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San Antonio has affirmed its commitment to the future of its urban core, known as the Center City:

Achieve
greater
balance

Diversify
product
types

Attract
residents
residents,
workers

9 Dream It
Map It
Do It

HR&A Advisors, Inc.

Improve
living
experience



Mayor Julian Castro declared The Decade of Downtown. He launched a
robust public consultation process in SA2020. Its goals for downtown were
to add 5
5,000
000 housing units (a 130% increase) and more than 13
13,000
000 jobs
(a 25% increase).



Centro Partnership San Antonio was created by civic and business leadership in
2011 “...to envision and foster a vibrant and prosperous downtown that
benefits the entire San Antonio community.”



As its first major effort, Centro developed this Strategic Framework Plan for
the Center City. It establishes goals, targets and strategies to achieve the
SA2020 vision. The first such p
plan in more than a decade, the Strategic
g
Framework Plan provides a road map for future activity by the City,
Centro and private investors.



The plan asserts the primary importance of Center City as a premier
neighborhood embraced, lived in, and regularly used by San Antonians. Like
all great urban spaces, Center City should be characterized by attractive
housing alternatives, welcoming parks, walkable streets, mass transit,
enticing retail, enhanced cultural institutions and accessible parking.

Centro and the City commissioned HR&A Advisors (HR&A) to produce the Strategic Framework
Plan. The team conducted planning through research and analysis, community meetings, stakeholder
consultations and close collaboration with Centro
consultations,
Centro’ss board and City officials.
officials This report
summarizes HR&A’s recommendations to support the growth of the Center City, in order to meet
the goals set forth by the community in SA2020.
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Rationale: A vibrant Downtown is essential to San Antonio’s economic future.
Downtown is a primary source of jobs and tax revenue. Downtown San Antonio hosts a greater number of businesses and jobs than any other similarly sized
geographic area in the region. Strategic investment is necessary to protect and expand that base. This investment maximizes the public’s return on investment.
Downtown anchors the $11 billion annual tourism industry. A more vital downtown can increase the value of tourism to the City by producing more places to see
and visit and a more vibrant quality to neighborhoods, which can attract new tourist markets and extend the stay of those who visit already. Tourists increasingly
seek authentic, multi-dimensional urban environments, which can be strengthened in Center City.
A mixed-use urban core is necessary to enhance industry downtown. Creative industries rely on an innovative culture that thrives on urban life – San Antonio’s
historic building stock and cultural vibrancy can be leveraged to increase downtown industry through enhancement of this character.
Downtown development makes efficient use of the City’s largest investment in infrastructure, which can support continued growth at lower marginal costs to the
public sector. Downtown is the nexus of manyy of the area’s Interstate highways,
p
g
y , has several train lines and has comprehensive
p
networks of utilities alreadyy in place.
p
Development on greenfield sites can require costly expansion of water, sewer, roads and utilities. The costs of growth in new areas are borne by San Antonio and
Bexar County taxpayers while the profits from development benefit those who invest in the fringe area development. A focus on development in the core where
infrastructure is already in place will benefit both the taxpayer and the investor.
San Antonio’s commitment to the arts happens in the Center City. From the Tobin Center, the San Antonio Museum of Art, and the Southwest School of Art, to the
popular galleries and commercial arts community in Southtown, this essential element of civic life is most vital and has the most potential in the Center City and should
be further embraced.
Vibrant urban neighborhoods with abundant housing alternatives are essential to maintain the City’s long term competitive position. The future of the
downtown depends upon the future of downtown housing. Urban housing density makes downtown retail viable and enriches the character of Downtown for tourists
and office works who drive economic growth. The Center City’s position as a center of commerce, tourism, and the arts will be solidified with the addition of a
vibrant critical mass of residential development.
Sustainable development is most effectively accomplished by growth in the urban core. Growth of the City through intensification of Center City accomplishes or
supports many of the goals of San Antonio’s Mission Verde plan, ranging from new sustainable real estate development to the density that supports a multi-modal
t
transportation
t ti system
t tto b
buildings
ildi
th
thatt may b
be adapted
d t d to
t meett a green, hi
high-performance
h
f
building
b ildi code.
d G
Growth
th off th
the C
Center
t Cit
City can powerfully
f ll achieve
hi
SSan
Antonio’s aspirations to green the city.

HR&A Advisors, Inc.
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Center City Opportunities and Challenges
Center City
C
Ci needs
d substantially
b
i ll increased
i
d housing
h i ddensity.
i Center
C
Ci
City’s
’ historic
hi i sites
i and
d buildings,
b ildi
its
i River
Ri
Walk,
W lk and
d cultural
l
l institutions
i i i
are substantial
b
i l
assets. However, they have not been supported by residential density seen in downtown areas of other southern and western cities. The Center City has
roughly 18,000 residents (living in approximately 7,000 residential units), a number which has remained stagnate in the last two decades, lagging
substantially behind competitor cities.
cities Center City
City’ss population density is roughly the same as population density in the City overall – approximately
3,500 residents per square mile. The area’s density is lower than similar Core areas of its competitor cities – such as Denver, with a City Center density
of 7,500 residents per square mile, and San Diego’s Center City, with a population density of more than 15,000 residents per square mile. In order for
San Antonio’s
Antonio s Center City to compete,
compete it must continue to grow and diversify in the same fashion as many of its competitor cities
cities, by using residential
energy to animate its downtown neighborhoods. In order to achieve this energy, a gradual increase in density to the level of other downtowns is
needed.
For example, Denver has invested more than $1.3 billion in public realm, transportation, culture, and other improvements in its downtown and
surrounding neighborhoods since 1990, catalyzing substantial residential growth. Denver’s Central Business District population grew by more than 60%
since 2000, and has a current population of approximately 12,500 residents. Its nine square mile City Center grew by more than 25% in the same
period, to approximately 65,000 residents.
San Antonio’s Center City has rich assets that create the potential to achieve similar results from the targeted actions recommended in this Strategic Plan.

Opportunities
The Center City can benefit from a wealth of cultural and historic assets. The Center City’s rich cultural fabric – including the Tobin Center, the Southwest
School of Art, the San Antonio Art Museum, the Children’s Museum, the Magik Theater, La Villita, and a collection of galleries and commercial arts
provides amenities for Center Cityy residents and all San Antonians alike. The historic heritage
g and building
g stock creates an attractive urban
locations – p
design foundation for future growth, particularly in the Downtown Core.
The City has a track record that demonstrates willingness to support projects in the Center City. Through its Inner City Reinvestment/Infill Policy (ICRIP), the
City has been active in its support for redevelopment in the Center City, providing development incentives and assistance that make development
projects feasible.
Reall estate conditions
di i reflect
fl growthh opportunities,
i i particularly
i l l in
i key
k neighborhoods
i hb h d along
l
the
h Broadway/Alamo/South
d
/ l
/
h Alamo
l
corridor.
id The Center City’s
existing and evolving residential neighborhoods, which provide a draw for new residents seeking an urban lifestyle; recent market momentum to supply
housing options to meet the pent-up demand to live in proximity to these neighborhoods; and developable land and building stock ripe for adaptive reuse allll fform a ffoundation
d ti ffor growth
th under
d th
the right
i ht conditions.
diti

HR&A Advisors, Inc.
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Center City Opportunities and Challenges
Challenges
Attention to quality urban design, inviting open spaces, pedestrian streets, plus new downtown residents can create vibrant places that anchor
urban life. Center City suffers from a public realm at street level that lacks coherence, gracious open spaces, and attractive retail.
p
investment,, more residences,, and a commitment to urban design
g is needed to enhance q
qualityy of life for residents and
Additional capital
workers. There is a disconnect between the River and street levels, with the River level catering primarily to tourists. As a result, there is
limited activation at the street level, and the public realm is uninviting, limiting potential for residents and workers to experience urban
life.
Center City’s housing development is stymied by land pricing set by the tourism industry and hotel market. Center City’s greatest strength also
poses a barrier to developing residential product as a result of speculative land pricing, which is driven by potential for future hotel
development, primarily in the Downtown Core. While beneficial for the tourist economy, limited service hotels in fringe locations relative
to the River Walk produce less economic opportunity than housing development on these sites.
Likewise, retail is targeted primarily to tourists, with souvenir shops and chain bars and restaurants dominating the market in the Downtown
Core. Center City lacks retail amenities to support residents, such as a dry cleaner, grocery store, and a pharmacy with night and
weekend hours.
Housing economics have forced new housing growth to stagnate, which has in turn limited commercial growth in the Center City as companies
seek to locate close to population centers north of the Center City. The implications of the land pricing imbalance and physical challenges
described above have been limited residential and employment growth in the Center City
City. For residential development,
development a significant
financial gap between rents and the cost of producing a unit of housing, a portion of which is attributable to land costs, has resulted in
limited Center City population growth in the last decade, in sharp contrast to robust growth in the rest of the City. Similarly, although the
City has been successful in attracting businesses to create jobs in the City,
City virtually none of these jobs have been located in the Center
City over the past 10 years, and several employers have left the Center City. Businesses cite the cost and availability of parking, and the
driving force to locate near their employees as key factors influencing their location decisions.

HR&A Advisors, Inc.
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Recommendations: Mission
Housing Units by 2020

Invest in Housing Downtown. All great downtowns are anchored by residential life that provides
authenticity and animation. San Antonio has wonderful neighborhoods abutting its central core.
Additional residential life will enhance the visitor-serving industry and lay the foundation for
increased employment. The City should commit to strengthening those neighborhoods and bringing
their energy into the heart of the City, making Downtown everyone's neighborhood. Diversity in
h i price
housing
i points
i should
h ld b
be supported,
d including
i l di hhousing
i ffor SSan A
Antonio’s
i ’ students.
d

+13 000
+13,000
+10 000
+10,000
+7,500

Recommendations: Targets
Set a target to create 7,500 new housing units through 2020. HR&A’s analysis suggests a target of
7 500 housing units to be supported through economic development efforts through 2020
7,500
2020. A
“stretch,” but achievable, goal based on economic recovery and significant investment by the City
of San Antonio in Center City could be 10,000 housing units. This residential growth is the key to
unlocking the positive benefits sought for the City
City, including downtown amenities,
amenities redevelopment
of existing building stock, and the presence of more vibrant neighborhood life on the streets and
in the public realm of the City.

+5,000
,

14 500
14,500

20,000

17,000

12 000
12,000
7,000

Source: US Census Dept, ESRI, HR&A Advisors

HR&A Advisors, Inc.
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Recommendations: How to Grow
Target investment in key areas primed for growth. Investment should be concentrated in areas with the greatest potential for growth.
Focusing on key areas will leverage scarce resources to generate transformative growth for the Center City. This holds the greatest
potential for a gradual elimination of subsidies replaced by growth supported by market dynamics. Failing to concentrate resources
limits the impact of investment and the potential to create the critical mass that is so vital to transformative urban change. Focusing
resources in a limited set of geographic areas is the most effective way to improve the quality of neighborhoods and reduce the
amountt off subsidy
b id needed
d d to
t supportt development
d l
t over time.
ti
The Strategic Framework Plan establishes an ambitious agenda for the City of San Antonio and its economic development partners to
pursue one for which an intense focus of resources – both human and capital – will be required to support implementation.
pursue,
implementation At the
same time, a range of cities across the United States have responded to the challenge of focusing economic development in their
downtowns by adopting a concentrated, place-based strategy that coordinates resources around achieving development in key
targeted areas.
HR&A identified a gap between the revenue available from Downtown housing and the cost of producing that housing, which has
been the economic barrier to achieving
g higher
g
residential velocityy in the Center Cityy like other downtowns. Keyy to generating
g
g housing
g
Downtown will be to provide the assets, amenities and services in the Center City that will increase demand for housing. Increased
demand should lead to increased rents, addressing the gap from the revenue side of the equation. Simply, better environments
command higher rents. Secondly, the City must continue to provide gap financing that will reduce the development market’s required
capital outlay, addressing the gap from the cost side.

HR&A Advisors, Inc.
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Recommendations: How to Grow
The Strategic Framework Plan recommends investments in the following categories of improvements by the City and its partners in
economic development:
Create a welcoming and comfortable public realm, including:
 Sidewalks that feel safe and clean and are well-designed;
 Complete streets that accommodate pedestrians, vehicles, bicycles, and mass transit;
 A clear street hierarchy that is both attractive and accessible for automobiles as well as for pedestrians, and supports
development;
 Programmed,
P
d activated
i
d open spaces; and
d
 A strong standard of maintenance for all of the Center City assets.
E
Ensure
a rigorous
i
llevell off design
d i quality
lit for
f public
bli andd private
i t projects
j t alike,
lik including:
i l di
 Building ground floors that address the public realm;
 Open spaces that provide well-designed, inviting locations to visit;
 High-quality
High quality and contextual building construction and materials;
materials
 Sidewalks and public realm that provide a comfortable urban experience for pedestrians; and
 Streets that create an attractive driving, parking, and walking experience.
Ensure a high quality for new housing that attracts new residents to the Center City, including:
 Accessible parking options;
 A range of housing options and diversity in price points to accommodate multiple resident markets.
markets
Provide amenities and services for residents, including:
 Retail and entertainment amenities that appeal to locals;
 Programming that lends vibrancy to public spaces and to the street network; and
 Great open space that provides recreational and leisure opportunities, leveraging the strength of recent improvements to
the River.

HR&A Advisors, Inc.
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Recommendations: Where to Grow
Prioritize the following targeted areas: River North – Midtown Brackenridge, Downtown Core, Cesar Chavez and
HemisFair Corridor, Near River South. These areas are ripe for residential growth to support the targets
established by SA2020 and this strategy based on an assessment of market momentum, physical capacity
for growth, and proximity to areas with established neighborhood character:





River North – Midtown Brackenridge,
Brackenridge which can become a highly amenitized residential
environment with regional food & beverage and cultural attractions;
Downtown Core, which can become an active destination for locals and visitors with a layered
urban fabric;
Cesar Chavez and HemisFair Corridor, which has development potential to become a vibrant
residential and recreation district from HemisFair along Chavez Blvd. and into Southtown; and
p
re-use of the City’s
y industrial heritage
g for arts,,
Near River South,, which is envisioned as adaptive
entertainment, and creative living space.

Additional growth areas serve or have potential to serve as employment hubs and/or future areas of residential
growth.
h These include:
• The Downtown Medical District, including the four medical institutions and their support services;
j to p
public development
p
efforts at multiple
p levels of government
g
• The Civic Core,, which is subject
which can leverage private investment;
• The Near West Side area, which can support additional mixed use growth as these institutional
p ; and
and transit uses are developed;
• The Near East Side, which has potential for development around Sunset Station and the
Alamodome as well as amenitization potential for the Dignowity Hill neighborhood.
Invest in critical north-south and east-west corridors to support future growth of the overall Center City area.
The organizing framework for the Center City focuses on priority north-south and east-west street and
amenity corridors that connect the targeted growth areas. Key north-south corridors include
Broadway/Alamo/South Alamo/South St. Mary’s, the River, and Flores Street. Longer term north-south
corridors should also include San Pedro Creek, a rails-to-trails greenway on the East Side and Frio Street on
the West Side. Key east-west corridors include Jones Street, Martin/Houston Streets, Commerce Street as a
retail/cultural
il/ l
l corridor,
id C
Cesar Ch
Chavez Bl
Blvd.,
d and
d Lone
L
Star
S Blvd.
Bl d A future
f
rails-to-trails
il
il greenway iin N
Near
River South could connect to the future greenway on the East Side.

HR&A Advisors, Inc.
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Action Plan
The Key to Successful Implementation

Centro and the its public partners should work together to imagine, plan, and invest in creating great
urban pplaces within the Center Cityy that attract pprivate investment, capture
p
the interest of residents,
workers, and tourists alike, and become the anchors of vibrant urban neighborhoods. To achieve this
vision, Centro and its public partners must bring to bear all of the economic development tools –
planning, capital, infrastructure, urban design, and incentives – in order to transform the Center City.
The Strategic Framework demands coordinated actions in four key areas:

San Antonio has undertaken a coordinated strategy for more than 40 years in developing the
providing
g coordinated public
p
and private
p
sector investment
tourism and convention industryy byy p
in the River Walk, Convention Center and other tourist infrastructure; support for hotels
downtown; a set of public and private organizations to oversee and promote tourism; and
regulation
g
of development
p
on the River Walk through
g the RIO districts. A similar coordinated
effort can be catalytic in transforming the Center City into a set of amenitized neighborhoods
to support residential and increased presence by San Antonians.

P
Public
bli Investment.
I
t
t Centro
C t and
d itits public
bli partners
t
should
h ld supportt IInfrastructure
f t t
spending
di th
thatt
is linked to objectives for urban development, including the selection of projects and their
design specifications. Linked investment will be critical for both the projects funded by San
Antonio’ss 2012 bond issuance and for future public investments in the downtown.
Antonio

Mission

 Support for Housing. Centro, the City, the County and other public agencies as necessary
should partner to provide a predictable and consistent housing incentive system that
facilitates development at the pace required to reach the recommended target for the
Center City’s growth. Over time the incentive system and other actions will support the
reduction or modification of incentives, as a critical mass of dense urban development
increases market demand and makes development
p
projects
p j
feasible without subsidy.
y
Incentive programs should be reviewed and recalibrated based on market momentum every
few years.
 Planning
g and Regulation
g
of Development.
p
Clear and p
predictable land use,, densityy and
urban design standards for private development, along with a scheme for infrastructure
investment in support of that development and a means for enforcing design standards for
private development and for projects receiving City incentives, is critical to achieving Center
City growth. Centro should support and assist the City, County and other municipal agencies
in achieving this regulatory framework and implementation mechanism.
 Centro’s Role. Centro, in coordination with the City, County and other public partners should
build its capacity to shepherd and ensure vibrant urban growth, from continuing to provide
supplemental clean and safe services in the downtown and marketing Center City to retail
and office businesses through Downtown Alliance, to the Centro Partnership advocating for
and
d project-managing
j
i major
j capital
i l projects
j
and
d ffacilitating
ili i private
i
d
development
l
projects.
j

HR&A Advisors, Inc.
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Action Plan
Investment and Funding
Prioritize near-term capital investment needs to catalyze Center City growth in the primary growth areas. Capital improvements should be implemented in a manner that ensures that the highest quality of urban
design
g is maintained in these priority
p
y investments in order to most effectivelyy impact
p the urban environment,, and should be coordinated with a housing
g development
p
strategy
gy such that the investments impact
p
residential feasibility in targeted areas. The physical framework and recommended primary growth areas suggest a set of required investments to be prioritized in the near term, including:
• Improvements to key street corridors, including north-south and east-west priority corridors established in the physical framework for growth;
• Improvements to intersections and wayfinding at key locations, including those where priority corridors transition through neighborhoods and at key gateways to primary growth areas;
• River to Street “gateway” connections in the Downtown Core to connect activity on the River Walk to activate the street level;
• Targeted investments in Center City’s cultural institutions;
• Improvement and activation of key open spaces; and
• Creation of rail quiet zones to resolve a significant irritant in Southtown and to reduce development costs related to noise mitigation.
Support proposed fixed rail and streetcar alignments to connect targeted growth areas. Based on the strategy for economic growth, HR&A recommends prioritization of fixed rail and streetcar investments that will
connect north Center City neighborhoods, the Downtown Core, HemisFair, and the Near River South area, consistent with the City staff’s current recommended approach including a longer-term extension along
South Alamo to Blue Star and south to the former Lone Star Brewery District. Streetcar funding is proposed to be used to support improvements to the Broadway corridor as well.
I the
In
h longer-term,
l
i
invest
iin expanding
di the
h areas off iinfluence
fl
off the
h targetedd growthh areas throughout
h
h
the
h Center
C
City.
Ci Recommended
R
d d investments include:
l d
• Establishing rail quiet zones in residential neighborhoods;
• Improving River to Street connections in River North – Midtown Brackenridge and Near River South;
• Renovating
R
ti kkey open spaces throughout
th
h t Center
C t Cit
City that
th t may nott be
b subject
bj t to
t near-term
t
investment;
i
t
t
• Transforming San Pedro Creek into an amenity for near West Side neighborhoods; and
• Creating Rail to Trail corridors in Near River South and Near East Side.
Ongoing funding will provide continued, substantial public investment to meet the Strategic Framework’s objectives in the Center City. The long-term projects identified as priorities above are likely accompanied by
hundreds of millions of dollars in required capital investments, which will require a sustained public investment program for Downtown along with significant private investment support. While the City’s
commitment to provide unprecedented level of capital funding to the Center City through the 2012 Bond Program
Program, there are more than $100 million in capital priorities for which there is no anticipated funding
source. In order to achieve the Plan’s target of 7,500 new housing units in the Center City by 2020, these capital investments must be made in the near-term to effectively catalyze that development, making
the 2017 Bond Program too far out to be impactful to fund the remainder of the capital priorities in the Plan. The City should identify significant new dedicated funding sources for the Center City. Centro
should be active in helping to source these funds,
funds especially from the private sector,
sector as public funds are scarce and need to be distributed to a larger geographic area.
area Potential funding sources that Centro
can be helpful in sourcing include capitalized PID proceeds and public-private partnerships.

