NOTICE OF JOINT MEETING
TO:
THE BOARD OF DIRECTORS OF THE DOWNTOWN REDEVELOPMENT AUTHORITY,
REINVESTMENT ZONE NUMBER THREE, CITY OF HOUSTON, TEXAS, AND ANY OTHER
INTERESTED PERSONS:
Notice is hereby given that the Board of Directors of the Downtown Redevelopment Authority and Tax
Increment Reinvestment Zone Number Three, City of Houston will hold a virtual joint meeting on Tuesday,
February 16, 2021 at 12:00 PM via Zoom at https://bit.ly/3sl02VF (Meeting ID: 992 0592 7494 and
Passcode: 463380) to consider, discuss and adopt such orders, resolutions or motions, and take other
direct or indirect actions as may be necessary, convenient, or desirable with respect to the following
matters:
Introduction of Guests and Public Comments
I.

Minutes of Previous Meetings
a. Authority
b. Zone

II.

Financials
a. Check Registers – December 2020 and January 2021
b. 2Q FY21 Financial Statements and Investment Report

III.

Southern Downtown Park – Construction Proposals

IV.

Proposed Letter of Intent Regarding Funding for the 801 St. Joseph Parkway Project

V.

Other Business
a. 2021 Committee Assignments
b. Project Status Report

Executive Session
a. Consultation with Legal Counsel
Texas Government Code §551.071
b. Deliberations regarding Real Property
Texas Government Code §551.072
c. Deliberations regarding Personnel Matters
Texas Government Code §551.074
d. Deliberations regarding Economic Development Negotiations
Texas Government Code §551.087
Next Meeting
March 9, 2021 at 12:00 PM
Adjournment

___________________________________
J. ALLEN DOUGLAS
EXECUTIVE DIRECTOR OF DRA/TIRZ#3
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MINUTES OF REGULAR MEETING
OF
DOWNTOWN REDEVELOPMENT AUTHORITY
January 12, 2021
The Board of Directors (the “Board”) of the Downtown Redevelopment Authority (the “Authority”)
convened in regular session, open to the public, virtually, on the 12th day of January, 2021, and the roll was
called of the duly constituted officers and members of the Board, to-wit:
Curtis Flowers
Michele Sabino
Barry Mandel
Bruce Austin
Regina Garcia
Keith Hamm
James Harrison
Sherman Lewis
William Kennerly

Chair
Vice Chair
Secretary
Director
Director
Director
Director
Director
Director

and all of said persons were present except Directors Lewis and Mandel, thus constituting a quorum.
Also present were Bob Eury, President of the Authority, J. Allen Douglas, Executive Director of the
Authority, and Virginia Oviedo (“Authority”); Marie Hoke Fish, Jamie Perkins, Robert Pieroni and Jackie
Traywick of Central Houston, Inc. (“CHI”); Angie Bertinot, Brett DeBord and Lonnie Hoogeboom of the
Houston Downtown Management District (“District”); Algenita Davis (Consultant to the Authority); Clark
Lord of Bracewell, LLP (“Bracewell”); Linda Trevino of METRO; Brian Jackson of City of Houston (“City”);
Lt. Holloway and Sgt. Espinoza of Houston Police Department (“HPD”); and Monica Aizpurua of Binkley &
Barfield, Inc. (“B&B”).

DETERMINE QUORUM; CALL TO ORDER
Chair Flowers requested a roll call, established quorum, and called the meeting to order at 12:06
PM.

INTRODUCTION OF GUESTS AND PUBLIC COMMENTS
Chair Flowers noted, for the record, that under rules set forth by the State of Texas permitting these
Board Meetings to proceed virtually, we are obligated to record each meeting, therefore, this meeting is
being recorded. He followed by requesting guests introduce themselves.
MINUTES OF PREVIOUS MEETINGS
The Board considered approving the minutes of the November 10, 2020 joint meeting. No
discussion took place. Upon a motion made by Director Austin and duly seconded by Director Garcia, the
Board voted unanimously to approve the minutes of the November 10, 2020 joint meeting as presented.

FINANCIALS & ADMINISTRATION
Check Registers – November & December 2020
Chair Flowers called on Jackie Traywick (CHI) to provide a brief overview of the November’s check
register. December’s check register will be reviewed at next month’s meeting of the Authority as this item
was incomplete at this time. No questions were asked. No action was required.
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Administrative Policies & Procedures Annual Review
Chair Flowers called on Executive Director Douglas to introduce discussion on this item. He briefly
overviewed the changes to the policies & procedures, specifically Section 15. Questions were asked and
answered.
Upon a motion duly made by Director Harrison and seconded by Vice Chair Sabino, the Board
voted unanimously to approve the draft of the Downtown Redevelopment Authority’s Administrative Policies
and Procedures Manual, as presented January 12, 2021.

MUNICPAL SERVICE
HPD Overtime Program Report – October, November, December 2020
Chair Flowers called on Lt. Holloway (HPD) to introduce the discussion on the HPD Overtime
Program. Lt. Holloway presented the reports for October 1 to December 31, 2020. The reports provided an
overview of expenditures and highlighted the current programs. Questions were asked and answered. No
action was required.
Homeless Outreach Team Report
Chair Flowers called on Sgt. Espinoza (HPD) to present the Homeless Outreach Team Report from
October 1 to December 31, 2021. Questions were asked and answered. No action was required.

2020-2021 PROJECT STATUS REPORTS
Executive Director Douglas introduced discussion on this item by overviewing the purpose of this
segment.
North Houston Highway Improvement Project/FEIS Update
Chair Flowers called on Marie Hoke Fish (CHI) to provide an update on the North Houston Highway
Improvement Project/FEIS. Questions were asked and answered. No action was required.
Downtown Launchpad Update
Chair Flowers called on Robert Pieroni (CHI) to provide an update for Downtown Launchpad.
Downtown Living Initiative Update
Mr. Pieroni continued onto this segment, briefly reviewing financial and occupancy metrics of the
previous year for corresponding Downtown Living Initiative Projects. No questions were asked. No action
was required.
Bagby Street Improvement Project Update
Executive Director Douglas briefly discussed the updated timeline for this project and
memorandums previously shared with the City of Houston offices. No questions were asked. No action was
required.
Southern Downtown Park Update
Chair Flowers called on Lonnie Hoogeboom (HDMD) to present an update for Southern Downtown
Park. Questions were asked and answered. No action was required.
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Buffalo Bayou Park Downtown Trails Update
Executive Director Douglas briefly provided detailed discussion on photo updates sent by Buffalo
Bayou Partnership. Questions were asked and answered. No action was required.
PostHTX Update
Executive Director Douglas continued onto providing a brief update and detailed discussion on
PostHTX photos from current construction photos and schematics. No questions were asked. No action
was required.
Lynn Wyatt Square Update
Executive Director Douglas completed this segment of the agenda by discussing updated
renderings and timeline of Lynn Wyatt Square, provided by Houston First Corp. Questions were asked and
answered. No action was required.

OTHER BUSINESS
Due to time constraints, the two items included in the Other Business Section, 2021 Meeting Dates
and 2021 Committee Assignments, will be reviewed at the February meeting. There were no objections.
Executive Director Douglas proposed rescheduling February’s Meeting of the Authority to a week later.
There were no objections.

NEXT MEETING
Executive Director Douglas formally announced that the next full Board of Directors Meeting is now
scheduled for February 16, 2021, at noon. He added that the Capital Projects Committee is tentatively
scheduled for January 27, 2021, at noon, and the Economic Development Committee is scheduled for
January 22, 2021, at noon.

ADJOURNMENT
There being no further business to come before the Board, the meeting was adjourned at 1:36 PM.

Barry Mandel, Secretary
Downtown Redevelopment Authority (Authority)
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MINUTES OF REGULAR MEETING
OF
TAX INCREMENT REINVESTMENT ZONE NUMBER THREE, CITY OF HOUSTON, TEXAS
January 12, 2021
The Board of Directors (the “Board”) of the Tax Increment Reinvestment Zone Number Three (the
“Zone”) convened in regular session, open to the public, virtually, on the 12th day of January, 2021, and the
roll was called of the duly constituted officers and members of the Board, to-wit:
Curtis Flowers
Michele Sabino
Barry Mandel
Bruce Austin
Regina Garcia
Keith Hamm
James Harrison
Sherman Lewis
William Kennerly

Chair
Vice Chair
Secretary
Director
Director
Director
Director
Director
Director

and all of said persons were present except Directors Garcia and Lewis, thus constituting a quorum.
Also present were Bob Eury, President of the Zone, J. Allen Douglas, Executive Director of the
Zone, and Virginia Oviedo (“Zone”); Marie Hoke Fish, Jamie Perkins, Robert Pieroni and Jackie Traywick
of Central Houston, Inc. (“CHI”); Angie Bertinot, Brett DeBord and Lonnie Hoogeboom of the Houston
Downtown Management District (“District”); Algenita Davis (Consultant to the Authority); Clark Lord of
Bracewell, LLP (“Bracewell”); Linda Trevino of METRO; Brian Jackson of City of Houston (“City”); Lt.
Holloway and Sgt. Espinoza of Houston Police Department (“HPD”); and Monica Aizpurua of Binkley &
Barfield, Inc. (“B&B”).

DETERMINE QUORUM; CALL TO ORDER
Chair Flowers requested a roll call, established quorum, and called the meeting to order at 12:06
PM.

INTRODUCTION OF GUESTS AND PUBLIC COMMENTS
Chair Flowers noted, for the record, that under rules set forth by the State of Texas permitting these
Board Meetings to proceed virtually, we are obligated to record each meeting, therefore, this meeting is
being recorded. He followed by requesting guests introduce themselves.
MINUTES OF PREVIOUS MEETINGS
The Board considered approving the minutes of the November 10, 2020 joint meeting. No
discussion took place. Upon a motion made by Director Austin and duly seconded by Director Garcia, the
Board voted unanimously to approve the minutes of the November 10, 2020 joint meeting as presented.

FINANCIALS & ADMINISTRATION
Check Registers – November & December 2020
Chair Flowers called on Jackie Traywick (CHI) to provide a brief overview of the November’s check
register. December’s check register will be reviewed at next month’s meeting of the Zone as this item was
incomplete at this time.. No questions were asked. No action was required.

8

Administrative Policies & Procedures Annual Review
Chair Flowers called on Executive Director Douglas to introduce discussion on this item. He briefly
overviewed the changes to the policies & procedures, specifically Section 15. Questions were asked and
answered.
Upon a motion duly made by Director Harrison and seconded by Vice Chair Sabino, the Board
voted unanimously to approve the draft of the Downtown Redevelopment Authority’s Administrative Policies
and Procedures Manual, as presented January 12, 2021.

