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JERSEY VILLAGE MIXED-USE / TOD PLAN

PHASE I FEASIBILITY
OCTOBER 15, 2009

INTRODUCTION

Pending roadway infrastructure improvements such as the Jones Road extension coupled with
future commuter rail service adjacent to the study area (Figure 1, below) will transform this area
from its current development pattern into a new environment. The question is; can this
transformation be harnessed to take advantage of the substantial future investment in streets and
rail. By taking a proactive approach and identifying the development potential for this area, the
City of Jersey Village will be in a position to manage the quality of development that will ensue.
Furthermore, the City will be able to create the framework to allow for a sustainable
development option that will have efficient utilization of public services.

The purpose of this memorandum is to present the Project Team’s findings in accordance with
the tasks associated with Phase 1 of the TOD Feasibility Study. The background, findings and

recommendations are detailed in this memorandum.

Figure 1. Study Area
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STAKEHOLDER COMMITTEE

Meaningfully engaging the public, property owners, land developers and interested agencies is a
key tenet of the Jersey Village Mixed-Use/TOD Plan. A stakeholder committee that represents a
broad cross section of property owners, developers, brokers, citizens and staff members is a
crucial first step. The addition of representation from county and regional authorities that have
an interest in transit and land development provided perspectives that are not typically found
from resources within the community. The City Council also took place in the stakeholder
process in addition to the following persons on this committee:

Table 1. Stakeholder Committee Members
NAME COMPANY ADDRESS PHONE #
Rose Hernandez Harris County (713) 755-4015

e-mail: rose.hernandez@cjo.hctx.net

. . 1900 Main Street
Patrick Porzillo METRO Houston, TX 77002 (713) 739-6021

e-mail: patrick.porzillo@ridemetro.org

16501 Jersey Drive
Mike Castro Jersey Village Jersey Village, TX (713) 466-2109
77040-1999

e-mail: mcastro@ci.jersey-village.tx.us

Gulf Coast Rail 6922 Old Katy Road
District Houston, TX 77024

e-mail: maureen.crocker@gcfrd.org

Maureen Crocker (713) 247-1093

. P.O. BOX 1386
Gabriel Johnson TxDOT-Houston Houston, TX 77251-1386 (713) 802-5031

e-mail: gjohns@dot.state.tx.us

. . P.O. BOX 1386
Elvia Cardinal TxDOT-Houston Houston, TX 77251-1386 (713) 802-5501

e-mail: ecardin@dot.state.tx.us

Harris County 22540 Aldine Westfield
Precinct 4 Houston, TX 77373

Pamela Rocchi (281) 353-8100

e-mail: procchi@hcp4.net

3555 Timmons Lane
Pat Waskowiak H-GAC Suite 120 (713) 993-2478
Houston, TX 77027

e-mail: patwaskowiak@h-gac.com
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NAME COMPANY ADDRESS PHONE #
10960 Millridge North Drive
W.R. “Bill Rowden Cy-Fair Chamber Suite 208-B (281) 890-3500

e-mail: browden@apthomesearch.com

Houston, TX 77070

Erin Al-Salman Cy-Fair Chamber

e-mail: erin@cyfairchamber.com

11734 Barker Cypress #105
Cypress, TX 77433

(281) 373-1390

John Fourqurean, Ed.D. CFISD

e-mail: john.fourqurean@cfisd.net

P.O. Box 692003
Houston, TX 77269-2003

(281) 517-2105

Denise Maggart NCI Company

e-mail: dmaggart@ncilp.com

10943 N Sam Houston Pkwy W
Houston, TX 77064

(281) 897-7788

Johnny Freeman Hubco, Inc.

e-mail: jfreeman@hubcoinc.net

11714 Charles Rd
Houston, TX 77041

(713) 937-1100

Alloy & Stainless

Garfield Edmonds
Fasteners, Inc.

e-mail: gedmonds@goasf.com

11625 Charles Rd
Houston, TX 77041

(713) 466-3031

VIP

Pattie Chang Management Co.

e-mail: pattiechang@yahoo.com

12989 Bellaire Blvd, #12B
Houston, TX 77072

(281) 988-9800

Rick Lawler

e-mail: rlawler105@aol.com

1470 Eldridge Parkway
Houston, TX 77077

(713) 292-7418

Keith Edwards Caldwell Realtors

e-mail: kedwards@caldwellcos.com

7904 N. Sam Houston Pkwy W
Houston TX 77064

(281) 664-6633
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STAKEHOLDER COMMITTEE INVOLVEMENT

The stakeholder committee was involved at several stages during the Phase 1 of the TOD
Feasibility Analysis. After conducting analysis of preliminary barriers to implementation, the
consultant team met with available stakeholders in an individual setting to gather pertinent
project information and impressions from each agency/stakeholder before proceeding with the
environmental analysis and market forecast. Stakeholder reactions from the first round of
meetings were summarized and presented to staff and City Council before the issuance of Notice
to Proceeds 3 and 4. Overall, the project received significant support from regional
transportation stakeholders and the land owners within the immediate proximity of the Jones
Road extension/Potential TOD Site.