HR&A Advisors, Inc.
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Action Plan
Predictable Housing Incentive and Financing Systems
Residential development in the Center City is challenged by a financial gap between the cost of developing a housing unit and the rent that is market-supportable for that unit. Moreover, residential
development
p
in the Downtown Core is further challenged
g byy speculative
p
land pricing
p
g spurred
p
byy the value of hotel development.
p
While the Strategic
g Plan’s goal
g
is to increase the market-supportable
pp
rents
that can be achieved in the Center City to close that financial gap, development incentives are needed in the near- to medium-term to catalyze development. HR&A’s preliminary analysis suggests that there is
an order-of-magnitude gap of approximately $15,000 per unit in the Center City neighborhoods, and $28,000 per unit in the Downtown Core. The size and distribution of incentives should be reviewed and
recalibrated every few years to ensure that the greatest impact is made with a limited level of resources to guarantee the development of product types that are attractive to a range of market segments.
A predictable and consistent housing incentive system that facilitates development at the pace required to reach the recommended target for the Center City’s growth should be put into place. Over time, the incentive
system and other actions will support reduction or modification of incentives, as a critical mass of dense urban development increases market demand and makes development projects feasible without subsidy.
A predictable incentive system will reduce developer risk and transaction costs, contribute to normalizing land pricing, and enhance transparency of the incentives process.
Identify a mechanism to balance land pricing Downtown. While the preceding recommendations can help to incentivize residential development in a way that begins to normalize land values for housing, there
remains an imbalance in land values in the Downtown Core that is driven by hotel property values and promotes speculative land purchasing and pricing, which in turn inhibits residential development or
conversions. HR&A recommends the creation of a commission or task force to identify mechanisms to improve the balance in land pricing in the Downtown Core, while still supporting a hotel industry that
promotes and enhances the critical tourism and convention industry.
Create a Centro Housing Fund. Centro, with the support of its public partners, should lead the creation of a housing fund that can further support and incentivize residential development by reducing
development financing costs, thereby reducing the financial gap for Center City projects. The Fund should provide revolving mezzanine and construction loans at below-market interest rates (2-4% vs. 1215%) ffor projects
j t th
thatt otherwise
th
i would
ld nott move fforward.
d Centro
C t should
h ld create
t a subsidiary
b idi
or adapt
d t itits C
Community
it D
Development
l
t Corporation
C
ti entity
tit tto manage th
the FFund
d and
d should
h ld actively
ti l engage th
the
public sector and private corporations, organizations, and banks with Community Reinvestment Act obligations to invest in the Fund.

Regulation of Development
The quality of urban design and building design is inconsistently regulated, resulting in inconsistent quality of building design, urban form, and public realm. No standard design guidelines are in place in the Center
City to provide guidance to developers on a range of urban and building design issues,
issues from the definition of a building envelope to the character and quality of materials to the placement of building utilities.
utilities
The implications of this lack of guidance have been made clear in an inconsistent quality of design for recent projects, as has been evidenced by stakeholder consultations and urban design analyses conducted
during the Strategic Framework planning process.
Centro should support the City and other public agencies in implementing a new framework that regulates form, use, and density for public and private projects and enables a robust urban design review of
development projects. The City should move over time to a form-based ordinance that formally regulates these matters with a site plan review for major projects.

HR&A Advisors, Inc.
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E
Executive
ti SSummary
Action Plan: Centro’s Role
Organize Centro to effectively define and advocate for a vision for the Center City,
g Plan,, and to carryy out that vision. HR&A recommends
consistent with the Strategic
establishing a mission for a unified focus on creating a vibrant urban place in Center
City, and organizing public and private sector resources to achieve that focus. Clear
roles and responsibilities for Centro can support the Center City vision. As has been
suggested, Centro should be organized as an umbrella organization with four subsidiary
organizations that execute Centro’s primary roles. The following describes HR&A’s
recommendations for the purposes and activities of each of the constituent entities based
on Strategic Framework implementation needs.

Organizational Structure and Functions

E
Executive
ti C
Councilil

Executive Leadership
p

Centro Partnership, the 501(c)(6) Strategy and Policy core of Centro, should take on the
role
l off a strategic
t t i advocate
d
t for
f the
th Center
C t City
Cit and
d its
it growth.
th In
I practice
ti this
thi will
ill mean
a variety of activities, including but not limited to:
Setting a core strategic vision and building specific policy positions and planning
concepts that fulfill that vision. Centro Partnership should adopt the Strategic
Framework Plan, serve as Centro’s liaison to the City on future master plans for
targeted growth areas, and build a strong research and policy advocacy capacity to
develop and support key positions.
Supporting
pp
g coordinated action for catalytic
y projects.
p j
Centro Partnership
p should identifyy
and develop private and civic support for catalytic infrastructure and development
projects, ensuring that the diverse tools of economic development - planning, capital,
infrastructure, urban design, and incentives – are brought to bear in support of these
projects.

Public Space
Services
•
•
•
•

Maintenance
PSR’s
Streetscaping
Capital Improvements
((Future))

Programs &
Advocacy
• Administration
• Membership/ Advocacy
• Marketing/
Communications
• Events// Education

Strategy &
Policy
•
•
•
•

Public/ Private
Strategic Vision
Catalytic Projects
Recruitment/ Retention

Project
Assistance
• Grants
• Donations (Land & $)
• Development

Providing a forum for strategic thinking and planning. Centro Partnership, through its
regular board meetings and frequent
f
events, should bring together SSan A
Antonio’s key
private, public and non-profit leaders to maintain an intense focus on the strategic
actions needed to build the downtown.

HR&A Advisors, Inc.
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E
Executive
ti SSummary
Action Plan: Centro’s Role
Centro San Antonio Management Corporation (Centro SA), the 501(c)(4) Public Improvement District, should retain the current public space
services functions of the organization – providing maintenance, streetscaping, and security services to the downtown. The organization should
define a service area focused primarily on the current downtown service area, with potential expansions to be explored for the PID’s renewal.
Enhanced Clean & Safe Services: Expand upon the level of services currently provided by Centro SA and potentially expand the service area to include a
larger portion of Downtown;

Downtown Alliance, the 501(c)(6) organization, should retain and enhance its functions in programs and advocacy. Downtown Alliance’s area of
influence can encompass the entire Center City, as its functions are less resource intensive than Centro SA’s services.
Programming and Events Coordination: Assume a coordination role for marketing efforts Downtown by Downtown Operations and other groups; program
events throughout the Center City, including in open spaces, that are frequent and attract regular visitors both from within Center City and from the rest of
the City;
Tenant Recruitment and Retention: Provide integrated retail recruitment services, including maintaining a database of available retail spaces in Center City,
creating relationships with local, regional, and national retail tenants, and providing location assistance services to potential retail tenants;
Branding and Marketing: Undertake a branding and marketing campaign that targets amenities and advantages for residential growth in Center City.

Downtown Community
y Development
p
Corporation
p
(CDC)
(
) has been created as a 501(c)(3)
( )( ) subsidiaryy of Centro. The organization
g
should raise
funds from a range of public, private, and philanthropic sources to support a Centro Housing Fund and other Center City investments. The CDC
should also act as a first stop for developers, facilitating approvals and other development processes.
Development Facilitation: Serve as the first stop for developers who want to build in the Center City. Facilitate development by serving as the liaison with
the Center City Development Office (CCDO) and other City departments for approvals, incentives, and other needs, as well as by working with the Centro
Housing Fund to provide gap financing.
“Mezzanine” Financing for catalytic projects: Utilize existing financing sources and cultivate new funding sources to provide additional financing sources for
priority Center City projects. The CDC should serve as the vehicle for Centro’s Housing Fund, which would strategically gap finance catalytic projects in the
Center City.
y The fund would be capitalized
p
through
g a combination of private
p
and public
p
funds,, including
g funds from financial institutions seeking
g to meet
CRA obligations.

HR&A Advisors, Inc.
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E
Executive
ti SSummary
Action Plan: Centro’s Role: Immediate Next Steps
Establish boundaries for Centro’s area of influence. While the primary and secondary growth areas in the Plan set a framework for Centro’s actions,
the organization’s level of influence in each area may change to reflect different implementation strategies. Moreover, Centro may play a
different set of roles in different areas of the Center City. For example, serving in advocacy, marketing, and development facilitation roles for
the entire Center City and investing in capital projects that impact the entire Center City – such as streetcar or other transportation investments –
but delivering Centro San Antonio clean and safe services to a smaller target area in the Downtown Core and supporting master plans for
targeted growth areas.
Develop human and financial resources to support the organization’s operations, as well as Center City projects.
Build
B
ild staff
ff capacity.
i
Add permanent full-time
f ll i staff
ff immediately
i
di l and
d in
i the
h near- to medium-term
di
to serve Centro’s
C
’ various
i
functions.
f
i
Capacities needed include additional maintenance and security staff, programming, marketing, real estate, development project
management, public-private coordination, strategic planning, development/fundraising, and project finance.
Augment funds from the Downtown PID assessment to support additional maintenance, capital, and administrative services. The current PID
should be analyzed for expansion both geographically within the Center City and in terms of its rate, to support additional investment in
capital projects Downtown as well as enhanced Clean and Safe services,
services and to increase the Centro staff to support economic development
and retail recruitment operations.
Begin advocating for and supporting key projects in priority areas.
areas Centro should work with the City
City, the County
County, and other public agencies to
implement key capital projects including ensuring that project plans are consistent with goals for the Center City, providing project management,
and identifying financing sources. This should include coordinating with the City and other municipal partners to ensure that projects in the 2012
General Obligation Bond Program and future Bond Programs are consistent with the goal and priorities of the Strategic Framework.
Participate in the creation of design guidelines and master planning for the Downtown Core, Chavez Corridor, Near River South, and the Medical
District. Centro should participate actively in the development of urban design guidelines by the City and in master planning for key Center City
districts identified in the Strategic Framework, to create preferences for development locations, patterns, typologies and design characteristics
and to align infrastructure investment plans, regulations and design guidelines with these preferences.

HR&A Advisors, Inc.
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Pl O
Plan
Overview:
i
“G
“Greatt Citi
Cities H
Have G
Greatt D
Downtowns”
t
”
Goal

A Downtown that is
centrall to the
h
economic vitality of
San Antonio’s longterm economic
strength

R i dA
Required
Assets
High Quality Housing with a
range of affordability

Where to Grow

Actions

Primary Focus Areas:
Downtown Core
River North – Midtown
Chavez & HemisFair Corridor
Near River South

Support for Quality
Housing
g
Organization and
M
Management
t
Regulation of
Development

Quality Design of
Development
p

Public Investment

Target

7,500
7
500 new housing
h i
units by 2020

Amenities and
Services

Immediate

Sustained,
Long-Term

Welcoming Public
Realm

Long-Term
g
Growth Areas:
G
Near East Side
Near West Side
Civic Core
Medical District
HR&A Advisors, Inc.

&

Growth Results

Improved City Brand
Increased Employment
p y
Authentic Public Spaces
More Retail Activity
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Introduction and Context
Creating
g a vibrant center cityy
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Introduction and Approach

Downtown: The City’s Highest Priority
Commitment to the urban core. The City of San Antonio has acknowledged the critical importance of its
urban core, known as the Center City:

Mayor Julian Castro declared The Decade of Downtown. He launched a robust public
consultation process in SA2020. Its goals for Downtown were to add 5,000 housing units (a
130% increase)) and more than 13,000
,
jjobs ((a 25% increase).)

Centro Partnership San Antonio was created by civic and business leadership in 2011 “...to
envision and foster a vibrant and prosperous downtown that benefits the entire San
Antonio community.”

As its first major effort, Centro developed this Strategic Framework Plan for the Center City. It
establishes goals, targets and strategies to achieve the SA2020 vision. The first such plan
in more than a decade, the Strategic Framework Plan provides a road map for future
activity by the City, Centro and private investors.

The plan asserts the primary importance of Center City as a premier neighborhood embraced,
lived in, and regularly used by San Antonians. Like all great urban spaces, Center City should
be characterized by attractive housing alternatives, welcoming parks, walkable streets,
mass transit, enticing retail, enhanced cultural institutions and accessible parking.

Achieve
greater
balance

Diversify
product
types

Attract
residents,
workers

Improve
living
experience

Centro and the Cityy commissioned HR&A to p
produce the Strategic
g Framework Plan,, from June to November 2011,, through
g research and analysis
y on San Antonio’s competitive
p
position
p
and opportunities,
pp
,
community meetings, stakeholder consultations, and close collaboration with Centro’s board and City officials. The project team consisted of:
 HR&A Advisors, Inc. Strategic planning and analysis.
 Alamo Architects Physical planning and urban design.
 Ximenez & Associates Public outreach.
The project team formally defined the Study Area, largely based upon the 1999 Downtown Neighborhood Plan. The project team added the area of recent development along the San Antonio River and
Broadway
oadway No
North of
o Interstate
e s a e 35 and
a d South
Sou of
o Josephine
Josep e Street
S ee and
a d several
seve a blocks
b oc s along
a o g Cevallos
Ceva os Street
S ee in Southtown,
Sou ow , too reflect
e ec thee market
a e momentum,
o e u , neighborhood
e g bo ood ccharacter,
a ac e , and
a d development
deve op e potential
po e a
of those areas. The project team also extended the southern border of the study area to Interstate 10 so that the Study Area included the large developable post-industrial sites along the River.
For the purposes of this plan, the term “Center City” is used to describe the entire Study Area. The term “Downtown Core” is used to define a smaller sub area within Center City which is roughly defined as
the area between Flores Street and Interstate 37 and Martin Street and Cesar Chavez Boulevard (formerly Durango Boulevard). The term “Downtown” is used in this Plan when speaking more generally
about the goals and importance of an urban core area to this Plan and is not associated with a distinct geographic area.
To create this Plan,
Plan the project team first conducted an in-depth existing conditions analysis
analysis, consisting of a physical conditions analysis,
analysis a demographic and real estate market analysis,
analysis and a real estate
growth potential analysis. The team also conducted a review of current City and County policies as they relate to development in and around Center City. Based on the Center City’s particular opportunities
and challenges, the team created a framework for future growth that leverages market momentum, neighborhood character, and development potential to strategically target development within the Center
City, as well as a set of infrastructure and public realm investments that can catalyze that development. Finally, the team prepared an implementation plan, consisting of a governance strategy for the City
of San Antonio, a leadership strategy for Centro and a public realm intervention strategy. Throughout the process, the team met and consulted with the client group (the City and Centro), as well as with key
stakeholders and the broader community, through a pair of two community workshops.

HR&A Advisors, Inc.
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Introduction and Context

Study Objectives & Methodology
This Strategic Plan utilizes many previous studies to establish a framework for
moving
g forward with recommendations and implementation
p
strategies
g .
Downtown Plans and Strategies
• SA2020
• 1996 Downtown Strategic Plan
• 1999 Downtown Neighborhood Plan
• 2008 Downtown
D
Parking
P k Study
S d
Neighborhood Plans
• 2003 Arena District/East Side Community Plan
• 2004 HemisFair Park Area Master Plan
• 2007 Guadalupe West Side Community Plan
• 2009 River North District Plan
• 2009 Downtown West Neighborhood Plan Update
• 2000 Lavaca
L
Neighborhood
N hb h d Plan
Pl
• 2009 Five Points Neighborhood Plan Update
• 2009 Dignowity Hill Neighborhood Plan
• 2010 City of San Antonio Five Year Consolidated Plan
• 2011 The Economic Impact of Streetcar in San Antonio

HR&A Advisors, Inc.
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Introduction and Approach

Timeline and Community Input
START: June 2011

1st Public Workshop:
July 19, 2011
Stakeholder Outreach

2nd Public Workshop:
October 26, 2011

HR&A Advisors, Inc.
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Introduction and Approach

Stakeholder Outreach
The project team sought the professional and personal insight and experience-based knowledge of several dozen stakeholders in Center City. These stakeholders include city leaders in
both the p
public and private
p
sector,, architects,, real estate developers,
p , major
j land holders,, brokers,, commercial business operators,
p
, organizational
g
leaders,, retailers,, and other citizens.

Community Stakeholders
Adrian Lopez, Ed Davis, Community Reinvestment, City of San Antonio
Andres Andujar, Felix Pedron, Leilah Powell, Cultural Collaborative
Bill Shown, Silver Ventures
Bob Raymond, Bill Hanson, San Antonio Sports
Bob Worth, RL Worth and Associates
Brian Buchanan,, VIA
Brian James, Planning and Community Development, City of San Antonio
Cappi Arriola, Financial Management Administrator, City of San Antonio
Chad Carey,
y, Developer
p
Charlie Teeple, Teeple Partners
Councilwoman Ivy Taylor, District 2
Councilman Diego Bernal, District 1
Curtis Bowers, Realtor
Dan Markson, NRP Group
Darryl Byrd,
Byrd Pearl Brewery
David Barnett, Weston
Debra Guerrero, NRP Group
Derrick Fox,
Fox Valero Alamo Bowl
Ed Cross, Cross & Company
Eugene Simor, Alamo Beer
Frank Valadez,
Valadez SA Partnership
George E. Block, Haven for Hope
George Mauze, Broadway Development
J k Spector,
Jack
S t Hixon
Hi
PProperties
ti
Jackie Gorman-Johnson, San Antonio for Growth On The East Side
James Lifshutz, The Lifshutz Companies

HR&A Advisors, Inc.

