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SUMMARY 
rom autumn 2014 through spring 2015, HBDi worked closely with its consultant team to 
create a redevelopment vision for the Palm Center –  Business Technology Center.  

Through extensive research on existing conditions, discussion with HBDi Board members, and 
engagement with the Southeast Houston community, the team has produced a plan which 
capitalizes on the positive changes happening in the immediate vicinity, improves its services 
to the neighborhood, creates an urban node of economic opportunity for the wider region, 
and helps further HBDi’s mission.
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This report provides an overview of the physical Redevelopment Concept Plan for the Palm Center Business 
Technology Center (Palm Center BTC).  The Plan is the result of six months of study, dialogue, and creative 
thinking by a consultant team overseen by its client, Houston Business Development, Inc. (HBDi).  HBDi 
commissioned this effort in recognition of its own evolving role as an economic development services provider 
and commercial landlord, the recent and ongoing redevelopment and revitalization activities occurring in the 
surrounding neighborhood, and the beginning of MetroRail’s Purple Line service on its doorstep.

The consultant team consisted of lead firm CDS Market Research, supported by subconsultants Roberta F. 
Burroughs & Associates and Morris Architects.

This document contains a series of sections that focus on the background and key elements of the Plan 
that gives readers the essential information to understand the Concept Plan.  They structure as follows: 

1. Plan Development Process:  The guiding vision toward which the Plan intends to bring Palm  
 Center BTC and the findings of the consultants’ investigative activities into site context, existing  
 building condition, market opportunities, and community outreach, which shaped the content of  
 the physical concepts.
 
2. Concept Plan:  An in-depth description of the physical concepts developed  
 for the Plan, project phasing over time, and development alternatives created to show the  
 Plan’s flexibility in accommodating different configurations of potential uses.

A set of separate Appendices provide additional details on more detailed analysis of the site’s physical 
context, perspective renderings, and the series of background reports prepared during investigative research 
and summarized in the Plan Development Process section of this document.  The Appendix also provides 
research and recommendations for implementation of the Plan and development of site programming.  These 
Appendices are listed in the following Table of Contents.

Please note that the images and descriptions of the future development of the Palm Center Business Technology 
Center contained herein represent a conceptualization of a strategic physical vision.  The actual buildout of 
the site over time, both in terms of building locations and sizes, will be responsive to market conditions and 
opportunities to work with specific interested users, and may differ in those respects.  The Concept Plan is 
intended to be sufficiently flexible to allow such adaptive development options.
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Built in 1955, the Palms Center was among the first large-scale multi-
building suburban shopping centers developed in Houston.  Catering 
to the then-new single family residential suburban area built south of 
Brays Bayou during the 1950s in Southeast Houston, it represented 
a new way for Houstonians to shop, with a large fronting parking lot 
and an outdoor “mall” configuration that was a precursor to the large 
indoor malls that would follow in the 1960s and 1970s.  Department 
stores, along with specialized clothing and personal goods, attracted 
customers from across this quadrant of the city.  It formed the 
commercial heart of a burgeoning community buoyed by Houston’s 
mid-20th century boom.

Opening in 1955, its heyday lasted through the 1960s.  However, newer, 
more appealing competing shopping centers opened further out in 
the suburbs; at the same time, demographic change in the surrounding 
residential areas occurred during the late 1960s and early 1970s. The 
initial patrons of Palms Center drifted away to the newer suburban 
centers, moving their residence, resources and investment dollars  
away from the area, resulting in economic decline.  The population that 
replaced the initial residents, though also devoted customers of the 
center’s businesses, were not enough to continue its financial success.  
These conditions extinguished the vitality of Palms Center, and by the 
1980s it was no longer viable in its original all-retail use.

In 1988, the City of Houston conveyed ownership of the defunct 
Palms Center shopping center, located at 5330 Griggs road in 
Houston’s Southeast Quadrant, to Houston Business Development, 
Inc. (HBDi) formerly known as the City of Houston Small Business 
Development Corporation; a non-profit 501c3 established to combat 
community deterioration and revitalize underserved communities by 
promoting the expansion of small businesses.  Since then the center 
has been redeveloped into a mixed-used Business Technology Center 
(BTC), which today is home to HBDi, and over 50 small businesses, 
non-profit organizations and governmental agencies including, the 
United States Post Office, Harris County Tax Assessors, Constables, 
Justice of the Peace, Dental Clinic, the Houston Area Urban League, and the Young Branch Public Library. Providing essential 
services to over 1,500 area residents and having created over 400 permanent jobs, the Palm Center-BTC has been transformed 
into a valuable community asset, contributing to the stability of surrounding neighborhoods that were once stigmatized by crime 
and drug activity.

THE RISE AND FALL OF A PIONEERING RETAIL CENTER

HOUSTON’S NEW 1950S MODEL:  
A PARKING-ORIENTED RETAIL MALL

PALMS CENTER IN ITS HEYDAY

AFTER THE DECLINE IN THE 1980’S
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Originally established as an instrumentality of the city of Houston in 1986, HBDi’s mission is to 
stimulate economic growth, support the expansion of small businesses, combat community 
deterioration and foster employment opportunities for low-moderate income citizens in the 
Houston metropolitan area and surrounding counties. The non-profit corporation was spun 
off from the City in 2011 and began operating as an independent Community Development 
Financial Institution  (CDFI), certified by the U.S. Treasury Department.  

In partnership with third party resource partners, HBDi provides Palm Center BTC tenants, aspiring entrepreneurs and small 
business owners alike with access to capital and management and technical assistance resources to help enhance their business 
acumen.  Since its formation, HBDi has facilitated nearly $95 million in small business loans and created over 3,500 jobs for low-
moderate income citizens.  Approximately 1,700 persons annually attend one-on-one business counseling sessions, workshops 
and seminars and make use of an array of support services offered daily at the Palm Center – BTC.   

As a community partner, HBDi works with the local civic associations and, neighborhood planning groups to host monthly 
meetings and events, and the redevelopment of Palm Center into a mixed-use business complex has served as a catalyst for new 
development in the area including the Palm Center Park, Texans YMCA, the Oasis Luxury Garden Homes and KIPP Academy.   In 
light of  new development projects in the area, coupled with the new METRO Southeast rail line which runs along Griggs Road 
and has a terminal station directly in front of Palm Center – BTC,  in 2014 HBDi’s Board of Directors initiated its Redevelopment 
Plan process; recognizing the size and influence of the Palm Center BTC property within the surrounding Southeast Houston 
community and seeking to fulfill its mission of supporting area revitalization.

HBDi AND PALM CENTER BUSINESS TECHNOLOGY CENTER

RECENT AERIAL VIEW OF PALM CENTER BTC PROPERTY

Source: Google Earth
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The consultant team, before developing a full physical plan, conducted a series of analyses to help define the challenges 
and opportunities that would lend definition to the ultimate direction of redevelopment at Palm Center BTC.  Discussions 
with HBDi staff and Board members, and outreach to the Southeast Houston community, also provided a general vision of 
the site’s desired role in its neighborhood and in the Houston region.

The current Palm Center - Business Technology Center site is situated amidst an array of improvements and redevelopment that 
has been transforming the general area. New development has been removing  blight, creating neighborhood amenities, and 
adding density of activities and residents. The existing Palm Center - BTC, though an improvement from the deteriorated Palm 
Center property of the 1980s, can be further enhanced  to  fit with the new more vibrant urban node emerging in this part of 
Southeast Houston. 

With nearly 20 acres and 160,000 square feet in building space, the Palm Center – BTC site is quite large, and in its current state,  
contains a limited diversity of attractions and uses. . However, The new Houston Public Library Young Branch and other emerging 
attractions such as the ITEX Village at Palm Center mixed-use project, Houston  Texans YMCA and the Park at Palm Center start to 

HBDi expressed to the consultant team the importance of several future roles for the Palm Center BTC.  These included:

•	 A force for neighborhood improvement
•	 A place where economic development services, healthcare, and community organizations would converge to become a 

hub of excellence and connection from Southeast Houston to the greater economic vitality of the Houston region
•	 A growing revenue generator to help HBDi fulfill its own mission.

This vision reflects the powerful forces and conditions at work in Southeast Houston and the region generally.  The 
consultant team undertook a multi-pronged research effort to investigate how the form and function of the Palm Center - 
BTC could best be positioned to respond to this evolving economic, political, and social context.

PLAN DEVELOPMENT PROCESS

SITE CONTEXT

GUIDING VISION
 
Palm Center Business Technology Center Redevelopment Plan Summary 
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TRANSFORM INTO A VIBRANT, MULTI-USE HUB FOR SOUTHEAST HOUSTON 
Over the long term, Palm Center - BTC will become: 

 A much denser, multi-use destination that radiates vitality and integrates into the surrounding 
neighborhood  

 An array of onsite businesses and services that answer the needs of the immediate neighborhood, 
such as new places for dining 

 A center of excellence for the population overall in Southeast Houston, where an ambitious middle 
class can find ways to link itself into the key engines of the Houston economy 

 

The Palm Center - BTC Redevelopment is the Result of an Evolving Southeast Houston 

 

The site will offer space to accommodate programs that foster small businesses, develop and train a 
valuable workforce, enhance youth entrepreneurship and global trade capabilities, provide health care 
services, as well as nurture a live-work-play environment accessible by transit.  

CAPITALIZE UPON CURRENT OPPORTUNITIES 
Thorough research of existing conditions and other recent studies revealed: 

Market Support 

The consultant team’s Market Study showed that limited increments of office space and retail/ 
commercial space would be supportable in the early redevelopment period, but improving 
demographics and the momentum of transformation both within and in proximity to the Palm Center – 
BTC would support higher rents and larger quantities of space in the future. 

 Office – Locally generated Southeast Houston businesses will be seeking reasonable quality newer 
office space at competitive lease rates 

 Commercial/retail – Initially relatively small increments of space will attract independent businesses 
provided that lease costs are kept reasonable; moderately priced café or sit-down restaurant would 
be an appropriate anchor 

Palm Center 
BTC Redevelopment 

METRORail Expansion - 
Purple Line Southeastern 

Terminal 

Densification & Inner Loop 
Development Activity 

Market Demand: 
Neighborhood Retail, Local 
Employment, Flex-Office, 

Multifamily 

Desire to Reverse Lagging Social 
& Economic Indicators Across SE 

Houston 

Energy and Health Care 
+ Supply Chain Growth 

Widening Mid-Level 
Workforce Skills Gap 

Expanding Startup + 
Entrepreneurship + 

Global Trade Ecosystem 

TRENDS SHAPING THE VISION FOR REDEVELOPMENT
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CONNECTIVITY AND SURROUNDING USE
The consultant team examined a wide variety 
of existing conditions related to infrastructure 
and amenities serving the Palm Center – BTC 
and its environs.  Access, for all modes of 
transportation, is a key concern to address 
going forward.  Vehicular access into the 
Palm Center –  BTC is currently restricted due 
to the light rail alignment on Griggs and the 
secured access for the post office off Martin 
Luther King Jr. Boulevard (MLK).  The potential 
redevelopment area north of Griggs Road has 
limited safe crossings for pedestrians between 
the light rail station and the MLK intersection, 
and has no street grid to connect west to 
MLK or north across Kuhlman Gully.  New 
connection and access points thus became 
prime considerations in developing the 
Concept Plan.

create a tightly clustered walkable node.  Additionally,  he Palm Center – BTC’s large  fronting parking lots  create an opportunity 
to accommodate greater density and a more  lively street environment.  Other land uses, particularly the deteriorated commercial 
and vacant properties on the north side of Griggs Road, present redevelopment opportunities as well.  A full analysis of land use in 
the Palm Center – BTC environs is presented in the Existing Conditions Report included as an Appendix to this report.

Given the  recent and upcoming improvements and developments in the immediate environs, now is the appropriate time to 
initiate a transformation  of the Palm Center  - BTC as a key piece  of completing  a vital urban node. 

EXISTING CONDITIONS ANALYSES
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The market study performed by the consultant team indicated that redevelopment will need to proceed in an incremental 
manner, because large-scale new construction would not be immediately supportable in the market.  Given that the existing 
buildings have a mix of well-occupied spaces plus under utilized space, it was important to evaluate whether the strategy going 
forward would necessitate immediate demolition and redevelopment, or if the existing structures would be suitable as a starting 
point for incremental changes.

The team performed a physical evaluation of the existing buildings and found them to be very well built and suitable for 
upgrades and aesthetic improvements.  The smaller buildings G and H would be the most expendable if redevelopment 
necessitated it, but buildings B, C, and D offer excellent opportunities for rehabilitation.  Building D is currently 
unoccupied, but its larger size and position on the site present a strong opportunity for making a significant urban design 
statement and accommodating market and community demand for office and event space. 

EXISTING BUILDINGS

PALM CENTER FRONT VIEW OF EXISTING LAYOUT
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PALM CENTER  AERIAL VIEW DIAGRAM OF EXISTING LAYOUT
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This Plan was preceded by several other planning efforts within the Palm Center target area in the recent past. The consultant 
team reviewed documentation of several previous planning efforts:
•	 Park at Palm Center Community and Our Town Survey and Concepts, 2011-2012
•	 City of Houston Disaster Recovery Round 2 Funding Target Area Analysis, 2013
•	 Palm Center METRORail Station Area Planning, 2014
•	 OST/South Union Quality of Life Agreement (2014)

Some important elements of previous community input with relevance to Palm Center - BTC redevelopment:
•	 Health and wellness are major priorities for the community
•	 The community’s existing organizations and social ties are a strength
•	 Palm Center - BTC needs to be more activated and multi-use, including retail and services beneficial to the 

surrounding neighborhoods
•	 The area needs to be more friendly to pedestrians and cyclists
•	 Light rail is an opportunity to capitalize on
•	 More new housing that is compatible with the community and serves middle-class households is needed
•	 The area needs to add programs and businesses that increase economic opportunity

The consultant team and HBDi, in addition to having reviewed past community outreach efforts by other organizations, also 
conducted its own outreach effort.  A public meeting was held the evening of March 30, 2015 at the Palm Center – BTC.  
The consultant team notified over 1,000 addressees within a half-mile radius of the Palm Center – BTC by mail.  Palm 
Center – BTC tenants were notified via mail and email, and notifications to civic organizations were made via mail and 
email.   Additional notification was conducted through English language and Spanish language flyers distributed at the 
Palm Center – BTC site and at other community facilities. English language and Spanish language signs were also posted 
at the site as the meeting date approached.
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Community Outreach 
The consultant team and HBDi, in addition to having reviewed 
past community outreach efforts by other organizations, also 
conducted its own outreach effort.  A public meeting was held 
the evening of March 30, 2015 at the Palm Center – BTC.  The 
consultant team notified over 1,000 addressees within a half-
mile radius of the Palm Center – BTC by mail.  Palm Center – 
BTC tenants were notified via mail and email, and notifications 
to civic organizations were made via mail and email.   
Additional notification was conducted through English 
language and Spanish language flyers distributed at the Palm 
Center – BTC site and at other community facilities. English 
language and Spanish language signs were also posted at the 
site as the meeting date approached. 

The consultant team prepared display boards depicting the 
interim draft Redevelopment Concept Plan and was available 
to answer questions and discuss the plan with the public.  The 
team and HBDi also conducted a presentation to briefly 
introduce the attendees to the planning effort and provide 
background on key concepts behind the draft plan.  In 

attendance were 135 persons, including residents of neighborhoods proximate to the Palm Center – 
BTC, leaders of civic and professional organizations, Palm Center – BTC tenants, public officials, and 
other interested parties.   

Attendees were given an opportunity to offer written comments on sheets posted at each of the display 
stations and by completing comment cards.  The public was also given an opportunity to review the 
display boards for the remainder of the week following the public meeting and to contact HBDi  staff 
directly for information.   

A summary of the March 30 meeting, including the collected feedback from participants, is attached as 
an Appendix to this report. 

 

 

 
Palm Center Business Technology Center Redevelopment Plan Plan Development Process 
 
 

 
6 

Community Outreach 
The consultant team and HBDi, in addition to having reviewed 
past community outreach efforts by other organizations, also 
conducted its own outreach effort.  A public meeting was held 
the evening of March 30, 2015 at the Palm Center – BTC.  The 
consultant team notified over 1,000 addressees within a half-
mile radius of the Palm Center – BTC by mail.  Palm Center – 
BTC tenants were notified via mail and email, and notifications 
to civic organizations were made via mail and email.   
Additional notification was conducted through English 
language and Spanish language flyers distributed at the Palm 
Center – BTC site and at other community facilities. English 
language and Spanish language signs were also posted at the 
site as the meeting date approached. 

The consultant team prepared display boards depicting the 
interim draft Redevelopment Concept Plan and was available 
to answer questions and discuss the plan with the public.  The 
team and HBDi also conducted a presentation to briefly 
introduce the attendees to the planning effort and provide 
background on key concepts behind the draft plan.  In 

attendance were 135 persons, including residents of neighborhoods proximate to the Palm Center – 
BTC, leaders of civic and professional organizations, Palm Center – BTC tenants, public officials, and 
other interested parties.   