The reactions gleaned from the individual stakeholder groups helped inform the process as the
environmental analysis and market forecast aspects of Phase 1 were conducted. Based upon the
needs of the study effort a second stakeholder meeting was held to review the preliminary
findings of the environmental records review and to validate the preliminary assumptions
contained within the market forecast. This meeting was attended by several of the regional
transportation agencies as well as representatives from the major landowners within the
immediate project study area. Overall, stakeholder comments suggested that the project was
indeed on course with the assumptions and types of analysis proposed and that the rail station
was still a viable alternative from a regional perspective.

Based upon the input received, the consultant team feels that continued interaction with the
stakeholder group would provide an opportunity for more constructive dialogue during future
phases of analysis. Additions to the stakeholder group might include additional representation
from the resident of Jersey Village and continued participation from council members and
planning and zoning board members. Details pertaining to future involvement will be finalized
as a part of the outreach strategy specific for Phases 2 and 3.

{This space intentionally left blank.}

Kimley Horn & Associates, Gateway Planning Group, TXP, Inc. Page | 4



[ JERSEY. VILLAGE MIXED-USE / TOD PLAN

Phase 1 Feasibility Memo

DATA COLLECTION AND REVIEW

The consultant undertook an initial review and analysis of the Mixed-Use/TOD Area, including
planned and ongoing development projects within and adjacent to the Mixed Use/TOD Area, the
290 Corridor Plan, other prior corridor planning initiatives. The following sections detail
findings as they pertain to Current Land Use, Zoning, Transportation, Utilities, Environment and
Market.

CURRENT LAND USE
Parcels within the study area have numerous land uses as illustrated by the Current Land Use

Map (Exhibit A). The following table defines the land uses by acreage.

Table 2. Current Land Use

CURRENT LAND USE AREA (acres)
Agricultural 119.8
Commercial 405.0
Governmental 15.7
Industrial 72.6
Residential 76.1
Utilities 11.6
Vacant 73.9

Containing some important businesses, but generally underutilized, the majority of land uses in
the study area could be characterized as commercial and industrial. Residential uses dominate
the frontage of Fairview Street and dot the landscape throughout the study area. Vacant and
agricultural property highlight key parcels for development/re-development. Governmental
represents current parcels that are being used for institutional or municipal purposes; some of
these may be opportunity sites for development.

Findings

The current mixture of commercial, residential, governmental, industrial and vacant land uses do
not represent a significant obstacle to the development of a mixed-use/TOD development.
However, the current land uses and potential land uses as dictated by existing zoning do not
represent a high enough density to support transit oriented development.

Recommendation

Identify the highest and best use of the area through stakeholder participation in a planning
process that identifies market opportunities, leverages transportation and municipal infrastructure
investments with sustainable development.
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ZONING

The City of Jersey Village currently employs a district-based zoning mechanism. The study area
lies within the District H which is designated Industrial (Refer to Exhibit B-Existing Zoning
Map). Permitted uses within this district are broad and include a mixture of industrial, office and
retail uses. The existing zoning district does not impose a height or building area limitation and
follows the typical suburban-style setback regulations, which are found in subsection 14-88(b) of
the City of Jersey Village Zoning Ordinance.

Findings
The current zoning district limits the ability for the area to develop in a mixed-use or transit
oriented development manner in many ways, namely:

U Does not permit residential uses

Does permit conflicting industrial uses
Does not require public spaces

Does not require shared parking

Setback standard does not create a walkable frontage

O 0000

Does not require adequate public right-of-way for connected street system

Overall, the existing zoning district does not create the kind of adjacency predictability for
sustained investment needed to attract mixed use/TOD type developers to the area.