John Beauchamp, Hixon Properties
Jose Gonzales, Urban Collaborative LLC
Juan Garcia, Dignowity Hill
Julius Gribou, University of Texas San Antonio
Keith Swinney, Baptist Health System
Lou Fox,, River North and Midtown TIRZ
Lynn Hickey, UTSA Athletics
Mario Hernandez, San Antonio Economic Development Foundation
Mark Tolley,
y, Lone Star
Mark Webb and Leni Kirkman, University Health System
Melissa Shannon, Economic Development, Bexar County
Michael Malone, CPS Energy
Omar Gonzalez, Andres Andujar, HemisFair Park Area Redevelopment Corporation
Pat Carrier & Jerry Rodriguez, Christus Santa Rosa
Pat Frost,
Frost Frost Bank
Peter French, Midway Austin
Ramon Flores, West Side Development Corp.
Robert Wasielewski & Katie Luber,
Luber San Antonio Museum of Art
Rolando Pablos, SNR Denton
Steve Schauer, San Antonio River Authority
Steve Thurlow,
Thurlow Thurlow & Co.
Co
Steve Yndo, Yndo Comm. Real Estate
Sunshine Thacker, Landbridge, Lone Star
S
Susan
Bl
Blackwood,
k
d Al
Alamodome
d
Tim Sanford, Paradigm Hotel
Trey Jacobsen, Golden Stuart & Wolff, LLP
X i Urrutia,
Xavier
U i Parks
P k and
d Recreation
R
i
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Introduction and Context

Study Objectives & Methodology
Broad Consensus on Center City Needs

Community generated map of preferred residential development locations

In two public workshops and through meetings with several dozen major Center City stakeholders, it become clear that
there is a strong consensus for what is needed to revive San Antonio’s Center City. Nearly all agree that there is a
need to “restore the balance” to the core. Downtown needs to be a neighborhood for all of San Antonio, both residents
and visitors. Additionally, it is clear that a level of vibrancy needs to be restored to the many neighborhoods that
comprise Center City and that the corridors that connect these areas need to be treated as special connectors that
weave together neighborhoods instead of pass through them.
There is also a clear consensus on what would support the restoration of balance. Most parties agree that there is a
dearth of residents and residential product in Center City. To supplement the recommended growth in residential
population consensus is that downtown will also need an increase in quality retail
population,
retail. As a major step towards supporting
this growth, an improvement to the Center City’s physical environment will encourage residents to relocate to Center
City. Of primary importance is the improvement of key streets, an improvement and increase in programming of the
area’ss parks, and increased mobility and access which includes pedestrian activation, public transportation and
area
improved wayfinding.

HR&A Advisors, Inc.
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Assessment of Opportunities and Challenges
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Opportunities and Challenges

Established Neighborhood Character with Inconsistent Public and Private Investment
1

2

3

4

5

The Downtown Core is dominated by the tourism, hospitality and convention industries. The vast majority of Center
City’ss 13,300 hotel rooms are located in the Core area. The River Walk and Alamo are the State’s
City
State s two most
visited tourist attractions. The Core area has 5.4 million square feet of commercial office space (roughly 20% of
the regional supply) located mostly along Houston, Nueva and St. Mary’s Streets just north of the most popular
portion of the River Walk. HemisFair Park on the Core’s southern edge
p
g is planned
p
to undergo
g a major
j
redevelopment over the next two decades. The Core area is also the heart of the City and County's legal and
administrative operations.
River North – Midtown Brackenridge has seen recent private investment along the River extension. The mixed-use
development at Pearl Brewery has been a catalytic project that has spurred further development along the River
and Broadway, its parallel automobile artery. The San Antonio Museum of Art is a cultural hub located in the
area. The area has many undeveloped and underdeveloped lots, many with river frontage

2

5

The Near East Side has several areas of different character. The north and west portions are predominantly singlef il hhome residential
family
id ti l areas. Th
The south-western
th
t
portion
ti off th
the N
Near EEastt Sid
Side iis d
dominated
i t db
by th
the 65
65,000
000 seatt
Alamodome and the multiple acres of parking that surround the stadium. Just north of the Alamodome, running
parallel to Interstate 37, is a stretch of underutilized industrial and storage spaces. Several limited-service hotels
were built along Commerce Street in the past few years.
years
Southtown has some of San Antonio’s most well established residential neighborhoods.
gW
William
a and
a d Lavaca
avaca have
ave an
a ec
eclectic
ec c mix of
o historic
s o c and
a d architecturally
a c ec u a y
King
significant residences. Alamo Street and South St. Mary’s offer an array of popular
food and beverage offerings and a burgeoning arts district centered around Blue
Star. Further south, the City and County have completed the first 1.25 miles of new
park space and trails along the Mission Reach portion of the River. There are
several non-functioning industrial facilities on or near the River that have
redevelopment plans in the works.

1
3

4

The Near West Side is an under-developed area of storage facilities, parking lots and
back-of-house administrative and civic operation facilities. The largest feature in the
A
Area
is
i the
h 11-acre
11
UTSA Downtown
D
campus. Th
The area iis also
l hhome to a llarge
County Department of Corrections facility and the Haven for Hope homeless services
campus.

HR&A Advisors, Inc.
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Opportunities and Challenges

Developable Land, much in Public Ownership
Soft Sites

Publicly Owned Land

There are many undeveloped or underdeveloped sites within Center City. Many of the
area’s undeveloped sites are located in the Downtown Core and in the neighborhoods
along the San Antonio River. Some sites in the Core are speculatively held and operated
as “tax payer” parking lots or other low-margin uses. The distortion of land prices caused
by demand for land for hotel uses has resulted in empty lots and little residential
development or conversion in the Core.

Multiple City, County, State, and Federal agencies own land throughout Center City offering an
opportunity for shared, consolidated services and the freeing up of valuable developable
properties. Some of these sites (HemisFair) already have associated redevelopment plans
and other sites serve a much needed civic function. But many sites can be released or
repurposed to spur growth in Center City.

HR&A Advisors, Inc.
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Opportunities and Challenges

Competitive, but Limited, Residential Rental Product
Despite a small market share, Center City residential rental products are competitive in the
regional market. Several new products have proven the demand for housing in an urban
setting. Average rents in Center City are roughly 20% higher than the region as a whole
and vacancy rates are 30% lower. For-sale residential products have not fared as well
in Center City as potential homeowners are often enticed by lower land costs and larger
spaces in outlying areas.

Average Multi-Family Rental Rate PSF

Recent Developments

$1.80

Pearl Brewery
$1.65 PSF

$1.60
$1.40

St. Benedicts
$1.50 PSF

$1.20
$1.00

Vistana
$1 40 PSF
$1.40

$0.80
$0.60
$0.40

HemisView
$1.15
$1 15 PSF

$0.20
$-

S Antonio
San
A

Refugio
R f i Place
Pl
$0.90 PSF

Downtown

Multi-Family Product and Vacancy
14%

140,000

12%

120,000

10%
8%
6%

12%

100,000
7%
%

135,848

Vacancy Rate

40,000

2%

2,885

0%

San Antonio

HR&A Advisors, Inc.

80 000
80,000
60,000

4%

Inventory (Units)

20,000
-

Downtown (CBD)

San Antonio Center City Strategic Framework Plan | 28

Opportunities and Challenges

Recent Market Activity Concentrated along Broadway to South Alamo Corridor
Recent development projects are spread throughout the Center City Study Area. Over the past few years, developers
have built new housing in a few clusters, most notably in the River North / Pearl Brewery area and along South Flores
Street in Southtown. However, the population density in most of Center City remains relatively low. The distance
between new developments and between existing residential areas is too far to create a sense of community and the
critical mass needed to accelerate new growth. Additionally, there has been a lack of targeted infrastructure support
to create a framework for new growth. Coupled with a lack of concentrated growth areas, the low density of the
Center City has limited the ability of new development to create the types of desired urban neighborhoods that are a
goal of this Strategic Framework.

Residential
Military / Institutional
Medical
Commercial
Mixed-use

HR&A Advisors, Inc.
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Opportunities and Challenges

Producing More Quality Housing Requires Public Action
Residential real estate is challenged by high land costs, increased construction costs and a regional
market with more affordable options for renters. To encourage development of residential properties in
Center City, the City of San Antonio has provided incentive packages for new development. These
incentives have helped close the development gap created by increased costs. The following analysis is
based on a review of eight multi-family projects in Center City incentivized by the City in the past two
years The typical incentive package for a market rate development in the neighborhoods around the
years.
Downtown Core averages $15,000 per unit.

Cost of Capital

Because downtown land parcels are not zoned by use,
use all land is affected by the economics of hotel
development. There are many sites in the Core that would make ideal mixed-use (with a residential
component) developments but simply do not make economic sense to be developed as anything but a
hotel.

Cost of Capital

$140k
$10k

developers need to build taller, more dense projects which further drives up project costs. As a result, a
project developed within the Core requires a larger subsidy than those in fringe areas. The incentive
package would need to be closer to $28,000 per unit.

Mid-Rise Steel or Concrete, Core Area
Feasibility Gap (average unit)
$185k
$158k

Four-Story Stick, Center City Non-Core Area
Feasibility Gap (average unit)
$155k

Land prices in the Downtown Core drive development costs higher. Because land costs are higher,

$15k

Gap

$15k

Parking/Public
Improvements

Gap

$29k

Value
Before
Incentives

$156k

Parking/Public
Improvements

Building Costs

Land Costs
Cost per Unit (No Incentives)

$125k

$140k

Value
Before
Incentives

Building Costs
$140k

$20k

Land Costs
Capitalized
p
Value of Net Income
HR&A Analysis

HR&A Advisors, Inc.

Cost per Unit (No Incentives))

$30k
Capitalized
p
Value of Net Income
HR&A Analysis
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Opportunities and Challenges

City of San Antonio has been an Active Partner for Downtown Developers
Center City developments typical require public subsidies to make the project
economically
i ll feasible.
f ibl Area
A
rents,
t th
thoughh hi
higher
h th
than in
i outlying
tl i areas, d
do nott cover
the higher land and construction costs associated with Center City development. Private
market developments can apply for different forms of public subsidies to help close
the
h feasibility
f
b l gap. The
Th Center
C
C
City Development
D l
Office
Off (CCDO) can offer
ff a project
Economic Development Investment Fund (EDIF) grant money as well as Chapter 380 Tax
abatements (typically on an unweighted ten-year schedule). CCDO can also work with
local utilities, San Antonio Water System (SAWS) and CPS Energy, to reduce or remove
impact fees. These incentives are not as-of-right as they require CCDO office staff
review and City Council approval. Because of the uncertainty in the amount or
probability in receiving incentives, investment in a Center City project’s predevelopment is considered by many to be too risky for most developers who do not
have established relationships and successful experiences within the current system.

IIncentives
ti
ffor N
Non-Core
C
Multi-Family
M lti F il D
Developments
l
t
(Sample of 16 Recent CCDO Incentive Packages)
$16,000
$14,000
$12,000

SAWS Impact fee waiver
City fee waiver

$10,000

Chapter 380 / Abatements
EDIF Grant

$8 000
$8,000
$6,000
$4,000
$2,000
$A

B

C

D

E

R
Recently
tl Incentivized
I
ti i d Non-Core
N C
Center
C t City
Cit Residential
R id ti l Projects
P j t

HR&A Advisors, Inc.
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Opportunities and Challenges

Commercial Demand is Weak in the Downtown Core
Commercial (office) real estate continues to suffer in Downtown San Antonio. There are 5.4 million
square feet of commercial office space in Downtown, roughly 19% of the city
city’ss entire stock.
Downtown commercial space has vacancy rates higher than 20% which is nearly double the rate
of the region as a whole. Most of the area’s largest employers have their main operations
g Valero Energy,
gy, USAA,, Tesoro,, and Clear Channel. Additionally,
y,
outside of Downtown including
AT&T’s move of its headquarters to Dallas a few years ago continues to leave a void in the
Downtown market. Frost Bank and HEB remain the only large corporations outside of the
healthcare and legal professions with a sizeable workforce in Downtown.
The stock of office space is also aging into obsolescence, which is further driving business
operations out of the area. Nearly 40% of the Class C office stock in Downtown is functionally
obsolete. Many of the area’s older buildings have seen a rebirth as hotels, such as the Drury Inn
and Suites on North St. Mary’s. The cost of parking is another impediment to commercial growth
in the area. Many employers cite the need for employee parking (and the associated costs) as a
major
j economic
i b
barrier
i tto relocating
l ti tto D
Downtown.
t
The dichotomy between the River Walk and the street level has created a fractured retail
environment The majority of retail offerings along the River Walk in the Downtown Core are
environment.
tourist driven and not identified as first-choices by locals. Street level retail has suffered as a
result of the diversion of customers to the River Walk leaving many Downtown storefronts empty
and sidewalks under used.

The hotel market continues to dominate Downtown real estate. Because of the profitability of the
tourism and convention businesses, hotels have skewed land prices north of $100 per square foot of
land as many prime lots in Downtown. Center City has a total of 13,371 hotel rooms. Of those,
1,000 were brought online in 2008 and 692 were bought online in 2009/10. Occupancy rates in
p several years
y
(with
(
seasonal
downtown have remained steadyy at around 65% over the past
fluctuation) resulting in over three million hotel room nights per year in Center City.

Recent Downtown Hotel Developments
Hotel
Total rooms prior to 2008
G dH
Grand
Hyatt
tt
Embassy Suites
Courtyard by Marriott
TownePlace Suites
Hotel Indigo
Total

rooms
11,679
1 000
1,000
260
220
120
92
13,371

VS.
VS

HR&A Advisors, Inc.
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Importance of Downtown

SA2020 Sets the Framework
Vision
“In 2020, downtown is the heart of San Antonio and is everyone’s neighborhood.”
– SA2020

Focus
“We have dreams for our city. We have a vision. We have the metrics. We know what needs to be
accomplished to make San Antonio a greater community in the next decade. The next months, the next
years are about doing,
doing about accomplishing that,
that about putting action to the ink on the paper.
paper ”
– Mayor Julián Castro

Purpose
“With a population of 1.3 million people, San Antonio has sprawled outward, making transportation
and commute times more challenging than ever before. In the process, many San Antonians venture
downtown only occasionally to bring visiting friends and relatives to attend a particular event.
With a renewed purpose
purpose, downtown can truly become everyone
everyone’ss neighborhood
neighborhood. Projects big and small
are changing the face of the area. The San Antonio River has been expanded and improved to the
o and
a d south.
sou . Bikee sshare
a e programs
p og a s and
a d more
o e walkable
wa ab e streets
s ee s are
a e cchanging
a g g thee look
oo and
a d feel
ee of
o
north
downtown.”
– SA2020

Future
“Better downtown
“B
d
b i
business
and
d job
j b opportunities
i i will
ill be
b created
d only
l if the
h city’s
i ’ urban
b core becomes
b
a
primary gathering point for its residents, in addition to being a haven for tourists.”
– SA2020
HR&A Advisors, Inc.
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Importance of Downtown

Investment in Center City is Critical to San Antonio’s Future
Investing in Downtown is critical to the economy of San Antonio.
Downtown is a primary source of jobs and tax revenue. Downtown San Antonio hosts a greater number of
businesses and jobs than any other similarly sized geographic area in the region. Strategic investment is
necessary
y to protect
p
and expand
p
that base. This investment maximizes the public’s
p
return on investment.
Downtown anchors the $11 billion annual tourism industry. A more vital downtown can increase the value of
tourism to the Cityy by
y producing
p
g more places
p
to see and visit and a more vibrant quality
q
y to neighborhoods,
g
which
can attract new tourist markets and extend the stay of those who visit already. Tourists increasingly seek
authentic, multi-dimensional urban environments, which can be strengthened in Center City.
A mixed use urban core is necessary to enhance industry downtown. Creative industries rely on an innovative
culture that thrives on urban life – San Antonio’s historic building stock and cultural vibrancy can be leveraged to
increase downtown industry through enhancement of this character.
Downtown development makes efficient use of the City’s largest investment in infrastructure, which can
support continued growth at lower marginal costs to the public sector. Downtown is the nexus of many of the
area’s Interstate highways, has several train lines and has comprehensive networks of utilities already in place.
Development on greenfield sites can require costly expansion of water, sewer, roads and utilities. The costs of
growth in new areas are borne by San Antonio and Bexar County taxpayers while the profits from development
b fi those
benefit
h
who
h invest
i
in
i the
h ffringe
i
area d
development.
l
A ffocus on d
development
l
iin the
h core where
h
infrastructure
i f
is already in place will benefit both the taxpayer and the investor.
SSan Antonio’s
A t i ’ commitment
it
t to
t the
th arts
t happens
h
in
i the
th Center
C t City.
Cit FFrom th
the TTobin
bi Center,
C t th
the SSan Antonio
A t i
Museum of Art, and the Southwest School of Art, to the popular galleries and commercial arts community in
Southtown, this essential element of civic life is most vital and has the most potential in the Center City and should
be further embraced.
embraced
Vibrant urban neighborhoods with abundant housing alternatives are essential to maintain the City’s long
term competitive position.
position The future of the downtown depends upon the future of downtown housing
housing. Urban
housing density makes downtown retail viable, enriching the character of downtown for tourists and office
workers who drive economic growth. The Center City’s position as a center of commerce, tourism, and the arts will
be solidified with the addition of a vibrant critical mass of residential development.
development

HR&A Advisors, Inc.
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Importance of Downtown

Downtown Strengths

Annual destination events

Important historic sites
Great restaurants and nightlife

U i
Unique
character
h

Local hospitality and charm
Robust convention economy

Cultural institutions
HR&A Advisors, Inc.

Historic building stock
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Housing First Strategy

Recommendation: Catalyze Growth Through Housing Investment
Focus resources on small pockets of growth opportunities with an emphasis on increasing housing. Public funding plus civic energy can best catalyze growth when focused on specific goals in
specific
p
areas. The g
goal is to create market conditions in which residential is viable without p
public funding.
g But first catalysts
y must encourage
g the first-movers to show that Center Cityy can compete
p
with
outlying areas both from a housing economics and a desirability of address perspective.
San Antonio has lagged behind a competitive set of other cities’ central business district population growth. While San Antonio’s population has grown from 976,000 to 1,300,000 over the past twenty years (an
i
increase
off 33% or 1
1.5%
5% annuall growth
th rate),
t ) th
the downtown
d
t
population
l ti has
h remained
i d stagnant,
t
t growing
i by
b 255 residents
id t in
i the
th Downtown
D
t
C
Core. An
A increase
i
in
i hhousing
i stock
t k will
ill provide
id th
the population
l ti
density that is the most critical ingredient in creating a lively, engaging neighborhood.

Central Business District Population Growth, 1990 - 2010

Central Business District Population per Square Mile
17,846
,
16,685
66

119%
94%
75%

74%

66%

65%

59%

52%

44%

43%

41%

39%

35%

7,305 6,999
6,320

30%
2%

5,513

4,718

3,848 3,086
3,005 2,647 2,505 2,237
2,197 2,078 1,917 1,471
977

Source: US Census Dept, ESRI, HR&A Advisors

Los Angeles

HR&A Advisors, Inc.

Portland

Source: US Census Dept, ESRI, HR&A Advisors

Austin

Denver

Seattle
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Housing First Strategy

Recommendation: Catalyze Growth Through Housing Investment
An increase in housing will draw the population that will create sufficient levels of density to
support a thriving neighborhood.
neighborhood In addition to having lower density than a competitive set of
other US downtowns, San Antonio’s CBD has a density that is lower than other parts of San
Antonio. In fact, Downtown’s density per square mile is roughly half that of nearby suburban
Alamo Heights (1,471 vs. 3,946 residents per square mile). A 100% increase in Center City
housing would increase density to roughly 6,300 residents per square mile, a level similar to
Downtown Houston. At that density, the area will begin to reflect the benefits of vibrant urban
living.
v g.

7 000
7,000

Population Density per Square Mile

6,000

5,000

4,000

3,000

2,000

1,000

-

Source: US Census Dept, ESRI, HR&A Advisors
Toronto Skyline

HR&A Advisors, Inc.
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Housing First Strategy

Recommendation: 7,500 Housing Units by 2020
Increase housing supply in Center City and exceed SA2020’s goals. SA2020
recommends that the Cityy increase available housing
g in Downtown byy 5,000
,
units. Based on
SA2020’s vision and goals, the Strategic Plan recommends that a target of 7,500 housing units
should be supported through economic development efforts through 2020. A “stretch,” but
achievable,, g
goal based on economic recovery
y and significant
g
investment byy the Cityy of San
Antonio in the downtown could be 10,000 housing units.