Attendees were given an opportunity to offer written comments on sheets posted at each of the display 
stations and by completing comment cards.  The public was also given an opportunity to review the 
display boards for the remainder of the week following the public meeting and to contact HBDi  staff 
directly for information.   

A summary of the March 30 meeting, including the collected feedback from participants, is attached as 
an Appendix to this report. 

 

 

The consultant team prepared display boards depicting the interim draft 
Redevelopment Concept Plan and was available to answer questions and 
discuss the plan with the public.  The team and HBDi also conducted a 
presentation to briefly introduce the attendees to the planning effort and 
provide background on key concepts behind the draft plan.  In attendance 
were 135 persons, including residents of neighborhoods proximate to the 
Palm Center – BTC, leaders of civic and professional organizations, Palm 
Center – BTC tenants, public officials, and other interested parties.  

Attendees were given an opportunity to offer written comments on sheets 
posted at each of the display stations and by completing comment cards.  
The public was also given an opportunity to review the display boards for 
the remainder of the week following the public meeting and to contact 
HBDi  staff directly for information. 

A summary of the March 30 meeting, including the collected feedback from 
participants, is attached as an Appendix to this report.

REVIEW OF PREVIOUS PLANS AND COMMUNITY INPUT

COMMUNITY OUTREACH
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The team performed a Market Study to assess the main opportunities and constraints for compatible land uses on the Palm 
Center - BTC site and nearby redevelopment sites.  Included in this effort was a series of case studies of other large former 
retail properties that have been transitioning to new uses and community roles.  The Market Study report is attached as an 
Appendix to this report, and its key findings are presented below.

OFFICE MARKET
•	 General multi-tenant office demand will be comprised primarily of smaller tenants that are businesses local to Southeast 

Houston.
•	 There appears to be an underserved market for better-quality office space for local businesses, but lease rates must be 

reasonable, if somewhat above the local area average.  
•	 Demand  for this type of space will grow as population increases. Increments of space in the 10,000 to 20,000 square foot 

range would likely lease up within 12 to 18 months.
•	 The improved environment in this area due to new development, including the Houston Texans YMCA and the Village at Palm 

Center, will offer a setting not matched by other locations in Southeast Houston, especially if the properties on the north side 
of Griggs are also redeveloped.  Retail and dining to serve the daytime population within walking distance – either on site or 
at the Village at Palm Center – will further serve to increase the attractiveness to potential office tenants.

MARKET STUDY
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COMMERCIAL / RETAIL
•	 Success/ Development in other gentrifying areas of Houston show that it can take several years after a definitive shift toward 

more affluent demographics for retail investment to begin in earnest.  The demographics and recent sales data trends of this 
market area, while showing initial signs of evolution into a higher income population with more disposable income, preclude 
major wholesale change in the area’s retail profile.  It will require an astute “first mover”, who is a quick study of urban 
redevelopment to lead the retail resurgence.

•	 Speculative service industry investments, common to pre-gentrified communities around Houston, have not yet occurred to 
any noticeable extent near the Palm Center.  These bars and restaurants are more likely to locate closer to SH 288.

•	 In another category, large-scale stores that cater to working class populations that generally choose higher-visibility sites 
along highways would be a less probable location in or around Palm Center versus the more natural fit of a mall location 
similar to Gulfgate Mall.

•	 Once clearly defined momentum toward an office sector is established, complementing retail services will likely expand past 
the immediate conveniences attracted to the community, including but not limited to auto repair, personal grooming, and 
food establishments.

•	 Additionally, the newly inaugurated light-rail line will increase visibility of Palm Center as a location for businesses near the 
stops and along its route, which terminates in front of Palm Center.  Expectations are that ridership would buoy, but not be 
the exclusive source of patronage for said retail success.

•	 Independent local businesses serving the area’s moderate income population prefer the available, aged, lower-rent, retail 
space in the area over more expensive newer space.  This existing retail stock will attract a limited set of regional and national 
chains that target such demographics.  Increasing population growth will help mitigate this situation over time as associated 
retail demand increases along with the ability of local businesses to pay higher rents, which precipitate profitable retail 
development.  The palm Center BTC property, and others along Griggs between MLK and the freight rail corridor, will have 
the advantage of high exposure to Purple line light-rail patrons.  However, there are three significant challenges for retail 
development within this corridor:

•	 The need for left turns from Griggs Road between MLK Blvd and the freight rail corridor.
•	 Potential parking competition from transit line patrons with retail shopping patrons
•	 In the near term, Palm Center will contend with competition from the retail space in the Village at Palm Center Apt 

complex, which has a more automobile accessible location.  However, over the long term, success there should spurn 
retail investment east of MLK.

•	 The approach for the redevelopment of Palm Center and nearby properties along Griggs should focus on adding retail uses 
in small increments over time; in general, a maximum of 7,500 square feet per phase is a reasonable target.  Careful tenant 
selection, combined with efforts to keep lease rates affordable, will help to curate retail and dining environment that grows in 
value.  A moderately priced but good quality café would be a good retail anchor, especially if it appeals to college students.

PALM CENTER - BUSINESS TECHNOLOGY CENTER - REDEVELOPMENT PLAN14



MULTIFAMILY RENTAL
•	 With the high share of renters in the population and the low to moderate incomes prevalent in the area, demand for 

quality affordable rent apartments will be strong.  Rents at non-income-restricted properties near the Palm Center - 
BTC already appear to be rising; if a competitive new product with more attractive features can be developed with lease 
rates affordable to moderate income renters, there should be no shortage of demand, though some form of non-profit or 
subsidized development would be needed.

•	  For market-rate new apartments, rents from $1.10 to $1.30 should be targeted for the Palm Center area. This likely means 
more “garden-style” low-rise product with surface parking, limited on-site amenities, and moderate-quality finishes and 
construction materials.  

•	 Given these opportunities and constraints, the greatest opportunity for multifamily rental is mixed-income development 
for moderate (not very low) income renters and middle class market rate renters.  A project of the size of 125 to 150 
units would be ideal to bring to market at any one time, preferably after the Village at Palm Center has stabilized.  A 
larger project would need to be phased.  Some sort of public or nonprofit subsidies would likely be needed to make 
such a project financially feasible; additional subsidies would be needed to support features such as structured 
parking.

•	 Purpose-built student housing is not yet recommended for Palm Center - BTC site or immediate environs, unless 
perhaps housing targeted to graduate students.  Students will make up a portion of renter demand regardless.  

•	 Other actions that HBDi or other actors could take would have a positive impact on multifamily demand.  These would 
include cleanup /redevelopment of derelict properties on the north side of Griggs Road across from the Palm Center 
property, working with the City of Houston and the railroads to improve the Griggs/Long /Mykawa intersection and make 
access to the nearby Fiesta supermarket more practical and aesthetically pleasing, and improving the Kuhlman Gully to 
have it function more as an amenity.

SINGLE FAMILY
•	 Gentrification and new single family housing investment is occurring in the Palm Center market area, but is still in the 

early stages of the typical gentrification trajectory.  Areas near the Palm Center – BTC should be able to capture some 
demand for new residential, most likely townhomes. 

•	 Over the next three to five years there will likely be at least one new townhome development per year in the Palm 
Center - BTC market area, though each project might not be more than ten to fifteen units.  Townhome starts are 
anticipated to increase in frequency within four or five years as the area’s residential “credibility” is more widely 
established.  The immediate Palm Center area should be able to capture at least 15 to 25 townhome or small-lot 
detached units in the next three to five years with sale prices in the upper $200,000s.  If sites are available, more 
such development should be supportable beyond the five-year time frame.

•	 Single family homes within walking distance of the Palm Center Station on the Purple Line will have a marketing 
advantage.  If sites on the north side of Griggs Road east of MLK are redeveloped into single family, this positive 
attribute would help to counter any negative impacts from the accessibility constraints (left turns) created by the light 
rail guideway.  Townhomes should be seriously considered as a target use for redevelopment in this part of the Palm 
Center area, particularly for sites near Kuhlman Gully.   
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•	 Office space:  Improve existing office space within the Palm Center – BTC to accommodate small and independent 
businesses in need of Class B office space.  Consider executive suites and cowork development models with common 
areas (conference rooms, kitchens, storage) and technological amenities (printers, wifi, phone lines). 

•	 Reconnect to the street grid:  Phase I should include a grid plan for driveways and roads that connect to surrounding 
streets.  Linking to the neighborhood grid pattern will ease the transition between residential areas and Griggs Road.     

•	 Incremental growth:  The case studies research serves as a warning to those who assume a single institution on a fast track 
for redevelopment can execute an inclusive, sustainable vision.  Best practices demonstrate that the optimal approach is to 
diversify the land base by size of parcels and allocate (through sell or lease) in a way that accommodates new and existing 
office tenants in the area and new retail and/or residential development; wait for the right developers and tenants and lure 
them with a mix of large and small spaces for a mix of uses; and take the time to craft partnerships for long-term synergistic 
tenants. 

•	 Workforce development approach: One thing that binds all industries and institutions facing the instability of the 
modern economy is the constant need for a versatile workforce.  A range of mid- to high-skilled workers will fuel 
Houston’s growth for decades to come.  Leasing an anchor space to an adult education facility and serving as the 
broker between training, up-skilling, and area employment needs is recommended.

•	 Form-based code:  A well-designed form-based code is a helpful tool for stimulating the right kind of development 
without over-regulating.  Pedestrian friendliness and community cohesiveness is linked to building setbacks, building 
design codes, and cohesive street planning. Form-based codes ensure continuity of place-based design.  It tells 
developers what to do, not what not to do.  It can serve as the guide should HBDi choose to lead in redevelopment 
or a standard for partnership, and standards could be included in deed restrictions or covenants attached to the 
development site. 

•	 Moderate density:  The area will soon witness redevelopment activity given the MetroRail Purple Line completion and 
the economic development indicators across the Inner Loop.  The area can accommodate 2-5 story building densities.  
Additional density will create too much contrast between the existing and new development. 

•	 Mixed-use development:  Partner with developers who have a history of developing incremental moderate-density, 
vertical mixed-use projects.  

•	 Accessibility:  With local schools and multi-generational households in the area and located along major arterials, 
provide ample and well-maintained sidewalks and age-in-place design for the public realm.

•	 Transit connectivity:  Link the Palm Center – BTC to the Purple Line light rail through adequate infrastructure 
(wayfinding, well-planned sidewalks and walkable spaces) and branding and identity.  HBDi can work with the 
community to add placemaking-oriented public art, such as a series of iconic sculptures, can help avoid the starkness 
that can typify new public and private developments. 

CASE STUDY KEY POINTS
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The physical plan conceived for the Palm Center – BTC has inherent flexibility to accommodate a variety of conceptual 
programming elements and market conditions while maintaining a constant underlying framework of access, circulation, 
and urban design orientation.

A series of discussions and work sessions with the HBDi Board and staff, combined with the Market Study and consideration of 
community input, led to the development of core concepts that set forth the framework for the next generation programming 
of the Palm Center –  BTC.  These concepts were based on the idea that the Palm Center  –   BTC can serve as the nexus of a 
set of partnerships revolving around community needs, market and economic opportunities, and institutional organizations 
providing economic development , job training, youth entrepreneurship training, and healthcare services. To accomplish this, 
HBDi will require collaborative partners.  To this end, the team is preparing prospectus-like documents for use by HBDi in securing 
partnerships with nonprofit entities and private developers.  These prospectus-like documents will enable HBDi to reach out to 
providers of employment and training services, retail services, housing, health care, and youth entrepreneurship.   

Guided by this framework and pursuant to input from HBDi and community stakeholders, the consultant team has 
developed the following key components that the physical concept plan is designed to accommodate:

•	 Conference and event facility
•	 Commercial/retail/office space
•	 Small business development programs
•	 Healthcare services and training programs
•	 Workforce development and skills training
•	 Small business trade programs
•	 Youth entrepreneurship programs
•	 Public space, infrastructure, and facilities

CONCEPTUAL REDEVELOPMENT PLAN

Key Plan Concepts

HBDI REDEVELOPMENT PLAN PARTNERSHIPS
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Parceling and Circulation: 
Creating a Framework for Redevelopment

Given that HBDi will proceed toward redevelopment within a flexible framework, i.e., without knowledge of the exact mix of uses 
and structure types that will ensue from its marketing and partnership formation efforts such as the prospectus-like documents, 
the Plan accommodates a range of development opportunities that might arise.  A large institutional user could agree to develop 
a multi-story office/ commercial building fronting the new plaza that would house workforce and small business development 
programs.  Or, a private developer could ground lease space to develop new low-rise speculative office and retail space.  The team 
has designed a property parceling and circulation plan that flexibly offers a compelling opportunity in either situation.

The plan concept uses the division of the site into discrete parcels based on new circulation routes through and into/out of the 
site. The image below shows how five different parcels provide opportunities to not only phase the redevelopment over time to 
match market conditions, but also to facilitate implementation strategies  such as ground leases to different developers that will 
limit the direct financial exposure to HBDi. This strategy also allows parking to be relocated and expanded for each component 
over time, without losing needed parking for any particular occupant of the site.

The parcels would be demarcated by new circulation routes that not only significantly improve access among the different uses, 
but also mitigate existing access constraints to key nearby streets such as MLK and provide alternatives for drivers who want to 
enter or leave the area westbound on Griggs Road.  Furthermore, all new circulation routes would be designed with a diverse array 
of transportation modes in mind, with attractive and ample sidewalks and comfortable biking accommodation. 

Additional diagrams for access and circulation strategies are provided in Appendix A
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With the evaluation of the existing conditions, long term market opportunities, community desires, and the changes already 
in process on nearby sites, the consultant team created a Concept Plan built around a “Live-Work-Play” vision for the site and 
neighborhood.  The Concept Plan represents a series of steps toward a realistic redevelopment end state for the Palm Center  – 
BTC.  The following pages describe a recommendation for a phased redevelopment approach that provides guidance as to how 
HBDi and interested partners can proceed from the existing state of the property to a fully realized vision. A set of key concepts 
have been articulated by the Plan’s stakeholders that will guide the anticipated progress of redevelopment.  These concepts form 
a central vision of what the Palm Center – BTC is and can be and include:

 ► The progression of the Palm Center  –  BTC into a denser, multi-use destination that radiates vitality, integrates into the 
surrounding neighborhood, and is a place where residents can access services that link them to the city and regional 
economies .

 ► The adoption/renewal of a synergistic relationship with onsite businesses and services that ensures that they continue to be 
responsive to the needs of the neighborhood, with the potential for expanding relationships with residents of the city and the 
region, where appropriate

 ► The accommodation of programs that enhance youth entrepreneurship, foster small businesses, develop and train the local 
workforce, provide health care services.

 ► The attraction of new retail services, including new places for dining, that support Palm Center – BTC tenants, the 
neighborhood, the city, and the region and reinforce the Palm Center - BTC’s enhanced role as an economic beacon.

 ► The implementation of improvements to access, circulation and connectivity in ways that also increase community cohesion, 
with the focal point being a new plaza that serves as a community gathering space and a welcoming gateway into the site 
from the light rail station.  

 ► The provision of support for the development of new residential units proximate to the Palm Center – BTC, with the goal of 
attracting new retail activity and increasing the supply of sound housing .  

 ► The engendering of a live-work-play environment .  

These concepts support the evolution of the Palm Center  –  BTC into the premier urban node and economic engine in Southeast 
Houston.  They guide this Plan as it provides a roadmap for realizing HBDi’s vision for the future of the Palm Center – BTC and 
environs.  

BUILDING A REDEVELOPMENT PLAN AROUND CORE ELEMENTS

The Palm Center – BTC has a large site by urban standards, and will be able to accommodate substantial amounts of additional 
built space over the long term, even without removing most of the existing buildings.  However, successful and prudent 
development depends on remaining within the constraints of market demand and specific programming opportunities.  The 
parceling and connectivity framework supports a phased development approach that can occur over a long period of time – likely 
well beyond a decade.  The following summarizes the phasing approach with more detailed descriptions of the initial phases on 
the following pages.  A much more extensive discussion of Implementation Strategies is provided in Appendix F.

STRATEGICALLY PHASED, MARKET SUPPORTED REDEVELOPMENT

PHASE 1 BUILDING RENOVATION, PLAZA, AND 

LANDSCAPING / STREETSCAPE
	 •	Upgrade	existing	building	facades
	 •	Renovate	Building	D	and	possibly	other	building	interiors
	 •	Add	public	plaza	at	light	rail	station
	 •	Improve	landscaping	and	walkways
Market opportunities:  Local small-business office demand, per market study
Approximate cost: Plaza and landscaping $750,000 plus design cost, building 
renovations $3.5 million (façade redo and Building D interior only) to $11.0 million 
(all of existing space).