Recommendation

Section 14-84 of the City of Jersey Village Zoning Ordinance allows for the City Council to
amend the zoning districts at any time. The scope of the phases 2 and 3 of this study have the
potential to illustrate the highest and best use for the study area and define a zoning overlay to
facilitate the development by being an invitation to developers to invest in an area with assurance
of adjacent development character and quality. It is our recommendation that the City of Jersey
Village explore various interim development control measures in order to discourage haphazard
and piecemeal development that may detract from the intended character and development
patterns being sought. This will enable the preservation of opportunities for TOD development
and increased quality development until later phases of this initiative are undertaken to create a
master plan and a comprehensive revision of regulations necessary to implement the new master
plan.

{This space intentionally left blank.}
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TRANSPORTATION

The roadways within the study area are constructed of two lane asphalt with open drainage
ditches. These right-of-ways are owned and maintained by Harris County. The County will
begin construction of the Jones Road extension later this year adding the first four lane divided
roadway built with concrete and storm drainage to the study area.

Direct access to the site is achieved from US 290 frontage roads. FM 529 (Spencer Rd), a six
lane divided arterial, provides parallel access to the south. Currently no transit or
bicycle/pedestrian access is granted to the study area. Traffic counts of major thoroughfares that
impact the study area are listed in the following table.

Table 3. Traffic Counts — Major Thoroughfares

THOROUGHFARE COUNTS

Jones Road 36,000 VPD
FM-529 (Spencer Rd) 43,000 VPD
US 290 140,000 VPD

Summary of Transportation Agency Plans that Impact Study Area

The H-GAC Regional Commuter Rail Connectivity Study concluded that the US-290 corridor
was one of the top two candidates within the region for the implementation of Long-Distance
Commuter Rail, see figure 2 below. Prior to the conclusion of this Study, other studies have
suggested that several modes of transit will be necessary throughout the corridor to meet the
latent demand for transit. Taking that eventual solution into account, several of the region’s
transportation agencies are re-examining their plans for the US-290 Corridor including Harris
County, METRO, TxDOT, and the Gulf Coast Freight Rail District. These agencies are meeting
on a semi-regular basis to make decisions about the rail transit options that will be developed
within the corridor alongside the freeway expansion that is currently under design.

{This space intentionally left blank.}
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Figure 2. Principle Commuter Rail Corridors, Courtesy H-GAC
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In March of 2009, the Gulf Coast Freight Rail District was awarded $2 million in American
Recovery and Reinvestment Act funds to study and design the implementation of Long Distance
Commuter Rail within the US-290 corridor. Subsequent discussions with the Gulf Coast Freight
Rail District and Union Pacific Representatives suggest that at such a time when Commuter Rail
is instituted within the corridor, the Track Rights would be sold to the operator of the Commuter
Rail Service. The Gulf Coast Freight Rail District moved to negotiate the Advanced Planning
and Preliminary Design contract during their August 2009 Board Meeting. At such a time as
deemed appropriate by the Gulf Coast Freight Rail District Interim Executive Director, the City
of Jersey Village has been invited to present the findings of this initial Feasibility Analysis to the
Rail District’s Planning Subcommittee.

{This space intentionally left blank.}
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Figure 3. Intermodal Stations Defined by H-GAC Commuter Rail Study, courtesy H-GAC
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METRO is currently examining opportunities for a type of Commuter Rail that would likely
cover a shorter distance with station locations closer together. This service will likely be a
smaller vehicle than a typical long distance commuter rail locomotive, something similar to the
current LRT cars or Austin’s Leander Rail Line. Current plans for a 50-foot window of
opportunity within the US-290 corridor expansion would allow for METRO to operate south of
the existing Eureka Railroad Subdivision and the proposed Hempstead Managed Lanes Highway
corridor. As shown in Figure 3, a station location in Jersey Village at the proposed location
could be used to facilitate transfers between these two types of rail technology since the Long-
Distance Rail would stop once every five to seven miles with the Beltway and Interstate 610
being logical locations for a station.

Finally, the Harris County Toll Road Authority is still examining the implementation of a
managed lane facility within the Hempstead Highway Alignment of the corridor. The schedule
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for this project is not known at this time as the likelihood of financial feasibility in the near term
has not been established. However, the long term corridor strategies would necessitate the
construction of this facility, and bearing that eventual plan in mind when designing the station
location for Jersey Village will be paramount to providing access to every type of transportation
facility available for the site.