Housing Units by 2020

+13 000
+13,000

Residential growth will have positive impacts on Center City and serve as a catalyst for other
f
forms
off growth.
th Residential
R id ti l growth
th is
i the
th key
k to
t unlocking
l ki the
th positive
iti benefits
b fit sought
ht for
f th
the
City, including downtown amenities, redevelopment of existing building stock, and the presence of
more vibrant neighborhood life on the streets and in the public realm of the City.
Providing a mix of housing typologies at a range of price points,
points including student housing
housing, will
allow for a growth in permanent population that is key to area revitalization. Residents – more
so than workers and tourists – are the vital human ingredient in defining a neighborhood’s lasting
character Furthermore,
character.
Furthermore establishing a permanent population base will prove to retailers and
employers that Center City can and should be a viable location to operate.

+10 000
+10,000
+7 500
+7,500
+5,000
,

Total Do
owntown Un
nits

1400

14,000

1200

12 000
12,000

1000

10,000

800

8,000

600

6,000

400

4,000

200

2,000

0

Annua
al New Down
ntown Units

16,000

14,500

7,000

-200

T t l Units
Total
U it

N U
New
Units
it

Source: US Census Dept, ESRI, San Antonio CCDO, HR&A Advisors

HR&A Advisors, Inc.

17,000

12 000
12,000

7,500 new units is achievable if Center City captures half the
volume of 2011 pipeline units in future years

0

20,000

Source: US Census Dept, ESRI, San Antonio CCDO, HR&A Advisors
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Housing First Strategy

Recommendation: 7,500 Housing Units by 2020
Results from Increased Population

Aggregate Income and Spending
P
Potential
i l (Current
(C
vs. PProposed)
d)

Projected Demographics

An increased residential supply will attract an active and engaged population. Increasing the supply
of housing units from 7,000 to 14,500 will have a transformative impact on the Center City
population. Based on analysis of urban growth trends in other markets and nascent area growth
in San Antonio’s Center City, HR&A anticipates that 7,500 new units will generate an additional
13,000 residents. This will increase Center City’s residential population to more than 30,000.
A Center
C
City
Ci with
i h 30,000
30 000 residents
id
will
ill have
h
more than
h double
d bl the
h current disposable
di
bl income
i
in
i
the Center City and enhance the opportunities for resident-serving retail. This group would
include approximately 11,000 married people (more than 5,000 families) and nearly 20,000
singles.
i l
Th
The population
l ti off residents
id t in
i th
the age b
bracket
k t off 25 tto 44 year olds,
ld a key
k demographic
d
hi
for attracting retailers and employers, would increase to 11,000.

Married Versus Single

2010
Aggregate
Income: $210M

35%

Disposable
Income:
$80M

65%
Married
Single

Expand to 30,000+ Residents by 2020 – Almost 5,000 Families

2020

31,000
TTarget:t
13,000

Current:
7 000
7,000
Households

30%
23%

Current:
18,000
35%

Population
Source: US Census Dept, ESRI,, HR&A Advisors

HR&A Advisors, Inc.

Aggregate
Income: $570M

12%

14 500
14,500
Target:
7 500
7,500

Age Distribution

0-24
25-44
45-64
64+

Source: US Census Dept, ESRI, HR&A Advisors

Disposable
Income:
$200M

Source: US Census Dept, ESRI, HR&A Advisors
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Place-Based Strategy

Center City’s Geographic Size Requires Concentrated Focus
Center City is significantly larger than similar urban zones in competitive cities. The vast size of
Center Cityy creates the need to focus the recommendations of this Plan on smaller defined areas that are
primed for catalytic growth.

Downtown Austin Grid with San Antonio Study Area Border Overlay

For comparison, an overlay of the Study Area boundary onto Downtown Austin encapsulates an area that
extends far beyond the core Downtown area to include many diverse and distinctly different
neighborhoods. A similarly sized study area in Austin would stretch from south of Lady Bird Lake north to
the University of Texas, and from MOPAC east past Interstate 35. This area includes multiple residential
areas of various density,
density housing typologies and offerings,
offerings and character; the state capital government
district; the City’s commercial core; and the campus of one of the largest public universities in the nation.
Clearly, this area in Austin is too large to apply a blanket strategy for even growth in all areas. The
same is true is San Antonio. The Study Area in San Antonio includes a commercial core, an area of city
and county government, and an array of various residential neighborhoods, each with their own
character, housing typologies and unique physical conditions.

Austin – Southern skyline view

Austin – Guadalupe Street

HR&A Advisors, Inc.

Austin – Sixth Street
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Place-Based Strategy

Recommendation: Adopt Areas of Concentration with a Focus on Residential Growth
Target key areas primed for new growth for initial implementation. The project team recommends a focus on selected concentrated areas for catalyzing new growth. Residential development will
lead the way for other forms of growth and should be incentivized but this growth in housing will need to be supported by other physical improvements
improvements. Investment in key streets and open space systems will
set a physical framework for growth. Because of Center City’s vast size, it is critical to focus attention and resources on concentrated areas with the greatest potential for growth. A blanket agenda that
applies to all Center City areas equally will be too diluted and ineffective in spurring growth. However, by focusing on specific areas, small nodes of neighborhood growth will form and communities will
sprout. These exemplar nodes will prove that downtown residential is not only viable but also desirable. Further development will cause these areas to expand and serve as the backbone for further growth.
Retail, commercial and entertainment activities will follow the lead of residential and will help congeal the identity of robust neighborhoods. This initial growth can then catalyze subsequent rounds of infill
growth in the areas in between the initially incentivized zones. In many ways, the Plan recognizes that this has already begun in several parts of Center City, for example the River North – Midtown
Brackenridge
g section of Center City,
y, and we seek to expand
p
on this nascent growth.
g

Urban Growth Evolution Diagram

A. Areas of concentration
are identified and
developed
developed.

HR&A Advisors, Inc.

B. Physical improvements are
made and clusters of growth
begin to expand.
expand

C. Clusters solidify and further
improvements are made to
connect areas of growth.
growth

D. New infill growth connects the
expanding nodes of growth forming a
cohesive Center City neighborhood.
neighborhood
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Place-Based Strategy

Recommendation: Take an Integrated, Coordinated Approach
RECOMMENDATION: In support of a place based strategy, Centro and its public-sector partners should work together to identify and implement the best management and
funding strategies that will rapidly and successfully catalyze growth,
growth starting in identified nodes and expanding to the entire Center City.
City Implementing the place-based
place based strategy
strateg
requires coordination of resources and a unified implementation system, including public investment, a housing development strategy, management of Downtown’s spaces and projects, and regulation. By
bringing to bear all of the tools at the City’s and Centro’s disposal, the City and Centro can maximize the impact of investment. Failing to concentrate resources limits the impact of investment and the
potential to create the critical mass that is so vital to transformative urban change.
change Focusing resources in a limited set of geographic areas is the most effective way to improve the quality of neighborhoods
and reduce the amount of subsidy needed to support development over time.

Urban Growth Implementation

Investment
•
•

Area-focused infrastructure
C i
Consistent,
llong term ffunding
di

Predictable and consistent housing incentive system
Management
•
•

Clear set of roles and missions for the City and Centro
Staff capacity
p y

Planning and Regulation
•
•

HR&A Advisors, Inc.

Area master plans
Form-based regulation
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Case Studies of Successful Downtown Growth and Revitalization

A Proven Example: The River Walk as an Economic Development Driver
San Antonio has proven successful in adopting a place-based approach in the past.
A range of cities across the United States have responded to the challenge of focusing economic development in their
downtowns by adopting a concentrated, place-based strategy that coordinates resources around achieving development in
key targeted areas. A successful example of this approach to date can be found in San Antonio’s own downtown today:
the concentrated efforts to develop and leverage the River Walk in the Downtown from the 1940s to the present day
provides valuable lessons for implementation of a place-based approach. It involved:
 Concentrating infrastructure spending on a key amenity recognized as a driver for future development;
 Supporting
S
ti d
development
l
t off one or more targeted
t
t d product
d t types
t
– in
i thi
this case, hhotel
t l rooms, ffood
d and
d beverage
b
amenities, and convention space; and
 Organizing governmental functions to support private sector investment in development of the targeted product
in areas adjacent to the new infrastructure,
infrastructure including through regulation of development
development, capital investment
investment, and
maintenance of the public realm and other key assets.
The growth of Downtown San Antonio over the past several decades is due in large part to the City’s and Bexar County’s
ability
bili to leverage
l
the
h tourism,
i convention,
i and
d hhospitality
i li iindustry
d
to grow the
h regional
i l economy. The
Th downtown
d
neighborhood has been the heart of this growth with several billion dollars of investment located in and around the River
Walk, historic Alamo, and the Convention Center.
Originally created as a flood control mechanism following a 1921 flood that killed 50 citizens in Downtown, the San Antonio River Walk has grown to be a major engine for economic development for
Downtown and the entire region. Transformative support for river redevelopment came in 1938 with the “San Antonio River Beautification Project” and WPA funding in 1939 which resulted in 17,000 feet of
walkways, 20 street and pedestrian bridges, and extensive landscaping.
Commercial investment along and near the River Walk increased in the 1950s and 1960s. In 1962, El Tropicano hotel was the first hotel built in Downtown with direct access to the river. In 1964 the city
approved a half million dollar bond issuance for river maintenance, establishing a precedent for continued public investment in supporting growth around the River Walk. 1968 saw the largest investment in
Downtown since the creation of the River Walk with the development of HemisFair Park,
Park a New Convention Center and an extension of the River to the park
park. Private investment followed
followed, first in the form of
the Hilton Palacio del Rio and subsequently in the development of several more large hotels and a network of retail establishments at river level.
Area investment continued through into the 1980s. In 1980, the Alamo and River Walk were connected through a River extension and park that traveled through a new Hyatt Regency Hotel. The River Center
Mall opened in 1988. In 2001 the Convention Center was expanded to 1.3 million square feet. By 2009 there were 13,000 hotel rooms in Downtown including the 1,003-room Hyatt built in 2008 at the
Convention Center. Today’s tourism, hospitality and convention industry provides $11 billion to the city’s economy. The city sees 11 million visitors and downtown hotels host over 3.5 million guests a year.
The hospitality industry employs 106,000 workers citywide.
In recent years the City and Bexar County worked to expand the success of Downtown in further extension zones of the River. In 2009 the $72 million Museum Reach project connected Downtown with recent
developments along the River near the San Antonio Art Museum. In 2011 the first 1.25 miles of the Mission Reach portion of river redevelopment opened. When finished, the seven miles of Mission Reach
y historic missions to Downtown. Just as the original
g
section of the River Walk was a catalyst
y for the development
p
of the Downtown tourism district,, these new stretches will serve as
will connect all of the City’s
the backbone for new private investment in residential and commercial development north and south of Downtown.

HR&A Advisors, Inc.
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Case Studies of Successful Downtown Growth and Revitalization

A Proven Example: The River Walk as an Economic Development Driver
Elements of a Successful Strategy

The City can now apply the lessons learned in the growth of the tourism industry on a focused
strategy ffor residential
id i l growthh in
i the
h City’s
Ci ’ core. Because
B
off the
h success off the
h tourism
industry, land prices in key areas downtown have become prohibitively high to all uses
except high-margin hospitality. Thus downtown has experienced an imbalance of uses:
h t l and
hotels
d visitor-centric
i it
t i retail
t il are now th
the d
dominant
i t businesses,
b i
nott only
l in
i th
the iimmediate
di t
core of downtown, but also along many of the area’s major corridors. Creating a
framework that allows other sectors of real estate to prosper, especially residential, will
re center the balance of residents to visitors and local serving businesses to visitorre-center
visitor
catering hospitality. A healthy, thriving Center City will be the result.

GEOGRAPHY
Tourism Impacts

PRODUCT

INVESTMENTS

Tourism, Entertainment and Convention Industry Timeline

26 million visitors to San Antonio
510,000 convention center room nights
h it lit iindustry
d t economic
i iimpactt
$11 billion hospitality

106,300 hospitality industry employment
HR&A Advisors, Inc.
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Case Studies of Successful Downtown Growth and Revitalization

Centre City San Diego
Due to an overall lack of investment in Downtown and the national shift in population from
urban cores to suburban fringe areas,
areas Downtown San Diego
Diego’ss population flat-lined in the
1970s and 80s even as the city’s population doubled from 1960 to 1990 (570,000 to
1,110,000). By the 1970s, Downtown was most noted for its seedy character and stretches
off scandalous
d l
adult
d l retailers.
il
RRealizing
li i D
Downtown was the
h emblematic
bl
i neighborhood
i hb h d ffor
the entire City, in 1975 City leaders established Centre City Development Corporation
(CCDC), a public-private partnership charged with oversight of 325 acres in four major
downtown districts: Horton Plaza, the Gaslamp District, Columbia, and Marina. Since its
creation, CCDC has leveraged $1.5 billion in public investments into $12.8 billion in
p
Downtown. Population
p
has grown
g
67% in the past
p two decades to nearlyy
development
33,000 residents.

Gaslamp Quarter: Investment in a
Historic Fabric

San Diego – Little Italy
Italy, new residential development

Downtown San Diego in 2010
•
•
•
•
•
•

$1.5 billion public investment over 35 years as catalyst for $12.8 billion in development
2010 population: 32,800 (67% increase from 1990)
4,718 residents per square mile
46% in 20-44 age bracket
34% of residents have a 4-year college degree
75 000 workers (26
75,000
(26,000
000 jobs credited to new investments in Downtown)
Downtown).

CCDC has led investment in many large-scale public interventions including:
 Downtown Affordable Housing: CCDC has managed the addition of 3,500 units of
affordable housing in Downtown San Diego since 1975, with another 450 units in the
pipeline;
 Convention Center: 24th largest in North America, constructed in 1983 and expanded
in 2001, doubling its space. CCDC oversaw the initial construction and in 2011,
completed
l t d the
th Harbor
H b Drive
D i pedestrian
d t i bridge
b id to
t connectt the
th convention
ti center
t to
t
Petco Park and other Downtown attractions; and
 PetCo Park: $450 million Padres stadium in Downtown, which generates $10 million
per year in direct value to the city.

Following decades of urban decay, in 1976
the City adopted the Gaslamp Quarter
Urban Design and Development Manual,
aimed at preserving buildings in the area,
and the redevelopment of Gaslamp Quarter
as a national historic district. In 1982,
Gaslamp Quarter became the major focus of
y downtown redevelopment
p
effort.
the City’s
The City used multiple forms of incentives to
drive private investment in building
renovations. This led to a revamping of the
area’s stock of buildings and a shift to a
more acceptable tenant base.
Today, the Gaslamp is the heart of
Downtown's vibrant entertainment and dining
industry and includes 16 city blocks of 19th
century restored cast-iron and Victorian-era
hi t i buildings.
historic
b ildi

San Diego – PetCo Park

San Diego –Gaslamp Quarter, Fifth Avenue Retail
San Diego – Downtown, new residential development

HR&A Advisors, Inc.

San Antonio Center City Strategic Framework Plan | 47

Case Studies of Successful Downtown Growth and Revitalization

Downtown Cincinnati
Like many other post-industrial, rustbelt cities, Cincinnati faced many challenges over the past
several decades including population loss, economic decline and a worsening brand
perception. To counter these trends, the City with major private support established
Cincinnati Center City Development Corporation (3CDC) to encourage new development in
some of center cities most struggling
gg g neighborhoods.
g
Over the past
p seven years,
y
, 3CDC has
invested $319 million into key Downtown neighborhoods and projects.
3CDC used a p
place-based approach
pp
to spur
p new investment in Downtown. Realizing
g that a
uniform blanket approach revitalizing all of Downtown would be too diluted to be effective,
3CDC focused its funds and efforts on areas that could show visible progress. 3CDC focused
on two key areas for initial redevelopment plans. The first, Over-the-Rhine, was one of the
City's most crime-ridden neighborhoods. The physical stock of historic structures, though
deteriorated, remained intact. In fact, decades of lack of investment in the neighborhood
actually led to little razing of structures and thus inadvertently saved one of the nation’s
largest collections of human-scaled, historic architecture that was ripe for preservation and
revitalization. By incentivizing private investment into Over-the-Rhine’s many blocks of
historic structures, the city was able to transform the neighborhood into a vibrant, diverse
community with a focus on new small scale cultural and arts amenities. To encourage
investment, 3CDC created the Cincinnati New Markets Fund (CNMF) and the Cincinnati Equity
Fund (CEF), in response to the a lack of availability of capital from traditional lending
i i i
institutions
iin iits C
Center Ci
City neighborhoods.
i hb h d Both
B h funds
f d offer
ff similar
i il products:
d
M
Mezzanine
i and
d
construction loans at below market interest rates (2-4%) for projects that otherwise would not
be built in three targeted Center City Census Tracts in and around Downtown. They are
f d d through
funded
th
h a $200 million
illi revolving
l i loan
l
from
f
local
l l corporations.
ti

Cincinnati – Fountain Square

Cincinnati – Over-The-Rhine

Recognizing the importance of an iconic gathering space that could be to the City “what a
hearth is to a home,
home ” 3CDC put a major revitalization effort into Fountain Square.
Square The
Square is now a popular gathering space for public events, free movies, ice skating, and
informal gatherings for local workers and residents. The plaza sits on top of a parking
garage whose revenue stream funds the plaza’s
plaza s maintenance and operations
operations.
Much of 3CDC’s success is due to its private support from Cincinnati's largest corporations
including Proctor and Gamble
Gamble, and its “Think
Think big but go small”
small place
place-based
based strategy.
strategy
Cincinnati – Over-The-Rhine, historic revitalization

HR&A Advisors, Inc.

Cincinnati – Fountain Square
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Case Studies of Successful Downtown Growth and Revitalization

Downtown Chattanooga
The City of Chattanooga has taken a multi-pronged approach to revitalizing its downtown,
investing in open space,
space housing,
housing cultural facilities and next-generation industries.
industries Over the
past decade, the City has invested $124 million in Downtown with an additional $141
million coming from County, State and federal sources. This public investment has lead to
$2 25 billion
$2.25
billi in
i private
i
investment
i
including
i l di $285 million
illi in
i downtown
d
housing
h i (1,014
(1 014 new
units constructed or planned from 2005-2010) and $144 million in downtown hotels. The
city was once an industrial hub for the Southeast and has seen recent new industrial
investments including a $1 billion new Volkswagen plant that has created 2,000 new jobs.

Downtown Chattanooga 1990
1990-2010
2010
Chattanooga – Tennessee River

•
•
•
•
•

$2.5 billion in total investment over the past 10 years
Population increased by 20% to 6,500 residents
Daytime population of 50,000 makes it SE Tennessee’s largest employment hub
1,014 new housing units built or planned since 2005
$72 million new riverfront park

River City Company, the public-private entity established 25 years ago to promote
economic development in Downtown Chattanooga, has made a concerted effort to invest in
its cultural and entertainment amenities. The City’s largest investment is the recently
completed $72 million Riverfront Park. This new park provides pedestrian access to the
waterfront and connects Downtown directly with the Tennessee aquarium, the Hunter
Museum of Art, and the AT&T minor league stadium.

Chattanooga – New downtown residential development

Chattanooga – Riverfront Park

HR&A Advisors, Inc.

Chattanooga – Riverfront Park
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Case Studies of Successful Downtown Growth and Revitalization

Downtown St. Louis
St. Louis has transformed its Downtown in the past decade. A concerted effort in area revitalization, neighborhood growth, and building rehabilitation has led to $4.5 billion in private investment in the past
d d in
decade
i Downtown
D
t
St
St. LLouis.
i St
Starting
ti with
ith the
th D
Downtown
t
D l
Development
tA
Action
ti Plan
Pl off 1999 (Downtown
(D
t
Now!),
N !) the
th Mid-West
Mid W t city
it established
t bli h d a framework
f
k for
f revitalizing
it li i the
th City’s
Cit ’ core. Central
C t l in
i itits
initiatives was fostering the redevelopment of formerly empty office and industrial buildings into new residential products for a new demographic of Downtown residents. While the city’s population overall
dropped by 10% over the past decade, Downtown saw an increase of 60%. Investments in commercial and retail development has followed this residential growth over the past decade.