1. The First Step: Beautification and Facade Improvement
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INCREMENTAL LONG TERM POTENTIAL BUILDOUT PHASING

Implementation strategy:  Leverage internal assets and cash flow for private funding.  Improvements will allow for future rent 
increases.  Supplement funding for public plaza and sidewalks with TIRZ request.  Seek further assistance from City of Houston 
Housing and Community Development Department (example:  CDBG).  Seek out conference / event facility operators about 
partnering on such a facility within Building D through a lease / operator agreement.

PHASE 2 NEW OFFICE / RETAIL

	 •	Add	40,000	square	feet	of	small-tenant	office	space	with	surface	parking
	 •		Include	up	to	20,000	square	feet	of	ground	floor	commercial	/	retail	
	 •		Fronting	on	and	activating	public	plaza
Market opportunities:  Demand for quality, reasonably priced, new office space 
for small businesses, plus neighborhood-oriented commercial and dining, 
per market study.
Approximate cost: $9.5 - $10.0 million
Implementation strategy:  RFP distributed through public and organizational channels to commercial office and mixed-use 
developers for ground lease development agreement, subject to design standards and target lease rate levels.  Facilitate usage of 
Community Reinvestment Act, EB-5 international investors, and New Market Tax Credits to assist financing as appropriate.  Offer 
incentives through City of Houston Chapter 380 agreements or directly from HBDi (reduced lease costs for example).  Include 
designated restaurant / café space within commercial portion with kitchen and associated utilities already built out.

2. Initial Development: Small-Tenant Office / Commercial

	 •		Time	frame	of	5	to	20	years
	 •		Cultivate	anchor	tenant	partnerships	with	synergistic	economic	development	and	health	service	organizations;	
	 •		Ground	lease	parcel	by	parcel	to	developers	each	parcel	for	new	development,	with	structured	parking:	
  1. Physical sit allows up to 271,000 sq.ft. additional office / medical space total over long term; larger increments   
  if anchor tenant partnerships created;
  2. Up to 110,000 sq.ft. ground floor commercial / retail space, reduce as needed per market  constraints.
Market opportunities:  Local small business and organization demand, growing in volume and willingness to pay as Palm 
Center BTC and surrounding area become more attractive and vibrant; growing demand for workplaces and retail near light rail 
station over time.
Approximate cost: Up to $75.0 million
Implementation strategy:  Outreach through employment of a dedicated real estate broker and direct invitations to cultivated 
partners; offering of incentives from HBDi directly (reduced lease costs for example), or through arrangements with City of 
Houston for Chapter 380 agreements; promotion of New Markets Tax Credits, Community Reinvestment Act and EB-5 as incentives 
to attract private capital investment; tapping into large nonprofits, public agencies, traditional and nontraditional venture capital 
to provide other capital investment related to economic development or health care anchor tenants

3. Long Term Future Phases: Incremental Commercial, Office, and Medical Space
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FIRST STEPS: BEAUTIFICATION AND FACADE IMPROVEMENT

Because the Market Study indicates limited potential for various types of commercial space absorption in the near term, defined 
as the next three or four years, the Redevelopment Plan calls for better utilization of existing space and implementation of 
improvements that will begin to create more value and attractiveness to future occupants.  The initial steps toward redevelopment 
of the site thus do not actually involve existing building demolition or construction of entirely new buildings, but they do improve 
the urban design of the site, especially in the current parking area near the MetroRail station.    

Instead, the Plan calls for aesthetic improvements to the existing buildings and investment in Building D to both upgrade the 
interior layout (including additional restrooms if necessary) and its exterior, adding more distinctive and vertical ornamental 
elements.  The other buildings would also receive a façade redo to increase their “curb appeal.”  This is vital for establishing 
credibility with future development and programming partners.  These first steps are common to each of the three Scenarios.

As importantly, the plaza and streetscape improvements would be added to create a welcoming connection to the METRORail 
station.  When combined with the Building D improvements, these improvements would create a new front door identity for the 
Palm Center –  BTC.  Building D could be internally reconfigured to create space for workforce training and education programs, as 
well as a community event or meeting facility.

BROAD VIEW INCLUDING METRORAIL STATION AND NEW PLAZA

PROPOSED PARCEL DIVISION

PARCEL 2

PARCEL 3

PARCEL 5

PARCEL 4

PARCEL 1

The parceling scheme below, based on the circulation and access plan described previously, will provide the structure by which 
individual sites can be ground-leased for future phases of development over the long term, as envisioned on the following pages.    

PALM CENTER - BUSINESS TECHNOLOGY CENTER - REDEVELOPMENT PLAN22



Phases 1 and 2 would then call for the renovation of Building D to accommodate meeting / event space for both community 
organizations and private events, as well as special-purpose training or educational functions.  This would be followed by the 
development of the northeast portion of the Palm Center site with up to 25,000 square feet of commercial space, which would 
utilize the current surface parking area on the southeast corner of the site rather than construct a new parking facility. 
The commercial space could house a combination retail and restaurant businesses, office space for small businesses, or medical/
healthcare facilities.  It is envisioned that the space could include a sit-down restaurant that starts to mitigate the lack of quality 
sit-down restaurants in Southeast Houston.  

Projected rates of absorption for retail and office uses in the near term, plus partnerships with the appropriate organizations 
working in workforce development, health care, and business development, would allow occupancy of this commercial space 
within a reasonable time frame.  Completion of this space should follow the absorption of space at the new Village of Palm Center 
a block away, so as to minimize competition and assure success for both developments.  The office component is envisioned as 
designed for and affordable to smaller tenants, generated from business owners who likely live in Southeast Houston and may be 
affiliated with the University of Houston, Texas Southern University, or the Port of Houston.  Some tenants may be recipients of the 
business development services provided by HBDi.

PHASES 1 AND 2 - INITIAL NEW DEVELOPMENT: 
RENOVATED BUILDING D AND SMALL TENANT OFFICE / RETAIL MIXED USE
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The next phases, over the following several years, continue the incremental approach, while taking advantage of the greater 
appeal of the Palm Center - BTC site and general area due to the various improvements which will have taken place concurrently 
with the earliest phases (Village at Palm Center, new Young Branch library, and growth of UH and student housing to the north).  
This greater appeal will translate into higher achievable commercial rents and greater supportable absorption in a general real 
estate sense.  It will also lead to improved capacity to fulfill the Palm Center - BTC’s more far-reaching economic role and to attract 
programming partners that can expand the array of services aiding youth and workforce development and middle-class small 
businesses.  First, a medical and office building is added on the west side of the plaza, again with ground floor general commercial 
space (which could  be up to approximately 40,000 square feet) which could accommodate several types of businesses or 
organizations, from retail and dining to social services.  Rents for the medical and office space are anticipated to be higher than 
those in the legacy buildings, which would help support investment in a parking structure to go with this new structure.  

Legacy buildings G and H would be removed to accommodate the new buildings, but the newly constructed space from the 
earlier phases and the new construction will be able to house any displaced tenants.  It should be noted that portions of the 
ground floor, particularly those facing south or west, could be built as standard medical or office space if interest from more retail 
or customer-oriented users is limited. The next step would involve the addition of more new office / retail at the southeast corner 
of the Palm Center - BTC site, including a parking facility to replace the surface parking used by the first phase of the development.  
This phase will also include ground floor commercial space; as this space would be set back from Griggs Road in a more obscure 
location, it would be more likely to be non-retail commercial uses, such as small businesses being assisted by HBDi or partner 
organizations.

PHASES 3 AND 4 - MIDDLE PHASES

PHASE 3

PHASE 4

PHASE 3 TOTALS

MEDICAL / OFFICE 
COMMERCIAL   
  

70,000 SF
35,000 SF

PHASE 4 TOTALS

OFFICE
RETAIL  

111,500 SF
20,000 SF

COMMERCIAL /
OFFICE PARKING

GROUND FLOOR 
COMMERCIAL

SMALL-TENANT
OFFICE
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In the long term (after eight years), after the Palm Center - BTC has been well-established as a prominent focus of 
economic activity and urban vitality as a result of its transformation as well as that of the nearby area – it is anticipated 
that residential redevelopment would be supportable and likely already be underway on the north side of Griggs at this 
point – the site will be able to fill in the remaining sites with denser mixed-use development.  These final phases are 
anticipated to focus primarily on additional office space, potentially to house larger-scale programming with institutional 
partners.  Some ground floor commercial space could also be added into these buildings, particularly the frontages along 
Griggs.  The buildings would be sited just to the east of the YMCA and on the south side of the legacy buildings B and C.
Additional structured parking facilities, placed on the south border of the site, can be designed and demarcated to allow 
lower-floor secure spaces for the Harris County Constable and U.S. Post Office operations.

PHASES 5 AND 6 - LATE PHASES

PHASE 5

PHASE 6

PHASE 5 TOTALS

OFFICE
COMMERCIAL   
  

45,000 SF
22,500 SF

PHASE 6 TOTALS

OFFICE  
   
  

45,000 SF
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The future Palm Center BTC will create a commercial activity node that is but one of the components of a revitalized and 
transformed neighborhood.  Seamlessly integrated with the development projects already underway today, the expanding transit 
system, and the anticipated residential redevelopment on nearby sites such as the north side of Griggs Road, this portion of 
Southeast Houston will be a point of pride for the surrounding community and indeed the City of Houston as a whole.  Once again 
the Palm Center area will be the core of vitality and source of economic empowerment, facilitating the evolution and renewal of 
Southeast Houston and its residents.  

SUMMARY PERSPECTIVE

ULTIMATE VISION
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COMMERCIAL / 
OFFICE PARKING

SMALL-TENANT OFFICE
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SUMMARY 
rom autumn 2014 through spring 2015, HBDi worked closely with its consultant team to 
create a redevelopment vision for the Palm Center –  Business Technology Center.  

Through extensive research on existing conditions, discussion with HBDi Board members, and 
engagement with the Southeast Houston community, the team has produced a plan which 
capitalizes on the positive changes happening in the immediate vicinity, improves its services 
to the neighborhood, creates an urban node of economic opportunity for the wider region, 
and helps further HBDi’s mission.
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create a redevelopment vision for the Palm Center –  Business Technology Center.  

Through extensive research on existing conditions, discussion with HBDi Board members, and 
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capitalizes on the positive changes happening in the immediate vicinity, improves its services 
to the neighborhood, creates an urban node of economic opportunity for the wider region, 
and helps further HBDi’s mission.
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PARCELING AND CIRCULATION

Given that HBDi will proceed toward redevelopment 
within a flexible framework, i.e., without knowledge 
of the exact mix of uses and structure types that will 
ensue from its marketing and partnership formation 
efforts such as the prospectus-like documents, 
the Plan accommodates a range of development 
opportunities that might arise.  A large institutional 
user could agree to develop a multi-story office/ 
commercial building fronting the new plaza 
that would house workforce and small business 
development programs.  Or, a private developer 
could ground lease space to develop new middle-
class apartment housing.  The team has designed a 
property parceling and circulation plan that flexibly 
offers a compelling opportunity in either situation.

The plan concept uses the division of the site into 
discrete parcels based on new circulation routes 
through and into/out of the site.  The images at right 
show how five different parcels provide opportunities 
to not only phase the redevelopment over time to 
match market conditions, but also to facilitate 
implementation strategies such as such as ground 
leases to different developers that will limit the 
direct financial exposure to HBDi.  

This strategy also allows parking to be relocated and 
expanded for each component over time, without 
losing needed parking for any particular occupant of 
the site.

The parcels would be demarcated by new circulation 
routes that not only significantly improve access 
among the different uses, but also mitigate existing 
access constraints to key nearby streets such as 
MLK and provide alternatives for drivers who want 
to enter or leave the area westbound on Griggs 
Road.  Furthermore, all new circulation routes would 
be designed with a diverse array of transportation 
modes in mind, with attractive and ample sidewalks 
and comfortable biking accommodation. 
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1. Create an east-west pedestrian spine through the site 2. Connect Cavanaugh Street north-south across Griggs

3. Create a network of secondary access within the site 4. Create a plaza as a gateway to the site

YMCA
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PARK AT
PALM CENTER

SKYVIEW ATATA
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PALM CENTER

MLK BLVD 

SITE STRATEGY
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5. Add pedestrian connections to light rail 6. Renovate the existing building as a focus for the site

7. Line Griggs Road with pedestrian-friendly development 8. Divide the site into multiple developable parcels
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FACADE IMPROVEMENTS UPDATED WITH A CONTEMPORARY STYLE IN PHASE 1

EXISTING BUILDING FACADES

BUILDING RENOVATIONS

PALM CENTER - BUSINESS TECHNOLOGY CENTER - REDEVELOPMENT PLAN



APPENDIX A



BROAD VIEW INCLUDING METRORAIL STATION AND NEW PLAZA

VIEW OF STATION PLAZA FROM GRIGGS/BEEKMAN INTERSECTION

CONCEPTUALIZATION OF METRORAIL STATION PLAZA VIEWS
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VIEW FROM PLAZA TOWARD BUILDING D AND CENTER OF SITE
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SCENARIO 1 - LAND USE DIAGRAMS
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SCENARIO 1 - SUMMARY DIAGRAMS - PROGRAM TYPE

RETAIL / COMMUNITY

OFFICE / INSTITUTION / ECONOMIC DEVELOPMENT SERVICES
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The Dynamic Commercial Center vision is distinguished by its inclusion of office uses oriented to small businesses and the large 
potential total new space that the Palm Center - BTC site could accommodate.  Even with the extensive new development, it
is important to note that the plan allows for the retention of most of the existing buildings, apart from the smaller G and H 
buildings.  Currently vacant Building D becomes the public face of the Palm Center - BTC, with new uses and a position fronting 
the light rail station just across the new plaza

SCENARIO 1 - LONG TERM VISION: DYNAMIC COMMERCIAL CENTER

PALM CENTER - BUSINESS TECHNOLOGY CENTER - REDEVELOPMENT PLAN
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The remaining two Scenarios follow most of the same principles as Scenario 1.  This report will note where they differ.
Scenario 2 demonstrates that the parceling and circulation plan developed for the site is capable of different land use 
configurations and implementation approaches that consistently create a vibrant and welcoming place. 

SCENARIO 2 - EMPLOYMENT ANCHOR
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SCENARIO 2 - PROPOSED PARCEL DIVISION
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In this Scenario, the first new buildings would result from a development agreement with a healthcare or health services 
provider.  This would create a substantial “anchor” employment use at the northeast corner of the site (corner of Griggs 
and Beekman) along with structured parking for that building.

SCENARIO 2 - PHASING - PHASE 1 AND 2 - EARLY PHASES
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This Scenario envisions small-tenant office uses, locating in two sites along Griggs Rd.  One building would contain structured 
parking.
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This Scenario envisions additional office and institutional uses, such as economic development services, locating in two sites along 
the south edge of the Palm Center - BTC, including structured parking.

SCENARIO 2  - PHASING - PHASE 4 AND 5 - LATE PHASES
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SCENARIO 2 - SUMMARY DIAGRAMS
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Commercial/retail 
space will still frame 
the new plaza in this 
Scenario, ensuring 
a lively atmosphere 
near the METRORail 
station.

Scenario 2 provides 
for the “anchor” 
medical (or 
similar) use to be a 
prominent statement 
greeting those 
arriving from Hobby 
Airport or Loop 610 
and Long Drive.

SCENARIO 2 - SUMMARY DIAGRAMS - PROGRAM TYPE

RETAIL / COMMUNITY

OFFICE / INSTITUTION / ECONOMIC DEVELOPMENT SERVICES
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Scenario 3 departs from the other two Scenarios in that it focuses entirely on lower-scale office, institutional and 
commercial / retail space.  No residential would be included in the on-site redevelopment; rather, it would occur on nearby 
sites such as the north side of Griggs Road.
Furthermore, the larger office/institutional/ medical buildings such as included in Scenario 2 would not be present.  
Instead, office buildings of two to three stories are incrementally added over time as the market will bear.

SCENARIO 3 - OFFICE / RETAIL CENTER
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Currently vacant Building D becomes the public face of the Palm Center, with new uses and a position fronting the light rail 
station just across the new plaza.
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The first new low-rise office/institutional buildings locate on either side of the new plaza, with ground floor commercial/
retail space.  The building east of the plaza does not require a parking structure, as it can utilize the existing surface lot.
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Due to the lack of residential uses or a large “anchor” employer on the site, Scenario 3 ends up with a lower total amount 
of built space.  This is because local office demand in any one period is limited and typical tenants will be relatively small 
users, perhaps even coming out of small business development programs overseen by HBDi. Still, later period buildings will 
require structured parking.
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Even with the 
lower total amount 
of space at Palm 
Center in this 
Scenario, the same 
potential square 
footage exists 
for ground floor 
commercial / retail 
space.