Findings

The study area is at the confluence of significant roadway, highway and transit improvements.
The City of Jersey Village’s current development regulations and provisions for right-of-way
preservation will not facilitate capture of these investments and leverage them for long term
sustainability. The absence of a comprehensive plan or thoroughfare plan permits other agencies
to use typical design standards for transportation improvements, thus they will not the unique
character and desires of the citizens of Jersey Village.

Recommendations

Leveraging and having design and alignment influence upon these transportation improvements
begins with coordination. The Mayor’s recent meeting with County Officials and staff meetings
with the Rail District was a great step forward in this coordination effort. The subsequent
exploration of a master plan for the study area will assure that these transportation improvements
meet the desires of the community and support land development opportunities.

{This space intentionally left blank.}
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UTILITIES
The March 2006 Annexation Inventory Plan created by Brooks & Sparks for the City of Jersey
Village provides the following descriptions:

Water Production and Distribution Systems

Currently there is not a complete water distribution system in the study area. Various existing
and planned lines will provide minimal service. The city does have production capacity to serve
the area, but distribution systems will need to be constructed and provisions made to strengthen
pressure to the area.

Wastewater Collection System

There is no existing sanitary sewer system in the study area. Currently private septic tanks on
each property provide wastewater disposal. The city does have capacity within the system, but
collection is not provided.

Drainage
The study area drains across land in a sheet flow pattern to the existing earthen roadside drainage
ditches. There is no existing underground storm sewer system.

Findings
To fully serve the study area the Brooks & Sparks report concludes that almost $10,000,000
worth of infrastructure improvements will be needed.

Recommendations

The Annexation Inventory Plan only considered one side of the balance sheet that a city should
use to make an annexation decision, the cost element. As identified in the land use and zoning
sections of this report there is ample opportunity for the study area to develop and re-develop in
a manner that result in a significant boost to the property and sales tax revenues for the City. The
Market Analysis conducted as a part of this Phase provides general guidance as to the amount of
development that could reasonably be accommodated within the study area over the next twenty
years. More details about the findings and assumptions of the Market Study can be found on
Page 14 as well as the full Market Analysis Report contained in Appendix E.
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ENVIRONMENT

The consultant team undertook an analysis of the environmental constraints that are known
within the project’s study area through several resources. First, the team consulted local,
regional, statewide, and national databases available to conduct a high level constraints analysis.
A map of the existing natural constraints, including vegetation patterns and floodplain locations
is included in Exhibit C. The most prevalent natural resources in the study area include over 40
acres of mixed conifer and deciduous forest, a tributary of White Oak Bayou and various
microenvironments.

Second, the consultant team surveyed existing Environmental Impact Statement data that was
compiled by the Texas Department of Transportation during their analysis of the US 290 EIS
process. Those maps indicated that several parcels within the study area would be either whole
or partial acquisitions during corridor expansion (http:/www.my290.com/environmental/). The
information pertaining to the ultimate Right-of-Way limits for the US-290 Multi-Modal Corridor
will be carried forward in any future planning efforts to ensure that appropriate buffering of uses
occurs along the highway.

Finally, the consultant team requested a Phase 1 (ASTM) Environmental records review for the
study area to highlight any known environmental concerns that could preclude future
redevelopment. The Executive Summary, Oil and Gas Well Report, and Water Well Report can
be found in Appendix D. The full details of this report have also been provided to the City of
Jersey Village for future use as needed.

Findings

When developing concept plans for the Study Area in Phase 2, the City will want to establish
development patterns that highlight the natural amenities that currently exist, while minimizing
potential negative impacts to sensitive ecosystems or species through design concepts that
emphasize the character of the surrounding and meet the development needs.

The TxDOT sponsored EIS suggested that several parcels within the Study Area would be
acquired in their entirety since the Right-of~-Way impact is such that the buildings on the
property would be impacted. Some examples include: Sparkle Sign, Phobia Haunted House,
Gulf Pacific Rice Milling, and Arsham Industries Metal Recycling Center. Meanwhile, other
properties that could have partial/whole acquisitions include: John Eagle Honda, Silver Eagle
Distributing, and All-Safe Mini Storage. This list is not intended to be all-inclusive; however, it
provides a frame of reference for the scale of the Right-of-Way that is required for the widening
of the US-290 corridor.