Downtown St. Louis Development 1999-2010

Downtown St. Louis Demographics

• $4.5 billion total investment
• Residential - $1.4 billion
• Sports, Art & Entertainment - $915.1 million
• Hotel
H t l - $633.9
$633 9 million
illi
• Institutional - $503.8 million
• Office - $540.7 million
• 100 historic buildings
g rehabilitated
• 5,000 new residents

In addition to focusing on residential and commercial growth Downtown,
St. Louis is spending $600 million+ on the grounds of the Jefferson
National Expansion Memorial Arch. Investments like this symbolize a city’s
recognition of the need for continued support of iconic inspirational
projects that symbolize the city's strength and longevity.

Average Household Income, 2010
more than $200,000
$
$150,001 - $200,000
$100,001 - $150,000
$75 001 - $100,000
$75,001
$100 000
$50,001 - $75,000
$35,001 - $50,000
$25,001 - $35,000
$25,000 or less

5.5%
6.1%
5.9%
12 4%
12.4%
23.0%
15.1%
22.8%
7.9%

St. Louis – Citygarden at Gateway Mall

Education obtainment beyond high school
3%
14%
31%

High school graduate
Some college
College graduate

12%

40%

Some p
post graduate
g
work
Post graduate degree

Source: Downtown St. Louis Improvement District, 2011 Downtown Residential Survey
St. Louis – Rendering of Jefferson National Expansion Memorial Arch

HR&A Advisors, Inc.

St. Louis – Residential Conversions on Washington Avenue
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Where to Grow
Target Growth Areas
Key Corridors to Support Growth
Detailed Recommendations by Target Area and Corridor
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Target Growth Areas

Recommendation: Focus on Primary Growth Areas along the Broadway/Alamo Corridor
Concentrate implementation on four areas that offer the best opportunity for initial growth.
The project team has identified four areas that should be the focus of initial plan implementation based on the
areas’ ample development potential and the overall impact that an improvement to these areas will have on
Center City as a whole.

Area 1 | Downtown Core
This is the area within Center City which is roughly defined as the area from Flores Street to
Interstate 37 and from Martin Street south to Cesar Chavez Boulevard (formerly Durango
Boulevard). This area includes the core hospitality area along the River Walk as well as the
commercial hub just north of Houston Street. The area has the potential for development on many
underutilized parking lots as well as the potential for the conversion of underutilized commercial
structures into new uses.

A
Area
2 | River
Ri
N th – Midtown
North
Midt
B k id
Brackenridge
This is the area identified in the 2009 River North District Master Plan. It includes land on both
sides of the San Antonio River from roughly Martin Street north to Josephine Street. The recent
d l
developments
in
i and
d around
d PPearll BBrewery are iincluded
l d d iin this
hi area. BBroadway
d
and
d the
h
proposed light rail system are also included in this area.

Area 3 | Cesar Chavez and HemisFair Corridor
Capturing the momentum started with HemisFair Park Redevelopment Corporation's (HPARC)
efforts to redevelop HemisFair Park into a mixed-use urban neighborhood and destination park,
will enable the entire Cesar Chavez and HemisFair Corridor to serve as a developed connector
between the established neighborhoods to the south and the underutilized city blocks to the north.
This area extends from Flores Street in the west east along Chavez Boulevard to HemisFair Park in
the east,
east potentially incorporating the Robert Thompson Transit Center and Alamodome Parking
lots east of Interstate 37.

Area 4 | Near River South
A wide band of formerly industrial space along the San Antonio River south of the King Williams
and Lavaca neighborhoods and west to South Flores street sits primed for new development.
Nearly
N
y 60 acres of land is owned by
y onlyy three landlords at the former Lone Star Brewery,
y, The
CPS power plant and the Big Tex site.

HR&A Advisors, Inc.
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Target Growth Areas

Recommendation: Support Long-Term Areas for Future Growth
Four additional areas in Center City have been identified as areas of concentration, albeit with
less short-term
short term economic development potential.
potential These
Th
areas have
h
plans
l
drafted
d ft d to
t encourage specific
ifi
development and/or have an established neighborhood character that Centro and its public-sector partners can
leverage to encourage new growth.
In comparison to the primary areas, current market growth momentum for mixed-use properties is not as strong
in these secondary areas. They are thus more likely to be areas of longer-term growth or more sectorconcentrated growth that will be influenced by the momentum in adjacent areas. Centro and its public-sector
partners should work with all public and private partners in these areas to support long-term master planning
and other efforts to encourage new growth and support the established character of each area.

Area 1 | Medical District
Four hospitals are located in a one-mile stretch on the northwest side of Center City: Christus Santa Rosa,
Baptist Medical Center, Methodist Hospital, and University Health Center. This area straddles Interstate
35 and is northwest of the CBD. With two of the hospitals facing city parks, the district should mature as
a unique medical district. Redevelopment of the land between and around these hospitals, including Fox
Tech High School, will strengthen the area’s medical industry, creating a symbiosis of uses.

Area 2 | Civic Core
The area from Main Plaza to the new Public Safety Headquarters has the potential to become a hub of
civic activity. Current plans indicate a relocation of a federal courthouse to the area. There is already a
strong City and County presence in and around Main Plaza.
Plaza A further concentration of civic uses in this
area will lead to an increase in economic activity through the development of supportive commercial and
retail space.

A
Area
3 | Near
N
E t Side
East
Sid
The Near East Side, east of Interstate 37 from Chavez Boulevard north to Hays Street is an interesting
mix of entertainment, light industrial, adapted historic structures, and an established single-family home
residential area centered around
aro nd Dignowity
Dignowit Park.
Park The area closest to the highwa
highway is mostl
mostly industrial
ind strial or
formerly industrial, with several active train lines running parallel to the highway.

Area 4 | Near West Side
There are plans for a multimodal transit hub on the Near West Side at Houston and Medina Streets.
UTSA also has a large campus nearby on Frio Street. Capturing the potential of these two facilities could
spur growth in the area along Houston, Commerce and Frio Streets just west of Interstate 35.

HR&A Advisors, Inc.
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Key Corridors to Support Growth

Recommendation: Improve North-South and East-West Connections
Connect the four primary areas of concentration to support area growth and increase
mobility between nodes of growth. The city should invest in critical north
north-south
south and east
east-west
west corridors
to support future growth of the overall Center City area. The organizing framework for the Center City
focuses on priority street and amenity corridors. The north-south connectors will serve as spines along which
each area of concentration can grow and will also provide a clear system of connections between areas of
growth. The east-west corridors will provide lateral connections between the north-south spines, completing a
growth-supporting grid. The physical form of the corridors will vary. Some are existing roadways that should
be enhanced to support
pp multiple
p forms of transportation
p
activity:
y Pedestrian,, cycling,
y g, automobile,, bus,, and a
new streetcar system. Some corridors should be repurposed existing facilities and geographic elements such
as a rails-to-trails network of greenways and a physical enhancement of San Pedro Creek. Other corridors
like the River North stretch of the San Antonio River have already been completed and are primed to support
new development, but require better connections to their surroundings.

Broadway (North of Downtown)

HR&A Advisors, Inc.

San Antonio River (South of Downtown)
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Detailed Recommendations by Target Area

Downtown Core
Vision: An active destination for locals and visitors with
layered urban fabric
RECOMMENDATION: Centro and its public-sector partners should capitalize on existing assets in the Core.
Downtown San Antonio can become an authentic, vibrant community of residents, workers, and visitors if a series
physical
y
interventions is made to support
pp more robust local growth.
g
The neighborhood
g
has manyy current assets
of p
including defining geographic elements, historic architecture stock and a thriving tourism industry. The following
measures will ensure the level of growth that is needed to meet the goals of this Strategic Plan.

Parisian Streetscape

Fountain Squarer – Cincinnati, Ohio

HR&A Advisors, Inc.

National Harbor – Prince George’s County, Maryland
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Detailed Recommendations by Target Area

Downtown Core: Key Actions
• S
Support redevelopment
d l
t off historic
hi t i building
b ildi stock
t k and
d surface
f
parking
ki
lots for housing
g and local-serving
v g commercial uses.
• Create pedestrian-oriented
pedestrian oriented retail and cultural corridors.
corridors
• Connect
C
Ri
River
Walk
W lk to
t streets
t t with
ith gateways.
t
• Create a complete streets grid with pedestrian-oriented streets.
• Invest in fixed rail and streetcar: North-south and east-west.
• Manage and enhance open space to fulfill mission.
• Create shared p
parking
g solutions to support
pp growth.
g

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Downtown Core: Strengths
1 • Large tracts of underdeveloped land provide ample development
opportunity and the ability to create the critical mass required for urban
neighborhood
i hb h d success.

2 • The intimate scale and urban oasis environment created by the River Walk
are amenities unique to San Antonio and a national attraction.

3 • Success of the visitor industry: San Antonio attracts 26 million visitors a
year who support an $11 billion tourism, convention, and hospitality industry.
G
t office,
ffi medical,
di l and
d visitor
i it industry
i d t employment
l
t centers
t form
f
4 • Government,
the backbone of the downtown economy.

5 • Cultural anchors and venues: The city has a host of cultural venues in and
around Downtown. Creating shared programming and attracting a diversity
of visitors will not only support each individual operation but also create a
more robust cultural and entertainment industry in Downtown.

6 • Good east-west connections provide access to residential neighborhoods.
7 • San Pedro Creek provides the opportunity for a future natural amenity that
could be the “back
back yard
yard” for new development.
development

8 • Downtown is the center of the Cultural Corridor that stretches from the
museum cluster near Breckenridge Park south to the Mission Reach.

9 • Quality existing building stock: The area has a large variety of historic and

9

existing structures that could be used to support future growth. While many
commercial spaces are unsuitable for their originally intended purpose, a
conversion to residential could preserve many buildings and breath new life
into downtown.

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Downtown Core: Challenges
1 • No perceptible street hierarchy promoting investment. Major investment
2 •
3 •
4 •

5 •

6 •
7 •
8 •
9 •
10 •
11 •
12 •

follows the River but there has been little secondary investment at the
street-level.
street
level.
The success of the River Walk has transformed major downtown streets into
service streets providing garbage, delivery, parking garage entrances, and
hotel
o e drop-offs
d op o s that
a eliminate
e
a e street-level
s ee eve pedes
pedestrian-oriented
a o e ed ground
g ou d floors.
oo s
The River Walk is not connected to the street level in ways that maintain
orientation and offer clear understanding of location.
Streets are not designed
g
to promote
p
infill development:
p
Streets do not offer
the pedestrian access required for new development. City blocks are often
irregularly shaped and/or too small to support new development at an
economically feasible scale.
While many blocks of downtown are surface parking lots, there is a
perception that parking is an issue. Instead of efficient garages near areas
of high density, San Antonio has many surface lots in fringe areas away form
where parking is most needed.
One-way paired streets and the configuration of blocks between Commerce
and Market create a disconnect in the south part of the core from the
north part.
Very few blocks have in-tact pedestrian-focused ground floors.
Travis and Milam Park do not have adequate programming.
Houston-Third intersection routes traffic
ff to Martin
M
east off the core and
Houston is interrupted by tracks on the West Side making it a disconnected
fragment.
Th north-south
The
h
h pair,
i North
N h St.
S M
Mary’s
’ and
dN
Navarro, intersects
i
in
i a 90 degree
d
intersection that is disorienting.
Inconsistent design standards and entitlements throughout lead to a lack
of identit
identity and poor pedestrian en
environments.
ironments
Northbound traffic is not effectively connected back to Broadway.

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Downtown Core: Concept Plan
Planning & Public Realm
• Create urban design standards that coordinate with street design standards and
mass transit routes, establishing a clear hierarchy between pedestrian-oriented
streets and user-friendly
user friendly service-oriented
service oriented streets.
streets
Programming
• Create nationally distinctive programming for Alamo Plaza, Plaza de Armas,
Travis Park,
Park and Milam Park
• Investment in an environment that ties street level development to the River at
major street-river intersections and which accommodates mass transit.

1
2
3
4
5
6
7
8

Transportation
• Implement the fixed-rail streetcar system that received County, City, and VIA
funding.
• Improve way finding at Houston – Third St. and North St. Mary’s – Navarro.
Public Realm
• Create a new investment environment that ties street level development to the
River at major street-river intersections and accommodates mass transit.
• Reinforce
R i f
B d
Broadway
– South
S th Alamo
Al
and
d Commerce
C
Street
St t as the
th major
j north-south
th
th
and east-west streets improving orientation and reinforcing infill investment.
• Use the investment in the Tobin Center, Briscoe Museum, Houston St. and existing
local retail businesses along
g Commerce and Broadwayy to catalyze
y a street level
retail-entertainment zone along Houston, Presa-Jefferson, and Commerce Streets.
• Create a memorable River – La Villita intersection connecting La Villita, HemisFair,
and a retail oriented Presa Street to the River.
• Create a major urban place that ties together the River with two principal
corridors at the intersection of the River, Market, Alamo, and Commerce.
• Create an intersection to direct north bound traffic from Alamo St. to Broadway.
Parking
• Introduce on-street parking on pedestrian-oriented and complete streets.
Streets with street level design criteria
Streets designed
g
to form primary
p
y urban street grid
g

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

River North – Midtown Brackenridge
Vision: A highly amenitized residential environment with regional
food & beverage and cultural attractions
RECOMMENDATION: Capitalize on area momentum through further investment in the physical conditions around underdeveloped
portions of River North – Midtown Brackenridge, including the stretch of Broadway north of Downtown, and the area around Maverick
Park River North – Midtown Brackenridge has seen impressive levels of local investment,
Park.
investment which has created the foundation for making
the neighborhood one of the region’s most lively and desirable locations to live and work. Leveraging the County and City’s
investment in extending the River Walk north to Pearl Brewery has led to private investment in residential, commercial and retail
development along the River
River’ss banks. Major development has also taken place at Fort Sam Houston. River North can act as the arm
that reaches out towards this new investment and ties it to the Downtown economy. Centro and its public-sector partners should also
leverage the draw of cultural institutions like SAMA and the Tobin Center to attract more visitors to this part of Center City.

Boulder, CO – Pearl Street retail plaza

Cincinnati– Over-The-Rhine mixed-use district

HR&A Advisors, Inc.

Arlington, VA – Clarendon mixed-use district

Miami, FL – Design District
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Detailed Recommendations by Target Area

River North – Midtown Brackenridge: Key Actions
• Enhance Broadway into an attractive boulevard.
• Connect from Broadway to and over the River and to the East Side.
• Activate and improve Maverick Park.
• Catalyze residential development along the Broadway corridor.
• Support growth of cultural institutions: San Antonio Museum of Art,
Southwest School of Art, Tobin Center.

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

River North – Midtown Brackenridge: Strengths
1 • Large tracts of land provide new development opportunities which have already shown signs of success
and market momentum.

2 • The area straddles both sides of the Cultural Corridor and the River.
3 • The area is bordered by activity drivers in downtown, the Pearl, and Fort Sam Houston. River North can
serve as an arm off D
Downtown
w t w th
thatt reaches
h north
th tto connectt tto hhott beds
b d off regional
i l activity.
ti it

4 • Amenities like the Tobin Center, San Antonio Museum of Art, Southwest School of Art, and Brackenridge
Park provide a natural attraction for residents who want to live in this area and visitors to spend increased
time in the area.

5 • Recent development activity has occurred at several locations along the River, most notably at Pearl
Brewery.
y

6 • Neighborhood parks and the Museum Reach of the San Antonio River provide amenities that if properly
funded can entice development and provide space for community activity.

7 • The area is adjacent to Downtown's
' tourism industry and medical employment centers of both the four
hospitals immediately to the West and the large military health complex at Fort Sam Houston.

8 • Broadway, North St. Mary’s St., Brooklyn, and McCullough connect the district to the surrounding
neighborhoods.

Southwest
School of Art

9 • The area recently underwent a well-developed master plan process with the focus on catalyzing new
development
development.

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

River North – Midtown Brackenridge: Challenges
1 • Streets are poorly designed to support infill development. The area lacks basic streetscaping and
sidewalks that one expects to see in an urban environment. Furthermore, the street amenities that are in
place
l
are often
f situated
d without
h attention to the
h greater functionality
f
l off the
h street system and
d the
h
neighborhood.

2 • Connections from Broadway and North St. Mary’s to the River are poorly marked. The relationship and
3

proximity of the River to key arteries is not clearly indicated. A system of way finding and public space
interventions that highlight the link between the River and road would foster area growth.
• Interstate 37 is a major barrier to the East Side and IH
IH-35
35 disconnects the street grid along the North Side.
The highway viaducts create a barrier to the natural growth that could occur in this area. It also
compartmentalizes pedestrian activity into isolated areas thus detracting from the cohesive neighborhood
feeling
g that could be created in a similarlyy scaled area without the physical
p y
impediments.
p

4 • Parks do not have a clear program and need restoration.
5 • The street grid twists 45 degrees from the surrounding neighborhoods creating unanticipated connections
and direction changes. The area is at the confluence of multiple city girds which creates odd shaped lots
and a confusing network of streets.

6 • Intersections have been designed
g
to promote
p
vehicular movement but connect streets in unanticipated
p
patterns. This focus has detracted fro the pedestrian experience. While the City and County have heavily
invested in the redevelopment of the Museum reach of the River Walk, the River still lacks key connections
to street levels which would improve the usability of the River Walk and create a clearer orientation system.

HR&A Advisors, Inc.

San Antonio Center City Strategic Framework Plan | 63

Detailed Recommendations by Target Area

River North – Midtown Brackenridge: Concept Plan
Planning
• Implement the River North and Midtown Brackenridge plans.
Programming
• Create neighborhood focused programming and coordinate programming for Maverick Park
with the San Antonio Museum of Art.

1
2

3
4
5
6
7
8
9
10

Transportation
• Implement the fixed-rail streetcar plan to connect the district to Downtown and Midtown
Brackenridge.
• Connect Ave. B or Ave. A to the development at Pearl Brewery through a connection that runs
under the interstate viaduct.
Public Realm
• Redesign Broadway to promote infill development.
• Renovate Maverick and Madison Square and coordinate the physical improvements with the
unique
q program
p g
for each park.
p
• Visually connect Maverick Park, the River, and the San Antonio Museum of Art.
• Enhance McCullough–the River and McCullough–Broadway as major intersections to improve
orientation.
• Enhance Romano Plaza, North St. Mary’s–Navarro, North St. Mary’s–Jones intersections to
improve orientation and wayfinding.
• Connect the Hays Street Pedestrian Bridge to River North.
• Create a hike-bike connection between McCullough–the River and McCullough–Broadway as
major intersections to improve orientation.
• Enhance streets connecting Broadway and North St. Mary’s with the River.
• Visually connect the Tobin Center to Broadway and Martin St.

Southwest
School of Art

Open Space
• Redevelop
p the parks
p
and create distinct programs
p g
for each park.
p
• Create understandable and visible connections to the River.