MUNICPAL SERVICE
HPD Overtime Program Report – October, November, December 2020
Chair Flowers called on Lt. Holloway (HPD) to introduce the discussion on the HPD Overtime
Program. Lt. Holloway presented the reports for October 1 to December 31, 2020. The reports provided an
overview of expenditures and highlighted the current programs. Questions were asked and answered. No
action was required.
Homeless Outreach Team Report
Chair Flowers called on Sgt. Espinoza (HPD) to present the Homeless Outreach Team Report from
October 1 to December 31, 2021. Questions were asked and answered. No action was required.

2020-2021 PROJECT STATUS REPORTS
Executive Director Douglas introduced discussion on this item by overviewing the purpose of this
segment.
North Houston Highway Improvement Project/FEIS Update
Chair Flowers called on Marie Hoke Fish (CHI) to provide an update on the North Houston Highway
Improvement Project/FEIS. Questions were asked and answered. No action was required.
Downtown Launchpad Update
Chair Flowers called on Robert Pieroni (CHI) to provide an update for Downtown Launchpad.
Downtown Living Initiative Update
Mr. Pieroni continued onto this segment, briefly reviewing financial and occupancy metrics of the
previous year for corresponding Downtown Living Initiative Projects. No questions were asked. No action
was required.
Bagby Street Improvement Project Update
Executive Director Douglas briefly discussed the updated timeline for this project and
memorandums previously shared with the City of Houston offices. No questions were asked. No action was
required.
Southern Downtown Park Update
Chair Flowers called on Lonnie Hoogeboom (HDMD) to present an update for Southern Downtown
Park. Questions were asked and answered. No action was required.
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Buffalo Bayou Park Downtown Trails Update
Executive Director Douglas briefly provided detailed discussion on photo updates sent by Buffalo
Bayou Partnership. Questions were asked and answered. No action was required.
PostHTX Update
Executive Director Douglas continued onto providing a brief update and detailed discussion on
PostHTX photos from current construction photos and schematics. No questions were asked. No action
was required.
Lynn Wyatt Square Update
Executive Director Douglas completed this segment of the agenda by discussing updated
renderings and timeline of Lynn Wyatt Square, provided by Houston First Corp. Questions were asked and
answered. No action was required.

OTHER BUSINESS
Due to time constraints, the two items included in the Other Business Section, 2021 Meeting Dates
and 2021 Committee Assignments, will be reviewed at the February meeting. Additionally, Executive
Director Douglas proposed rescheduling February’s Meeting of the Zone to a week later. There were no
objections.

NEXT MEETING
Executive Director Douglas formally announced that the next full Board of Directors Meeting is now
scheduled for February 16, 2021, at noon. He added that the Capital Projects Committee is tentatively
scheduled for January 27, 2021, at noon, and the Economic Development Committee is scheduled for
January 22, 2021, at noon.

ADJOURNMENT
There being no further business to come before the Board, the meeting was adjourned at 1:36 PM.

Barry Mandel, Secretary
Tax Increment Reinvestment Zone Number Three
(Zone)
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DRA/ TIRZ #3 PAID INVOICE DETAIL: December 2020
OPERATING ACCOUNT
PAYEE
CHECK
MEMO
Central Houston, Inc.

AMOUNT

2681-2683 Salaries

$47,566.13

Houston Downtown Mgmt District

2684

Allen Parkway Maintenance

$

82,119.73

Constuction Ecoservices II

2685

South Downtown Park

$

400.00

Jones Carter

2686

Bagby

$

13,612.06

Kimley-Horn & Associates

2687

Bagby

$

1,220.00

Bracewell

2688

General Counsel

$

4,655.00

HVJ Associates

2689

Bagby

$

7,453.75

Project Surveillance Inc

2690

Bagby

$

15,902.50

Southern Chinese Daily News

2691

South Downtown Park

$

600.00

Lauren Griffith Associates

2692

South Downtown Park

$

27,596.86

Jones Carter

2693

Bagby

$

16,511.36

Main Lane Industries

2694

Bagby

$

951,558.74

GRAND TOTAL:

$ 1,169,196.13
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DRA/ TIRZ #3 PAID INVOICE DETAIL: January 2021
OPERATING ACCOUNT
PAYEE
CHECK
MEMO
Central Houston, Inc
2695-2698 Salaries

$

AMOUNT
50,355.57

Buffalo Bayou Partnership

2699

Annual Maintenance Fee

$ 1,261,744.27

Houston Business Journal

2700

South Downtown Park

$

1,056.00

Masterson Advisors LLC

2701

Annual Report Services

$

3,500.00

Project Surveillance

2702

Bagby

$

14,557.00

HVJ Associates

2703

Bagby

$

4,286.63

Jones Carter

2704

Bagby

$

9,311.73

Ann Harris Bennett

2707

South Downtown Park

$

84,179.65

Houston Downtown Mgmt District

2708

South Downtown Park

$

4,152.33

Construction Ecoservices

2715

South Downtown Park

$

400.00

Main Lane Industries

2716

Bagby

$

616,728.92

GRAND TOTAL:

$ 2,050,272.10
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Downtown Redevelopment Authority
Statement of Net Position
December 31, 2020 and December 31, 2019

2021
YTD Balance
Assets
Cash
Investments - Project Funds
Investments - Debt Service
Investments - General
Tax Increments Receivable
Other Receivables & Prepaid Expenses
Cost of Issuance
Total Assets
Liabilities
Accounts Payable & Accrued Expenses
Accrued Interest Payable
Notes Payable Due in One Year
Bonds Payable Due in One Year
Notes Payable Due After One Year
Bonds Payable Due After One Year

$

118,278
5,780,705
19,043,092
11,424,664
108,034
433,069

$

86,640
5,512,393
30,184,972
9,730,817
40,984
463,282

$

36,907,841

$

46,019,089

$

451,940
699,890
2,200,000
47,548,344

$

71,987
717,694
2,145,000
49,971,484

Total Liabilities
Net Position
Net Position
Total Liabilities & Net Position

1/26/2021 4:15 PM

$

Unaudited

2020
YTD Balance

50,900,174

52,906,166

(13,992,333)

(6,887,076)

36,907,841

$

46,019,089
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Downtown Redevelopment Authority
Statement of Activities
Six Months Ended December 31, 2020

2021
Q2 Actual

2021
YTD Actual

2021
YTD Budget

Fav (Unfav)
Variance

Revenues
Tax Increments
Other Revenues
Interest Income
Total Revenues

$

6,783,848
99,282
9,159

$

13,567,695
104,235
27,396

$

12,255,153
250,000

$

6,892,288

$

13,699,326

$

12,505,153

1,312,542
104,235
(222,604)
$

1,194,173

Transfers
HHFC Payment
Administrative Fees
HISD Adjustment

Net Revenues

$

187,500
277,801
637,003

375,000
555,603
1,274,007

375,000
489,975
1,274,007

(65,627)
0

1,102,305

2,204,609

2,138,982

(65,627)

5,789,984

$

11,494,717

$

10,366,171

$

1,128,546

Expenses
Project Costs
Municipal Services
Accounting
Auditing
Administrative Contractor
Legal Fees
Insurance
Consulting Fees
Office Expense
Interest Expense - COH
Interest Expense - Bonds
Cost of Issuance
Total Expenses
Change in Net Position

4,271,341
2,000
69,461
4,655
9,083
1,394
469,508
7,554
$

4,834,994

7,708,464
(1,458)
20,985
135,662
6,136
18,366
7,174
2,580
947,917
15,107
$

954,989

Net Position Beginning of Year
Net Position End of Period

1/26/2021 4:15 PM

$

Unaudited

8,860,931

14,437,403
17,000
162,750
9,000
1,000
25,000
9,000
947,917
15,107
$

15,624,176

2,633,785

(5,258,005)

(16,626,118)

(16,626,118)

(13,992,333)

$

(21,884,123)

6,728,938
1,458
(3,985)
27,088
2,865
(17,366)
17,827
6,420
0
(0)
$

6,763,245
7,891,791
-

$

7,891,791
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Downtown Redevelopment Authority
Statement of Activities
Six Months Ended December 31, 2020 and December 31, 2019

2021
YTD Actual

2020
YTD Actual

Fav (Unfav)
Variance

Revenues
Tax Increments
Other Revenues
Interest Income
Total Revenues

$

13,567,695
104,235
27,396

$

11,785,026
35,196
406,551

$

13,699,326

$

12,226,773

1,782,669
69,039
(379,155)
$

1,472,553

Transfers
HHFC Payment
Administrative Fees
HISD Adjustment

Net Revenues

$

375,000
555,603
1,274,007

375,000
469,878
1,270,909

(85,725)
(3,098)

2,204,609

2,115,787

(88,822)

11,494,717

$

10,110,986

$

1,383,731

Expenses
Project Costs
Municipal Services
Accounting
Auditing
Administrative Contractor
Legal Fees
Insurance
Consulting Fees
Office Expense
Interest Expense - COH
Interest Expense - Bonds
Cost of Issuance
Total Expenses

7,708,464
(1,458)
20,985
135,662
6,136
18,366
7,174
2,580
947,917
15,107
$

Change in Net Position
Net Position Beginning of Year
Net Position End of Period

1/26/2021 4:15 PM

$

Unaudited

8,860,931

3,898,798
16,825
132,378
6,460
11,945
5,133
10,316
974,435
15,107
$

5,071,398

(3,809,666)
1,458
(4,160)
(3,284)
325
(6,420)
(2,041)
7,736
26,518
$

(3,789,534)

2,633,785

5,039,588

(2,405,803)

(16,626,118)

(11,926,665)

(4,699,453)

(13,992,333)

$

(6,887,077)

$

(7,105,256)
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Downtown Redevelopment Authority
Project Cost Detail
Six Months Ended December 31, 2020
2021
YTD Actual

2021
YTD Budget

Fav (Unfav)
Variance

Project Costs
Capital Improvement Projects
Main Street Upgrades
Allen Parkway
Shopping District
Southern Downtown Pocket Park
Bagby Street Improvements
NHHIP Civic Opportunities
Lynn Wyatt Square For The Performing Arts
Total Capital Improvement Projects

82,120
512,380
6,358,068
250,000
1,305
$

Future Project Costs
Buffalo Bayou Park
806 Main/JW Marriott
Hotel Alessandra
Holiday Inn/Savoy Hotel
723 Main/AC Hotel
Downtown Living Initiative
Economic Development/Retail Program
Texaco Building/The Star
SkyHouse Houston
Alliance Block 334
Hines Market Square
Market Square Tower
SkyHouse Main
Fairfield Residential
Kellum Noble House
Post HTX
Hike & Bike Trails East of Allens Landing
Downtown Launchpad
Mass Challenge
Gener8tor
Sam Houston Park
Theater District Public Realm

7,203,873

3,730,000
6,250,000
250,000
$

-

10,230,000

(82,120)
3,217,620
(108,068)
(1,305)
$

500,000
1,212,671
121,988
51,500
17,967
41,200
5,000
25,000
206,816
147,639
81,989
279,000
359,270
158,454
500,000
248,910
250,000
-

1
4,931
13,368
(4,677)
64
240,193
250,000
712

3,026,127
500,000
1,212,670
121,988
51,500
17,967
41,200
69
11,632
206,816
147,639
81,989
279,000
363,947
158,454
(64)
500,000
8,717
(712)