The increments of 
low-rise office space 
will be appropriate 
for small businesses 
run by Southeast 
Houston residents 
and those affiliated 
with the economic 
development 
programs available 
at Palm Center - 
BTC.

SCENARIO 3 - SUMMARY DIAGRAMS - PROGRAM TYPE
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While in this Scenario 
no residential would 
be located within the 
Palm Center - BTC site, 
the public spaces and 
retail / dining activity 
will draw residents from 
the surrounding re-
emerging neighborhood.  
Redevelopment catalyst 
sites are located across 
Griggs Road and on vacant 
or blighted properties to 
the east and west.  In 
addition, the single family 
neighborhood to the south 
offers opportunities for 
rehabilitating older homes 
or fully redeveloping 
individual home lots.
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PROPOSED VIEW FROM THE LIGHT RAIL STATION

EXISTING VIEW FROM THE LIGHT RAIL STATION

NEW CONSTRUCTION - A NEW IDENTITY FOR PALM CENTER
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ADDITIONAL VIEWS

VIEW BETWEEN NEW AND RENOVATED BUILDINGS

VIEW FROM GRIGGS AT BEEKMAN
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MAIN ENTRY VIEW
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Introduction and Overview 

The Houston region is experiencing dynamic growth.  The Southeast Light Rail Transit line is opening in 

2015, with its terminus at the Palm Center Business Technology Center.  And lastly, there is a dramatic 

and ongoing transformation occurring in the community that surrounds the Palm Center Business 

Technology Center.  Recognizing the opportunity presented by these phenomena and comitted to 

expanding its mission, in July 2014, Houston Business Development Incorporated (HBDi) issued a 

solicitation for a consulting team capable of preparing a Project Development Plan.  The objective of the 

plan is to embrace the benefits of a transit oriented development project and other community economic 

development benefits.  Subsequently, HBDi engaged an interdisciplinary team headed by CDS Market 

Research to prepare a Palm Center Master Plan that will identify market conditions and investment 

opportunities, recommend new workforce development products and services, identify ways to boost 

HBDi’s economic development efforts, and explore best practices related to collabortive partnerships.   

 

The Existing Conditions Report contained herein presents the Palm Center Redevelopment Master Plan 

team’s findings with respect to: 

 

• Current and planned land use, including history and current occupancy, land use and ownership 

patterns, new and planned projects, and public projects; and 
 

• Past studies and community input 

 

Future reports produced as part of the Redevelopment Master Plan effort will include a Market Study of 

potential uses that could be included in the plan, a Physical and Infrastructure Assessment of the Palm 

Center BTC property and environs, and reports containing the Redevelopment Concept Plan and 

Implementation Strategies.  The Palm Center Redevelopment Master Plan is anticipated to conclude 

during Spring 2015. 
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Palm Center BTC Background 

The Rise and Fall of a Pioneering Retail Center 

Built in 1955, the Palms Center was among the first large-scale multi-building suburban shopping centers 

developed in Houston. Catering to the then-new single family residential suburban area built south of 

Brays Bayou during the 1950s in Southeast Houston, it represented a new way for Houstonians to shop, 

with a large fronting parking lot and an outdoor “mall” configuration that was a precursor to the large 

indoor malls that would follow in the 1960s and 1970s. 

Department stores, along with specialized clothing and 

personal goods, attracted customers from across this 

quadrant of the city. It formed the commercial heart of a 

burgeoning community buoyed by Houston’s mid-20th 

century boom.  

Opening in 1955, its heyday lasted through the 1960s. 

However, newer, more appealing competing shopping 

centers opened further out in the suburbs; at the same time, 

demographic change in the surrounding residential areas 

occurred during the late 1960s and early 1970s. The initial 

patrons of Palms Center drifted away to the newer suburban 

centers, moving their residence, resources and investment 

dollars away from 

the area, resulting in economic decline. The population that 

replaced the initial residents, though also devoted customers 

of the center’s businesses, were not enough to continue its 

financial success. These conditions extinguished the vitality of 

Palms Center, and by the 1980s it was no longer viable in its 

original all-retail use. 

In 1988, the City of Houston conveyed ownership of the 

defunct Palms Center shopping center, located at 5330 Griggs 

road in Houston’s Southeast Quadrant, to Houston Business 

Development, Inc. (HBDi) formerly known as the City of 

Houston Small Business Development Corporation; a non-

profit 501c3 

established to combat community deterioration and 

revitalize underserved communities by promoting the 

expansion of small businesses. Since then the center has 

been redeveloped into a mixed-used Business Technology 

Center (BTC), which today is home to HBDi, and over 50 small 

businesses, non-profit organizations and governmental 

agencies including, the United States Post Office, Harris 

County Tax Assessors, Constables, Justice of the Peace, 

Dental Clinic, the Houston Area Urban League, and the Young 

Branch Public Library. Providing essential services to over 

1,500 area residents and having created over 400 permanent 

Houston’s new 1950s model:  a parking-

oriented retail mall 

Palms Center in its heyday 

After the center’s decline in the 1980s 
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jobs, the Palm Center-BTC has been transformed into a valuable community asset, contributing to the 

stability of surrounding neighborhoods that were once stigmatized by crime and drug activity. 

HBDi and Palm Center Business Technology Center 

Originally established as an instrumentality of the city of Houston in 1986, HBDi’s mission is to stimulate 

economic growth, support the expansion of small businesses, combat community deterioration and 

foster employment opportunities for low-moderate income citizens in the Houston metropolitan area 

and surrounding counties. The non-profit corporation was spun off from the City in 2011 and began 

operating as an independent Community Development Financial Institution (CDFI), certified by the U.S. 

Treasury Department.  

In partnership with third party resource partners, HBDi provides Palm Center BTC tenants, aspiring 

entrepreneurs and small business owners alike with access to capital and management and technical 

assistance resources to help enhance their business acumen. Since its formation, HBDi has facilitated 

nearly $95 million in small business loans and created over 3,500 jobs for low-moderate income citizens. 

Approximately 1,700 persons annually attend one-on-one business counseling sessions, workshops and 

seminars and make use of an array of support services offered daily at the Palm Center – BTC.  

As a community partner, HBDi works with the local civic associations and, neighborhood planning 

groups to host monthly meetings and events, and the redevelopment of Palm Center into a mixed-use 

business complex has served as a catalyst for new development in the area including the Palm Center 

Park, Texans YMCA, the Oasis Luxury Garden Homes and KIPP Academy. In light of new development 

projects in the area, coupled with the new METRO Southeast rail line which runs along Griggs Road and 

has a terminal station directly in front of Palm Center – BTC, in 2014 HBDi’s Board of Directors initiated 

its Redevelopment Plan process; recognizing the size and influence of the Palm Center BTC property 

within the surrounding Southeast Houston community and seeking to fulfill its mission of supporting 

area revitalization.  
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Current and Planned Land Use / Public Environment 

Palm Center Study Area Existing Land Use 

The Palm Center Master Plan study area encompasses a total of 393.4 acres of land.  The predominant 

land use is single family development, which covers 30.9 percent of the land area.  This development is 

located in deed-restricted subdivisions on either side of Griggs Road, west of Mykawa Road.   Most of 

the single-family development is in the form of one-story “ranch” style single family detached units built 

in the 1950s.    

However, in recent years, a new style of housing has been introduced into the study area.  Oasis Park, a 

town home development that faces Martin Luther King Jr. Boulevard and Contemporary South Town 

Homes on the South Loop East, have introduced higher-density development in the form of multi-level 

single-family town homes.    

Transportation/utility uses cover 17.8 percent of the land area.  Facilities associated with the 

Metropolitan Transit Authority of Harris County (METRO) Southeast Light Rail Transit line, railroad 

rights-of-way, private streets, and utility company easements are in this category. 

Industrial development, most of which is located in proximity to railroad and highway rights of-way, also 

covers 17.8 percent of the land.  Industrial uses in the study area include warehouses, and the Blackwell 

Plastics manufacturing facility.  

Nearly 12 percent of the study area contains public/institutional uses.  The clustering of these uses in 

the vicinity of Griggs Road and Martin Luther King Jr. Boulevard, creates a synergistic effect.  These uses 

make a positive contribution to the area’s quality of life and include KIPP Liberation College Preparatory 

Academy, the Shrine of the Black Madonna, the Palm Center Church of Christ, MHMRA of Harris County, 

and the Palm Center Business 

Technology Center (BTC).  

From a land use perspective, 

the BTC is a multi-use complex 

on Griggs Road that houses 

Houston Business 

Development Inc., small 

businesses, a United States 

Postal Service branch, Harris 

County facilities, and the 

Houston Area Urban League 

job training program.  The BTC 

also accommodates meetings 

of civic organizations. 

Adjacent to the Palm Center 

BTC is the Houston Texans 

YMCA, which sponsors after 

school programs, youth sports 

programs, fitness classes, and health and wellness programs.  Lastly, the Alice Kean Young Branch of the 

Houston Public Library is being constructed on Griggs Road, on land purchased by the OST/Almeda 

Existing Land Use, Palm Center Study Area 

Land Use Category Acres % of Total 

No. of 

Properties 

Single Family Residential  121.5 30.9 752 

Multi-Family Residential  23.4 5.9 6 

Commercial / Retail 22.3 5.7 27 

Industrial  70.2 17.8 41 

Public and Institutional  45.9 11.7 21 

Transportation and Utilities  70.0 17.8 24 

Parks and Open Space 3.2 0.8 9 

Undeveloped  26.1 6.6 59 

Future Mixed Use  8.9 2.3 1 

Future Public/Institutional 1.9 0.5 1 

Total 393.4 100.0 941 

 

Sources:  Harris County Appraisal District, 2014 and Google Maps. 
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Redevelopment Authority.  When it is completed in the fall of 2015, this 16,000 square foot facility will 

add to the amount of land that is classified as public/institutional.  

There are 26.1 acres of undeveloped land of varying parcel sizes dispersed throughout the study area, 

accounting for 6.6 percent of land uses.  A significant portion of land in this category is owned by public 

sector organizations.   

Land that is devoted to multi-family uses comprises 5.9 percent of uses.  Multi-family development 

occurs in garden apartments that contain as few as 40 units and as many as 360 units.   The Cityside 

Crossing multi-family development on Griggs Road is one of the larger developments; it contains 360 

Low Income Housing Tax Credit-subsidized units. 

As is typical due to the ensuing visibility and access, commercial/retail uses are located primarily along 

major thoroughfares and freeway access roads.  These uses, which cover 5.7 percent of the land area, 

include a Fiesta Mart grocery store on Mykawa Road at Griggs Road and small strip centers and single 

tenant establishments that house retail enterprises, such as barber and beauty shops, convenience 

stores, and casual dining restaurants.     

The area contains parks and open space uses which include dedicated parkland, as well as retention 

ponds at the two aforementioned town home developments.   The Park at Palm Center is built on land 

purchased by the OST/Almeda Redevelopment Authority.  It is a recent addition to the Palm Center 

community, comprising the majority of the 0.8 percent of land that is in the parks and open space 

category. The park is relatively small, but has had a big impact.  It is not only a recreational outlet; it has 

boosted community activism inasmuch as it contains a community garden and many other interactive 

features.   

Of import is the ongoing community transformation that is occurring in and around the study area.  In 

addition to the aforementioned branch library, the Village at Palm Center mixed use development is 

under construction at a site where a Montgomery Ward’s department store was originally located.  The 

site was most recently inhabited by a flea market, thus the Village at Palm Center which will remove a 

source of blight and build upon the mixed use development concept that the Palm Center BTC 

introduced to the study area.   

Planned and recent development near the study area is described in “Recent and Planned Projects” 

below.  Other imminent activity includes the expansion of the proximate Texas Medical Center, the 

preparation of a master plan for the nearby MacGregor Park, the formulation of the OST/South Union 

Quality of Life Agreement (described later in this report), and the crafting of an updated comprehensive 

community plan for the Greater Third Ward, which encompasses the Palm Center area.  These efforts, in 

concert with locational advantages, i.e., proximity to Downtown Houston, Texas Southern University, 

University of Houston, and Port of Houston, and the upcoming opening of the Southeast Light Rail 

Transit Palm Center Station (also described in detail in the “Recent and Planned Projects” section of this 

document), are expected to stimulate additional development.  Moreover, the numerous under-utilized 

parcels in the study area enhance the potential for growth, since there is a strong probability that these 

land parcels will be redeveloped, as the community grows in appeal.  Development and redevelopment 

is most likely to manifest as the residential, commercial/retail, and public/institutional development that 

is desired by HBDi, community groups and other stakeholders.   

A map depicting land use in the study area follows on the next page.  
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Qualitative Assessment 

Although determination of property condition and “curb appeal” has an inherently subjective element 

to it, many aspects of such an assessment are widely shared enough to make useful observations.  Some 

relevant findings in this regard for the Palm Center study area are as follows:  

• A distinctive feature of the study area is the wildly varying states of condition of properties, both 

commercial and residential.  Nearby single family areas, where homes are generally at least 50 years 

old, have both well-kept and manicured properties showing “pride of ownership” and ones that 

appear to need extensive rehabilitative maintenance.  Private commercial properties are generally 

very modest in both structure and style, and many also appear to have deferred maintenance; some 

have been essentially abandoned (though there may be a “for rent” or broker sign on the property), 

which contributes blight to the area.  Other properties are used for industrial or vehicle storage, 

Palm Center Study Area Land Use Map 

 

Sources:  City of Houston GIS Release 13.1, September 2007; Harris County Appraisal District, December 

2014; Google Maps, December 2014; and Roberta F. Burroughs & Associates, December 2014. 
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which is not technically blight but 

does not contribute a positive 

aesthetic.  Nearby existing 

multifamily complexes, with the 

exception of the Cityside Crossing 

complex adjacent to the Park at 

Palm Center, are very modest in 

appearance.  One complex, on 

Browncroft just west of MLK, has 

been purchased by a local investor 

who typically makes physical 

upgrades to properties; this property 

has recently been repainted as a 

start. 

• This contrasts with the much more 

well-kept appearance of the public 

and institutional properties, which in 

some cases are new (see the 

discussion of Recent and Planned 

projects later in this report).  Even 

the Palm Center BTC itself, though 

dated in style, has a much better 

appearance than most other nearby 

existing commercial properties.  

Also, Tax Increment Zone (TIRZ) #7 

has made streetscape investments 

along Griggs west of MLK that also 

provide a visual boost. 

• The most immediate issue with 

blight is the set of commercial 

properties on the north side of 

Griggs Road, across from the Palm 

Center BTC.  Most of these 

properties, if they are occupied, 

offer primarily negative aesthetic contributions, and work against the efforts of civic and 

institutional actors to make the environment more appealing for investment.  Not only do these 

buildings generate visual blight, they contribute to a feeling of unease about personal safety, given 

that vacant and / or non-transparent commercial properties are commonly known to foster illicit 

activity.  The commercial properties immediately east of Cityside Crossing, plus the freight railroad 

corridor and non-streetscaped thoroughfares around the Griggs / Mykawa / Long intersection, have 

much the same impact. 

• The area is predominantly low-rise, with few if any structures rising more than two stories.  What 

had been the largest structure, King’s Market (a former department store), has been demolished 

and will be replaced with a mixed-use project (see the discussion of the Village at Palm Center later 

in the report) that will easily be the tallest building in the immediate area at four to five stories. 

Blighted Commercial Properties along Griggs 

  

  

 

Recently Acquired and Repainted Multifamily 
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Ownership Patterns 

In order to discern patterns of ownership that might have an impact on the Houston Business 

Development Inc.’s  and others’ vision for the study area, owners of parcels that are five acres or larger 

have been identified.   As shown in the following table, there are 20 entities that are classified as major 

property owners.  The largest concentration of parcels held by major property owners either face or 

intersect with Griggs Road.  There is also a concentration, albeit smaller, on the South Loop East. 

The largest property owner in the study area is the Houston Belt and Terminal Railway Company, which 

owns 28 acres of land on the eastern edge of the study area.  The next largest property owners are Sears 

and Roebuck & Company and the owners of the Cityside Crossing Apartments; these entities hold 

roughly 15 acres each.  The Sears property is a warehouse on the eastern edge of the study area and the 

Cityside Crossing Apartments are located on Griggs Road near the Palm Center BTC.  

Warehouses and undeveloped land are the predominant uses on parcels that are five acres and more.  

Large holders of undeveloped land are primarily railroad companies and the Midtown Redevelopment 

Authority (MRA).   MRA is constrained to build affordable housing on the land that it owns in the study 

area, so affordable housing development is likely to increase in the future. 

Major Property Owners, Palm Center Study Area 

Owner Address ZIP Code Description Acres 

Houston Belt & Terminal 

Railway Company (shown on 

map as HB+T Railway Co.) 