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Cesar Chavez and HemisFair Corridor
Vision: A neighborhood that provides a transition from the Core’s
office, visitor and cultural uses into Southtown’s residential fabric
RECOMMENDATION: Invest in neighborhood-creating infrastructure that will benefit the area as well as adjacent
neighborhoods. Cesar Chavez and HemisFair Corridor can meld the distinct characteristics of adjacent neighborhoods while
leveraging the best assets of both: The dense commercial and tourist area to the north and the unique, historic residential character to
the south. Furthermore, redevelopment of HemisFair will take an underutilized city park and not only increase programming and
activity on the park space but also convert some of the area that is not currently used for recreation into a thriving live, work, play
neighborhood.
i hb h d This
Thi new development
d l
along
l
with
i h additional
ddi i l future
f
growthh along
l
Chavez
Ch
Boulevard
B l
d will
ill bridge
b id the
h void
id between
b
Southtown and Downtown.

Austin

San Diego

HR&A Advisors, Inc.

San Francisco

San Diego
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Detailed Recommendations by Target Area

Cesar Chavez and HemisFair Corridor: Key Actions
• EExtend
d HemisFair
H i F i redevelopment
d l
west along
l
Chavez
Ch
B l
Boulevard
d and
d
east to Alamodome/Sunset Station through a network of attractive
streets and open spaces.
• Reposition HemisFair into a world class, mixed-use community.
• Support quality housing development.
• Support growth along South Alamo/South St Mary's
Mary s corridors
corridors, including
extension of the north-south fixed-rail and streetcar line.
• Improve river connections.
• Add on-street
on street parking wherever possible.
possible

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Cesar Chavez and HemisFair Corridor: Strengths
1 • There are large tracts of land that can be redeveloped along Chavez Boulevard and inand-around HemisFair Park. Many sites are in key lots adjacent to the San Antonio River
which, if developed, would provide a neighborhood
neighborhood-environment
environment connection from Downtown
to Southtown. Many of these sites are currently parking lots.

2 • The Cesar Chavez and HemisFair Corridor straddles the Cultural Corridor and runs

8

perpendicular to the San Antonio River.
River

3 • Sunset Station, the Alamodome, the Convention Center, and contextual neighborhoods
are all within walking distance.

3

4 • Contextual neighborhoods King William, Lavaca, Southtown, and La Villita provide
existing cues for the appropriate scale and density of future development. The adjacent
areas also offer retail and food & beverage amenities popular with existing populations
and would attract future residents to the area.

5 • The area is adjacent to the visitor industry and government employment centers.
6 • Recent planning activity and city investment has occurred at HemisFair
HemisFair, priming it for
new development. There is a well thought out Framework Plan for redevelopment for a
large portion of the area. HPARC is a dedicated development entity with responsibility for
redevelopment of the HemisFair site

9

7 • Cesar Chavez Boulevard connects IH-37 and IH-10 across the south boundary of the
downtown core.

8 • The proposed fixed-rail streetcar line will connect the area to northern neighborhoods and

10

catalyze development.
g Authorityy (SAHA)
(
) has made recent investments in the development
p
of
9 • San Antonio Housing
nearly 500 multi-family housing units.

10 • Multiple infill development opportunities along Presa and South St. Marys for mid-scale
residential projects.

HR&A Advisors, Inc.

San Antonio Center City Strategic Framework Plan | 67

Detailed Recommendations by Target Area

Cesar Chavez and HemisFair Corridor: Challenges
1 • The area is disconnected from adjacent street grids and surrounding

neighborhoods and lacks its own coherent street grid system. The grid is further
interrupted by a lack of connection over the San Antonio River.
River

2 • HPARC has the challenge of dealing with multiple public owners who do not share
a common purpose and do not all agree on the method and necessity of
redevelopment
d l
off HemisFair
H
F Park.
P k

3

3 • IH-37 is a major barrier between HemisFair and the Near East Side. This is a

consistent theme in many fringe areas of Center City where a neighborhood lacks a
physical connection to an adjacent area and thus cannot benefit from the proximity.

4
6

4 • The Convention Center forms a physical barrier to the downtown core. While very
p p
popular
with visitors,, the Convention Center impedes
p
the growth
g
of neighborhood
g
character north and south.

5

5 • The width and speed of traffic along Alamo Street and Chavez Boulevard prevent
pedestrian mobility or identification with adjacent neighborhoods.
neighborhoods

6 • Streets and sidewalks do not connect to the River.
3

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Cesar Chavez and HemisFair Corridor: Concept Plan
Planning
• Implement the HemisFair Framework Plan.
Programming
• Program each of the new park spaces to work at a national, city, and neighborhood scale.

1
2
3
4
5

Transportation
• Redesign Cesar Chavez Boulevard, South Alamo Street and Nueva Street to support
pedestrian-friendly corridors and urban infill development.
• Reconnect HemisFair to the surrounding street grid and La Villita with streets that support
pedestrian
d t i and
d vehicular
hi l movement.t
• Enhance the intersections at South Alamo – South St. Mary’s using wayfinding and place
making strategies.
• Connect HemisFair to the surrounding neighborhoods with streetcar.
streetcar
Public Realm
• Enhance the intersections of the River – Cesar Chavez Boulevard, the River – Nueva, the River
– Villita
Villit Street,
St t and
d the
th River
Ri
– Market
M k t – South
S th Alamo
Al
St
St.
• Connect HemisFair to the surrounding neighborhoods with streetcar.
Open Space
• Create a series of open spaces to provide amenities for downtown residents and a destination
for local and regional visitors.
Parkingg
• Create structured parking solutions to serve open space and new development.

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Near River South
Vision: Adaptive re-use of the City’s industrial heritage
for arts, entertainment, and creative living space

RECOMMENDATION: Support
pp the repurposing
p p g of existingg facilities. Like manyy other great
g
American cities, San Antonio has some areas of former industrial energy that now sit underutilized. Near
River South is a prime example of one of these areas in need of revitalization. Supporting the rebirth of this
area with a new character and new uses requires the initiatives listed on the following page.

Amsterdam, the Netherlands – Borneo and Sporenburg, industrial pier to residential conversion development

Philadelphia, PA – Brewery to mixed-use, residential conversion

HR&A Advisors, Inc.

Porto, Portugal – Pousada do Porto, industrial mill to hotel conversion

Austin housing

San Antonio Center City Strategic Framework Plan | 70

Detailed Recommendations by Target Area

Near River South: Key Actions
• Support
S
quality
li housing
h i and
d mixed-use.
i d
• IImprove street
t t and
d river
i
system:
t
• Complete streets on Lone Star from Probandt to Roosevelt
• South Flores & Probandt
• Cevallos-Blue Star street connection
• Create destination open space:
• Improve Roosevelt Park
• Establish p
public-private
p
partnership
p
p for Lone Star lake and p
pool
• Transform abandoned rail lines into public trails (rails-to-trails)
• Construct rail quiet zones to improve quality of life and reduce
residential
id ti l and
d commercial
i l construction
t ti costs
t b
by eliminating
li i ti th
the need
d ffor
sound dampening
p
g technology.
gy

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Near River South: Strengths
1 • There are large tracts of land that can be redeveloped along the River and throughout the
neighborhood. Many sites are former industrial sites that could see a new life as mixed-use
development.
2 • The area straddles the River, Mission Trails, and the Cultural Corridor.
3 • There are several thriving historic residential neighborhoods to the north
north, east
east, and west of the
area each with their own characteristics.

4 • The area is regionally know as a hub for restaurants, art galleries, performance venues, and events
associated with Southtown
S
and First Friday. Southtown
S
has one off the strongest neighborhood
identities in all of South Texas. Anchored by Blue Star and the retail stretches along Alamo and South
St. Mary’s, Southtown is home to a large sector of San Antonio’s growing creative community.

5 • Recent redevelopment activity: Several medium and large scale residential projects have been built
along Cevallos and South Flores.

6 • Alamo,, Cevellos,, and Probandt connect to the interstate system.
y
San Antonio remains an autodependent society. Access to the area’s strong network of highways is a desirable amenity associated
with new development.

7 • One abandoned railroad and one potentially abandoned railroad right-of-way provide new
opportunity for land use.

8 • San Pedro Creek is a natural amenity that could duplicate the success of the San Antonio River but in
supportt off a new form
f
off development.
d l
t Th
The C
Creekk could
ld be
b activated
ti t d as a natural
t l “back
“b k yard”
d” for
f
development along Flores and also provide a new recreational trail that would be an active spine for
north-south growth.
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Detailed Recommendations by Target Area

Near River South: Challenges
1 • Four active rail lines and eleven at grade railroad crossings from IH-35 to IH- 37 are impediments to
growth. The crossings are not only dangerous but because they are at grade, trains are required to use
their horns to announce their arrival to the area.
area A system of impenetrable crossing guards would eliminate
the need for conductors to blow their horns and thus significantly improve the quality of life in the
neighborhood.

2 • Two
T active industrial
d
l sites: Though
Th h the
h area has
h many defunct
d f
industrial
d
l sites that
h are prime for
f new
development, there is still active heavy industry in the region.

3 • Most of the streets are designed for cars rather than all modes of transportation. The area lacks safe and
amenitized pedestrian zones along most of its streets. The new Mission Reach Trail is an example of good
pedestrian space. Similar spaces need to be created at street level.

River

HR&A Advisors, Inc.

Streets and Incompatible Uses

Rail Tracks
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Detailed Recommendations by Target Area

Near River South: Concept Plan
Planning
• Create a Master Plan for the district.
Programming
• Create programs for Roosevelt Park focused on the area’s needs but also integrated with a
downtown parks’ programming strategy creating unique parks.

1
2
3
4
5
6
7
8
9
10
11

Transportation
• Create a railroad quiet zone.
• Rebuild Lone Star Boulevard from Probandt to Roosevelt as a Complete Street to access the
largest tracts of developable land.
• Create a new intersection linking Blue Star Street with Cevallos Street.
• Enhance the South Alamo – South St. Mary’s and South Alamo - Probandt intersections to
i
improve
pedestrian
d i use and
d wayfinding.
fi di
• Build a new street from Lone Star Boulevard to Mission Road linking the Brewery with both CPS
parcels.
• Work with Union Pacific to consolidate tracks and redevelop excess rail right-of-way
right of way as trails
or commuter light rail.
Open Space
• Convert
C
the
h abandoned
b d d tracks
k to a hike
h k and
d bike
b k pathh from
f
San
S Pedro
d Creek
C k to the
h River.
• Restore San Pedro Creek.
Public Realm
• Make pedestrian and landscape enhancements on S. Flores, Cevallos, and Probandt.
• Connect Blue Star Street with Lone Star Boulevard with a grade separated pedestrian crossing.
• Work with industrial users to mitigate noise and odors, and install landscape buffers.

Streets with street level design criteria
Streets designed to form primary urban street grid

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Long Term Growth Areas: Medical District
Vision: Employment center, supported by amenities for
residents and workers
RECOMMENDATION: The City should work with the local medical industry to create a framework
for symbiotic operations amongst organizations. Four hospitals are located in a one-mile stretch on the
northwest side of Center City: Christus Santa Rosa, Baptist Medical Center, Methodist Hospital, and University Health
C t A plan
Center.
l that
th t shares
h
resources and
d works
k towards
t
d shared
h d goals
l will
ill enable
bl th
the local
l l institutions
i tit ti
to
t iimprove th
their
i
position in the increasingly competitive health services industry. The City should also foster the growth of supportive
industries and services in the immediate area. Creating a hub of medical activity will enable the downtown hospital
cluster to compete with the growth of outlying medical facilities and campuses in the north.
north
Potential repositioning of Fox Tech High School presents the opportunity for a project that could meet the area’s need
for additional supportive space. The school
school’ss campus includes several city blocks just west of Baptist Medical Center.
The site is easily accessible to Interstates 10 and 35.
Strengths
g
• Raw development land
• Fox Tech repositioning
• Access to highways
• Adjacent to Central Business District

Houston,, TX – Medical Center

Challenges
• Encouraging
E
multiple
l l private institutions to workk together
h
• Difficult traffic flow
• Various scales of real estate
Implementation Objectives and Strategies
• Identify hospital needs and potential symbiotic uses
• Leverage Madison Square park as a neighborhood focal point
• Re-route traffic to better connect area facilities

Potential street realignment and public space enhancement at Romano Plaza

HR&A Advisors, Inc.
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Detailed Recommendations by Target Area

Long Term Growth Areas: Civic Core
Vision: Employment center for government and corporate users,
connected
d to public
bli transit
i options
i
RECOMMENDATION: Create a consolidated hub for City, County, State and federal activities with layers
of efficiency in operations. The Civic Core area is subject to public development efforts at multiple levels of government
which can leverage private investment. It will also serve as a strong employment base that will encourage surrounding private
development and increased economic activity.
activity
Strengths
• Existing core of county and municipal services creates a strong backbone on which to consolidate other government
operations
• Historic structures add layers of interest and context
• Shovel readyy sites
• Potential streetcar on Nueva
Challenges
• Land prices are skewed high based on recent purchases
• Difficulty in aligning visions amongst multiple layers of government
• Logistics of continuous operations of all services during redevelopment

Seattle, WA – City Hall

Implementation Objectives and Strategies
• Support existing plans for federal courthouse redevelopment
• Encourage modernization and consolidation of municipal services
• Encourage area retail growth that would support the office worker population
• Identify best practices for symbiotic uses of space
• Identify best shared-parking and automobile usage reduction strategies

Las Vegas, NV – Federal Courthouse
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Detailed Recommendations by Target Area

Long Term Growth Areas: Near East Side
Vision: Residential neighborhood with repurposed industrial
spaces
RECOMMENDATION: Support
pp the repurposing
p p g of the industrial zone and the continued vitalityy of the
residential neighborhood. The Near East Side is a mixed area with residential on the east and industrial and mixed-use
properties on the western edge. The area around Dignowity Park is a predominantly residential area marked mostly by
single-family
single
family homes. There are many Victorian era homes of design significance throughout the neighborhood as well as
many traditional bungalow and shotgun houses that are typical of Southern cities. The residential portion of the Near East
Side is separated from Downtown by a stretch of industrial facilities along Cherry and Chestnut Streets, a series of train
g amounts of land that are used as surface parking
p
g for the
tracks and the Interstate 37 viaduct. The area also has large
limited-use Alamodome. There are some recently built limited service hotels along Commerce and Alamo.
Strengths
• Existing stock of historic residential buildings
• Adjacent to Downtown Core and ample highway access
• Large stock of underused industrial space could be redeveloped for more modern uses
• Pedestrian
d
scale
l architecture
h
in and
d around
d sunset station

Dignowity Hill – Bungalow style house

Challenges
• Area
A
economic
i conditions
diti
• Separation from Core by interstate 37 viaduct
• Large swaths of underutilized Alamodome parking lots
Implementation Objectives and Strategies
• Infill residential
es a o food
ood a
and
d beve
beverage
age
• Destination
• Activated open space with programmable event space in Dignowity Hill Park
• Improved public realm, e.g. curbs and sidewalks
• Mechanism to acquire post-industrial sites for development
• Disposition of public land for Alamo Beer Microbrewery project
• Lockwood and Dignowity Park maintenance and programming responsibility
• Create funding mechanism for capital improvements and O&M endowment for neighborhood parks
• Use land bank to acquire vacant sites
• Evaluate and/or enhance neighborhood rehabilitation and infill programs

HR&A Advisors, Inc.

Kansas City, MO – Industrial to residential conversion project
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Detailed Recommendations by Target Area

Long Term Growth Areas: Near West Side (Multimodal/UTSA)
Vision: Transit-oriented community, anchored by UTSA and
new mixed-use
i d
d l
development
RECOMMENDATION: Leverage
g the Cityy and County’s
y investment in transportation
p
systems
y
to
support new area development. The Near West Side is defined by large swaths of underutilized surface
parking and undeveloped lots. The area’s largest feature is the 11-acre UTSA downtown campus. There is some
g ) jjust north of the campus.
p The area is separated
p
from the western neighborhoods
g
retail ((mostlyy food and beverage)
by multiple train tracks and from Downtown by the Interstate 35 viaduct.
Strengths
• Vacant lots offer development potential
• UTSA expansion potential
• Adjacent to Downtown
• Area under Interstate Viaduct relieves parking demand for nearby sites
• Highway access
• Cultural heritage of West Side

Tempe, AZ – Transit Oriented Development

Challenges
• Wide streets hinder pedestrian feel
• Physical disconnect from adjacent neighborhoods
Implementation Objectives and Strategies
hub with linkages to bus system streetcar and commuter rail to Austin
• Creation of multimodal transportation hub,
• Development of student housing
• Expansion of UTSA campus
p space
p
and/or
/ public
p
plaza
p
• Creation of active open
• Enhancement of pedestrian connections to downtown
• Streetscaping, defining street-wall and increased pedestrian friendliness
• Relocate City functions to free up land for UTSA or other development
• Partner with VIA to accomplish necessary land assemblage and infrastructure investment to support transitoriented development

Charlotte, NC – Transit Oriented Development

HR&A Advisors, Inc.
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Detailed Recommendations by Corridor

Key Corridors
RECOMMENDATION: Establish key north-south street and amenity corridors. The organizing
a ewo for
o thee Center
Ce e City
C y focuses
ocuses on
o priority
p o y north-south
o sou and
a d east-west
eas wes sstreet
ee a
and
da
amenity
e y corridors
co do s
framework
that will create a framework to support future growth.
Key north-south corridors include Broadway/South Alamo/South St. Mary’s, the River, and Flores Street.
Id if i these
Identifying
h
corridors
id will
ill hhelp
l create logic
l i and
d order
d iin an urban
b street grid
id that
h is
i based
b d on preautomobile traffic patterns that are remnants from a time when accessing fresh water from the River was
the driver for street orientation.
Broadway/South Alamo Street/South St. Mary’s Street Spine
From Josephine Street south to Roosevelt Ave
This corridor creates a strong north
north-south
south connection between some of the strongest existing and
emerging residential nodes in Center City, with substantial development opportunity at each end and
along the spine, including the Pearl Brewery development, River North, HemisFair, and the potential node
/ g Tex and Lone Star redevelopment
p
sites. This spine
p can also leverage
g the strong
g
around the Blue Star/Big
residential neighborhood character of the Lavaca and King William neighborhoods and connect
emerging market residential forces.
The San Antonio River
From Josephine Street south to Interstate10
The River has been an organizing feature for the Center City for centuries and has been a magnet for
development through San Antonio’s history. In fact, the river is the reason for San Antonio’s development.
Recent investment of $360 million in the Museum and Mission Reaches of the River have created
substantial opportunities to expand the impact of the River for development.
Flores Street
From Fredericksburg Road south to Interstate10
As the only street that provides uninterrupted
uninterrupted, continuous flow from the North Side
Side, through Downtown
Downtown, to
the South Side, Flores is a significant artery around which growth-spurring investment should be
concentrated. The area of Flores south of Cesar Chavez Boulevard has already evidenced private
investment in the form of multi
multi-family
family housing developments including the Judson Lofts, Cevallos Street
Lofts, and Camp Street Residences.
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Detailed Recommendations by Corridor

Key Corridors
RECOMMENDATION: Focus on a series of long-term north-south connectors will further
assist the City in establishing a framework for growth. Longer term north-south corridors should
include San Pedro Creek, a rails-to-trails greenway on the East Side and Frio Street on the West Side.
Continued focus on these corridors will encourage and sustain infill growth.
EEast Side
Sid R
Railil Ri
Right
h off W
Way
From Duval Street in the north to South Presa Street in the south
This corridor to the east of Interstate 37 could see the freight rail traffic re-routed to the Amtrak tracks,
and the freight tracks re-purposed
re purposed as a pedestrian connection running north to south on the East Side.
Side
This spine would connect major current and potential future destination anchors on the East Side – the
Alamodome, St. Paul’s Square and Sunset Station, and the proposed Alamo Beer Brewery and Hays
Street Bridge.
Bridge
San Pedro Creek
0
From Interstate 35 south to Interstate 10
While it currently functions primarily for drainage and flood control, a re-naturalized and improved
version of the Creek presents an opportunity to organize development along the western side of the
Central Business District. The Creek could partner with Flores Street to create a corridor of growth with
functional movement occurring on Flores and recreational movement along the Creek.
Frio Street
From Interstate 10 south to Alamo Street
Future potential for Frio Street to become a sixth north-south corridor, with future growth of UTSA,
University Health System, and other potential anchors on the West Side. Frio will also serve as the major
l
lateral
l spur that
h will
ill connect to the
h traffic
ffi flows
fl
associated
i d with
i h the
h proposed
d West
W Side
Sid multimodal
l i d l hhub.
b
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Detailed Recommendations by Corridor

