprawl/leapfrog development by implement-
ing smart growth strategies; ensuring a jobs/
housing balance; stimulating regional retail de-
velopment; promoting traditional neighborhood
elements; establishing civie and public spaces;
and creating attraetive neighborhood streets.
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