Not applicable (N/A) N/A Undeveloped land 28.0 

Sears Roebuck and Company 5901 Griggs Road 77023 Warehouse 15.4 

Concord at Palm Center II LLC 5514 Griggs Road 77021 
Cityside Crossing 

Apartments 
15.2 

Houston Small Business 

Development Inc. (shown on 

map as HBDi) 

5300 Griggs Road 77021 

Nonprofit  lender and 

technical assistance 

provider 

14.0 

Centerpoint Energy  
0 Long Drive & 

unspecified address 
 Energy distribution 11.2 

Fiesta Mart Inc. 5600 Mykawa Road 77033 Supermarket 11.0 

KIPP Inc. 
5400 Martin Luther 

King Jr. Boulevard 
77021 Charter school 10.6 

A T & S F Railroad Company 

(shown on map as AT&SF 

Railroad Co.) 

0 Railroad Property  77021 Railroad right-of-way 10.1 

Metropolitan Transit 

Authority (shown on map as 

METRO) 

5625 Griggs Road 

and additional 

locations 

77021 
Primarily transportation, 

also other uses  
10.1 

Texas Industrial Non-REIT 5975 South Loop East 77033 Warehouse 9.6 

Southern Pacific Railroad 

Company 
0 South  Loop East 77021 Undeveloped land 9.3 

Midtown Redevelopment 

Authority 
Various locations 77021 Undeveloped land 9.1 

ITEX 5110 Griggs Road 77021 Mixed use development 8.9 
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Owner Address ZIP Code Description Acres 

Pan African Orthodox 

Christian Church/Black 

Christian Nationalist Church 

(shown on map as Pan African 

Orthodox Christian Church)  

5309 Martin Luther 

King, Jr. Boulevard 

and additional 

locations 

 Religious and other uses 8.8 

G & I VII Southport Business 

LP 

5957 South  Loop 

East 
77033 Warehouse 8.1 

Hillman Distributing Company 0 Long Drive 77087 Undeveloped land 6.8 

CH Realty V Lonestar LP 
5900 South  Loop 

East 
77033 Warehouse 6.4 

City of Houston   

5422 Griggs Road 

and additional 

locations 

 Governmental uses  6.4 

Blackwell Plastics Inc./BPM 

Properties (shown on map as 

Blackwell Plastics Inc.) 

5606 Cavanaugh 

Street, 5249 Griggs, 

5301-5305 Griggs, 

and additional 

locations 

77021 
Engineering thermoplastics 

and retail single-occupancy 
5.6 

Young Men’s Christian 

Association (shown on map as 

YMCA) 

5202 Griggs Road 77021 

Nonprofit organization 

providing services for 

individuals of all ages 

5.2 

 

Sources:  Harris County Appraisal District, 2014 and Google Maps. 

A map of major property owners follows on the next page. 
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Palm Center Study Area Major Landowners 

 

Sources:  City of Houston GIS Release 13.1, September 2007; Harris County Appraisal District, December 

2014; Google Maps, December 2014; and Roberta F. Burroughs & Associates, December 2014. 
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Recent and Planned Development 

The area around Palm Center Business Technology Center, though located in an area of Houston that 

has not been a focus of new construction since the 1960s, has recently been experiencing a surge of 

new development that is changing the immediate environment substantially.  These developments have 

been initiated by private sector, civic, and public actors. 

Private and Civic Sector 

Houston Texans YMCA 

One of the first recent developments 

which occurred near Palm Center was the 

Houston Texans YMCA.  Built in 2010 

directly adjacent to the Business 

Technology Center on the west, this 

location of the religiously-based 

organization exemplifies its focus on 

community-oriented health and wellness.  

This location, sponsored by the Houston 

Texans professional football team, offers a 

wide range of activities for adults and 

children, including swimming.  

KIPP Liberation College Prep / KIPP Peace Elementary 

Just north on MLK from the YMCA, KIPP Academy, a public charter school, began opening its Liberation 

College Preparatory Academy and Peace Elementary in 2010-2011.  The school occupies a large parcel 

stretching north from Kuhlman Gully on the west frontage of MLK, and has further room to expand. 

Oasis In-Town 

Across MLK from KIPP, a small-lot single family development on a gated street began development in 

2008, just as the national recession was beginning.  Chesmar Homes purchased it from the original 

developer and finished building out the project in 2010.  It consists of 39 townhome-style plans (though 

fully detached), and today they sell in the range of $240,000 to $270,000. 

ITEX Village at Palm Center 

On the southwest corner of Griggs and MLK, the ITEX Group is developing a mixed income housing 

project called the Village at Palm Center.  This project includes 222 units of apartment and townhome 

units, a significant share of which will be affordable to and restricted to tenants with household incomes 

below the region’s median income; other units will be rented at a supportable market rate that will be 

more expensive.  Construction started late in 2014, with completion estimated late 2015.  The project 

also includes 14,000 square feet of retail space at ground level beneath the apartments and a 260 

vehicle parking garage. 

Houston Texans YMCA 
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Public Sector 

METRORail Southeast (Purple) Line and Palm Center Station 

The most visible public improvement is the METRORail Southeast Line, also known as the Purple Line, 

which will terminate passenger service at Palm Center Station, directly in front of the eastern end of the 

HBDi’s Palm Center Business Technology Center property.  Construction on the Southeast Line began in 

2009, and service is anticipated to begin in April 2015.  Service frequencies are still being finalized and 

may change as railcars are procured (a fuller stock of railcars should mean more frequent service is 

Village at Palm Center 

  

 
Source:  ITEX 
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possible), but service should be at least every 12 minutes during principal daytime hours.  The 6.6-mile 

line will allow passengers to access the University of Houston, Texas Southern University, the Houston 

Dynamo soccer stadium, and Downtown Houston, where they can transfer to other light rail lines.  The 

Palm Center Station platform is open-air, in the center of Griggs Road.  Artwork in the station depicts 

some of the heritage of the Palm Center area and Southeast Houston.  
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The light rail tracks continue down Griggs to the east 

past Palm Center Station for a short distance before 

turning northward off Griggs to a METRORail 

maintenance and layover yard, west of the BNSF 

Railroad tracks.  Leaving Palm Center Station on their 

route northward, the tracks travel west on Griggs 

before turning northward on MLK.  In order to 

achieve a satisfactory turning radius, METRO had to 

acquire property at the northeast corner of MLK and 

Griggs.  Some of this property not devoted to 

accommodating the track alignment has received a 

public art installation. 

In order to accommodate the METRORail alignment, 

METRO substantially rebuilt this section of Griggs 

Road, resulting in a new roadway and sidewalks.  

However, the configuration does not currently allow 

for left turns onto or from Griggs Road, causing an 

access restriction for the Palm Center Business 

Technology Center property and properties on the 

north side of Griggs. 

  

Griggs Road and METRORail Palm Center Station 

 

METRORail Yard, North Side of Griggs 

 
 

New Public Art on METRO Property 
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Beekman and Griggs Intersection 

In order to partially address this access issue, METRO is planning on construction a roadway crossing of 

the light rail alignment at Beekman.  The cut through roadway will allow drivers heading north on 

Beekman to turn left onto Griggs.  This improvement should be finished during 2015. 

Alice McKean Young Library 

The Alice McKean Young Neighborhood Library, a component of the Houston Public Library system, will 

relocate to a new building and site at the northwest corner of MLK and Griggs.  The current library 

facility has been located within the Palm Center Business Technology Center as a tenant since 1999. 

The new library will contain approximately 16,000 square feet, which will double its current size.  

According to the Houston Public Library press release from December 11, 2014,the project cost is “$10.6 

million, which includes construction costs, design, furniture, and equipment.”  Tax Increment Zone #7 

provided the funding.  The physical features of the building and site will include “a vibrant and 

refreshing exterior and engaging interior for all ages…The exterior will be highly visible from the new 

light rail Southeast Line also known as the purple line, pedestrian, and car traffic. Entrances will be 

conveniently located on the MLK Blvd. side and from the back parking lot. Exterior amenities will include 

pedestrian friendly landscaping, signage, an exterior book drop, and a parking area.”  The Library 

expects the new location to be ready for patronage by Fall 2015. 

  

New Young Library Site and Renderings 
 

  
Source:  Swamplot.com 
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Park at Palm Center  

Immediately to the east of the Palm Center Business Technology Center and across Beekman Road, the 

Park at Palm Center has also been a recent addition to the area.  Covering 1.8 acres and consisting of a 

common open park area and playground adjoined by a fenced community garden and outdoor kitchen 

shed at the south end, this is also a TIRZ #7-funded project, completed 2011-2013.  As exemplified by 

the garden and also fruit-bearing trees, health and nutrition are major themes emphasized in the 

programming.  

  

Park at Palm Center 
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Summary of Previous Studies and Community Input 

The consultant team is aware that much previous planning and community input work has been 

performed for the area containing the Palm Center Business Technology Center.  The team has reviewed 

the output of the most significant efforts and included summaries of those in this report, in order to 

inform the development of the Redevelopment Concept Plan. 

Park at Palm Center Community and Our Town Survey and Concepts, 2011-2012 

A professor at the University of Houston’s Center for Public History, Carroll Blue, conducted outreach to 

the community around the new Park at Palm Center, which was then just being completed.  Her interest 

was to investigate what types of enhancements, involving artistic and other programming, could be 

pursued for the park in order for it to achieve a deeper connection to the surrounding community and 

to the heritage of the area.  In conjunction with this, she also obtained a grant from the National 

Endowment for the Arts (NEA) under 

that organization’s Our Town program, 

to conduct research and activities that 

would further the concept of “Creative 

Placemaking” – using community-driven 

arts and cultural projects to provide a 

greater sense of place to an area.   

She employed consultants to assist with 

the effort, including a community 

survey on potential enhancements to 

the park.  While much of the work 

performed focused on things which 

could happen within the Part at Palm 

Center itself, some ideas and desires 

emerged which spoke to the 

community’s general priorities for 

improvements in the area.  Most 

notably, the survey revealed a strong 

emphasis on the need for increased 

education on Health, Wellness, and 

Nutrition issues.  Furthermore, design 

and art concepts developed during this 

process envisioned improvements and programming that could take place on the Palm Center Business 

Technology Center property, most notably regular cultural and health / wellness events that would 

activate the mostly unoccupied eastern end of the property.  Farmers markets, bicycle rentals, cultural 

performances and other programming would help make the BTC an even more vital part of the 

community than it already is.  Also, the frontage along Griggs was envisioned to become more 

interesting and comforting for pedestrians who would be traveling to and from the METRORail station. 

Finally, as a result of the community outreach and dialogue which occurred during the Our Town 

process, the community itself became more cohesive, eventually creating a new organization, the 

Southeast Houston Transformation Alliance (SEHTA).  This group, made up of representatives from 

nearby neighborhoods, has since been pursuing further community development initiatives, such as 

Our Town Park at Palm Center Survey – Priority 

Topics for Community 

 

Source:  National Endowment for the Arts, The Dawn Project, and the 

University of Houston Center for Public History, “Creative Placemaking 

in Southeast Houston:  The Park at Palm Center Community Survey, 

Preliminary Results, Summer 2011.” 
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management of the community garden, holding a festival, and developing a pedestrian and bicycle 

concept plan for the area. 

 

City of Houston Disaster Recovery Round 2 Funding Target Area Analysis, 2013 

The City of Houston’s Housing and Community Development Department was in line to receive federal 

funding, administered through the State of Texas’ General Land Office, tied to the rehabilitation and 

development of affordable housing following damages by Hurricane Ike in 2008.  The administration of 

Mayor Annise Parker was interested in making the most effective use possible of those funds, 

coordinated with other public investments, toward maximizing potential to further comprehensive 

neighborhood revitalization.  The guiding principle was that a focused and wide-ranging investment and 

Concepts for Palm Center BTC Activation:  Our Town Southeast Houston Arts Initiative 

 

 
 

 
 

Source:  National Endowment for the Arts, The Dawn Project, and the University of Houston Center for Public History, 

“Southeast Houston Arts Initiative:  Strategic Plan, 2011-2012.” 
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improvement effort, but concentrated in limited geographic areas that had economic potential for 

positive change, would have the best chance of meeting this objective.  Furthermore, the State of Texas 

was subject to (and still is) requirements put forth by advocates for fair housing that subsidies for 

affordable housing not further intensify concentration of poverty or disadvantaged ethnic groups.  Thus 

the City undertook an effort to gather both community input and analysis of demographic and economic 

trends for a series of identified “target areas,” one of which was the OST / Griggs area that includes the 

Palm Center Business Technology Center. 

A team of consultants that included CDS Market Research and Roberta F. Burroughs & Associates 

worked with the City to conduct this effort.  The team was led by SWA Group. 

Community Input Summary 

In 2012, the Local Initiatives Support Corporation-Houston (LISC-Houston) convened a series of 

community meetings to which to residents of nine super neighborhoods, including the OST/South Union 

Super Neighborhood were invited.  (The Palm Center Redevelopment Master Plan study area is within 

the boundaries of the OST/South Union 

Super Neighborhood.)  These meetings 

continued into and were incorporated 

within the period of analysis for the 2013 

Disaster Recovery Round 2 funds. 

Input that is relevant to the Palm Center 

Redevelopment Master Plan has been 

extracted and summarized below. 

Community Assets 

There was widespread recognition that the 

community has a number of assets.  Those 

cited are strong civic clubs, the new branch 

library that is under construction, the 

Texans YMCA, and the Southeast Corridor 

Light Rail Transit line.  

Development/Redevelopment 

Participants believe that the area in the vicinity of Martin Luther King Jr. Boulevard and Griggs Road has 

strong development and redevelopment potential.  Much of the input reflects the fact that several new 

projects are in progress.  Also reflected is an awareness of the advent of light rail and its potential to have 

a positive effect on development.  Much of this input aligns with the goals of Houston Business 

Development Inc.   

General concepts, such as housing rehabilitation, mixed use development, and infill development were 

addressed.  In addition, specific locations and sites were identified as having development and 

redevelopment potential.  Below are comments related to these matters. 

• The intersection of Martin Luther King Jr. Boulevard and Griggs Road is a potential high impact area.  

• Focus on creating a “100%” corner at MLK/Griggs 

• The Palm Center Business Technology Center needs to be transformed into a true multi-use 

economic center. 

City of Houston and LISC Community Meeting, 2012 
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• Infill around Palm Center on the south side. 

• There are housing rehabilitation opportunities 

• Add multi-family housing next to the park. 

• Renovate and add multi-family housing on/next to former Montgomery Ward 

• Redevelop the north side of Griggs. 

• Mixed-use north of Griggs next to light rail 

• The intersection of Griggs Road and Mykawa Road presents an opportunity due to proximity to light 

rail. 

• The land in the vicinity of Martin Luther King Jr. Boulevard and IH-610 (the former Burger King site), 

has redevelopment potential. 

• The redevelopment of King’s Market with something more attuned to the neighborhood is desired. 

• Apartments previously owned by the Shrine of Black Madonna represent a (redevelopment) 

opportunity.  

• At IH-610 and Martin Luther King Jr. Boulevard, there is a strip center that needs to be redeveloped. 

Connectivity 

Participants stated that there are ways to improve connectivity.  Following are the ideas that were 

shared. 

• Connect the Southeast Transit Center to light rail. 

• Add bike lanes on MLK to connect to light rail. 

• Cavanaugh Street needs to be extended to Griggs Road. 

Desired Capital Improvements 

• Infrastructure needs to be addressed.  

• Develop a new clinic on Martin Luther King Jr. Boulevard. 

Demographic and Economic Analysis Findings 

• During the 2000s, the area under study lost population; however, it has been decreasing its share of 

lower income households and gaining middle class households. 

• The African-American population has dominated the area since the 1970s, but has begun to 

decrease, while the number of Hispanic households has been increasing. 

• Over half of area housing units were built between 1950 and 1969. 

• The Riverside Terrace area, just northwest of the Palm Center study area, has been experiencing a 

strong influx of higher-income households. 

• In terms of housing prices, the bulk of existing home sales at the time of the research were occurring 

between $100,000 and $150,000.  Homes in Riverside Terrace sold on average for considerably 

higher prices. 
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• Overall, the area was found to be in the very beginning stages of revitalization and gentrification, 

coupled with potential for further ethnic diversification, with the Riverside Terrace area being the 

principal focus at that time.  Areas further down OST and Griggs would benefit from this over time. 

City and Consultant Recommendations 

The most relevant outcome of this exercise for the Palm Center Redevelopment Master Plan  was that 

that the City of Houston selected a site at the intersection of Martin Luther King Jr. Boulevard and Griggs 

as the location for the Village at Palm Center, described earlier in this report.  

The consultant team provided other recommendations: 

• Pedestrian improvements along Calhoun Rd. 

• Landscape/Streetscape improvements along Griggs Rd. 

• Additional green space along Beekham Rd and railroad with trail connection along Kuhlman gully. 