Key Corridors
RECOMMENDATION: Connect north-south corridors with an investment in key east-west corridors.
These include Jones Street, Martin/Houston Streets, Commerce Street as a retail/cultural corridor, Cesar Chavez Blvd., South
Al
Alamo
Street,
St t and
d Lone
L
Star
St Blvd.
Bl d These
Th
corridors
id will
ill aid
id in
i creating
ti a more logical
l i l hierarchy
hi
h off street
t t usage and
d also
l
connect the major north–south Corridors in a manner that can reduce navigation confusion. East–west corridors will also
engage the neighborhoods immediately to the east and west of Center City completing an organized frame for Center City
connections and navigation.
g
A future rails–to–trails g
greenwayy in Near River South could connect to the future greenway
g
y on
the East Side.
Jones Street
As a former rail spur connecting two former breweries (now SAMA and Pearl Brewery) to the main freight line,
line Jones is the
logical west extension of the proposed north–south rails–to–trails pedestrian spine. Already connecting North St. Mary’s St.,
SAMA, the River, Broadway, and Maverick Park, it should be enhanced as a pedestrian-oriented street marking this important
cross-axis.
M ti /H t Streets
Martin/Houston
St t
Martin/Houston is one of only two streets that extend the full lateral length of downtown connecting the East and West Sides.
Widened as part of the Inner Loop project that also changed Cesar Chavez, Bowie, and Santa Rosa into transit boulevards,
Martin provides an important cross axis connecting the two freeways, the River, a possible downtown transit center, the Tobin
Center, and Broadway. Martin may become even more important as part of proposed changes in VIA’s downtown transit plan.
Commerce Street
As the major connection from Interstate 37 into Downtown, Commerce with its counter-direction parallel partner, Market, now
serves as the primary street level corridor for the visitor industry in San Antonio. With the future downtown bus circulator, it
connects the two multimodal terminals and must become a pedestrian-and-transit friendly street. Notably, it is the only major
street that runs though the city in a consistent direction with a consistent name, providing much needed orientation in Downtown.
Connecting the East Side, St. Paul Square, HemisFair, the River, Main Plaza, Military Plaza, Market Square, and the West Side,
it feels like San Antonio’s main street and with improvements
p
could behave that wayy as well.
Nueva Street
This street stretches from UTSA’s Downtown Campus to HemisFair Park. As a potential route for the proposed east-west
streetcar alignment, Nueva could become a significant lateral artery and support multiple new development opportunities.
Cesar Chavez Boulevard
As a moderate speed boulevard, Cesar Chavez links HemisFair with the East Side, significant private and public office
buildings, and Interstates 10, 35 and 37. But it also divides the core of downtown from Lavaca, King William, and Southtown.
The boulevard must be redesigned to link the core with the city to the south.
South Alamo Street
South Alamo is an important east-west connection from its bend at Probandt to Frio St. , completing a ring of streets providing
access from Interstate 10 to downtown, King William, Lavaca, UTSA downtown, and public offices and social services.
Lone Star Boulevard
K to unlocking
Key
l k the
h development
d l
off the
h abandoned
b d d industrial
d
l properties along
l
the
h River
R
just southh off King
K William,
W ll
Lone
L
Star
S
connects Probandt and Roosevelt creating the “front door” for the Mission Reach improvements of the River.
East–West Rail–to–Trail
Repurposing a former train line into a neighborhood recreation amenity will not only connect the east side Rail-to-Trail program
with proposed redevelopment of San Pedro Creek but also provide a spine to support and amenitize new development in the
Near South Side.
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Action Plan
Investment & Funding
Supporting Housing
Centro’ss Role
Centro
Regulation of Development
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Action Plan

Integrated Implementation Approach
An integrated approach is required to support implementation of the
Strategic Plan. Centro and its public-sector partners should work
together to imagine, plan, and invest in creating great urban places
within
ithi the
th Center
C t Cit
City th
thatt attract
tt t private
i t iinvestment,
t
t capture
t
the
th
interest of residents, workers, and tourists alike, and become the
anchors of vibrant urban neighborhoods. To achieve this vision,
Centro and its public-sector
public sector partners must bring all of the economic
development tools – planning, capital, infrastructure, urban design,
and incentives – to bear to transform the Center City.
Critical elements of an integrated approach that targets
resources to the achievement of 7,500 new housing units by 2020
include:
 Public Investment. Linking infrastructure spending to
objectives for urban development, for both 2012 bond
program projects and for long-term investment.
 Support for Housing. Providing predictable and consistent
housing incentives in order to ensure quality dense urban
housing is developed in the Center City.

Goal

A Downtown that is
central to the
economic vitality of
San Antonio’s longterm economic
strength

Target

7,500 new housing
units by 2020

Required Assets

Actions

High Quality
Housing
g

Support for Quality
H i
Housing

Quality Design of
Development

Organization and
O
d
Management

Amenities and
Services

Regulation of
D l
Development
t

Welcoming Public
Realm

Public Investment:
Immediate & Long-Term

 O
Organization
i ti and
d Management.
M
t Enhancing
E h i capacity
it tto
achieve urban development goals of Centro and its publicsector partners.
 Planning and Regulation. Land use, density and urban
design standards for private development and a means
for enforcing design standards for private development
and for projects receiving City incentives.

HR&A Advisors, Inc.
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Improved City Brand
Increased Employment
Authentic Public Spaces
p
More Retail Activity
San Antonio Center City Strategic Framework Plan | 83

Investment and Funding

Immediate Capital Investment Needs
RECOMMENDATION: Improve key street corridors, including north-south and east-west priority corridors established in
this framework. These streets should encourage all forms of mobility: pedestrian, cycling and automobile as well as encourage
efficiencies in mass transportation systems. Identifying the multiple agencies that oversee street maintenance and encouraging
their cooperation to create more livable streets will create a better system of operations and maintenance. Targeted investment in
improvements should also support whichever corridor is chosen for the streetcar. Street improvements include:
• Two way streets: Increase mobility and slows automobile traffic, making for a safer pedestrian environment.
• On
O street parking:
ki Improve
I
access to local
l l retailers
il and
d provides
id a b
buffer
ff b
between pedestrian
d i and
d automobile
bil traffic.
ffi
• Street trees: Provide shade in San Antonio's notorious heat, add a level of scale and visual interest to streets, and help with
air filtration and run-off control.
• Sidewalk enhancement:
enhancement Encourage more pedestrian usage.
usage
Streets with potential for improvement include:
• Broadway/South Alamo Corridor: Create a boulevard that provides an attractive travel experience and connections to
development for pedestrians, automobiles, and other modes of transportation, potentially to include streetcar.
• Chavez Boulevard: Reduce traffic speed, and create connection points along Chavez to connect Southtown to HemisFair
p
development.
• Lone Star Boulevard: Improve street infrastructure and streetscaping.
• Commerce Street: Introduce on-street parking, streetscaping, and other improvements to enhance retail and cultural
viability; consider making two-way.
• Market Street: Solve two-way pair with Commerce if Commerce is made two-way; improve connection to the East Side.
• Flores Street: Enhance public realm and streetscaping to support one of few straight north-south connectors.
• Frio Street: Improve street infrastructure and streetscaping near the proposed multimodal hub.

RECOMMENDATION: Improve intersections and wayfinding at key locations, including those where priority corridors
transition through neighborhoods and at key gateways to primary growth areas. A system of physical interventions that help
create a better wayfinding system at many of the City’s confusing intersections will help traffic flow into and throughout
Downtown.
• McCullough and Avenue A
• Flores and Fredericksburg
• Houston and Third
• McCullough,
M C ll h C
Cypress and
d BBrooklyn
kl
• St. Mary's
' and Alamo
• St Mary's, Camden, and Jones
• Alamo and Adams
• Navarro, Main and San Pedro
• Alamo and Probrandt
• St.
St Mary's
Mary s and Navarro
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Investment and Funding

Immediate Capital Investment Needs
RECOMMENDATION: Invest in River to street “gateway” connections in the Downtown Core to connect
activity on the River Walk to activate the street level. The River Walk has been the backbone of Downtown’s
decades of success. Creating visible, recognizable and safe connections from the street level to the River at key
intersections will encourage pedestrian movement at both levels. This will then create a better environment for retailers at
street level which will lead to further street level vibrancy. Key connection points include those at: La Villita, the intersection
of Market and Alamo Streets, and Cesar Chavez.

RECOMMENDATION: Target investment in Center City’s cultural institutions. Centro and its public-sector
partners should work to support the physical environments of Center City
City’ss many cultural institutions.
institutions This support can be in
the form of providing infrastructure support to create adequate parking; creating a corridor to physically connect the
intuitions; providing better wayfinding to increase traffic to the institutions; and supporting cross-collaborative programming.
• Cultural corridor: Linking culture and commerce through an active street life along Commerce
• Southwest School of Art: Support their expansion and parking needs
• Tobin Center
• San Antonio Museum of Art

RECOMMENDATION: Improve and activate key open spaces. The City has seen the transformative power of
y
and activated p
public space
p
in the redevelopment
p
of the River North. Other area open
p spaces
p
should receive
dynamic
similar attention to catalyze future growth. San Antonio’s downtown parks lack the programming and design quality that
would make them engines of economic growth and hubs of neighborhood activity. Identifying and implementing best
practices for park revitalization will spur surrounding investment. Parks requiring improved space and increased
programming include:
• Maverick Park
• Madison Square Park
• Travis Square
S
• Milam Park
• HemisFair Park

RECOMMENDATION: Establish rail quiet zones in residential neighborhoods. There are a total of eleven street
level rail crossing in Southtown. These crossings do not currently have the adequate road blocks and curb cuts in place to
allow for a truly safe crossing.
crossing As a result,
result trains need to reduce their speed and blow their horns at each crossing.
crossing
Implementing a complete system that would eliminate this noise would not only improve the quality of life in the area but
would also decrease the cost of development of new construction. Currently, residential properties built along Cevallos
q
several thousand dollars per
p unit in increased sound dampening
p
g technology.
gy A system
y
of
Street and other areas require
safe-crossing would eliminate the need for this additional cost (thus indirectly incentivizing new development) and also make
for a safer, more livable neighborhood.
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Investment and Funding

Extending the Fixed-Rail Streetcar Plan
RECOMMENDATION: Support proposed fixed rail and streetcar alignments to connect
targeted growth areas. San Antonio is the largest city in the US without local rail
rail-based
based transportation.
transportation
Recently, the city has agreed to provide $40 million, plus $15 million in capitalized PID proceeds, towards
the development of a fixed-rail streetcar line that will connect a multimodal center on the East Side and
HemisFair Park with River North via Broadway. Additional targeted investment in street improvements
should support selected corridors. HR&A recommends prioritization of fixed rail and streetcar investments
that will connect north Center City neighborhoods, the Downtown Core, HemisFair, and the Near River South
area,, consistent with the City
y staff’s current recommended approach
pp
including
g a longer-term
g
extension
along South Alamo to Blue Star and south to the Lone Star District. This system will not only improve the
area’s mass transit network, alleviating the stress that personal automobile use places on the region, but will
also catalyze new development along the routes. As has been evidenced in other metro areas, light rail is
a leading approach to promoting development in otherwise under-developed neighborhoods. Within the
past decade, Houston, Dallas and Austin have all developed some form of rail service with hundreds of
millions of dollars in investment taking place along the routes in each city.

CityCouncilapprovesrailplan

10/21/2011

The City Council has approved a streetcar plan that will introduce a new mode of travel in downtown San
Antonio.
IIn a 9 tto 1 vote,
t Council
C
il members
b
agreed
d to
t contribute
t ib t $40 million
illi
to
t VIA Metropolitan
M t
lit
Transit’s
T
it’ streetcar
t
t
plans with an additional $15 million in funding coming from private entities through the development of a
special assessment district along the alignment. This contribution is in addition to the $55 million already
pledged by Bexar County and the $70 million that will be provided by VIA.
The streetcar system is part of the initial projects to be carried out in the first five years of the Long Range
Comprehensive Transportation Plan. The alignment approved by City Council will serve the Pearl Brewery
and will travel down Broadway to turn east at HemisFair Park, ending up at the Robert Thompson Transit
Station at the Alamodome.
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Investment and Funding

Long Term Capital Investment Needs
RECOMMENDATION: In the longer-term, invest in expanding the areas of influence of the
targeted growth areas throughout the Center City. Investment in long term projects will unlock greater
potential and foster infill g
growth.
area p

RECOMMENDATION: Improve River to Street connections in River North – Midtown Brackenridge
and Near River South. There are multiple
p locations along
g the San Antonio River where a better pedestrian
p
connection to the River would increase activity at both the street level and River level. Currently, it is difficult to
navigate between the two levels. Thus there is a dichotomy where The River level is seen as mostly for tourists and
the street level is for locals. Creating better physical connections would allow for more interaction amongst
different groups and increase the desirability of real estate at both levels.
 Jones
 Nueva
 Chavez
 St. Mary’s
 South Alamo
 Travis
 Crofton/Blue Star
 Josephine
 Lone Star

RECOMMENDATION: Transform San Pedro Creek into an amenity for near West Side
neighborhoods. Much like the San Antonio River several decades ago, San Pedro Creek offers a unique
opportunity for the City to leverage a natural asset to catalyze area growth. The Creek is currently a concrete
flood control channel. Re-naturalizing the Creek, much like has been done along the Mission Reach of the River, will
provide a needed outdoor public amenity and foster new development along its banks. Coupled with the
enhancement
h
t off Flores
Fl
St t the
Street,
th C
Creekk and
d Flores
Fl
can create
t an environment
i
t with
ith attractive
tt ti ffrontt d
doors and
d back
b k
doors for new development along the corridor.

RECOMMENDATION: Create Rail to Trail corridors in Near River South and Near East Side.
Side A
popular movement in many urban centers throughout the country is to repurpose the abandoned right-of-ways from
defunct rail lines into new public trails. Center City has several lines on the Near East Side and in Southtown that
could provide a pleasant outdoor amenity that would provide space for outdoor recreation.
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Investment and Funding

Capital Sources
Infrastructure spending must be linked to objectives for urban development,
development including the
selection of projects and their design specifications. Linked investment will be critical for both the
projects funded by San Antonio’s 2012 bond issuance and for future public investments in the
Center City.
City
As described above, this Plan recommends that Centro and its public sector partners make
strategic investments that catalyze development,
development including:
 Improving key street corridors;
 Improving intersections and wayfinding at key locations;
 Investing in River to street “gateway”
gateway connections in the Downtown Core to connect activity
on the River Walk to activate the street level;
 Targeting investment in Center City’s cultural institutions;
 Improving
p
g and activating
g keyy open
p spaces;
p
; and
 Establishing rail quiet zones in residential neighborhoods.

RECOMMENDATION: Provide continued, substantial ppublic investment to meet
the Strategic Framework’s objectives in the Center City. The City has demonstrated its
commitment to Center City, indicating that the 2012 Bond Program will provide an
unprecedented level of as much as $80 million in capital funding for Center City investments, in
addition to its agreement with Bexar County and VIA to invest $40 million plus an additional
$15 million from a special assessment in the creation of an east-north streetcar route, and recent
commitment of $17 million in 2007 Bond savings to street improvements to support HemisFair
redevelopment. However, capital investment priorities for the Center City are likely to surpass
$440 million over time. Meeting these capital needs will require a sustained public investment
program for Downtown along with significant private investment support. Centro should be
active in sourcing these funds, especially from the private sector, as public funds are scarce and
need to be distributed to a larger geographic area.
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Priority Capital Projects by 2020
Near-Term Priorities
Improvements to key street corridors
Improvements to intersections and wayfinding
River to Street “gateway” connections in Downtown Core
Targeted investments
in estments in Center Cit
City’s
’s cultural
c lt ral institutions
instit tions
Improvement and activation of key open spaces
Establishing rail quiet zones in residential neighborhoods
Fixed rail and streetcar North-East alignment
Longer-Term Priorities
River to Street connections outside Downtown Core
Rails-to-trails
Improvement and activation of additional open spaces
San Pedro Creek
Additional street improvements
Street connections to East and West Sides
South West streetcar expansion
South-West
Total Capital Priorities
Anticipated Funding Commitments
2012 Bond Program for Center City
2007 Bond Savings
Fixed Rail and Streetcar North-East Alignment (City and PID)
Fixed Rail and Streetcar North-East Alignment (VIA and County)
SSouth-West
W SStreetcar Expansion
p
(VIA and C
(V
County)
y)
Net Cost of Capital Priorities

Order-of-Magnitude Cost
$70 million
$2million
$6 million
$20 million
$40 million
$10 million
$122 million
$10 million +
$25 million +
$30 million +
$25 million +
$10 million +
$10 million +
$60 million
$440 million +

$80 million
$17 million
$55 million
$67 million
$60 million
$160 million +
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Supporting Housing

Predictable Housing Incentive and Financing Systems
RECOMMENDATION: A predictable and consistent housing incentive system
that facilitates development at the pace required to reach the recommended
target for the Center City’s growth should be put into place. A predictable and
consistent housing incentive system that facilitates development at the pace required to reach the
recommended
d d ttargett ffor th
the C
Center
t Cit
City’s
’ growth
th should
h ld b
be putt iinto
t place.
l
O
Over titime th
the iincentive
ti
system and other actions will support reduction or modification of incentives, as a critical mass of
dense urban development increases market demand and makes development projects feasible
without subsidy.
y
Key elements of a predictable system include:
 As-of-right incentives for residential projects in the Center City that meet a core set of
requirements Examples of potential requirements could include a primarily residential program
requirements.
program,
provision of structured parking in certain growth areas, and minimum levels of density;
 Fee waivers and tax abatements/Chapter 380 grants can be provided consistently throughout
the Center City, since their value is dependent on a project’s value.
 Economic Development Incentive Fund/Inner City Incentive Fund should be set to fill
differential gaps by geography. HR&A’s back-of-the-envelope analysis, subject to confirmation
through further review, suggests that the financial gap after fee waivers and Chapter 380 grants
are provided is approximately $4,000
$4 000 per unit in Center City neighborhoods and $13
$13,500
500 per
unit in Downtown Core (assuming market-rate housing projects).*
 Periodic review and recalibration of incentive programs on a multi-year schedule to ensure that
the City’s
y financial support
pp is appropriately
pp p
y calibrated to real financial gaps.
g p Incentives should be
adjusted for market conditions and effects of the subsidies on the housing product type.
Receipt of incentives should be reserved for projects that meet a set of eligibility criteria, and
should be contingent on the provision of selected public benefits
benefits. Project Eligibility criteria should
include:
 Location in one of the four targeted growth areas and/or adaptive re-use of an historic
or existing structure;
 No surface parking for projects in the Downtown Core;
 Primarily residential development program.
Public benefits that developers should be expected to provide include:
 An exemplary standard of urban design;
 Structured parking or contribution to shared parking in the Downtown Core;
 Structured or rear parking (no surface parking lots in front of buildings);

Ground-floor transparency.
Additional consideration may be given for projects that are proximate to mass transit hubs, if fixed
rail and streetcar investments are implemented.
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RECOMMENDATION: Explore mechanisms to address land pricing balance in Downtown
Core to ssupport
pport feasible residential de
development.
elopment While
Whil the
h preceding
di recommendations
d i
can help
h l to
incentivize residential development in a way that begins to normalize land values for housing, there remains an
imbalance in land values in the Downtown Core that is driven by hotel property values and promotes speculative
land purchasing and pricing, which in turn inhibits residential development or conversions. HR&A recommends the
creation of a commission or task force to identify mechanisms to improve balance in land pricing in the Downtown
Core, while still supporting a hotel industry that promotes and enhances the critical tourism and convention industry.
Potential mechanisms could include a fee for housing imposed on hotel development, or establishment of zoning
designations for hotels and other uses in the Downtown Core. This recommendation is discussed in greater depth in
the Implementation Plan for the Strategic Framework, which HR&A is currently creating for the City.