The study team has only conducted a cursory review of the known environmental conditions
within the Study area and as such no mitigation strategies or implementation steps are proposed
within the scope of this section of the report. More detailed, Phase II ASTM Environmental
Reviews would be required for certain properties within the study area before certain types of
redevelopment could occur and these incidents are noted in the following text. This list is not
intended to be all-inclusive, rather to highlight some of the known constraints that will become a
factor in further planning initiatives.
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In conducting the Environmental Records Review, the consultant team noticed that four
incidents of toxic waste detection have been reported in the past within proximity to the study
area. Each of these incidents has been noted within national and state databases and all reported
indications are that proper mitigation has been completed. These sites should be considered
mitigated in their current state and use, however, future development may warrant further site
specific analysis (a Phase II Environmental Analysis).

Many properties within the study area generate, transport, store, treat and/or dispose of
hazardous waste as defined by the Resource Conservation and Recovery Act. Additionally five
sites were previously noted to have reported releases of oil or other hazardous materials. Several
leaking petroleum storage tanks were noted within proximity of the study area. Each of the
eleven proximate sites have been reported as final concurrence having been issues, thereby
closing the case at the State level. Finally, several of the uses within the Study Area are required
to submit reports under a litany of federal and state requirements so that residents are made fully
aware of any potentially hazardous situations. The sites discussed within this paragraph will be
noted during further planning efforts to account for screening, buffering, and any appropriate
mitigation/remediation steps.

Recommendations

Creative transitions between the highway facilities and future development will be necessary in
order for the City of Jersey Village to realize the full potential of development in and around a
potential commuter rail station. By planning for the successful transition from highway frontage
to proposed developments through open space, buffering, and context sensitive streets, the City
can help to facilitate those transition areas in an effective manner. Future development plans
should also consider access to the natural assets that are present within the currently undeveloped
portions of the Study Area with public easements, parks and viewsheds as well as through the
implementation of a tree preservation policy where appropriate.

Sensitive areas, such as those highlighted as parcels where Toxic Waste has previously been
discovered, should be examined when planning for the redevelopment of this area. The majority
of the environmental constraints identified within the Study Area have been mitigated, or do not
currently present a substantial concern, however, careful planning will help to ensure that future
land uses are appropriately positioned within the area. Additionally, land uses near highway and
utility Rights-of-Way, should be appropriately buffered and transitioned to ensure the overall
health, safety, and welfare of future residents.

{This space intentionally left blank.}
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MARKET

Near-Term

As the nation struggles to emerge from recession, there is no question that the Houston Region,
Harris County, and Jersey Village have felt the impact. The numbers tell the story, as job growth
has slowed, sales tax revenue has flattened, and development has more or less come to a halt
(refer to Table 4). That having been said, the impacts in the Houston region have been less
profound than in many other parts of the state and nation, and the Houston area should be well
positioned to bounce back. The structure of the local economy and area demographic trends
suggest more rapid growth over the next twenty years than in much of the country, and relatively
low current market values, competitive labor costs, and a relatively modest overall tax burden all
indicate a cost environment that is accommodating to future development and growth. When the
region’s reputation for being “business friendly” is factored into the mix, the Houston area will
be one of the most attractive regions for development in the nation for the foreseeable future.

Table 4. Market Indicators

JERSEY VILLAGE HARRIS COUNTY
SALES TAX SINGLE-FAMILY SINGLE-FAMILY UNEMPLOYMENT
YEAR REVENUE PERMITS PERMITS (000s) RATE
2001 $2,143,668 30 19.9 4.7%
2002 $1,726,291 54 23.0 6.1%
2003 $1,595,846 34 26.4 6.8%
2004 $1,759,527 5 28.0 6.3%
2005 $1,720,542 23 32.4 5.7%
2006 $2,371,199 38 33.0 5.1%
2007 $2,305,197 36 23.9 4.3%
2008 $2,466,915 14 14.8 4.8%

Longer-Term
If Jersey Village is to take maximum advantage of impending regional growth, a development
orientation that reflects the changing market structure is desirable. For example, a number of
trends are beginning to influence land development and urban revitalization in the United States,
including:

O Demographics, specifically smaller household sizes;

U Changes in the structure of the economy, with a heightened emphasis on adding value
through the provision of service and knowledge;

U Shifts in consumer tastes and preferences, including a greater acceptance of owner-
occupied multi-family housing and a strong desire for “authenticity” and “experience;”

U

Technology, especially as it enables decentralized work and informs consumer tastes;
U Transportation, including congestion and rising energy costs, and

Q Cultural/entertainment, an element of society that is increasingly multi-faceted and
diverse.
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Underlying all of the above (which have an impact through all of society) is the desire for what
has been termed Walkable Urbanism. According to the Brookings Institute, “since the rise of
cities 8,000 years ago, humans have only wanted to walk about 1,500 feet (approximately a
quarter mile) until they begin looking for an alternative means of transport: a horse, a trolley, a
bicycle, a car. This distance translates into about 160 acres — about the size of a super mall,
including its parking lot. It is also about the size, plus or minus 25 percent, of Lower Manhattan,
downtown Albuquerque, the financial district of San Francisco, downtown Atlanta, and most
other major downtowns in the country.”