• Mixed-use / high density residential fronting Griggs Road with medium density residential behind 

the mixed use. 

• New roads 

• Landscape/Streetscape improvements along Griggs Rd. 

• Additional green space along Beekman Rd and railroad with trail connection along Kuhlman gully. 

• Mixed-use / high density residential fronting Griggs Road with medium density residential behind 

the mixed use. 

Palm Center METRORail Station Area Planning, 2014 

CDS Market Research has been performing a series of market assessments for the areas around 

METRO’s newest light rail stations on the North (Red), East End (Green), and Southeast (Purple) lines, 

the latter two of which do not open until April 2015.  METRO defined station areas as being a ½-mile 

radius from the station platforms.  An assessment of the markets for single family residential, 

multifamily residential, and retail around the Palm Center Station were performed during the first half of 

2014. 

In addition to the market assessments, METRO has also performed additional community outreach to 

hear further clarification on aspirations for the station area. 

Community Input 

A meeting held on June 30, 2014 was attended by community and institutional stakeholders 

representing the Palm Center area.  Input related to the community’s vision for the future reflects 

consistency with input received from members of the HBDi Board of Directors and community 

representatives.  Participants expressed a desire for the following in the vicinity of the Palm Center 

station area: 

• Family-oriented retail uses in and around the station area, examples being a FEDEX Kinko’s and a dry 

cleaning establishment  

• Housing for persons at various income levels and also for senior citizens 

• Day care facility 



 

Palm Center Redevelopment Master Plan Existing Conditions Report 

 

 

 

22 

• Health care facility in proximity to the Palm Center station area 

• More parking in the vicinity of the station, specifically a centralized parking location 

• Sufficient nighttime lighting  

• Entertainment venues, such as a movie theater, bowling alley, skating rink, live theater, and multi-

use dance studios 

• No sexually-oriented businesses, fast food restaurants, check cashing facilities, liquor stores, Section 

8 housing, or social services (with the exception of licensed, regulated governmental services)  

Lastly, participants indicated that they want to be involved in the planning for any transit-oriented 

development that is contemplated. 

Existing Market Conditions 

• Both the area in immediate proximity to Palm Center and the greater market area in Southeast 

Houston show a projection for increased population and household growth from 2013 to 2018.   

• Despite an apparent trend toward increasing area incomes overall, Effective Buying Income (EBI), 

which is income available after tax and withholding and thus very similar to disposable income, is 

very low in the greater market area.  This characteristic is dominant, even though there is a small 

share of higher income households present who desire a larger diversity of retail businesses. This 

demographic characteristic makes it nearly impossible for many types of larger chain retailers, 

particularly those selling discretionary and soft goods, to justify locating in the area.  Small local 

entrepreneurs, however, will find a niche to open small retail and service businesses. 

• New higher density housing for future townhome development is slowly beginning to move 

eastward along OST and Griggs Road.  The Ritz at West MacGregor Estates is a new gated townhome 

development with 29 units under construction.  Pricing is in the $250,000 to $270,000 range at $145 

per square foot (psf).  Demand for townhomes in the 0.5 mile area should account for one to two 

new townhome developments in the next three to five years totaling 60 to 90 units with pricing in 

the upper $200,000s. 

• Existing apartments are mostly very dated, Class B and C, and are still nearly 100 percent leased.  

The new quality standard will be set by the ITEX project.  CDS believes these apartments will rent as 

soon as they are completed.  Demand for new apartments both market rate and mixed income 

should be at least one new development per year in the CMA and at least one and possible two in 

the 0.5 mile radius area over the next three to five years. 

• The 14,000 square feet of retail space at the Villages at Palm Center will be a large impetus for other 

retailers to lease space near the rail station.  These retailers will either target the lower and 

moderate income households dominating the area or be able to sustain themselves from the 

smaller proportion of higher income households. 

• Retail development within the 0.5 mile radius the Palm Center Station shows a total of 27 

retail/service outlets.  Leasing rates typically are $1.00 psf, quite affordable by Houston standards.  

New retail/service outlets near the station will fill the needs of the local populace as the line and 

station are put into service.  Typically, the station area can expect one to two new retail 

establishments per year in the first and second year, increasing to three to four per year after year 

three.  Rail line and station construction caused revenue problems for many of the existing 
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retail/service businesses and they closed or moved.  There are still numerous vacant land parcels 

and empty retail buildings to continue retail/service expansion for the next three to five years.   

• Daytime population shows only 2.3 percent of the population lives and works in the area.  Just over 

6,000 workers come into the area each day and over 9,600 leave to work out of the area. 

• Access to the Palm Center Business Technology Center and other retail near the station will have 

traffic problems turning left from either direction along Griggs Road due to no breaks in the tracks.  

Further complicating traffic flow are trains blocking Griggs Road to the east of the station.  Some 

mitigation will be provided by a left turn opening from Beekman onto Griggs, but overall access will 

continue to be significantly compromised. 

• Because it is available and free, compared to the conditions at the University of Houston campus, 

students and workers will likely be tempted to use the Palm Center Business Technology Center for 

remote parking and shuttle to campus via light rail. This raises the question of whether parking 

availability will be comprised for uses around the station during the day. 

Development and Investment Potential 

• Single Family Townhomes - Within the 0.5 mile radius of the Palm Center Station new townhome 

development of one to two new projects (depending on the availability and size of land tracts) 

would be supportable in the next three to five years.  Pricing for the supportable 60 to 90 new units 

will be in the upper $200,000s.   

• Apartments - The new Village at Palm Center will add 222 new mixed income apartments to the 

station area by 2015.  CDS believes at least one new additional apartment development will be 

supportable in the next three to five years in the station area or close environs. 

• Retail - There are still numerous vacant land parcels and empty retail buildings to continue 

retail/service expansion for the next three to five years.  The Palm Center Station area should expect 

from one to two net new business openings per year up to year three.  By year three up to year five 

retail and service establishments should increase by two to four per year.  These businesses will 

likely be neighborhood-oriented, serving primarily the immediately surrounding moderate-income 

population.  Rental rates are low at $1.00 per square foot and brokers report vacant land is selling 

for about $3.00 to $5.00 per square foot, increasing to the west toward the Griggs / OST 

intersection.  Sites on MLK Boulevard and Griggs Road northwest of MLK Boulevard will be 

significantly more attractive for retail due to having fewer constraints on traffic movement. 

OST / South Union Quality of Life Agreement (2014) 

The geographic area covered by the Quality of Life Agreement: OST/South Union is a Local Initiatives 

Support Corporation (LISC) Great Opportunities (GO) Neighborhood and includes the Palm Center study 

area.  According to the plan document, “LISC seeks GO Neighborhoods partners among eligible 

communities that have a strong base of community organizations working in collaboration and emerging 

resident leaders. The community selects a Convening Agency to serve as the primary liaison with LISC 

and manage engagement, planning, project implementation and evaluation.” (Quality of Life 

Agreement: OST/South Union, 2015) 

The Quality of Life Agreement: OST/South Union is sponsored by the Southeast Houston 

Transformation Alliance (SEHTA); the Neighborhood Recovery Community Development Corporation is 

the convening agency.   The goal of the plan is to transform Southeast Houston into a healthy, vibrant, 
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safe and economically stable community.   According to the plan document, more than 400 individuals 

and dozens of organizations provided input to the Quality of Life Agreement: OST/South Union. 

In support of the vision adopted by community stakeholders, the plan contains 29 strategies in eight 

opportunity areas.  Opportunity areas are: arts, culture, history and media; economic development, 

family income and wealth; education and youth; health and wellness; housing and neighborhoods; 

leadership and civic engagement; safety and cleanups; and Strollin’ and Rollin.’  A vision statement and 

strategies were developed for each of these opportunity areas. 

Consistent with other public input reviewed by the Palm Center Master Plan team, the plan identifies 

the area’s location and active civic organizations as strengths.   Additional community assets that are 

identified in the plan are community centers, parks, and churches; schools; strong leaders; and a strong 

sense of history, culture and identity.  

Plan strategies that are consistent with HBDi’s goals and other public input available to the Palm Center 

Redevelopment Master Plan team are as follows: 

Economic Development, Family Income, and Wealth 

• Support and build our local economy by encouraging local shopping, providing business 

development training, increasing access to capital and creating a business incubator program. 

• Attract new economic development that addresses retail and service gaps and creates greater 

economic opportunity  

• Build family income and wealth by increasing our knowledge and understanding of such financial 

and legal tools, as establishing a credit history, planning inheritance, saving, investing and managing 

mortgages, taxes and exemptions. 

• Build understanding and trust in financial institutions. 

• Increase career opportunities by developing partnerships to provide job training and educational 

programs. 

Health and Wellness 

• Improve the accessibility and use of preventative healthcare in our community by enhancing 

outreach efforts, building community capacity to address health issues, improving basic screening, 

eliminating the barriers to accessing healthcare and advocating for community-based and innovative 

models of care. 

Housing and Neighborhoods 

• Attract new housing that reinforces and strengthens the existing character of our neighborhoods 

and meets the diverse needs of both existing and future residents, including affordable housing, 

infill housing, senior housing, multi-family and single-family housing. 

• Work together to eliminate nuisance and hazardous properties in our neighborhood and transform 

vacant lots into assets. 

Strollin’ and Rollin’ 

• Connect destinations throughout Southeast Houston with pedestrian and bicycle infrastructure 

creating a networked community. 
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• Capitalize on neighborhood connectivity and walkability to enhance economic development and job 

opportunities. 

• Attract economic development that enhances walkability, such as grocery stores and retail that is 

accessible by foot or bike. 

Near-term outcomes sought for LISC GO neighborhoods include “community leadership development, 

enhanced collaboration and increased investment in partner neighborhoods.”  (Quality of Life 

Agreement: OST/South Union, 2015.)   Long-term outcomes sought for LISC GO neighborhoods include 

“strong community leadership, improved quality of life, improved community investment strategies and 

a proven model for community development work.”  (Quality of Life Agreement: OST/South Union, 

2015.) 
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Street Hierachy:

Major Thoroughfare
Transit Corridor Street
Future Freeway / Expressway
Freeway / Expressway

EXISTING STREETS

N

0.1 MI 0.2 MI 0.3 MI0

GRIGGS RD

M
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A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 
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AR
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R.
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LV

D

INTERSTATE

610

PALM CENTER TRANSIT CENTER

1/2 MILE

STREET HIERARCHY (2013 HOUSTON MAJOR THOROUGHFARE AND FREEWAY PLAN)

CONCLUSIONS
��The northern edge of the Palm Center site contains the most prominent 

frontage due to Griggs Rd being a major thoroughfare and containing the 
light rail line and the Palm Center Transit Center station.

��After Spur 5 is extended along the rail corridor, the majority of vehicular 
�����	�
����������	�����������������������������������

���������������������	��������������	�������������������
������	�����������
����	���������		�����������������������������
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��MLK Blvd has the best access to 610 interstate. 

SOURCE: 2013 HOUSTON MAJOR THOROUGHFARE AND FREEWAY PLAN
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Speed Limit:

School Zone: 35 MPH / 20 MPH when flashing

40 MPH
45 MPH
60 MPH

35 MPH

30 MPH

EXISTING STREETS

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 
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AR
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INTERSTATE

610
N

0.1 MI 0.2 MI 0.3 MI0

1/2 MILE

SPEED LIMITS

CONCLUSIONS
��Speed limit signage is sparse in the study area. Griggs Rd and 

������	
���	�����������������������
������������������
is too large.  

��The neighborhoods do not contain any speed signage other than 
����������������������������
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Number of Lanes:

4 Lane Two-way Thoroughfare with Light Rail in Median
6 Lane Two-way Thoroughfare with Median
2 Lane One-way Feeder Rd
8 Lane Two-way Freeway

4 Lane Two-way Thoroughfare with Median
2 Lane Two-way Public Street

2 Lane Two-way Private Street

Traffic Signal

Stop Sign

Rail Crossing

Median Gap

EXISTING STREETS
NUMBER OF LANES

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 
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AR
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D

INTERSTATE

610 N

0.1 MI 0.2 MI 0.3 MI0
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1/2 MILE

7
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EXISTING STREETS
CURRENT TYPES SPECIAL CONDITIONS

CONCLUSIONS
��The long stretch of Griggs Rd in front of Palm Center provides the most challenges. It contains only one vehicular 

������������������!
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�"������!
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���
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of time by long trains.

��&������������
���������
��������������	����������������
������
����������
������
�����������#���
maximum access to Palm Center and the light rail station.

GRIGGS RD WITH LIGHT RAIL MEDIAN

INTERSECTION OF GRIGGS AND MLK JR BLVD

MLK JR BLVD - 6 LANES WITH TREED MEDIAN

VEHICULAR CROSSING AT GRIGGS RD AND BEEKMAN RD

GRIGGS RD WITH LANDSCAPED MEDIAN

INTERSECTION AT GRIGGS RD, MYKAWA RD, AND LONG DR

TWO-WAY NEIGHBORHOOD STREET

SIGNED LIGHT RAIL TRACKS CROSSING

1

5 6

7 8

2

3 4
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Sidewalk Conditions:

Sidewalk

Sidewalk needs improvement

No Sidewalk

Major Crosswalks

SIDEWALKS
CURRENT CONDITIONS

GRIGGS RD
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LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 
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610

N

0.1 MI 0.2 MI 0.3 MI0

1/2 MILE
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5

6
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2
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SIDEWALKS
CURRENT CONDITIONS

CONCLUSIONS
��&������������
��������#��������������+���������������)����
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and the transit station from this direction is in good condition.
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ADEQUATE SIDEWALKS WITH NO BUFFER FROM TRAFFIC DISCONTINUOUS SIDEWALK21

ADEQUATE SIDEWALKS FOR SINGLE FAMILY HOUSING 

SIDEWALK WITH TRANSIT BARRIER

NO SIDEWALK

SIDEWALK NEEDS IMPROVEMENT

3

5

4

6
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TO CALHOUN RD /

UNIVERSITY OF HOUSTON
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TO MASON PARK /

BRAYS BAYOU

1/2 MILE

GRIGGS RD
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INTERSTATE
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N

0.1 MI 0.2 MI 0.3 MI0

PALM CENTER
TRANSIT CENTER

Bikeways:
Signed Bike Route

BIKEWAYS
CURRENT DESIGNATED BIKEWAYS

SOURCE: HOUSTON BIKEWAY PROGRAM - NETWORK MAP
SOURCE: OST / SOUTH UNION GO NEIGHBORHOOD GREEN WAYS PLAN

1
2
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BIKEWAYS
CURRENT SIGNED BIKE ROUTE ALONG GRIGGS RD

CONCLUSIONS
��The current route along Griggs Rd creates a direct connection to Palm Center, to the University of Houston to the 
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1 SIGNAGE IN FRONT OF PALM CENTER

2 SIGNAGE ON THE NORTH SIDE OF GRIGGS



�
�������	
�������������	
����
������	� ����������	��	����
���
��������
�	����	�
��	��
�
�

�
�

�

� �

9

Metro Rail - South East Line:

Revenue Track 

Non Revenue Track 
Center Platform Station

Storage Facilty
Pedestrian Crosswalk
Vehicular Intersection

Metro Rail:

TRANSIT | LIGHT RAIL
SOUTHEAST PURPLE LINE

PALM CENTER TRANSIT CENTER

STORAGE TRACKS

GRIGGS RD
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1/4 MILE WALKING DISTANCE
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PALM CENTER TRANSIT CENTER
15
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TRANSIT | LIGHT RAIL

CONCLUSIONS

PALM CENTER TRANSIT CENTER STOP

��&������������������##����	����	�)�^_������������
�)��`�
�)��������&������������#������������
9��������
Palm Center site suggests that the site should contain high density TOD (transit-oriented development). 
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an optimal location for multi-family housing and related commercial amenities.
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considered for both the vehicle and for the pedestrian.
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LIGHT RAIL STOP ADJACENT TO PALM CENTER SITE

WAITING PLATFORM

STORAGE TRACKS FACILITY LIGHT RAIL OPERATOR RESTROOM

CROSSWALK AND VEHICULAR CROSSING AT BEEKMAN RD

PALM CENTER
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Metro Reimagined Network:

60 min. Base Headway (30min. peak time headway)
60 min. Base Headway (30min. peak time headway)
15 min. Headway

Bus Stop
Bus Stop with bench
Bus Stop with shelter

Palm Center Transit Center (Metro Rail)

TRANSIT | BUS ROUTES
HOUSTON METRO SYSTEM REIMAGINING
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TRANSIT | BUS ROUTES
CURRENT BUS STOP AND SHELTER CONDITIONS

CONCLUSIONS
��&���������#����)�����������
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Medical Center, Hobby Airport). 
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��Some stops in the study area are accompanied by a shelter. This amenity provides protection during inclement 
�������&�����������������������������������
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comfortable access to and from the site.
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PALM CENTER TRANSIT CENTER

BUS STOP WITH BENCH ONLY BUS STOP WITH NO SHADING OR SEATING

BUS STOP WITH SHELTER

6 7

ADEQUATE BUS STOP WITH SHELTER, TRASH, & LANDSCAPE2

BUS STOP ADJACENT TO PALM CENTER TRANSIT CENTER3

BUS STOP ADJACENT  TO PALM CENTER

1

4 5

PALM CENTER
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Open Space:

Public Park

Vacant Lot / Potential Future Park

OPEN SPACE
CURRENT TYPES IN STUDY AREA

PA
RK

 A
T 

PA
LM

 C
EN

TE
R

(1
.5

 M
IL

ES
 F

RO
M

 P
AL

M
 C

EN
TE

R)

M
AC

G
RE

G
O

R 
PA

RK
AN

D 
BR

AY
S 

BA
YO

U/

BA
YO

U 
G

RE
EN

W
AY

S

MASON PARK

AND BRAYS BAYOU/

BAYOU GREENWAYS

(3.5 MILES FROM PALM CENTER)

HERMANN PARK
AND BRAYS BAYOU/

BAYOU GREENWAYS

(3.7 MILES FROM PALM CENTER)

1/2 MILE

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610
N

0.1 MI 0.2 MI 0.3 MI0

CONCLUSIONS
��&�����������������������	�
��������������������������	�#���#�������

and future residents of Palm Center. Placing residential development 
�
9��������������������
�����
����	�
������#������
��#������
�������
face.