Total Developer/Project Reimbursements

$

504,591

$

4,207,402

$

3,702,811

Total Project Costs

$

7,708,464

$

14,437,403

$

6,728,938

1/26/2021 4:15 PM

Unaudited
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DOWNTOWN REDEVELOPMENT AUTHORITY
INVESTMENT REPORT, SECOND QUARTER FYE 2021
FOR THE PERIOD OCTOBER 1, 2020 THROUGH DECEMBER 31, 2020

FUND

BEGINNING BAL.
BOOK VALUE

BEGINNING BAL.
MARKET VALUE

INTEREST
NET DEPOSITS
GAIN (LOSS)
EARNED / ACCRUED
OR
TO MARKET FILE
THIS PERIOD
(WITHDRAWALS)

ENDING BALANCE
BOOK
VALUE

ENDING BALANCE ENDING BALANCE SIMPLE
MARKET
% OF
INTEREST
VALUE
PORTFOLIO
YIELD

OPERATING
JP MORGAN CHASE OPERATING
JP MORGAN CHASE BOND OPERATING

167,023.53
0.00

167,023.53
0.00

0.00
0.00

0.00
0.00

(48,745.44)
0.00

118,278.09
0.00

118,278.09
0.00

0.47%
0.00%

TOTAL JPM

167,023.53

167,023.53

0.00

0.00

(48,745.44)

118,278.09

118,278.09

0.47%

POOLED INVESTMENT FUNDS
LOGIC INCREMENT
LOGIC BOND

23,234,068.20
0.00

23,234,068.20
0.00

0.00
0.00

9,023.48
0.00

(4,200,000.00)
0.00

19,043,091.68
0.00

19,043,091.68
0.00

76.35%
0.00%

TOTAL POOLED

23,234,068.20

23,234,068.20

0.00

9,023.48

(4,200,000.00)

19,043,091.68

19,043,091.68

76.35%

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00%

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00%

DEBT SERVICE
MORGAN STANLEY INVESTMENT FUND

1,050,517.93

1,050,517.93

0.00

26.39

0.00

1,050,544.32

1,050,544.32

BOND RESERVE
MORGAN STANLEY INVESTMENT FUND

4,365,533.91

4,365,533.91

0.00

109.20

0.00

4,365,643.11

PLEDGED FUNDS
BANK OF NEW YORK MELLON

452.00

452.00

0.00

0.00

364,065.65

PROJECT FUNDS
BANK OF NEW YORK MELLON

0.00

0.00

0.00

0.00

TOTAL BNY

5,416,503.84

5,416,503.84

0.00

135.59

GRAND TOTAL

28,817,595.57

28,817,595.57

0.00

9,159.07

REPURCHASE AGREEMENTS
BAYERISCHE LANDESBANK
TOTAL BLB

WT AVG
MAT. DAYS

N/A
N/A

1
1

0.1504%

30

4.21%

0.0100%

1

4,365,643.11

17.50%

0.0100%

1

364,517.65

364,517.65

1.46%

N/A

1

0.00

0.00

0.00

0.00%

N/A

1

364,065.65

5,780,705.08

5,780,705.08

23.17%

24,942,074.85

24,942,074.85

100%

(3,884,679.79)
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PROJECT NAME

Southern Downtown Park

PROJECT PLAN

Capital Improvement Project

REQUEST

Board review and acceptance of the recommendation set forth by Evaluation
Panel and Capital Projects Committee to accept the proposal presented by
Structura to serve as the project’s General Contractor and execute agreement
with related expenditures accordingly. Total agreement value of $4,905,740.00 is
based on the contractor’s proposal (base bid of $4,779,014.00 plus four alternates
priced at $126,726.00).
Staff and Evaluation Panel further recommend a 10.08% Construction
Contingency of $494,260.00 for a total request authorization of $5,400,000.00 for
the direct construction expenses.

DESCRIPTION

Four valid proposals were submitted on January 25, 2021 per the competitive
sealed proposal method. Staff and consultants evaluated all proposals per nine
(9) criteria as outlined in the Project Manual. Based on the evaluation process,
staff and committee recommend Structura for consideration and authorization by
the Board to execute the contract for construction, per the proposed bid value,
proposed alternate pricing, and associated criteria including MWDBE participation
at 32.34% of the proposed bid value, all in compliance with the project budget and
goals of the procurement process.

PROJECT HISTORY

April 2018 – The Authority successfully negotiated the ground lease of Block 333.
July 2017 - August 2020 – The Authority through its consultant, Weston Solutions,
conducted the Phase I and Phase II Environmental Site Assessment (ESA)
including continued monitoring following demolition activities.
June - September 2018 – The Authority conducted the programming phase with
Project for Public Spaces, including public engagement.
April - June 2019 – Following a competitive sealed proposal method, the Authority
entered agreement with D.H. Griffin for demolition of the Goodyear facility.
November 2018 - Present – Following a qualifications-based selection process,
the Authority entered agreement with Lauren Griffith Associates as the design
prime for the project, with revised Bidding & Permit Documents delivered December
14, 2020.
September 2019 – Following a request for proposals from restaurateurs, the
Authority entered agreement with Tout Suite to serve as the café operator.
December 2020 – The Authority initiated the public procurement process for the
General Contractor with competitive sealed proposals received on January 25,
2021.

ACTION ITEM

For the Southern Downtown Park project, authorize the execution of necessary
agreements by the appropriate officers or personnel of the Authority for
construction services to be provided by Structura for an amount not to exceed
$5,400,000, which includes an approximate 10% construction contingency.

CONTACTS

DRA: Lonnie Hoogeboom, Director of Planning & Design
DRA: Brett DeBord, Director of Capital Projects & Maintenance
DRA: Allen Douglas, Executive Director
General Contractor: Ken Grieco, Houston Regional Leader, Structura

“Southern Downtown Park” – ACTION ITEM
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PROJECT NAME

Southern Downtown Park

PROJECT PLAN

Capital Improvement Project

REQUEST

Board review and acceptance of the recommendation set forth by staff and Capital
Projects Committee for the authorization of additional construction financing in an
amount not to exceed $1,100,000 and respective agreements as required for
delivery of construction- or operation-related activities, services, and components
beyond the requirements of the general contract for construction and in order to
complete the project per the design intent.

DESCRIPTION

In addition to the proposed agreement and related expenses with the General
Contractor, Structura, additional funding and execution of respective agreements
with multiple vendors are required to deliver a completed project. Work items
include the following:
1. Continuation by amendment of design consultant services;
2. Materials engineering and testing by consultant to be selected per current
Request for Qualifications;
3. On-site inspection services;
4. Overhead power infrastructure modifications by CenterPoint Energy on San
Jacinto and Leeland Streets;
5. Design, fabrication, and installation of sculptural elements in the
“playscape” area south of the café building, by Fenris LLC and Chiaozza;
6. Miscellaneous site lighting fixtures and furnishings from multiple vendors
and provided as “Owner-Furnished Contractor-Installed” components, in order
to reduce overhead and mark-up expenses;
7. Sponsorship of a BCycle station on Bell Street with Houston Bike Share;
8. Interior art wall finishes to be developed and installed during construction;
9. Design, fabrication and installation of miscellaneous park and building
signage;
10. Owner’s Contingency for unforeseen expenses beyond the prime contract
obligations related to potential change orders.

PROJECT HISTORY

See related authorization for award of the Agreement to the General Contractor.

ACTION ITEM

For the Southern Downtown Park project, authorize the execution of necessary
agreements by the appropriate officers or personnel of the Authority and related
construction expenses not to exceed $1,100,000.00, which includes an
approximate 5% owner’s contingency for miscellaneous expenses.

CONTACTS

DRA: Lonnie Hoogeboom, Director of Planning & Design
DRA: Brett DeBord, Director of Capital Projects & Maintenance
DRA: Allen Douglas, Executive Director

“Southern Downtown Park” – ACTION ITEM
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PROJECT NAME

801 St. Joseph Parkway Urban Apartments

PROJECT PLAN

Economic Development

REQUEST

Authorize the proposed Letter of Intent (LOI), recommended for review by the
Economic Development Committee, reflecting the Authority/Zone’s conditional
interest in pledging the proceeds of a percentage of tax increment revenue
deposited with the TIRZ from the annual valuation of the property at 801 St.
Joseph Parkway upon completion of the Project and award of a certificate of
occupancy.

DESCRIPTION

Two long-standing efforts by the DRA have been to support economic
development efforts aimed at creating affordable housing and to directly target
urban blight through development. Here, these twin efforts join together.
Phoenix Development Partners (“Phoenix”) has pieced together a plan to create a
mixed market-rate and affordable housing apartment complex from the blighted
remains of the 30-story building located at 801 St. Joseph Parkway. Phoenix
plans to convert the long-vacant former Houston Holiday Inn into a 428-unit
multifamily community featuring a mix of 86 affordable and 342 market-rate units
with a 484 parking-space garage, and 1,257 sq. ft. of retail.
Affordable Condo: The renovation of an 86-unit affordable housing development.
The unit design includes a mix of 64 studio, 17 one-bedroom and 5 two-bedroom
units that will be affordable to tenants at 50% of area median income (“AMI”).
Market-Rate Condo: The renovation of a 342-unit housing development to be
leased at unrestricted rents. The unit design includes a mix of 222 micro units, 99
studio, 84 one-bedroom and 23 two-bedroom units.
Phoenix has requested a Letter of Intent (LOI) from the DRA for use in its work to
build financing for the Project. Staff and the EDC recommend a contingently
pledged amount that would be solely generated from the assessed value of the
property’s tax increment collected by the TIRZ and returned as reimbursed funds.
The terms of this reimbursement mechanism would still need to be negotiated
depending on the posture of other entities, such as the role that Houston Housing
Finance Corporation (HHFC) adopts. The LOI does cap any reimbursement to the
market-rate condo portion of the project at $15,000.00 per door/unit, reflecting the
unit caps placed on the market-rate Downtown Living Initiative projects. The LOI
also requires the Project maintain affordability conditions, as standards that must
remain in place as a requirement of any TIRZ tax reimbursement grant.
The City of Houston Housing and Community Development Department (HCDD)
has provided a LOI for the project, contingently pledging a $17,000,000.00, 42year forgivable loan.

PROJECT HISTORY

07/24/2020 - The concept of Phoenix Development Partners’ affordable housing
development was explored with the Economic Development Committee; no formal
action was requested.
08/11/2020 –Phoenix Development Partners presented the Project to the DRA
Board of Directors. No formal action was requested.

“801 St. Joseph Parkway” – ACTION ITEM
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ACTION ITEM

The Board authorizes the proposed Letter of Intent be officially provided to
Phoenix Development expressing conditional interest in pledging the proceeds of
a percentage of tax increment revenue deposited with the TIRZ from the annual
valuation of the completed project at 801 St. Joseph Parkway.

