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About ULI-the Urban Land Institute

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

the total environment.

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

lishes a wide variety of materials to disseminate =

information on land use and development.

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

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

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

he goal of ULI's Advisory Services Program

is to bring the finest expertise in the real

estate field to bear on complex land use plan-

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

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

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

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

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

San Antonio has grown to be the eighth-

largest city in the United States and the

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

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

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

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

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

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

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

Gl

Nelgon {
Ro% 0ld Pearsall ¢

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

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

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

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

Becnmmendationsﬁ;_” -

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

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

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

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

The Panel Process

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

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

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

Suminary of Recommendations

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

Market Gonditions

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

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

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

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

fn Advisory Services Pane) Repori




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

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

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

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

Planning

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

 for successful development during the three-year

limited-annexation period. The city should:

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

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

o Hstablish sustainable design principles and
practices,

o Create sustainable urban form,

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

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

s Incorporate progressive land use patterns and

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

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

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

Strategies

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

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

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

exceptions for which incentives would be appro-
priate.

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

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

Implementation

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

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

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

o Create an identity for the study area,

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

o Support existing communities in the study area.

"+ Pursue urban revitalization in the neighbor-

hoods just north of the study area.

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

o Incorporate new development with existing
development.

&n Advisory Services Panel Repori




stmal Bharacteris}ics

he SBGI study area’s physical character—

along with the city’s social and economie

objectives—played a significant role in the

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

Tepography

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

Land US%S

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

Drainaye

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

Vegetation

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

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

turn and associated population boom en-

joyed by Texas and the rest of the United

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

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

San Antonio Market Demographics

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

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

Significant Economic Evenis

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

Brooks City-Base, near the
SBGI study area, is an im-
portant resource for future
development ta the south.
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Figure 1
Annual Abseiption, San Antonie MSA

Product Type Annual Absorption

Multitamity! 3,500~4,000

Office? 450,000-500,000

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

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

Mititary Base Closure and Reuse Issues

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

The NAFTA Corridor

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

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

can border to the Canadian border, constitutes

- the major north/south transportation route for

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

The Growth of University Facilities -

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

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

Future Industrial Development

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

$an Antonio Market Overview

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

Residential Market

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

- the market are very modest by national stan-

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

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

An Rdvisory Services Panel Repori



Figure 2 .
Real Estaie Dynamics Overview, San Antenie MSA

hi

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

i R
Gurrent Number Annual Increase in

SHIEEC RN LR
geded

Annual Acreage

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

Current Number Annual Increase Annual Acreage Needed

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

Current Number Annual Increase Annual Acreage Needed

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

Total 22,050,217 441,004 H

Gurrent Number Annual Increase Annual Acreage Needed

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

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

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

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

skyrocketing real estate -

prices.

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

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

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

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

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

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

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

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

SBGI Study Area Development Profile

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

An Advisory Services Panel Report



Figure 3
SBGI Siudy Area Land Analysis

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

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

Acreage estimate for

panel mapping -

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

Adjustment for ' ' o

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

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

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

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

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

San Antonio, Texas, October 611, 2002

- 18,405 -

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

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

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

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

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

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

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

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

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

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

o Major rail service;

¢ Adequate water and sewer capacity within
close proximity;

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

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

+ An abundant supply of inexpensive, developable
land; and

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

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

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

An Advisory Services Panel Repon



Figure 4 -
SBGI Study Area Potential Residential Development Scemnario’

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

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

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

land in other submarkets; developmont.

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

e A perceived serious crime issue in the area

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

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

fills, automobile recyeling facilities, oil wells, T .

and so forth; Residential {suburban density)

i Single family 90% 45.0% 17,045

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

facility. - .

Industrial

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

areas that also have the benefit of well-regarded

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

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

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

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

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

served for housing in the areas south of Loop

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

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

San Antonio, Texas, October 611, 2002

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