��&���������#�����������������������������
��������
������������
������������������]��������������������������������������	�
�
other functions, such as an urban plaza or multi-use green space. 
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OPEN SPACE
FACILITIES IN PARK AT PALM CENTER

OTHER NEARBY PARKS

SOURCE: HOUSTON PARKS AND RECREATION DEPARTMENT WEBSITE

MACGREGOR PARK
82.79 acres
community center, pool, frisbee golf, playgrounds, picnic area, 
����������������������$��
���������������

NEIGHBORHOOD GATHERING GARDEN

URBAN ORCHARD PLAY AREA

COMMUNITY GARDEN

PICNIC AREA KIDS SPLASH PAD

PERFORMANCE AMPHITHEATER1

2

3

4 7

6

5

1

2

3

4

6 7

5
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Street Trees Conditions:

Evenly spaced trees 
Trees need Improvement 
No Trees

STREET TREES
CURRENT CONDITIONS

1/2 MILE

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610

N

0.1 MI 0.2 MI 0.3 MI0
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6
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5

3
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STREET TREES
CURRENT TYPES IN STUDY AREA

CONCLUSIONS
��{���������������#�������
)����������������������
����������������������
����	�
����
<�������
�#����
��������
��&�������������������������������������
���	������
��
������������9������������������������������#����

��������������������
����������������#�"������!
��&��������������������������#�����������#�����
��+������
�������
����������������
����	��
<�������
���������

EVENLY SPACED TREES

TREES NEED IMPROVEMENT (UNEVEN SPACING)

NO TREES

1

4

6

2

5

7 8

3
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Lighting Conditions:

Adequate Roadway Lighting
Needs Improvement
No Lighting

Pedestrian Lights

LIGHTING
CURRENT CONDITIONS

1/2 MILE

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610

N

0.1 MI 0.2 MI 0.3 MI0

1
2

3
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LIGHTING
CURRENT TYPES IN STUDY AREA

CONCLUSIONS
��@	������������
)����������
<����	������������������{��������������������������)���������
��&�����)��������������
���������������������������������
����������������������������
��{�����
��������������������������}����������
���#�"������!
���
�����������	
����������������������������)��

���&���������������������������%��������������������������
���������&�������������������������
���	�
�
���������������������
��������	�
��������	�����������
���������������������	�	��������)���
����	�
�����#�)�
��
�����������	���������

COBRA STREET LIGHT - METAL POLE PEDESTRIAN LIGHTS NEAR LIGHT RAIL STATION

COBRA STREET LIGHT - WOOD POLE

1 3

2

CONCLUSIONS
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LAND USE
CURRENT USE

Land Use:

Single-Family Residential
Multi-Family Residential
Commercial / Retail
Industrial
Public / Institutional

Transportation and Utilities
Parks and Open Space
Undeveloped
Future Mixed Use
Future Public / Institutional

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610

N

0.1 MI 0.2 MI 0.3 MI0

1/2 MILE

SOURCE: City of Houston GIS Release 13.1, September 2007; Harris County Appraisal District, December 2014; Google Maps, December 2014; and Roberta F. Burroughs & Associates, December 2014.
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LAND USE
CURRENT USES IN STUDY AREA

CONCLUSIONS
��Many of the commercial and industrial uses in the area are aging and have redevelopment potential. The aging 

industrial properties could easily be converted to commercial, institutional, or multi-family uses and further 
����������������������������������������
����
������
�����������;��	���������
�������������������<����
�	������������
��������#�������}#�����������~+���������������������#�������
)������

��&����������#���
����������
���������������������������������
��������������������������������������
��������
East of the rail corridor and Palm Center. 

��The study area contains many small-scale single-family residences. This small, pedestrian friendly scale should 
��������������������������������
��������
�
�����
�����������
	�������

��&�����
	��������������������������������
����������������[��������������
��������(����)�
	�������
#������"������!
���
���������	����������������������#����������������������������������������
�

PUBLIC / INSTITUTIONAL - YMCA

MULTI-FAMILY RESIDENTIAL

PUBLIC /INSTITUTIONAL - PALM CENTER

SINGLE-FAMILY RESIDENTIAL

INDUSTRIAL - BLACKWELL PLASTICS

COMMERCIAL / RETAIL

UNDEVELOPED

PUBLIC / INSTITUTIONAL - KIPP ELEMENTARY SCHOOL

1

3

5

7

2

4

6

8
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Land Use:

Vacant Building
Vacant Lot

LAND USE
VACANT LOTS AND BUILDINGS

1/2 MILE

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610
N

0.1 MI 0.2 MI 0.3 MI0

CONCLUSIONS
��The current structures across from Palm Center along Griggs Rd are aging and/or 

vacant. There is potential in the near future to redevelop this stretch from an industrial 
corridor into a more vibrant commercial center. 

��A number of lots in the surrounding neighborhoods are vacant. This is due to aging 
�������������������������������#�����������
�����)�����������������������
�������
���������]�����
(���
	�����������������������������
�������
��������������������������
����	�
������������������������
��������������
������
�����������)�����������������#���������������)���	����������������������
��
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Land Use:

Vacant Building
Vacant Lot

Industrial
Commercial/Retail
Multi-Family Residential
Single-Family Residential

LAND USE
CURRENT CONDITIONS ALONG THE NORTH SIDE OF GRIGGS RD

1 2 3

4

7

10

13

11

14

12

15

5

8

6

9

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
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LAND OWNERSHIP
MAJOR PROPERTY OWNERS

Land Use:

BNSF Railroad Company
Blackwell Plastics Inc.
Centerpoint Energy
CH Realty V Lonestar LP
City of Houston
Concord at Palm Center II LLC
Fiesta Mart Inc.

G & I VII Southport Business LP
BNSF/Union Pacific Railway Company
Hillman Distributing Company
HBDi
Itex
KIPP Inc.
METRO

Midtown Redevelopment Authority
Pan African Orthodox Christian Church
Sears Roebuck and Company
Union Pacific Railroad Company
Texas Industrial Non-REIT
YMCA

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610

N

0.1 MI 0.2 MI 0.3 MI0

1/2 MILE

SOURCE: City of Houston GIS Release 13.1, September 2007; Harris County Appraisal District, December 2014; Google Maps, December 2014; and Roberta F. Burroughs & Associates, December 2014.
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LAND OWNERSHIP
CURRENT OWNERS

CONCLUSIONS
��&�������	����������#�������������������
����������������������"������!
��������#����������#�����)������

���
	�����������������
�����
���<��������������������������
��������)�
�#$�������������
����
�����!
	�������{�������)����
�
������
�#����##��
������������
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Building Frontage:

Parking in between building and street
Fence

Landscape in between building and street 
Sidewalk in between building and street
Two-Story Building

BUILDING TYPOLOGY
BUILDING FRONTAGE

1/2 MILE

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610

N

0.1 MI 0.2 MI 0.3 MI0
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BUILDING TYPOLOGY
BUILDING FRONTAGE EXAMPLES

CONCLUSIONS
��Buildings do not support pedestrian environment.
������
����#�������	�����������"������!��
�������������$�������������#�#��
������������
�����������������

the building and the street.
��Landscaped frontage is mostly in single family neighborhoods.
��&��������������)���(����)������������������#������(#����)�����������
����
	�������������������(��������

����������&���������
����������
$���������

SIDEWALK IN BETWEEN BUILDING AND STREET

OPEN LANDSCAPE

LANDSCAPE IN BETWEEN BUILDING AND STREET

PALM CENTER PARKING IN BETWEEN BUILDING AND STREET

FENCE WITH VIEW

FENCE BARRIER

TWO STORY BUILDING1

3

5

7

2

4

6
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Destinations:

Destinations

KEY DESTINATIONS
WITHIN STUDY AREA

PALM CENTER TRANSIT CENTER

1/2 MILE

1/4 MILE WALKING DISTANCE

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

INTERSTATE

610

N

0.1 MI 0.2 MI 0.3 MI0

US POST OFFICE

YMCA

YOUNGLIBRARY

HOUSTON BUSINESS
DEVELOPMENT INC

HARRIS COUNTY
ASSESSOR

HOUSTON POLICE
DEPARTMENT

PA
RK

 A
T 

PA
LM

 C
EN

TE
R

PALM CENTER

CHURCH O
F CHRIST

SHRINE OF THE
BLACK MADONNA

KIPP LIBERATION
COLLEGE PREP

TH
E 

VI
LL

AG
E

AT
 P

AL
M

 C
EN

TE
R

KI
NG

S 
PL

AZ
A

SH
O

PP
IN

G
 C

EN
TE

R

FIESTA

5

1

4

7

2

3

6
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KEY DESTINATIONS
WITHIN STUDY AREA

CONCLUSIONS
��\�����#������������������
�����������}������)����������������������#$��������������������
�������{���������

potential users of future commercial development on the Palm Center site.
��&����������������)���	
��)������������
���������)����������������#��
������������{�����������#��
�

����������
���	�����������
��������������
�������������������(#����)����
������
	�����������������

PARK AT PALM CENTER

YMCA

HARRIS COUNTY ASSESSOR

US POST OFFICE

YOUNG LIBRARY

THE VILLAGE AT PALM CENTER

FIESTA

SHRINE OF THE BLACK MADONNA

1

3

5

7

2

4

6

8
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CONNECTIVITY BARRIERS
SITE ACCESS ISSUES

KUHLMAN / BELMONT G ULLY

1/2 MILE

1/4 mile 

RAIL ROAD

M
ET

RO
 R

AI
L 

SO
UT

HE
AS

T 
LI

NE

PRIVATE

YMCA

GRIGGS RD

M
YKAW

A RD

LONG RD

GRIGGS RD

S LOOP E FWY SERVICE RD 

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

BE
EK

M
AN

 R
D

CA
VA

NA
UG

H 
ST

INTERSTATE

610
N

0.1 MI 0.2 MI 0.3 MI0

CONCLUSIONS
��The area to the east of Palm Center contains the most barriers for access to the site.  The combination of the freight 

�������������%���������^������#�����%��������'�������������
����������������
���������������
�������������������
������)�����������������������
�����&�����)������������������������������������
����(��)������
(�	��
������������������������	���������#���������&������������������#�<����)������
��)���������#$�����
���	����
vehicular and pedestrian crossing.

��&��
������#������!�������������������������������������������
�������������������������	
���
�"������!
�
��
����������!
����������)������������������������#����
��������������������)�	�)�^����#�������	��������
���#$���������������������	�����)��������������������������������������&������������<���
��#���!���(*��������
��������������	�)�'���#���&��#$������#���
������������������
�\(����������
�����������������
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6
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1

3

4
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CONNECTIVITY BARRIERS
SITE ACCESS ISSUES

BAYOU

BAYOU STREET BARRIER

SPUR 35 PLANNED LOCATION

RAIL ROAD PEDESTRIAN AND VEHICULAR BARRIER

METRO RAIL VEHICULAR BARRIER

PRIVATE FENCE 

610 S LOOP E FWY

1

3

5

7

2

4

6

��&����)����������������#������������������	����������
��
����������������
�
�������������������������
����
����������#������)������������������������������
��������������������
�����������������������������)�
����
�

��������	�����������������
�������������
�����������	
������
��#�
�����)����������"������!
�

��The south side of Palm Center currently does not have access to the neighborhood adjacent to the study area. 
Vehicles and pedestrians must travel around to the northern and eastern edge of Palm Center in order to enter the 
site. Cavanaugh St currently dead ends at the fence.

��&��#��������
�������{��������$��
���	�����
�������������#�����������
���������������	
�
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CONNECTIVITY
TRANSIT

Transit Connectivity:

Bus Stop
Palm Center Transit Center (Metro Rail)
Metro Rail Track 

Walk from Bus Stop to Palm Center

KUHLMAN / BELMONT GULLY

METRO RAIL SOUTHEAST LINE

PRIVATE

GRIGGS RD

M
AR

TI
N 

LU
TH

ER
 K

IN
G

 J
R.

 B
LV

D

N

0.1 MI 0.2 MI 0.3 MI0

PALM CENTER TRANSIT CENTER

63

63

72
73

72

73

73
63
72

72
73

72
7363

72

63
72

72
73

CO
M
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G
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RO

M
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W
NT

O
W

N 
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CONNECTIVITY
TRAVEL TIMES

CONCLUSIONS
��The site has a number of bus stops and a variation of lines that serve different parts of the city. Connectivity to and 

#�����������	��������������������������
���
�������������
�	��#������	��������������!����+�������������
��&�����������#����+���������������;���)�{�����������
�#������������������?���������	��)����������)���
�

�������
���������)��#���	������������
����������������������
����������
������������	��������
��*��������������?��
������
9����)��������������������������������������������������(�(��
����������������������


	�����������
�������

���������������	��)����
��������#�������������
���������

UNIVERSITY
OF HOUSTON

METRO RAIL SOUTHEAST LINE
METRO BUS LINES

PERSONAL VEHICLE
BICYCLE

PALM CENTER
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INTERSTATE 610
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MASON PARK
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HOBBY AIRPORT
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35 MIN
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MEDICAL CENTER
40 MIN

26 MIN
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Vehicular Connectivity:
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CONNECTIVITY
VEHICULAR

CONCLUSIONS
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������\(�����������������������#�"������!
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�������	
���������������������������������������
vehicles to Griggs Rd. 

��Cavanaugh St does not have through access on Griggs Rd.

FENCE BLOCKING ENTRY FROM NEIGHBORHOOD

PALM CENTER MAIN ENTRY

NEAREST ENTRANCE FROM PALM CENTER TRANSIT CENTER 

COMING FROM DOWNTOWN/ UH/ TSU

COMING FROM MEDICAL CENTER 
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WEST ENTRANCES  

COMING FROM 610 (MLK BLVD)

8 ONLY EXIT FROM NEIGHBORHOOD TO GRIGGS RD
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Barrier

1/2 Mile Walking Distance from
Light Rail Station
Major Crosswalks

Pedestrian Connectivity

CONNECTIVITY
PEDESTRIAN / BIKE

KUHLMAN / BELMONT G ULLY
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CONNECTIVITY
PEDESTRIAN / BIKE

CONCLUSIONS
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��������������	��)���������������������������
�
��)�������{��������$�
�#�������������������	
���
�
by the private fenced area behind the current Palm Center buildings. All sides of Palm Center should be accessible.

��{

���������
�����������������������������������������������������)�#�������������������������������
������
����	�
the current issue of limited access to the site from the north side of Griggs Rd.

SIDEWALK WITHOUT BUFFER

STREET / LIGHT RAIL CROSSWALK 

SIDEWALK WITHOUT BUFFER

CROSSWALK AT INTERSECTION

SIDEWALK WITH BUFFER

LIGHT RAIL CROSSWALK
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Barrier

Planed Pedestrian Connection
Proposed Pedestrian Connection
Planed Vehicular Connection
Proposed Vehicular Connection

Proposed Connectivity:

CONNECTIVITY
OPPORTUNITIES FOR FUTURE CONNECTIONS
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CONNECTIVITY
OPPORTUNITIES FOR FUTURE CONNECTIONS

CONCLUSIONS
��{������������������������������#����������������������
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through the site. 
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into Palm Center.
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PROPOSED PUBLIC PEDESTRIAN AND VEHICULAR AXIS

PROPOSED PEDESTRIAN BRIDGE OVER RAIL ROAD

ADD ADDITIONAL CROSSWALK TO IMPROVE CONNECTIVITY 

PROPOSED PALM CENTER EXIT FROM PLANNED SPUR 35

PROPOSED SIDEWALK CONNECTION THROUGH YMCA 
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6TRANSFORM PRIVATE ENTRY INTO PUBLIC ACCESS  PROPOSED VEHICULAR CONNECTION 
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ROOF
PALM CENTER BUILDING ASSESSMENT

CONCLUSIONS
��The existing roof is in poor condition and in need of replacement.  
��Existing roof is comprised of the original cold tar ballasted roof system.  
��The roof has minimal slope to roof drains near the perimeter of the roof, secondary drainage is simply over the edge 

������������������������
��)�
������������������&��
����
�����������
��������~�*���������������
can be utilized in the minimal slope application.  