CONTACTS

DRA: Allen Douglas, Executive Director
Phoenix Dev. Partners: John Mangel, CEO
Phoenix Dev. Partners: Michael Schweitzer, VP Dev. & Ops.

“801 St. Joseph Parkway” – ACTION ITEM
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909 Fannin, Suite 1650
Houston, TX 77010
TEL 713 782 0827
downtowntirz.com

January 27, 2021
Phoenix 801 St. Joseph, LLC
Attn: Phoenix Development
30 S. Wacker Dr. Suite 2200
Chicago, IL 60606
Re: Letter of Intent for the 801 St. Joseph Parkway Project
Dear Phoenix Development:
In response to your request for a Letter of Intent regarding funding from the Downtown
Redevelopment Authority/Tax Increment Redevelopment Zone #3 (“Authority” or “TIRZ”), the
following contingent terms indicate the Authority’s conditional interest in pledging Phoenix 801 St.
Joseph, LLC, or a related or affiliated entity, the proceeds of tax increment revenue deposited with
the TIRZ from the annual valuation of the property at 801 St. Joseph Parkway (“Property”) upon
completion of the Project and award of a certificate of occupancy. Please note that this letter is not
a commitment to pledge tax increment. This letter is an expression of contingent interest, subject
to Authority Board approval of the specific terms of any Grant and any Houston Downtown
Management District (“District”) agreement regarding Assessment proceeds. Please find in the
following a brief outline of potential pledge terms.
Phoenix 801
St. Joseph
LLC:

A single-asset entity, which is controlled by Phoenix Development,
or a related or affiliated entity.

Project
Description:

Located at 801 St. Joseph Parkway Houston, Texas 77002, the
Project is the development of the existing 30 floor superstructure,
elevated parking levels, and basement into a 428-unit multifamily
community structure. The redevelopment proposes a mix of 86
affordable units and 342 market-rate units with an attached parking
garage set to accommodate 484 parking spaces and 1,257 sq. ft. of
retail. The structure will be separated into two legal entities –
affordable & market-rate -- to create a two-unit condominium
encompassing all units.
Affordable Condominium: The renovation of 86 units into an
affordable housing development comprised of 64 studio, 17 one
bedroom and 5 two-bedroom units affordable to tenants at 50% of
area median income (“AMI”).
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Market-Rate Condominium: The renovation of 342 units into an
unrestricted rental rate housing development comprised of 222 micro,
99 studio, 84 one bedroom and 23 two-bedroom units.

Tax Increment:

The amount of property taxes collected each year by the City on the
Captured Appraised Value of a Qualifying Project and paid to the
Authority.

Assessment:

The amount of Houston Downtown Management District (“District”)
assessment collected each year based on the Captured Appraised
Value of the Project and paid to the Authority, subject to and
contingent upon such an agreement between the District and the
Authority.

Captured
Appraised
Value:

“Captured Appraised Value” shall mean, with respect to the Tax
Increment, the total appraised value of the Project as of January 1
each year during the term of an Economic Development Agreement
between the Authority and the Owner of the Project, less the Base
Year Value of the Project on January 1, 2021.
With respect to the Assessment, the total value assessed by the
District of the Project as of January 1 in each year, during the term of
an Economic Development Agreement between the Authority and
the Owner of the Project, less the Base Year value of the Project on
January 1, 2021.

Tax Increment
& Assessment
Pledge:

The Tax Increment & Assessment Pledge shall be limited to an
amount not to exceed any funds solely generated from the proceeds
of tax increment revenue received by the Authority--and from the
proceeds, if any, of assessments received by the District--from the
yearly valuation of the Property through Captured Appraised Value.
Upon completion of the development, the annual amount of the Tax
Increment Pledge shall be limited to the Tax Increment collected
from the Property and paid to the Authority at 100% of the Tax
Increment until the expiration of the Authority, currently set for
December 31, 2043, and such is subordinate to all Authority Notes
and Bonds now or hereafter issued, and all other current obligations
of the Authority.
The annual amount of the Assessment Pledge from the District, if
any, is contingent upon the terms of an agreement between the
Authority and the District and shall be limited to the assessment
collected from the Property and paid to the District as a to-bedetermined percentage of not less than 75% of the Assessment
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Increment until the expiration of the Authority, currently set for
December 31, 2043.
The amount of the Project Grant is equal to the combined Tax
Increments and Assessment Increments for the Project computed
annually for a period within the life of the Authority, and up to a
maximum reimbursement to the Project of $15,000.00 per MarketBased unit. The Affordable unit reimbursement maximum is
uncapped.
By way of example: Considering the Tax Increment alone, if the
Property at completion is valued at $100,000,000, Phoenix’s property
tax burden to the City would be approximately $567,920.00 in year
one. If Phoenix receives an ad valorem exemption on this amount,
as is currently anticipated under its arrangement with the Houston
Housing Finance Corporation, but the City charges a 21% fee
currently labeled as a ‘pilot fee’, and that ‘pilot fee’ amount is
received by the DRA from the City, then the first-year reimbursement
from the Authority to Phoenix at 100% would amount to
$119,262.00. Presuming a 3.0% compound annual growth in the
value of the Property, the total amount of reimbursement from the
Authority over the current life of the TIRZ would be a realization of
$3,519,171 to the Project.

Affordability
Conditions:

Tax Increment
Funding:

The Tax Increment Pledge and all other obligations of the Authority will
be conditioned upon and subject to the Owner satisfying the affordability
conditions rendered below:

Affordability
Standards

Affordable
Condo

Market Rate
Condo

Total

50% AMI

86

0

86

Market Rate

0

342

342

Total

86

342

428

% of Total

20.1%

79.9%

100%

All 801 St. Joseph Parkway Project Tax Increment funding, if any, will
be given to Phoenix 801 St. Joseph LLC by the Authority only in
accordance with a budget authorized by the Authority Board and
approved by Houston City Council.
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Completion:

The Economic Development Grant is contingent upon, and the Authority
reserves the right to terminate the Agreement and cancel the Grant if:
For reasons other than delays in construction due to fire, other casualties
or other acts of God, the Project has not received a Temporary Certificate
of Occupancy or Certificate of Occupancy from the City within 1095
days from the date upon which the Authority Board approves and
authorizes the grant Agreement.

Other
Conditions:

The following are conditions of the Authority prior to executing an
agreement for the Tax Increment & Assessment Pledge:
(i)
The Authority’s receipt and approval of all surveys, title work
and other documents deemed necessary by the Authority’s counsel,
including but not limited to zoning, plat(s), permits, and utility
information, etc.
(ii)
The Authority’s receipt and approval of a feasibility study for
the Property.
(iii)
The Authority’s receipt and approval of an environmental
audit for the Property.
(iv)
The Authority’s receipt and approval of certain Certificates of
Insurance
(v)
The Authority’s review and approval of Phoenix 801 St.
Joseph LLC’s contract to acquire 801 St. Joseph Parkway.
(vi)
The Authority’s receipt and approval of Phoenix 801 St.
Joseph LLC’s predevelopment and development plans, site plans, and
detailed budgets with respect to the development of the Property.
(vii)

The Authority’s receipt and approval of lender commitments.

(viii)
The Authority’s receipt and approval of Phoenix 801 St.
Joseph LLC’s organizational documents, current financial statements and
tax returns for the last three (3) calendar years.
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The above parameters have been developed as a result of preliminary discussions among the parties, and
are subject to material modification. Therefore, this letter should NOT be construed as a COMMITMENT
TO PLEDGE TAX INCREMENT and should not be used by you to induce any third-party to invest or
enter into any other form of business transaction. Upon receipt of the above conditions, the Authority will
consider approval to move forward with negotiating a final agreement for the financing and development
of the Property (“Approval”).
THIS LETTER IS NOT LEGALLY BINDING ON THE PARTIES BUT CONSTITUTES A
LETTER OF INTENT. NO LEGALLY ENFORCEABLE DUTIES ARE INTENDED TO BE
ESTABLISHED UNTIL DEFINITIVE WRITTEN DOCUMENTATION IS EXECUTED
BETWEEN PHOENIX 801 ST. JOSEPH LLC AND THE AUTHORITY.
THIS LETTER IS SUBJECT TO FULL TIRZ BOARD APPROVAL.
If the tentative provisions as outlined above are of interest to you, please sign this letter in the space
provided, and mail the executed letter within five (5) days after the date of this letter. In the event of an
Approval Expiration, The District will require that Phoenix 801 St. Joseph LLC provide updated
information prior to re-submitting this proposed Tax Increment Pledge to the Authority for re-approval. In
such event, Phoenix 801 St. Joseph LLC must demonstrate to the Authority that it is working diligently and
making progress toward financing the 801 St. Joseph improvements, and that the information required in
the conditions of this letter have been submitted to the Authority.
If you have any questions or comments, please do not hesitate to call me at (713) 752-0827.
Sincerely,

J. Allen Douglas
Executive Director
Downtown Redevelopment Authority/TIRZ #3

cc:

Curtis Flowers, DRA/TIRZ #3 Chair
Clark Lord, Bracewell, LLP

Agreed and accepted this ___ day of ________, 2021

Name:
Title:
Signature:
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EXECU TI VE SUMMA RY
Phoenix Development Partners is planning to convert the
original Houston Holiday Inn located at 801 St. Joseph
Parkway Houston, Texas into a 428-unit multifamily
community featuring a mix of affordable and market-rate
units with a 484 parking space garage and 1,257 sq. ft. of
retail. The affordable units will average 50% AMI providing
enhanced accessibility to the downtown market.
Total Development Cost is estimated to be approximately
$94.0 million. Financing will be through a low-leverage
HUD 221(d)(4) loan with a value of $50.4 million. Equity will
consist of an estimated $14.6 million which is a mix of
Sponsor / General Partner, Limited Partner, and
Opportunity Zone funds. This leaves a funding gap of $29.0
million to achieve equity returns that will be sufficient to
attract qualified investors. This gap will need to be funded
through one or more grants and / or incentives.
Phoenix has a World-Class team of partners to execute this
development and the proven track record of taking existing
undervalued properties and converting them to higher and
better uses.
Parcel Area: 32,234 Sq. Ft.
Year Built: 1972
Total Building Area: 477,981 Gross Sq. Ft.
Stories: 30
Zoning: Commercial

.

801 Sa i nt J ose ph Par kway Houst o n

© 2 02 0 PHO EN IX de v el opm ent par tner s

Sources
Equity
HUD 221(d)(4) Loan
Grants & Incentives
Total

$
$
$
$

14.6m
50.4m
29.0m
94.0m

15.6%
53.6%
30.8%

Acquisition
Soft Costs
Hard Costs
FF&E, Owner Direct
Finance, Closing
Total

$
$
$
$
$
$

17.7m
14.8m
55.7m
0.4m
5.4m
94.0m

18.8%
15.7%
59.3%
0.4%
5.8%

Uses

Exit
Hold Period
Cap Rate
Selling Costs
Net Sale Proceeds (yr 10)1
IRR

1Gross

10 Years
5.50%
1.50%
$ 46.5m
14.7%

Sale less loan payoff and selling costs
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HI ST ORY
PAST
At the time of its completion, it was the largest
building in the hotel chain’s inventory in the
continental United States, surpassed only by their
hotel in Hawaii.
The architect for the building was William W. Bond &
Associates. The firm designed all the hotels for the
hotel chain from 1956 to 1975.
Joseph Colaco of Houston was the structural
engineer and with this project introduced the flying
deck form concrete construction technique to
Houston. Originally, a ground breaking structural
design.