RECOMMENDATION: Centro should create a Housing Fund that can further support and
incentivize development. The purpose of the Fund is to reduce development financing costs, thereby reducing
the financial gap for Center City projects. The Fund should be a revolving loan fund, reinvesting principal
repayments and interest payments back into the Fund to provide additional future loans
loans, and should consider
providing two products:
 Mezzanine Loans of $250,000 to $1,000,000 for Larger Projects. Provide the equivalent of “mezzanine”
financing to projects based on underwriting criteria, taking a riskier position than conventional financing, while
offering below-market interest rates between two and four percent.
 Construction Loans of $15,000 to $250,000 to support smaller redevelopment projects.
More details about the recommended fund structure follow later in this section.

RECOMMENDATION: Centro and its public-sector partners should support the development
of a variety of housing options available at a variety of price points. Public entities can use public
land to support the goal of creating affordable housing.

*HR&A analyzed a set of recent projects that have received incentives, which were provided by the City, as representative
projects. The analysis is based upon the average costs and revenues of those projects, and therefore, represents an average
financial gap. Additional analysis should be conducted prior to setting an incentive amount legislatively.
At current rent levels of $1.45 per square foot, a 1,000 square foot unit would be affordable to a household with income at
approximately 95% of the San Antonio-New Braunfels FY 2011 Median Family Income (MFI) for a four-person household of
$59,900. Affordable housing for low-income households is generally considered between 60% and 80% of MFI, while workforce
housing is generally considered units that are affordable to households with incomes between 80% and 120% of MFI. New
market-rate units in the non-Core Center City neighborhoods would provide workforce housing opportunities based on these
metrics.
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Action Plan

Centro’s Role: Mission
RECOMMENDATION: Public and private forces should work together to achieve goals set in the
Strategic Framework. Implementation of an ambitious strategy of the scale recommended by this Framework will
require a coordinated effort to focus a range of public and private resources. The City is undertaking a parallel
effort to understand how it can best support the achievement of 7,500 new housing units in the Center City by 2020.
Likewise, Centro should organize its efforts to help achieve this target.

RECOMMENDATION D
RECOMMENDATION:
Determine
i boundaries
b d i off Centro
C
area off iinfluence.
fl
This Strategic Plan uses a
defined border to establish a Study Area. Centro’s role may expand beyond that border or may be reeled in to
have a more concentrated, strategic effect on a smaller area. While the four primary and four long-term areas on
this Plan set up a framework for Centro’s action, the level of influence that Centro has in each area may change to
reflect different implementation strategies. Moreover, Centro may play a different set of roles in different areas of
the Center City. For example, Centro should play an advocacy role for the entire Center City and invest in capital
projects
j
that
h impact
i
the
h entire
i Center
C
City
Ci – suchh as streetcar or other
h transportation
i investments
i
– but
b may choose
h
to deliver Downtown Alliance clean and safe services to a smaller target area in the Downtown Core and support
master plans for targeted growth areas.
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Existing PID
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Action Plan

Centro’s Role: Functions and Capacities
RECOMMENDATION: Organize Centro to effectively define and advocate
for a vision for the Center City, consistent with the Strategic Plan, and to
carry out that vision. HR&A recommends establishing a mission for a unified focus on

Organizational Structure and Functions

creating a vibrant urban place in Center City, and organizing public and private sector
resources to achieve that focus. Clear roles and responsibilities for Centro can support
gg
, Centro should be organized
g
as an
the Center Cityy vision. As has been suggested,
umbrella organization with four subsidiary organizations that execute Centro’s primary
roles. The following describes HR&A’s recommendations for the purposes and activities of
each of the constituent entities based on Strategic Framework implementation needs.

Executive Council

Executive Leadership

Centro Partnership, the 501(c)(6) Strategy and Policy core of Centro, should take on the
role of a strategic advocate for the Center City and its growth. In practice this will mean
a variety of activities, including but not limited to:
Setting a core strategic vision and building specific policy positions and planning
concepts
t that
th t fulfill
f lfill that
th t vision.
i i Centro
C t Partnership
P t
hi should
h ld adopt
d t th
the Strategic
St t i
Framework Plan, serve as Centro’s liaison to the City on future master plans for
targeted growth areas, and build a strong research and policy advocacy capacity to
develop and support key positions.
positions
Supporting coordinated action for catalytic projects. Centro Partnership should identify
and develop private and civic support for catalytic infrastructure and development
projects, ensuring that the diverse tools of economic development - planning, capital,
infrastructure, urban design, and incentives – are brought to bear in support of these
projects.
p
j

Public Space
Services
•
•
•
•

Maintenance
PSR’s
Streetscaping
Capital Improvements
(Future)

Programs &
Advocacy
• Administration
• Membership/ Advocacy
• Marketing/
Communications
• Events/ Education

Strategy &
Policy
•
•
•
•

Public/ Private
Strategic Vision
Catalytic Projects
Recruitment/ Retention

Project
Assistance
• Grants
• Donations (Land & $)
• Development

Providing a forum for strategic thinking and planning. Centro Partnership, through its
regular board meetings and frequent events, should bring together San Antonio’s key
private, public and non-profit leaders to maintain an intense focus on the strategic
actions needed to build the downtown.
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Action Plan

Centro’s Role: Functions and Capacities
Centro
C
t San
S Antonio
A t i Management
M
t Corporation
C
ti (Centro
(C t SA),
SA) the
h 501(c)(4)
501( )(4) Public
P bli Improvement
I
District,
Di i should
h ld retain
i the
h current public
bli
space services functions of the organization – providing maintenance, streetscaping, and security services to the downtown. The
organization should define a service area focused primarily on the current downtown service area, with potential expansions to be
explored for the PID
PID’ss renewal.
renewal
Enhanced Clean & Safe Services: Expand upon the level of services currently provided by Downtown Alliance and potentially expand
the service area to include a larger portion of Downtown.
Downtown Alliance, the 501(c)(6) organization, should retain and enhance its functions in programs and advocacy. Downtown Alliance’s
area of influence can encompass the entire Center City, as its functions are less resource intensive than Centro SA’s services.
Programming and Events Coordination: Assume a coordination role for Downtown marketing efforts by Downtown Operations and other
groups; program events throughout the Center City, including in open spaces, that are frequent and attract regular visitors both from
y;
within Center Cityy and from the rest of the City;
Tenant Recruitment and Retention: Provide integrated retail recruitment services, including maintaining a database of available retail
spaces in Center City, creating relationships with local, regional, and national retail tenants, and providing location assistance services
to potential
i l retailil tenants;
Branding and Marketing: Undertake a branding and marketing campaign that targets amenities and advantages for residential growth
in Center City.
Downtown Community Development Corporation (CDC) has been established as a 501(c)(3) subsidiary of Centro. The organization
should raise funds from a range of public
public, private
private, and philanthropic sources to support a Centro Housing Fund and other Center City
investments. The CDC should also act as a first stop for developers, facilitating approvals and other development processes.
Development Facilitation: Serve as the first stop for developers who want to build in the Center City. Facilitate development by serving
as the
h liaison
li i
with
i h the
h C
Center Ci
City D
Development
l
Offi
Office (CCDO) and
d other
h Ci
City d
departments ffor approvals,
l iincentives,
i
and
d other
h needs,
d
as well as by working with the Centro Housing Fund to provide gap financing;
“Mezzanine”
Mezzanine Financing for catalytic projects: Utilize existing financing sources and cultivate new funding sources to provide additional
financing sources for priority Center City projects. The CDC should serve as the vehicle for Centro’s Housing Fund, which would
strategically gap finance catalytic projects in the Center City. The fund would be capitalized through a combination of private and
public funds, including funds from financial institutions seeking to meet CRA obligations.
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Downtown Dallas, Inc. is a private 501(c)(3)
organization dedicated to improving Dallas’ CBD and
twelve surrounding Downtown neighborhoods,
encompassing a Public Improvement District, (PID) a Tax
Increment Reinvestment Zone (TIRZ), a business association,
g force for Downtown. The
and the marketing
organization’s ten full-time office staff undertake a range
of functions, including:
• Clean and Safe Services;
• Marketing. Participate in corporate attraction and
retention, as well as providing retail tenant recruiting
and facilitation services;
• Strategic
S
Planning.
l
Lead strategic planning for
f
downtown, including the recent Dallas 360 Plan;
• Project Management and Plan Implementation. Lead
project
j t planning
l i and
d project
j t managementt ffor major
j
downtown infrastructure investments, such as the Katy
Trail extension, as well as leading the implementation
of the Dallas 360 Plan;
• Advocacy. Provide advocacy for downtown projects
and coordination with City departments to ensure that
various disciplines are at the table for project planning
and implementation; and
• Project Finance. Provide financing for a capital
g a wayfinding
y
g system,
y
investments, including
streetscaping, and transit.
Since 2000, Downtown Dallas has grown to more than
35 000 residents,
35,000
residents with population in the CBD alone
growing from 200 residents in 2000 to more than 7,000
residents.
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Action Plan

Centro’s Role: Functions and Capacities
RECOMMENDATION: Build staff capacity. Centro should create staff capacity
to support robust Centro planning and advocacy functions immediately, as well as
potential additional maintenance and security staff that may be necessary to support
and enhance clean and safe services. The organization should add permanent full-time
staff immediately and in the near- to medium-term to serve Centro’s various functions.
Needed capacities include additional maintenance and security staff, programming,
marketing, real estate, development project management, public-private coordination,
strategic planning, development/fundraising, and project finance.

Function

Additional Capacity Needed

Strategy and Policy
Planning and
Advocacy

• Strategic Planning
• Public-Private Coordination

Public Space Services
Enhanced Clean and
Safe

• Additional Maintenance and Security Staff
(or contractor)

Programs and Advocacy
Programming and
Events

• Programming

Branding and
Marketing

• Marketing

Tenant Recruitment
and Retention

• Marketing
• Real Estate

Project Assistance
Development
Facilitation
Financing

HR&A Advisors, Inc.

• Development Project Management
• Public-Private Coordination
• Project Finance
• Development/Fundraising
• Project Finance
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Action Plan

Centro’s Role: Supporting Growth
RECOMMENDATION: Participate in master planning for the Downtown Core,
N
Near
River
Ri South,
S th Cesar
C
Chavez
Ch
Corridor,
C id andd Medical
M di l District.
Di t i t Centro
C
and
d its
public-sector partners should undertake master planning for key Center City districts identified
in the Strategic Framework, to create preferences for development locations, patterns,
t
typologies
l i and
dd
design
i characteristics
h
t i ti and
d tto align
li iinfrastructure
f t t
iinvestment
t
t plans,
l
regulations
l ti
and design guidelines with these preferences. Recommended districts that should be prioritized
are described at right.

RECOMMENDATION: Advocate for and support key projects in priority areas.
Centro and its public-sector partners should work to implement key capital projects including
ensuring that project plans are consistent with goals for the Center City,
City providing project
management, and identifying financing sources. This should include coordinating with the City
and other municipal partners to ensure that projects in the 2012 General Obligation Bond
Program and future Bond Programs reflect the goals and priorities of the Strategic
Framework.

RECOMMENDATION: Explore expansion of PID for enhancement of revenues
and support of capital projects. Centro should prioritize the renewal and potential
expansion of the PID boundary, in order to:
• Expand
p
the current downtown clean and safe service area;;
• Provide a sustainable source of funding for the new Centro organization; and
• Provide private sector funding for the proposed streetcar project or other Center City
transportation investments.
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Centro should support the creation of master plans for four targeted
growth areas:
 The Downtown Core area, for which planning priorities should include: Location of gateways
linking
g the River Walk and the street level;; opportunity
pp
y sites for development
p
and existing
g
buildings suitable for conversion and associated infrastructure requirements; consolidation of
recommendations and plans related to street improvements, locations for cultural and
entertainment investments,, and improvements
p
to open
p spaces;
p
; creation of a shared parking
p
g
development strategy to meet worker and resident parking needs in structured garages at
minimal public cost; density and use for new development including potential policy solutions
to address the imbalance in land value generated by the relative demand for hospitality over
residential uses in the Downtown Core; and character and quality of design for new buildings.
 The Near River South area, for which planning priorities should include: Opportunity sites for
redevelopment, including opportunities on publicly owned land and associated brownfield
remediation and other infrastructure requirements; improvements to open spaces including
Roosevelt Park and a potential conversion of the de-commissioned freight rail corridor to a
public trail; required street improvements; density and use for new development; and
character and quality of design for new buildings including their orientation to the river.
Master planning for Near River South should also provide a cost benefit analysis for extension
of the fixed rail and streetcar system to Roosevelt Park beyond the current planned Southern
extension off the
h lline that
h Bexar C
County and
d VIA
A agreed
d to fund.
f d Similar
S l analysis
l
should
h ld be
b
performed for an extension of the Streetcar system north to Mulberry Street to connect
Downtown with Fort Sam Houston, the Museum district and Brackenridge Park.
 The
Th Cesar
C
Ch
Chavez Corridor,
C id ffor which
hi h planning
l i priorities
i iti should
h ld iinclude:
l d Opportunity
O
t it sites
it ffor
redevelopment, including opportunities on publicly owned land and associated infrastructure
requirements; improvements to open spaces; required street improvements; relationship to
HemisFair development and to potential development on the east side including the
Alamodome parking lots; density and use for new development; and character and quality of
design for new buildings including their orientation to the River.
 The proposed Medical District,
District for which planning priorities should include: Amenitization of
the area and provision of services for medical workers and patients; transportation
accessibility; opportunities for shared development and/or shared physical plant among the
medical institutions in the district; potential for district branding and marketing; and parking
solutions.

San Antonio Center City Strategic Framework Plan | 94

Action Plan

Centro’s Role: Supporting Growth
RECOMMENDATION: Create a Centro Housing Fund. Centro should lead the creation of a housing
fund that can further support and incentivize residential development. The purpose of the Fund is to reduce
development financing costs, thereby reducing the financial gap for Center City projects. The Fund should be
a revolving loan fund, reinvesting principal repayments and interest payments back into the Fund to provide
additional future loans, and should consider providing two products:
 Mezzanine Loans of $250,000 to $1,000,000 for Larger Projects. Provide the equivalent of “mezzanine”
financing to projects based on underwriting criteria, taking a riskier position than conventional financing,
while offering below-market interest rates between two and four percent.
 Construction Loans of $15,000 to $250,000 to support smaller redevelopment projects.
Project
P
j Fi
Financing
i
The Fund should set investment criteria aimed at enhancing the types of residential products being
developed – such as level of density, sustainable design, and structured parking – and serve as a gap-filler
f hard-to-develop
for
h d t d l properties
ti for
f which
hi h the
th City’s
Cit ’ incentives
i
ti
do
d nott adequately
d
t l fill the
th financial
fi
i l gap.
Eligible projects should be limited to the Center City, or possibly a smaller geographic target area, and
target primarily residential projects. Eligible project costs could include pre-development, acquisition,
renovation new construction
renovation,
construction, and infrastructure improvements.
improvements Fund investors should anticipate a return
between 0% and 3% on an individual project.
Organization and Management
Centro should create a subsidiary or adapt its Community Development Corporation to manage the Center
City Mezzanine Fund (CCMF), which would be a private corporation whose Board would be comprised of
investors in the Fund.
Fund Private and public investors in the Fund will automatically be members of the CCMF
and serve as Fund Managers.
Centro s Community Development Corporation (CDC) subsidiary should oversee the overall management of
Centro’s
the fund, making loans in Center City projects and serving as the Investment Committee, reviewing each deal
and making recommendations to the Fund Managers. Fund Managers (the Fund’s investors) will approve
each loan recommended byy the Investment Committee. The CDC should either hire an internal staff or
appoint the Center City Development Office (CCDO) to serve as the day-to-day staff to the Fund.
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Cincinnati Center City Development Corporation (3CDC) created the Cincinnati New
Markets Fund (CNMF) and the Cincinnati Equity Fund (CEF), in response to the lack of
availability of capital from traditional lending institutions in its Center City
g
Both funds offer similar products:
p
Mezzanine and construction loans at
neighborhoods.
below market interest rates (2-4%) for projects that otherwise would not be built in three
targeted Center City Census Tracts in and around Downtown.
g
as a Community
C
y Development
v p
Entityy (DCE)
( C ) and is therefore
The CNMF is organized
eligible to receive New Market Tax Credit (NMTC) allocations. The organization has
received $85 million in NMTC allocations. The Fund received another allocation of
$46 million in 2011.
The CEF was created in 1995 to support the development of market-rate
components of mixed-income housing development, and has provided more than $45
million.
Since 2004, 3CDC has invested more than $180 million in the CBD and Over-the-Rhine
neighborhoods, 62% of which ($116 million) is funded from the CNMF and CEF.
Source: www.3cdc.org

Funding
HR&A recommends that the Fund be capitalized with at least $10 million in the initial
years of the Fund. The Fund could be capitalized using private investments, as well as
public investments,, government
p
g
and philanthropic
p
p grants,
g
, and line items from financial
institutions with Community Reinvestment Act requirements. Investors in the Fund will serve
as Fund Managers in the CCMF.
 The Cityy has demonstrated interest in providing
p
g $1-1.5 million in seed funding;
g;
 Centro should work with its Board members to identify potential investors, as well
approaching large local and regional corporations and organizations.
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Action Plan

Regulation of Development
RECOMMENDATION: Centro should support the City and other municipal partners in
implementing
l
a new fframeworkk that
h regulates
l
form,
f
use, andd density
d
for
f public
bl andd
private projects and enables a robust urban design review of development projects. Clear
and predictable land use, density and urban design standards for private development, along with a
scheme for infrastructure investment in support of that development, and a means for enforcing design
standards for private development and for projects receiving City incentives, are critical to achieving
Center City growth.
The regulation process should begin with master planning for key Center City districts identified in the
Strategic Framework and the creation of a single set of user-friendly design guidelines that outline
common approaches but maintain a distinct character for each district. Over time, the system should move
to a form-based ordinance that formally regulates these matters with a site plan review for major
projects.
Examples of potential guidelines include:
 Street Level and River Level Plan/Site Plan
• Establish a scale that supports a multi-tenant, pedestrian-oriented environment at the street level.
• Control curb
curb-cuts
cuts and onsite parking.
parking
 Public Realm
• Define a street-wall through building façade design and establish a clear relationship between the
public realm and vertical construction.
• Create buildings and spaces that have a human scale.
• Create an appropriate context for further development by reviewing the location, scale and
visibilityy of service entrances,, building
g mechanical equipment
q p
and other perfunctory
p
y elements that
detract from the pedestrian experience and in relation to existing buildings’ primary entrances.
• Contribute to an open space network through an emphasis on connections to parks, greenways and
the River.
 Building Character
• Champion good design that creates an urban context and appropriately expresses contextuality
rather than merely mimicking existing buildings.
 Materiality
• Create quality construction that includes suitable materials for an urban context.
 Uses
• Encourage increased density and mixed-use development.
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