What makes Walkable Urbanism function is not merely distance, but the experience — a
pedestrian trip where one encounters a mix of sights and sounds in the context of a range of land
uses and a diverse built environment. The translation is that “critical mass” occurs when visitors
can find enough to do for an afternoon or an evening, residents’ daily needs are largely met
within easy access, and the underlying economics justify ongoing investment. When this
happens (and is sustained), a dynamic system is in place that will create enhanced economic and
fiscal value.

Findings

Many of the trends outlined above can be realized in the Study Area. For example, the proposed
footprint comfortably fits the size criteria for walkability, and already contains some diversity of
land uses and local businesses. Perhaps just as importantly, strong action by the public sector in
terms of both the regulatory environment and infrastructure planning can spur private sector
interest in the area. This is a crucial element of successful revitalization, as evidence in the
region and elsewhere indicates that sustainable redevelopment typically requires both public
participation, in the form of both infrastructure and policies/programs, and private commitments.
This public/private partnership creates a sum that is greater than the parts, in the process offering
the community the maximum return on its collective investment.

Assuming the capture rates presented within the full text of the report (Appendix E), roughly
1,000 residential dwelling wunits and a combined 900,000 square feet of
office/retail/restaurant/entertainment could be absorbed within the planning area over the next
twenty years. Details about average densities and floor-to-area ratios would be finalized in latter
phases of the TOD analysis including the codification of such densities within a designated
zoning structure; however, the currently undeveloped areas within the City Limits south of US-
290 provide ample room for the first phase of projects to occur in congruence with the
implementation of the rail transit within the corridor.

Recommendations

With its emphasis on mixed-use, urbanist (including residential) land use and development, the
market concept behind the revitalization of the Study Area reflects current market orientation
and conditions, and is consistent with similar projects elsewhere across the nation. Meanwhile,
the overall outlook for the local economy and aggregate local demand for real estate indicate
sufficient demand to create enhanced incremental tax base values and attendant revenues to the
community. As a result, TXP believes a mixed-use/Transit Oriented Development approach
represents the most appropriate development regime for the Study Area.
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CONCLUSION

NTP #1 sought to answer whether there is an absence of barriers to general success and initial
justification to engage stakeholders to continue the study and to craft an implementation
framework to realize this area as a key opportunity for quality growth and economic
development. A fundamental supporting question that will be answered if the initiative
continues will be whether the site provides a TOD opportunity given the overall regional rail
transit strategy for the 290 Corridor in the context of current and future market conditions?

In this context, the consultant team believes that no barriers to general success exist either in
terms of current land uses, general environmental conditions, initial utility considerations and
general market conditions locally and regionally. In addition, the team’s understanding of likely
stakeholders who will be interested in the initiative and would likely seek to take advantage of
the opportunity could be expected to want to explore market opportunities posed by the potential
implementation of the TOD in the context of the investment in Jones Road.

NTP #2 proposed the involvement of a stakeholder committee and interviews of key
stakeholders to determine the overall viability of implementing a TOD within the Study Area.
Overall support from the stakeholders, both regional agency and individual land owners,
suggests that further analysis and planning is warranted before final determinations are made
pertaining to the ultimate build-out of this area.

NTPs #3 and #4 analyzed known environmental constraints and market forecasts that would
ultimately determine the environmental and development feasibility of the proposed concepts
within the study area. The findings to date have all supported the further development and
analysis of plans for a TOD style development occurring near the Jones road extension at US-
290. Known environmental constraints will guide the determination of location for certain types
of development, but the overall absorption of 1,000 residential dwelling units and roughly
900,000 square feet of office/commercial/retail/entertainment space can likely occur over a
twenty year planning horizon.

Accordingly, based on the findings herein that have been presented to the City Council from the
undertaking of initial this initial phase of feasibility analysis, the Project Team concludes that
initial conditions would support an opportunity to accommodate a TOD with adjacent land use
benefits, and it therefore recommends that the next phase of planning and fiscal analysis should
be undertaken with the participation of stakeholders in a facilitated process.
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