.
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OUCH!
The building had been vacant since 1998 and has
suffered from deferred maintenance and vandalism.
The aluminum framed plate glass sliding doors and
fixed floor-to-ceiling windows were systematically
removed at the request of the City of Houston due
to safety concerns, vandalism, and theft of the
metal. It is not known when the aluminum balconies
were removed.
There is ample graffiti throughout the building. Most
interior fixtures and the spatial division of the lobby
and the corridors and rooms on the tower floors
have been removed. Basement is flooded, roofing
almost nonexistent.
Basically only the structure remains.

HI ST O RY
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PR OJEC T
Phoenix Development Partners specializes in properties with hidden, untapped, or under-developed value in metropolitan growth markets.

CURRENT
.
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AN URBAN LIFESTYLE

Courtey of PHP Architects

•

A welcoming street presence

•

Attached community sized retail

•

Indoor/outdoor bike storage with air compressor

•

Secured parking

•

Priority parking for low emission vehicles

•

Private storage lockers

•

Package acceptance

•

Laundry pickup

•

Onsite recycling

•

WiFi in lobby and amenities levels

•

Pet-friendly

•

Pet spa

•

Private dog run

•

Most errands can be accomplished on foot

•

Countless dining, shopping and entertainment
possibilities

•

Excellent public transportation

•

Very bike-able

•

7th most walkable neighborhood in Houston

Houstonia Magazine

P RO J E CT
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SOCIAL AREA
Social lounge
Media room Library
Chef’s kitchen
Business/internet surfing stations
Conference room
Outdoor dining with BBQ”s
Courtey of PHP Architects

Courtey of PHP Architects

POOL
Courtey of PHP Architects

Courtey of PHP Architects

Swimming pool
Sundeck
Private showers

FITNESS CENTER
Fitness
Yoga studio
Basketball court
Private showers
Lockers

P RO J E CT
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DW ELLING UNIT MIX:
Efficiency
363sf
Market Rate
46.7%
Efficiency+
467sf
Market Rate
5.1%
Studio
507-585sf
Affordable / Market Rate
23.1%
One Bedroom
650sf
Market Rate
19.6%
Two Bedroom
933sf
Affordable / Market Rate
5.4%

P RO J E CT
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GROUND FLOOR

P RO J E C T
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482 total parking spaces with the inclusion of 45 new spaces on the ground floor and 4 new spaces in basement. Those on the ground
floor would be located on the north side of the ground floor with access on the East. The garage would remain open air decks.

GARAGE FLOOR

P RO J E CT
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The garage roof units would each have a private terrace. Pre-vegetated roof trays would fill the rest of the roof. The garage roof east of the tower
would remain exposed roofing. The existing pool would be rebuilt and a new amenity deck created west of the tower. That terrace would include the
entire west side from north to south parapet. An exercise path would be at the perimeter.

Studio

Efficiency Efficiency Efficiency Efficiency

Studio

Efficiency Efficiency Efficiency Efficiency

Efficiency Efficiency Efficiency

Studio

Efficiency Efficiency Efficiency Efficiency

Studio

One Bedroom

7TH FLOOR

P RO J E CT
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Elevators would continue to the tower roof deck. At that level, a new enclosed amenity penthouse would be built using the existing mechanical
penthouses with floor to ceiling fixed glass around its perimeter. Deck pavers at all remaining roof area. Mechanical equipment would be located
elsewhere on the structure. The West stair is to be taken up to the roof level to maximize the allowed occupancy of the rooftop as the East stair
already services the tower roof.

ROOFTOP
The same layout for every tower plate. Studio, 1 bedroom, and 2 bedroom units would be available as affordable units to a maximum of 100
dwelling units. This would include the required percentage of accessible units for each unit type. The glass façade wall to be set back from the slab
edge as was in the original hotel and would not include handrails.

Studio

Efficiency Efficiency Efficiency Efficiency

Studio

Efficiency Efficiency Efficiency Efficiency

Efficiency+

Efficiency Efficiency Efficiency Efficiency

Studio

Efficiency Efficiency Efficiency

Studio

Two Bedroom

TOWER FLOOR

P RO J E CT
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URBAN APARTMENTS
Each unit would have individually controlled
HVAC units. Floor to ceiling glazing to
maximize the views with an operable window
at each unit.
All electric appliances; oven, recirculating
fan, microwave, refrigerator, dishwasher,
stacked washer and dryer, and garbage
disposal. Only showers provided.
Affordable units finish quality will match
market rate units.

Two Bedroom

Efficiency

P RO J E CT
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7

9

5

10

6

8

3

801

1

12
2
4
11
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ECONOMIC IMPACT OF 801 ST. JOE

An economic impact analysis was completed utilizing the RIMS II input/output model produced by the United States Bureau of Economic Analysis.
The RIMS II multipliers were calibrated for the Houston metroplex. Construction hard costs, architecture and engineering, FF&E expenditures, and
future revenues were included in the analysis to calculate estimated job creation impacts and increased output within the Greater Houston area
due to construction of 801 St. Joe.
From the analysis, the construction and operation of 801 St. Joe under the management of Phoenix Development Partners will create
approximately 399 new jobs in the Houston area. The majority of the jobs will be created in Harris County. In terms of increased output, 801 St.
Joe will provide the Houston economy with a total increase of $15 million in household incomes and an increased demand of $18 million for
utilities, maintenance and repair, supplier/vendor purchases, and professional support services. Overall the economic impact will add significant
on-going value to the City of Houston and Harris County. The below table is taken from the economic impact analysis. The full report is available
upon request.

Summary of Revenue and Employment Effects of 801 St. Joe
Exp./ Rev.
Exp./ Rev.
Industry/activity
Fin. Dem. Mult.
Mil. Cur. $ Mil. 2013 $
Hard construction costs *
Architect & Engineering fees *
Purchases of FF&E *
Rental Income (2023)

48.3319
1.4611
0.3000
6.2401

40.1524
1.2607
0.2765
4.5257

7.9915
10.3425
6.8414
13.9653

Total Jobs

Total
Jobs
320.9
13.0
1.9
63.2
399.0

*Indirect and induced jobs only
All figures calculated from unrounded numbers

Direct
Jobs

37.6

Summary Measures of Economic Impact for
Construction and Rental Income
All figures in thousands of dollars

Total

Household Income from
Hard construction costs*
Architect & Engineering fees*
Purchases of FF&E*
Rental Income
Total these 4 categories

12,744
499
72
1,734
15,049

Demand (output) for:
Utilities
Maintenance and repair construction
Supplier/vendor links with manufacturers
Professional and business support services
Total these 4 categories

1,440
678
10,687
5,609
18,414

*Includes indirect and induced only for construction related
activities.
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DOWNTOWN HOUSTON

THEATER AND
PERFORMING ARTS
DISTRICT

MINUTE MAID PARK
(ASTROS MLB)

BUFFALO BUYOU
PARK
DISCOVERY GREEN

GEORGE R. BROWN
CONVENTION CENTER

801

YMCA DOWNTOWN
TOYOTA CENTER
METRO RAIL &
CENTRAL BUS
STATION

(ROCKETS NBA)

MIDTOWN
ENTERTAINMENT
DISTRICT
MUSEUM DISTRICT
MEDICAL CENTER
RICE UNIVERSITY
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T EAM

A seasoned real estate development and
investment firm with projects spanning
across a wide spectrum of asset classes.

Acquisition
Entitlement
Finance
Market strategy
Design
Valuation
Development
Construction
Marketing
Sales / Leasing
Asset management

.
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J O H N M AN GEL III
CEO

D O U G F R EED M AN
Partner

M ICHAEL SC HWEITZER
Vice-President Development & Operations

Direct : 312-466-5700
jmangel@
phoenixdevelopmentpartners.com

Direct : 312-533-8242
dfreedman@
phoenixdevelopmentpartners.com

Direct : 407-257-8609
mschweitzer
@phoenixdevelopmentpartners.com

John, founder of Phoenix Development
Partners
brings,
substantial
business
development and planning experience having
served as vice president of business
development and acquisitions for HSA
Commercial Real Estate and director of
business development and strategy planning for
the Walt Disney Company. While at Disney, he
contributed to the development of 2,100 guest
rooms; 140,000 square feet of retail and dining
venues, directed the business plan for a $1
billion domestic theme park resort and
participated on the development team for
Disney Hong Kong. He began his career at
Fifield Companies and LaSalle Partners (Jones
Lang LaSalle).

Doug has over 20 years of real estate industry
experience including fund management and
development. His experience includes the
development of over 12,000 lots, 2.5 million
square feet of commercial, and managed over
$100 million of assets. He has been
instrumental in developments of residential and
commercial land, mixed-use village centers,
hotels, and both for sale and rental multi-family.
Having previously worked for Pritzker Realty
Group (PRG) and Walt Disney Company where
he completed over $150 million in transactions.
Sample projects include Baldwin Park Florida,
Briggs Ranch Texas, The Villages at Red Pond
Delaware.

Michael has a unique mix of business roles, with
proven leadership in new business ventures
domestically and internationally, driving
financial results and operational efficiencies
across complex, multi-functional businesses.
His specialities are business development,
market feasibility studies, strategic planning,
research, financial modeling, and valuation. He
was senior manager, technical development
and industrial engineering at The Walt Disney
Company where he led an analytical and
strategic support team for six theme parks, two
water parks, 20 hotels with 25,000 hotel rooms,
500+ F&B venues, and was a core member of
Shanghai Negotiation Team, a $4 billion capital
project with annual revenue of more than $500
million.
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Phoenix Development Partners core members bring diverse experience, effective management, recognized insight
and creativity, as well as respected relationships to each project.

SHARON SH I
Equity Resources Director

PETER ULRICH
Capital Markets Director

Direct : 312-235-2410
sshi@
phoenixdevelopmentpartners.com

Direct : 312-909-9921
pulrich@
phoenixdevelopmentpartners.com

Sharon is responsible for equity capital
strategies,
management
of
investor
relationships,
the
development
and
implementation of investment opportunities.
Sharon is an attorney and Counselor of the
Supreme Court of the United States, New York
Bar Association and American Immigration
Lawyers Association. She has extensive
expertise in investment-based immigration
matters. Graduated from Chicago-Kent College
of Law. She also has served on the Board for a
non-profit organization, dedicated to the general
well-being of immigrants.

Peter leads capital market strategy and
implementation. Background in capital market
services has been in both domestic and in
Western Europe. He finds capital solutions for
senior and mezzanine debt, preferred equity
and pure equity. In addition to the traditional
debt structures his background is also in the
public realm HUD/221d4, TIF and TIF
monetization’s, FNMA, Freddie Mac, Public
Finance and Development Authorities, Pace
Equity and public grant opportunities for
acquisition, development or redevelopment
plans. Actively involved with over $6 billion in
commercial real estate assets including office,
multifamily, hospitality, student housing and
seniors housing.
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Outside the box creativity, market awareness combined with strategic partnering is the culture at Phoenix which
results in a blend of both design and financial success.

R O B ER T B R AZ IU N AS
Development Director

M IC H AEL B R O AD B EN T
Business Development Director

Direct : 312-810-7490
rbraziunas@
phoenixdevelopmentpartners.com

Direct : 214-621-1463
mtbroadbent@
phoenixdevelopmentpartners.com

Responsible for project design to realization,
inspirational sketch to nuts and bolts. During
his over 40 years of professional experience he
has been involved with projects totaling in the
billions of dollars worldwide, including almost all
use categories, architecture and planning in
both the public and private sectors. Prior to
becoming directly involved with development,
he held key positions at multiple architecture
firms located in Chicago and overseas, whether
on the board of directors, studio head or chief
designer. Sample clientele includes the Minister
of Foreign Affairs France, LVMH, Canal+
Television, Envergure Group, Government of
Turkmenistan, Oliver Mcmillan, Terra cotta
Industries, North Fork Ranch, Club Rio Mar.

Michael manages project execution of strategy
and vision. He has 13+ years of experience in
commercial real estate development, finance
(foreign and domestic equity markets), fund
management, market research, underwriting,
and business development. Michael has been
directly involved in over $1 billion of real estate
projects in the hospitality, multi-family, retail,
and restaurant sectors. Prior to joining the
Phoenix team, Michael held key roles in a
commercial real estate consulting firm focused
on foreign equity placement in US based funds
and real estate projects.
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CASE IN POINT 1

226 west Jackson, Chicago
Work is currently underway on the conversion of
the historic 15 story 1904 Chicago and North
Western (C&NW) railroad corporate headquarters
located, in Chicago’s Central Business District.
Containing two hotel brands, the property will also
include
a
brand
independent
roof
top
bar/restaurant. Securing $15 million in historic tax
credits, $4 million in key money and a Class L
property tax abatement that will reduce property
taxes by 60% for a 10-year period.
Guest rooms: 350 Total
(215 Canopy by Hilton and 135 Hilton Garden Inn)
Meeting rooms: 2,500 square feet
Gross building area: 232,000 square feet
Development Budget: over $100 million
Opening: Spring 2021
Architect: Hartshorne Plunkard Architecture
General Contractor: Leopardo Companies
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CASE IN POINT 2

28 E Jackson Blvd, Chicago
The conversion of three historic office properties
located in the heart of Chicago's loop to student
housing. Phoenix spearheading the assemblage
and re-zoning of the three properties, then
securing $10 million in historic tax credits and a
Joint Venture with Campus Acquisitions a leader
in this market. The gross project costs were $60
million, $50 million net after the historic tax credits.
Sold for $79,797,000 to an institutional buyer.
Units: 135
Gross square feet: 300,000
Development budget: $50.0 million
Completion date: Occupied
10Architect: Pappageorge Haymes Partners
General Contractor: Lynn Mathes Inc.
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CASE IN POINT 3

401 Michigan Street, Milwaukee
In partnership with CA Ventures Phoenix has
converted an office high-rise into market rate rental
housing units and associated parking in
Milwaukee’s urban center. The Buckler includes a
major amenities package such as fitness, lounge
conference room, basketball court social courtyard
and garden. Unit mix varies from 2 story duplex
units with private patios to micro residential units.
Residential rental units: 207
Gross building area: 250,000 square feet
Development Budget: $30.6 million
Opening: Occupied
Architect: DimensionIV Madison
General Contractor: Tri-North
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CONFIDENTIALITY & DISCLAIMER NOTICE

The material contained in this document is confidential and for the sole purpose of considering the financing of the real estate project (the “Real Estate”) described herein. It is
subject to the terms and provisions contained within this disclaimer, and is not to be used for any purpose or made available to any other person without the express written
consent of Phoenix Development Partners (“Sponsor”).
This document was prepared solely for the use of the prospective investor. Neither Sponsor nor the entities that will acquire an indirect interest in the Real Estate, nor any of
their respective officers, employees or agents, make any representation or warranty, express or implied, as to the completeness or the accuracy of the material contained within,
and no legal commitments or obligations shall arise by reason of this package or any of its contents. Sponsor reserves the right to eliminate any portion or all of the Real Estate
from any offer for sale at any time prior to the completion of Definitive Documents (as defined below) executed by both Sponsor and a prospective investor.
Prospective investors for the Real Estate are advised (i) that changes may have occurred in the condition of the Real Estate since the time of this document or the financial
statements therein were prepared and that (ii) all financial projections are provided for general reference purposes only in that they are based on assumptions relating to the
general economy, competition, and other factors beyond the control of the Sponsor and, therefore, are subject to material variation. Prospective investors for the Real Estate are
advised and encouraged to conduct their own comprehensive review and analysis of the Real Estate. Any projections or other estimates included in the document, including
estimates of returns or performance, are forward-looking statements and are based upon certain assumptions. Other events which were not taken into account may occur and
may significantly affect the actual returns or performance of the project described herein. Any assumptions should not be construed to be indicative of the actual events which
will occur. Actual events are difficult to project and depend upon factors that are beyond the control of the Sponsor, the entities that will acquire an indirect interest in the Real
Estate, and their respective affiliates, members, partners, stockholders, other beneficial owners, managers, directors, officers, employees, representatives or agents. Certain
assumptions have been made to simplify the presentation and, accordingly, actual results may differ, perhaps materially, from those presented herein.
The document is for informational purposes only and does not constitute an offer to sell or a solicitation of an offer to buy interests in the entities that will indirectly acquire the
Real Estate. Any such offer or solicitation will be made only pursuant to such entity’s Private Placement Memorandum (and if applicable, any addendum thereto, each as
modified or supplemented from time to time, the “Memorandum”), such entity’s operating agreement (as modified or supplemented from time to time, the “Operating Agreement”)
and such entity’s subscription documents (together with the Memorandum and Operating Agreement, the “Definitive Documents”), and will be subject to the terms and
conditions contained in the Definitive Documents, including, without limitation, the legends contained in the Memorandum. The Sponsor expressly reserves the right, at its sole
discretion, to reject any or all expressions of interest or offers to finance the Real Estate, and expressly reserves the right, at its sole discretion, to terminate discussions with any
entity at any time with or without notice. The Sponsor shall have no legal commitment or obligations to any entity reviewing the document or making an offer to purchase the
Real Estate unless and until a written agreement satisfactory to the Seller has been fully executed, delivered, and approved by the Sponsor and any conditions to the Sponsor
thereunder have been satisfied or waived. This document is qualified in its entirety by reference to the Definitive Documents. The Information is not intended to be relied upon
as the basis for an investment decision, and is not, and should not be assumed to be, complete. The contents of this document are not to be construed as legal, business or tax
advice, and each prospective investor in the Real Estate should consult its own attorney, business advisor and tax advisor as to legal, business and tax advice.
Information about any prior real estate project or Sponsor and investments made by Sponsor or its affiliate, including past performance of such investments, is provided solely to
illustrate Sponsor’s investment experience, and processes and strategies used by Sponsor in the past with respect to such prior investments. The performance information
relating to Sponsor’s previous investments is not intended to be indicative of any future results. Past performance is not a guarantee of future results. There can be no
assurance that any investment will achieve comparable results as those presented or that investors in such an investment will not lose any of their invested capital.
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CONFIDENTIALITY & DISCLAIMER NOTICE
(Continued)

Certain materials included in this document may have been prepared by third parties (such materials, “Third-Party Materials”), and while such Third-Party Materials have been
obtained from sources current as of the date stated in such Third-Party Material, their accuracy cannot be guaranteed and in certain cases, this document has not been updated
through the date hereof. Neither the Sponsor nor the entities in which investors will invest indirectly in the Real Estate makes any representation or warranty, express or implied,
as to the accuracy or completeness of the information contained in the Third-Party Materials, and nothing contained therein should be relied upon as a promise or representation
as to past or future performance of the Real Estate or any other entity.
This document is confidential. As a condition to being given access to this document, you agree (i) that you hold and treat its contents in the strictest confidence, (ii) that you will
not transmit, photocopy, or duplicate any part of the document, (iii) that you will not disclose any of its contents to any other entity without the prior written authorization of the
Sponsor, and (iv) that you will not use in any fashion or manner detrimental to the interest of the Sponsor. Each person who has accessed or received a copy of this document
(or any part thereof) is deemed to have agreed (i) not to transmit, reproduce, forward, distribute or disclose this document, in whole or in part, except to any employee, agent or
representative directly concerned with the recipient’s evaluation of an investment in the Real Estate who agrees to be bound by this paragraph and to comply with the terms and
conditions set forth any applicable information access agreement, (ii) to return the document to the Sponsor promptly upon request and (iii) to be responsible for any disclosure
of this document, by such person or any of its employees, agents or representatives.
The terms and conditions stated in this section will relate to all of the sections of the package as if stated independently therein. If, after reviewing this document, you have no
further interest in financing the Real Estate at this time, kindly return this brochure to the Sponsor at your earliest possible convenience.

58

PHOENIX
Development Partners

30 South Wacker Drive suite 2200 Chicago Illinois 60606

office: 312.466.5700

email: info@phoenixdevelopmentpartners.com

To the extent that this document contains projections & statements regarding operations & market conditions, such statements are based on certain assumptions which
are inherently subject to significant economic and competitive uncertainties and are difficult to predict. There can be no assurance that any projection or statement
contained herein will be achieved.
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Downtown Redevelopment Authority/TIRZ #3
Committee Roster 2021

Position

Director

EDC

BFC

CPC

1

Curtis Flowers – Chair

X

X

2

Sherman Lewis III

3

Michele Sabino – Vice Chair

X

4

Keith Hamm -- Treasurer

X-C

5

Regina Garcia

X

6

William Kennerly

7

Bruce Austin

X

8

James Harrison

X

9

Barry Mandel – Secretary

X-C

EC

Exp.

X-C

X
X
X-C

X

X

X
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FROM: Allen Douglas, Executive Director
RE: Downtown Redevelopment Authority/TIRZ #3 Project Status Report
Date: 02/16/2021

CAPITAL PROJECTS
Allen Parkway Improvements

Ongoing maintenance agreement with Downtown District through 2022

Bagby Street Improvements

Construction contract executed with Main Lane Industries, Ltd.;
construction began mid-January 2020; est. completion February 2022.
Drone video footage to be shared
Sealed proposals received and evaluated; contractor recommendation &
authorization to enter agreement for construction anticipated at HFC
Board meeting on February 18, 2021; estimated construction start in
mid-April
This project was covered with contract and expense authorizations
discussed previously

Jones Plaza/Lynn Wyatt Square for the
Performing Arts

Southern Downtown Park

ECONOMIC DEVELOPMENT AGREEMENTS
Buffalo Bayou Downtown Trail East
Post HTX
Amegy on Main / Downtown Launchpad

gener8tor

MassChallenge

Impact Hub Houston
The Cannon

Financial contribution approved by Board on March 2019; MOU
executed; first grant reimbursement processed November 2019
Currently under construction with expected delivery of Fall 2020; current
negotiations on proposed amended scope of the contract
Staff is continuing to work closely with the resident tenants on different
community initiatives and ongoing compliance monitoring of the
performance and licensing agreements. In partnership with our sister
organizations staff has launched a new website to provide the
community an in-depth understanding of the value and impact of the
project https://downtownlaunchpad.com/
Staff is continuing ongoing performance and licensing agreement
compliance monitoring; currently accepting applications for their 2021
program
Staff is continuing ongoing performance and licensing agreement
compliance monitoring; currently accepting applications for their 2021
program
Staff is continuing ongoing performance and licensing agreement
compliance monitoring
The Cannon, resident tenants, and the staff have negotiated an
operations and maintenance agreement for The Downtown Launchpad

RESIDENTIAL
Block 387 – Fairfield Residential

Approved December 2019; construction was initiated December 2019

NORTH HOUSTON HIGHWAY IMPROVEMENT PROJECT
TxDOT issued the Record of Decision for the NHHIP on February 4, 2021
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I-45 North Houston Highway Improvement Project

TxDOT ANNOUNCES
RECORD OF DECISION
NHHIP Overview

The future of transportation is changing and the infrastructure in
the nation’s fourth largest city needs to change with it. Parts of the
North Houston Highway Improvement Project (NHHIP) corridor have not
changed since being constructed over 50 years ago. The NHHIP not
only brings these highways up to current standards but also prepares
for the future by improving resiliency and providing safer more efficient
travel that will accommodate the transition to electric and self-driving
vehicles. And, importantly, it will increase the opportunity for transit
and high-occupancy vehicles as a mode choice for those traveling the
NHHIP freeways. For over 15 years, the NHHIP has been supported by the
Houston-Galveston Metropolitan Planning Organization (MPO). The MPO
has committed $490 million to the NHHIP and has consistently voted
to include the project as an integral part of the region’s transportation
plans and air quality conformity determinations.
“The NHHIP is a potentially transformative project that can provide
more options for both people and freight and provide flexibility for the
future. For many years, TxDOT has been working with their partners to
develop a project with significant, lasting benefits for the city.”
“I appreciate TxDOT’s continued engagement
with the city throughout the design process and
look forward to working with you to design a
project with positive impacts for the community,
the City of Houston, and the greater region.”
- Mayor Sylvester Turner, City of Houston
May 12, 2020 letter to
Commissioner Laura Ryan,
Texas Transportation Commission
The NHHIP will indeed be transformational.
And it should be recognized that these
transformational benefits extend beyond the
pavement.
Components of the NHHIP are
aimed directly at improving the quality of life
in adjacent neighborhoods. These benefits
include better drainage and reduced flooding on
adjacent properties, providing noise barriers for
neighborhoods where none exist today, improving
access and safety for pedestrians and bicyclists,
and a number of other mitigation initiatives.
TxDOT estimates the value of these benefits
total over $100 million.
The Texas Department of Transportation (TxDOT)
has proposed significant measures in the Final
Environmental Impact Statement (FEIS) to avoid
and/or minimize harm. Specifically, means
to avoid, minimize, and mitigate effects from
the Preferred Alternative were presented in the
Final EIS and have been updated in response to

comments received and progress made since the completion of the Final
EIS. Appendix A of the Record of Decision (ROD) is a summary of these
measures. The purpose of the NHHIP is to implement an integrated
system of transportation improvements that would:
• Bring I-45, I-10, and US 59/I-69 up to current design standards to
improve safety and operations.
• Manage I-45 traffic congestion in the NHHIP area through added
capacity, MaX lanes, options for single-occupancy vehicle (SOV)
lanes, and improved operations.
• Improve mobility on I-45 between US 59/I-69 and Beltway 8 North
by accommodating projected population growth and latent demand
in the project area.
• Provide expanded transit and carpool opportunities.
• Improve the capabilities of I-45 as an emergency evacuation route.
• Improve storm water drainage on I-45.
• Support the projected significant increase in travel on the regional
highways in the Houston-Galveston area.
The NHHIP will address critical needs
including updating the freeways to current
design and safety standards, relieving
traffic congestion, improving storm water
drainage and improving the evacuation
route.
“While it is unfortunate that some
residents and businesses will need to
relocate during this process, I have been
impressed with the sensitivity TxDOT
has shown by going beyond its normal
acquisition/relocation processes to ensure
that those affected will be assisted on an
individualized basis, with every effort being
made to allow them to remain in their
communities close to their churches and
schools.”
- Representative Garnet F. Coleman
Texas House of Representatives, District 147
December 18, 2020 letter to
Chairman J. Bruce Bugg, Jr.
Texas Transportation Commission
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TxDOT Announces Record of Decision
NHHIP in the National Environmental Policy Act (NEPA)
Process

Beginning in 2011, TxDOT began the process of developing and
evaluating a full range of reasonable project alternatives as part of the
detailed environmental study and review process. In 2017, one Proposed
Recommended Alternative per project segment was identified in the
Draft EIS. Based on feedback from the public and project stakeholders,
the design of the NHHIP was revised in 2017 and 2018. In 2020, one
Preferred Alternative per project segment was identified in the Final
EIS. The ROD constitutes TxDOT’s approval of the Preferred Alternative
described in the Final EIS and now calls it the Selected Alternative. The
ROD does not repeat all the information in the Final EIS, but instead
incorporates it by reference.
Although the ROD completes the NEPA process, TxDOT remains
committed to continued engagement with the public and project
stakeholders and will receive input as the NHHIP progresses in
development.

NHHIP Mitigation for Environmental Justice

TxDOT has made a number of commitments to offset the adverse
effects of the project on environmental justice populations related to
relocation of residences and facilities, affordable housing, local access,
pedestrian safety, traffic noise, air quality, and homelessness. In some
of these areas, there will be improvements over the existing conditions
such as new facilities for the residents of Clayton Homes and Kelly
Village, restoration of local access in the area around the I-45/Loop 610
interchange, the opportunity for noise barriers, improved drainage, and
improved safety (e.g., improved pedestrian and bicycle accommodations)
on cross-streets in neighborhoods. Overall, the proposed improvements
to the existing freeway facilities will have benefits that extend to
environmental justice populations including improved safety, expanded
capacity for transit use, and improved drainage. These minimization and
mitigation measures and added benefits will result in environmental
justice populations not experiencing a disproportionately adverse
impact.
“While the NHHIP means several of our residents and businesses
will be impacted, we have an opportunity to effect positive results by
working together. Relocating the community is not our first option, but
we have found a way together to get everything we need to preserve
our heritage and create community cohesion. We can hold TxDOT
accountable and leave the community better than ever before.”
- Tanya Debose, Executive Director
Independence Heights Redevelopment Corporation
Houston Defender Newspaper December 3, 2020

NHHIP Mitigation for Housing and Community Impacts

TxDOT will offer direct financial assistance to affordable housing providers to
support specific affordable housing initiatives. The eligible initiatives include
construction of affordable single-family or multi-family housing, and support
of programs that provide assistance and outreach related to affordable
housing. This affordable housing mitigation commitment is budgeted for
$27 million and will be coordinated with local partners to administer these
funds effectively. Assistance will be directed towards those neighborhoods
most impacted by the NHHIP. It is important to note that this $27 million
affordable housing commitment is separate and apart from, and is above
and beyond the funding for the acquisition, relocation and enhanced
relocation services for the directly impacted residential properties.
Additionally, displaced residents will be offered enhanced relocation
assistance in the form of individual advisory services for the purpose of
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locating a suitable replacement property. These services will be provided
by qualified personnel employed by, or contracted with, TxDOT. In providing
these services, TxDOT will consider language needs, mobility restrictions
and other special provisions that might be needed to communicate these
services to displaced residents. These services are intended to guide the
affected residents through the process and facilitate the transition into their
new residence.
“The NAACP is thrilled to work with TxDOT on this project. It will not
only improve the quality of life, provide sustainable housing and home
ownership opportunities, but it helps populations who might not have
ever realized that.”
- Belinda Everette, Housing Committee Chair
NAACP Houston Branch
Houston Defender Newspaper December 3, 2020

NHHIP Mitigation for Air Quality

The Environmental Protection Agency (EPA) has identified nine compounds
with significant contributions from mobile sources. TxDOT performed air
quality modeling for these nine priority toxic constituents and found that
emissions over the period 2018-2040 are decreasing even while vehicle
miles traveled in the study area increases. This positive trend can
be primarily attributed to improvements in fuel standards and vehicle
engine technology.
Even with this positive trend in air quality, TxDOT is proposing to fund
ambient air monitoring for a minimum of five years near the right-of-way
at one location each in Segment 3 and Segment 2 during construction.
Monitoring results will be compared to health-based National Ambient
Air Quality Standards (NAAQS) limits and applicable air toxins health
risk thresholds. TxDOT is consulting with the Texas Commission on
Environmental Quality (TCEQ) and EPA on the development of this
program, including risk controls, if needed.
Monitoring results will be provided on a publicly accessible website with
an option for members of the public to receive monitor data notifications.
Monitoring results will be compared to health-based NAAQS limits and
EPA air toxics health risk thresholds. TxDOT is consulting with TCEQ
and EPA on the development of this program, including risk controls, if
needed.
TxDOT is also developing a program to provide weatherization and
energy efficiency for qualifying low-income single-family residences.
Weatherization refers to improvements to a residence to make it more
resistant to certain outdoor elements.

NHHIP Mitigation for Noise

In addition to noise walls that are warranted per governing criteria,
TxDOT is providing the opportunity for adjacent property owners in
environmental justice areas to receive noise mitigation that did not
otherwise qualify under TxDOT’s noise guidelines or Federal Highway
Administration (FHWA) criteria. These walls, described as “aesthetic
walls”, will be similar to the noise barriers that TxDOT constructs in the
Houston area. The proposed walls could also serve as visual barriers
should the adjacent property owners want a visual screen between the
property and the highway. TxDOT is proposing this mitigation to further
offset adverse effects in environmental justice areas. These walls
are proposed where they will be effective for noise mitigation (reduce
traffic noise levels by at least 3 dB(A)) in locations in the TxDOT rightof-way where they will not restrict access to the property, not impede
drainage, and otherwise be constructible. The proposed locations may
change during the NHHIP’s final design phase. As with noise barriers,
the decision whether to construct the walls will be decided by a vote of
the adjacent property owners.
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TxDOT Announces Record of Decision
NHHIP Approach to Pedestrians and Bicyclists

TxDOT is proposing significant improvements to existing pedestrian and
bicyclist elements at all crossings and connections within the NHHIP.
These improvements were developed in partnership with the City of
Houston Department of Public Works and Department of Planning.
This partnership produced the design concept of a pedestrian-bike
realm, which is comprised of all or a varying combination of three
elements -- a buffer space, bike lane and sidewalk -- all separate from
the vehicle travel lane and behind a protective curb on both sides of
the cross-street. TxDOT and the city have identified the application of
the pedestrian-bike realm on the 44 Downtown streets that cross the
freeways in Segment 3. TxDOT will continue this partnership with the
city for the application of the pedestrian-bike realm on the streets that
cross the freeways in Segments 1 and 2. The increased width provided
by the pedestrian-bike realm will create a buffer between the bicyclist
and pedestrian travelers and vehicle traffic, which is an important
safety design feature.

ih45northandmore.com
as well as the resources of each entity to deliver drainage improvements
throughout the system. Working with our local partners, TxDOT is
developing improvements that will reduce water elevations within the
bayous so that more runoff can be accommodated and resiliency is
built into the system. As an example, the city is developing two bypass
channels along Buffalo Bayou in the central business district. TxDOT is
working with the city and county to integrate these two bypass channels
with the drainage improvements of NHHIP so that all improvements
work together to accommodate more runoff during high intensity rainfall
events.
“To put it mildly, I believe we can all agree that this is a once-in-ageneration investment that will shape the City of Houston for decades
to come. This is our chance to rise to the challenge and chart a new
course for transportation in the region.”
- Mayor Sylvester Turner, City of Houston
May 12, 2020 letter to
Commissioner Laura Ryan,
Texas Transportation Commission

NHHIP Approach to Transit, Ridesharing and Future
Technologies

Artistic rendering depicts one-way elevated bike lane behind the curb with
buffer between vehicles and the pedestrians and bikes allowing for tree
plantings. Illustration is not to scale and is subject to change.

NHHIP Approach to Storm Water Drainage, Floodplains
and Flooding

The National Oceanic and Atmospheric Administration (NOAA) released
updated rainfall depth information in December 2018 contained in
Atlas 14. NOAA collected data for Atlas 14 in Texas through December
2017, which included rainfall from Hurricane Harvey. TxDOT will use the
Atlas 14 rainfall data to design the NHHIP drainage improvements. The
NHHIP drainage elements will accommodate the higher rainfall levels
contained in Atlas 14.
In 2019, Harris County Flood Control District (HCFCD), in partnership
with the Federal Emergency Management Administration (FEMA),
started a multi-year effort to develop the next generation of flood
mapping with the Harris County Modeling, Assessment and Awareness
Project (MAAPnext) using Atlas 14. Once approved by FEMA, TxDOT will
apply MAAPnext to the NHHIP drainage improvements.
The project will collect, convey and detain, where necessary, the
storm water runoff not only from the highways but also from adjacent
properties that are currently draining to the highways. This new
infrastructure will help address many drainage issues in the vicinity
of the project. TxDOT understands that the highway infrastructure is
integrated into the overall drainage pattern of the city. We are working
closely with the City of Houston and the HCFCD to identify opportunities
to develop partnerships that will leverage the roles and responsibilities,

The NHHIP provides options to incentivize transit, promote ridesharing
and accommodate future technologies with the proposed four managed
express (MaX) lanes (two lanes in each direction) on I-45 from Beltway
8 North to Downtown for use by transit vehicles, buses, carpools, and
future autonomous vehicles. This improvement will replace the existing
discontinuous reversible transit-HOV lane (open southbound in the
AM peak hours and open northbound in the PM peak hours) with twoway, continuous 24-hour, seven-day-a-week operations. The proposed
NHHIP MaX lanes will accommodate and complement Metropolitan
Transit Authority of Harris County’s (METRO) transit bus service through
added managed lane capacity, options for SOV lanes, and improved
operations.
The NHHIP is designed to enhance safety, manage congestion,
incentivize transit and promote ridesharing, and improve mobility and
operational efficiency in the project area. Highway traffic congestion in
the project area will increase if no improvements are made. TxDOT’s
directive is to provide transportation solutions in a manner that
provides citizens reliability irrespective of their mode choice. TxDOT’s
policy directive is not to implement solutions that force modal change
or restrict choice, but rather address mobility in an environment where
citizens continue to have modal choices.
“NHA has been closely monitoring this project since it was conceived
back in 2005 with the completion of the North Hardy Planning
Study...From a safety standpoint, the NHHIP provides a solution to
the nationally recognized bottleneck of I-45...As ranked by Popular
Mechanics this August, I-45 is now the #1 most dangerous road in
America with 56.5 fatal accidents per 100 miles of roadway. It is
imperative that we take this opportunity to address the safety issues
while we have the available funding.”
- Marlisa Briggs, President
North Houston Association
Transportation Commission Meeting, November 12, 2020
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TxDOT Announces Record of Decision
NHHIP and the H-GAC (MPO) Planning Process

The NHHIP is the highway investment of a joint effort by TxDOT, METRO,
and the MPO to identify and address the significant transportation
needs of the North Hardy Corridor, the area between Downtown Houston
and Bush Intercontinental Airport. A major transit investment outcome
of this joint effort was METRO’s extension of the light rail Red Line from
Downtown north to the Northline Transit Center in 2013. With respect to
the highway, the conclusions of the studies were that even with improved
transit and extension of the Hardy Toll Road to Downtown Houston,
additional capacity would be needed on I-45. The NHHIP addresses the
needs of I-45 from I-10 to Beltway 8, as well as I-45, I-10, I-69 and SH
288 through and around Downtown Houston.
The Transportation Policy Council (TPC), the policy making body of the
MPO, has consistenly adopted the NHHIP throughout its development
into the MPO’s Regional Transportation Plans (RTPs) and the supporting
Regional Air Quality Conformity Determinations. Specifically, TPC has
adopted the NHHIP in the MPO’s 2025 RTP in 2005, the 2035 RTP in
2007, the 2040 RTP in 2015 and the 2045 RTP in 2019. Additionally,
the TPC has committed funding to portions of the NHHIP, $390 million
in 2017 on Segment 3 and $100 million on Segment 2. This MPO
commitment leverages the over $4.6 billion committed by the Texas
Transportation Commission. Also, the TPC has adopted portions of the
NHHIP in the region’s four-year Transportation Improvement Plans (TIPs),
specifically the 2017-2020 TIP in 2018, the 2019-2021 TIP in 2018 and
the 2021-2024 TIP in 2020.
In 2020, TxDOT received FHWA’s approval of the NHHIP Project Level
Conformity Determination for the Final EIS. This determination is
supported by and based on the MPO’s adopted Regional Conformity
Determination for the 2045 RTP. In addition to being adopted in the
MPO’s formal planning documents (RTPs, Conformity Determinations
and TIPs) as described above, TxDOT’s traffic analysis of the NHHIP is
based on the MPO’s travel demand models, specifically the 2011, 2025,
2035 and 2040 travel demand models.
“We must utilize the funding available now to address these issues –
we do not have the guarantee of funding in the future.”
- Andrea French, Executive Director
Transportation Advocacy Group (TAG) Houston
Transportation Commission Meeting, November 12, 2020

NHHIP Outreach & Engagement

Transportation is an essential part of daily life that connects people
to nearly every activity of their lives. This requires an understanding
of the relationship between different factors affecting people within
their communities. This is why the input this project has received is
so valuable. Through more than 300 public and stakeholder meetings
over the last decade, TxDOT has received valuable feedback that it
has incorporated into the alternative analysis and preliminary design
of the NHHIP. Since 2011, TxDOT has held multiple rounds of public
meetings to present options for the NHHIP and get direct input on the
most viable alternatives. A public hearing held in May 2017 and online
posting of documents provided opportunities to review and comment on
the Recommended Alternative and Draft EIS. More than 460 individuals
made comments on the Draft EIS.

Content prepared and distributed by:
TxDOT Houston District
7600 Washington Avenue
Houston, TX 77007
Contact us at: HOU-PIOWebmail@txdot.gov
For more information about the project please visit: https://www.ih45northandmore.com
Also find out more at txdot.gov and follow us on Facebook and Twitter/TxDOTHoustonPIO.

ih45northandmore.com
Since the hearing, TxDOT has met with over 100 community groups,
property owners, local elected officials and agencies, and other
stakeholders to discuss concerns and take additional comments, all
of which were considered in the development of the Final EIS. Through
meetings with the public including project area residents, stakeholders,
business owners, and other interested parties, TxDOT has listened carefully
and gathered numerous ideas and requests regarding the project. Each
has been considered and many received the proverbial “green light” and
are now part of the plan. Others could not be incorporated into the design
for safety reasons or because they did not meet the project’s Purpose and
Need directives while there are others that require further study during
the detailed design phase to follow. Correspondingly, TxDOT prepared a
series of white papers titled ‘NHHIP Project Facts & Highlights’ to help
convey concise and key information regarding matters of high-priority to
the public. The series of a total of 12 fact sheets are easily accessible
on the project website at: http://ih45northandmore.com/NHHIP_Project_
Facts_And_Highlights.aspx. To learn more about the NHHIP, scan the QR
code below and watch the Changes for the Better video.
In addition, TxDOT assembled a group of community leaders that meets
regularly to go over details of TxDOT’s mitigation plans. Specifically, the
I-45 NHHIP Housing and Communities Focus Group reviews displacement
and relocation plans, opportunities to leverage existing efforts, programs
and resources, and other environmental justice issues. Additionally, the
NHHIP Traffic Management Steering Committee was formed to support
the exploration, planning, advancement and execution of strategies to
support traffic management initiatives during construction. The primary
goal of the committee comprised of TxDOT, City of Houston, H-GAC,
Harris County Engineering, METRO, Central Houston Inc., and other key
stakeholders in the corridor is to explore, plan, execute strategies to
support sound, innovative and proactive traffic management initiatives for
NHHIP construction to minimize adverse impacts to the community. TxDOT
has consistently exceeded federal requirements for public outreach and
engagement.
The Final EIS was made available for agency and public review on
September 25, 2020 and sent to the EPA for filing the Notice of
Availability, which appeared in the Federal Register on Friday, October
9, 2020. An additional notice was published in the Federal Register on
October 30, 2020 extending the due date for public comments from
November 9, 2020 to December 9, 2020. Over 400 written comments
were received from agencies, elected officials, organizations, businesses,
groups and individuals. All comment submittals received were reviewed
and considered in the development of the ROD.
As the NHHIP progresses in development, TxDOT remains committed to
continued engagement and will incorporate input to make the project a
success for adjacent communities and the traveling public.
“This is not our grandfather’s TxDOT of 1956. They have engaged the
community and we can create a 21st century template in this area for
every transportation department throughout America to emulate.”

		

- Dr. Robert Muhammad, Transportation Committee Chair
Southeast Management District
Houston Defender Newspaper December 3, 2020

To learn more about the NHHIP,
scan the QR code and watch the
Changes for the Better video.
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