������
����*�����
��������#����#��������������
�����)������
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��!��#��������������������
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������
�����
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�������#�������#���������������
������
����������#�
����������
����������
������������������#�

membrane.

PALM CENTER - EXISTING BUILDINGS 
1”=100’

20010050250
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BUILDING H AND G ROOF

MINIMAL ROOF SLOPE

COLD TAR BALLASTED ROOF SYSTEM

BUILDING B, STANDING WATER ON ROOF

BUILDING D, SIGNS OF WATER LEAKAGE
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BUILDING C, EPDM MEMBRANE

ROOF SHEET METAL

ROOF
PALM CENTER BUILDING ASSESSMENT
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STRUCTURAL SYSTEM
PALM CENTER BUILDING ASSESSMENT

CONCLUSIONS
��+�����������)��������������#������������
�����������
���(��)����������������������9������
��The structural system appears to be in good condition for future build out or could be left exposed as part of a 

renovation.  
������
����*�����	������)(��������������������
�����������

����������������������������
�������_�#�������

the roof structure.  
��&�������
��������#������;�{��+)������
����$������������)����
�������������������������
����	����

plaster ceiling.

PALM CENTER - EXISTING BUILDINGS 
1”=100’

20010050250
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ONE-WAY CONCRETE SLAB WITH PAN JOIST EXPOSED BRICK

EXPOSED ROOF STRUCTURE

HVAC AND SPRINKLER SYSTEM INTERIOR LAY-IN CEILING AND COLUMNS

1
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ROUND CONCRETE COLUMNS

STRUCTURAL SYSTEM
PALM CENTER BUILDING ASSESSMENT
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MEP SYSTEMS
PALM CENTER BUILDING ASSESSMENT

CONCLUSIONS
����������)��������������#����^��'����
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��������
��&��;�{���)����#�������
��������������������#���
�	�
�������#������
�}!&\?+�����������	�
����
���������#���

various areas of the building.  
��Heating is electric. Electrical distribution to the RTU’s is distributed on the roof surface. 
��&�������������)��������������#����������
���������$��������
����������
�=�����
��������
��
�������

the location and the age of the area.  
��The mechanical system for building D utilizes a split system consisting of roof mounted air cooled chillers and 

��������������������
�������������������������
��������������������
��������*��&��������)���������
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MEP SYSTEMS
PALM CENTER BUILDING ASSESSMENT

BUILDING D, CHILLERS AND CUSTOM AIR HANDLING UNITS MEP SYSTEMS: SHEET METAL, FIBERGLASS, AND FLEXIBLE 
DUCTWORK

BUILDING C, ROOF TOP UNITS

1 2

3 ELECTRICAL BOXES4

5 BUILDING B, ROOF MOUNTED UNITS (RTU’S) 
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FACADE
PALM CENTER BUILDING ASSESSMENT

CONCLUSIONS
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PALM CENTER - EXISTING BUILDINGS 
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20010050250
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BUILDING B, NORTH FACING WINDOW GLAZING BUILDING C, COSMETIC CRACKING OF MASONRY

BUILDING B & C, SOUTH FACADE

BUILDING D, G, & H, NORTH FACING FACADE

1 2

4

3

FACADE
PALM CENTER BUILDING ASSESSMENT
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EXISTING BUILDINGS
PALM CENTER BUILDING ASSESSMENT

CONCLUSIONS
������
�������������
��*��������������������	�������������������)��������$�����������������)������������������

high vertical spaces afforded by the structural system
��Buildings H & G appear to be in decent condition but could be removed to maximize the accessibility and street 

presence of the main buildings. 

PALM CENTER - EXISTING BUILDINGS 
1”=100’

20010050250
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EXISTING BUILDINGS
PALM CENTER BUILDING ASSESSMENT

BUILDING C BUILDING D

BUILDING G

INTERIOR BUILDING BBUILDING B 1
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TWO-STORY BUILDING C TWO-STORY BUILDING B
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LANDSCAPING & PARKING
PALM CENTER BUILDING ASSESSMENT

CONCLUSIONS
��+����������
����������������������
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�����
��!����#�����
��������������

20010050250 PALM CENTER - EXISTING BUILDINGS 
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LANDSCAPING & PARKING
PALM CENTER BUILDING ASSESSMENT

PRIVATE SURFACE PARKING AT REAR OF SITE POST OFFICE PARKING AND ACCESS FROM MLK STREET

LANDSCAPING AND SURFACE PARKING

1 2

3

MAIN SURFACE PARKING IN FRONT OF PALM CENTER 4
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Introduction and Executive Summary 

Introduction and Study Overview 

As part of the Redevelopment Master Plan being prepared for Houston Business Development, Inc. 

(HBDi) regarding its property at the Palm Center Business Technology Center (Palm Center) and 

potential redevelopment sites in the immediate vicinity, CDS Market Research has prepared this Market 

Study to inform the upcoming Concept Plan.  Four principal land uses are considered:  office, 

commercial / retail, multifamily rental, and single family.   

The objective of this study is to identify the level of market support that could be reasonably anticipated 

for redevelopment concepts that could be considered in the plan.  Importantly, the research and 

analysis seeks to gain a sense of magnitude and pace of absorption that will allow the plan to better 

conceive its scale and phasing. 

Also included in this report are a set of case studies for large retail properties that have been 

repurposed or redeveloped, sometimes with a strong institutional component.  This section presents 

some findings that could inform the Palm Center effort. 

Summary of Market Findings 

Office Market 

• General multi-tenant office demand will be comprised primarily of smaller tenants that are 

businesses local to Southeast Houston, often because the business owner lives in the area.  These 

tenants are likely underserved by the existing supply of quality office space, but many will have 

limited capacity to increase leasing costs. 

• There appears to be an underserved market for better-quality office space for local businesses, but 

lease rates must be reasonable, if somewhat above the local area average.  Providing structured 

parking and meeting this criterion would be a challenge under typical for-profit development; lease 

rates will need to be competitive with the better-quality single story, surface-parked office 

properties. 

• Demand for this type of space will grow as population increases and gentrification spreads.  

Absorption rates are difficult to project for such product, but increments of space in the 10,000 to 

20,000 square foot range would likely lease up within 12 to 18 months, in CDS’ estimation.   

• The lack of left turn access off Griggs may present a negative for some potential tenants, but this will 

not affect office use nearly as badly as retail.  The improved environment in this area due to new 

development, including the Houston Texans YMCA and the Village at Palm Center, will offer a setting 

not matched by other locations in Southeast Houston, especially if the properties on the north side 

of Griggs are also redeveloped.  Retail and dining to serve the daytime population within walking 

distance – either on site or at the Village at Palm Center – will further serve to increase the 

attractiveness to potential office tenants. 

Commercial / Retail 

• The demographics of the market area, while showing some signs of evolving toward a higher income 

population with more disposable income, do not yet support a major change in the area’s retail 

profile.  Recent retail sales data trends do not indicate that sales growth is occurring within the area.  

Experiences in other gentrifying areas of Houston show that it can take several years after a 

definitive shift toward more affluent demographics for retail investment to begin in earnest.   
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• The phenomenon of pioneering local businesses such as bars or restaurants investing in a pre-

gentrified location, thereby accelerating gentrification due to their more upscale market appeal, has 

not happened to any noticeable extent yet near Palm Center, and is more likely to occur closer to SH 

288.  In another category of retail, large-scale stores such as Walmart who cater to lower income or 

working class populations generally choose higher-visibility locations along highways.  In this regard, 

Gulfgate will represent formidable competition for that type of retail around Palm Center. 

• In the absence of clearly defined momentum toward a more affluent or larger-scale retail model in 

77021, let alone Palm Center, development of retail and services will likely be restricted to local 

operations filling the immediate needs of the residents such as auto repair, food and drink, and 

services such as nails and hair salons.  The opening of service on the Purple Line will increase the 

visibility of locations for such businesses near stations, including Palm Center, though transit 

patronage alone would typically not be enough to sustain a retail business.   

• Independent local businesses serving the area’s moderate income population will generally prefer 

the lower-rent existing, if often aged, retail space in the area over more expensive newer space, 

which will attract the limited set of regional and national chains that target such demographics.  

Increasing population growth will help mitigate this situation over time as associated retail demand 

increases, along with the ability of local businesses to pay higher rents. 

• The Palm Center property, and other properties along Griggs between MLK and the freight rail 

corridor, will have the advantage of high exposure to Purple Line patrons.  However, there are three 

significant challenges for retail development within this stretch of street: 

1. Lack of left turns from Griggs Road between MLK Boulevard and the freight rail corridor. 

2. Potential competition from transit patrons for parking spaces. 

3. In the near term, competition from space in the Village at Palm Center, which has a more 

automobile-accessible location.  In the long term however, the success of that retail space 

should help the odds of retail investment east of MLK. 

• CDS advises that redevelopment concepts for Palm Center and nearby properties along Griggs 

consider adding retail uses in small increments over time, generally maximum 7,500 sq.ft. per phase.  

Careful tenant selection, combined with efforts to keep lease rates affordable, will help to curate a 

retail and dining environment that grows in value.  A moderately priced but good quality café would 

be a good retail anchor, especially if it appeals to college students. 

Multifamily Rental 

• With the high share of renters in the population and the low to moderate incomes prevalent in the 

area, demand for quality affordable rent apartments will be strong.  Rents at non-income-restricted 

properties near Palm Center already appear to be rising; if a competitive new product with more 

attractive features can be developed with lease rates affordable to moderate income renters, there 

should be no shortage of demand, though some form of non-profit or subsidized development 

would be needed. 

• The Palm Center area cannot yet support rents for typical new Class A multifamily properties.  For 

market-rate new apartments, rents from $1.10 to $1.30 should be targeted.  This likely means more 

“garden-style” low-rise product with surface parking, limited on-site amenities, and moderate-

quality finishes and construction materials, though it should not need to appear undesirably spartan.   

• Given these opportunities and constraints, CDS finds the greatest opportunity for multifamily rental 

to be a mixed-income development for moderate (not very low) income renters and middle class 

market rate renters.  A project of the size of 125 to 150 units would be ideal to bring to market at 

any one time, preferably after the Village at Palm Center has stabilized.  A larger project would need 
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to be phased.  Some sort of public or nonprofit subsidies would likely be needed to make such a 

project financially feasible; additional subsidies would be needed to support features such as 

structured parking. 

• Purpose-built student housing is not yet recommended for Palm Center or immediate environs, 

unless perhaps targeted to graduate students.  Students will make up a portion of renter demand 

regardless.   

• Other actions that HBDi or other actors could take would have a positive impact on multifamily 

demand.  These would include cleanup / redevelopment of derelict properties on the north side of 

Griggs Road across from the Palm Center property, working with the City of Houston and the 

railroads to improve the Griggs / Long / Mykawa intersection and make access to the nearby Fiesta 

supermarket more practically and aesthetically pleasing, and improving the Kuhlman Gully to have it 

function more as an amenity. 

Single Family 

• Gentrification and new single family housing investment is occurring in the Palm Center market 

area, but is still in the early stages of the typical gentrification trajectory.  Areas near Palm Center 

should be able to capture some demand for new residential, most likely townhomes.   

• Over the next three to five years there will likely be at least one new townhome development per 

year in the Palm Center market area, though each project might not be more than ten to fifteen 

units.  Townhome starts are anticipated to increase in frequency within four or five years as the 

area’s residential “credibility” is more widely established.  The immediate Palm Center area should 

be able to capture at least 15 to 25 townhome or small-lot detached units in the next three to five 

years with sale prices in the upper $200,000s.  If sites are available, more such development should 

be supportable beyond the five-year time frame. 

• Single family homes within walking distance to the Palm Center Station on the Purple Line will have 

a marketing advantage.  If sites on the north side of Griggs east of MLK are redeveloped into single 

family, this positive attribute would help to counter any negative impacts from the accessibility 

constraints (left turns) created by the light rail guideway.  CDS recommends that townhomes be 

seriously considered as a target use for redevelopment in this part of the Palm Center area, 

particularly for sites near Kuhlman Gully.   

Case Study Key Points 

• Office space:  Improve existing office space within the Palm Center to accommodate small and 

independent businesses in need of Class B office space.  Consider executive suites and cowork 

development models with common areas (conference rooms, kitchens, storage) and technological 

amenities (printers, wifi, phone lines).  

• Reconnect to street grid:  Phase I should include a grid plan for driveways and roads that connect to 

surrounding streets.  Linking to the neighborhood grid pattern will ease the transition between 

residential areas and the Griggs Rd.    

• Incremental growth:  The case studies research serves as a warning to those who assume a single 

institution on a fast track for redevelopment can executive an inclusive, sustainable vision.  Diversify 

the land base by size of parcels and allocate (through sell or lease) in a way that accommodates new 

and existing office tenants in the area and new retail and/or residential development. Wait for the 

right developers and tents and lure them with a mix of large and small spaces for a mix of uses.  

Take the time to craft partnerships for long-term synergistic tenants.  
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• Workforce development approach:  One thing that binds all industries and institutions facing the 

instability of the modern economy to constant need for a versatile workforce.  A range of mid- to 

high-skilled workers will fuel Houston’s growth for decades to come.  Lease an anchor space to an 

adult education facility and serve as the broker between training, up-skilling, and area employment 

needs. 

• Form-based code:  A well-designed form-based code is a helpful tool for stimulating the right kind of 

development without over-regulating.  Pedestrian friendliness and community cohesiveness is 

linked to building setbacks, building design codes, and cohesive street planning. Form-based code 

ensures continuity of place-based design.  It tells developers what to do, not what not to do.  It can 

serve as the guide should HBDi choose to lead in redevelopment or a standard for partnership, and 

included in deed restrictions or covenants for the property.  

• Moderate density:  The area will soon witness redevelopment activity given the metro rail 

completion and based on economic development indicators across the inner loop.  The area can 

accommodate 2-5 story density.  Additional density will create too much contrast between the 

existing and new development.  

• Mixed-use development:  Partner with developers who have a history of developing incremental 

moderate-density, vertical mixed-use projects.   

• Accessibility:  With local schools and multi-generational households in the area and located along 

major arterials, provide ample and well-maintained sidewalks and age-in-place design for the public 

realm. 

• Transit connectivity:  Link the Palm Center to the light rail through adequate infrastructure 

(wayfinding, well-planned sidewalks and walkable spaces) and branding and identity.  Public art and 

placemaking, such as a series of iconic sculptures, can improve on the starkness that can typify new 

public and private developments.  
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Competitive Market Area (CMA)  

CDS has defined the Competitive Market Area (CMA) as the boundary that contains the majority of 

existing residential and commercial facilities influencing the future development of the Palm Center and 

its immediate environs.  For purposes of our analysis CDS researched primary and secondary data 

sources to measure current and projected population, household and demographic data relating to the 

CMA and to comparisons with Harris County and the overall Houston Metropolitan Statistical Area 

(MSA).   

The CMA for research purposes is primarily defined by Census tracts.  To define the actual CMA 

boundaries, the Census tracts used included 3117, 3118, 3120, 3132, 3133, 3134 and 3135.  The use of 

geographies defined by other agencies such as the Census results in an irregular shape to the CMA (note 

the area which stretches north to the north side of the University of Houston by the Gulf Freeway), but 

it captures the residential areas most critical to defining the demographic characteristics affecting Palm 

Center.  The tract containing Riverside Terrace, at the western end of the CMA, was included, because 

CDS has found it represents demographic trends likely to affect the remainder of the CMA in the future.   

It should be noted the areas just outside the CMA boundaries, not included because their ZIP Code or 

Census overall geographies also primarily included areas too far or inaccessible to Palm Center, can have 

an influence on Palm Center’s supporting demographics.  Such areas include South Park and Golfcrest, 

to the south and southeast respectively across the South Loop 610. 
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CMA Boundaries 

 

CMA Land Uses 

Land uses within the CMA are mostly single family detached homes, scattered townhomes and 

apartments, active and vacant commercial/retail and industrial tracts.  As with the CMA there are large 

areas of vacant undevelopable land including railroad properties and the right of way of the future Spur 

5 highway.  Currently, there are no plans to extend Spur 5 over the next five years.  The railroads and 

the South Loop 610 corridors have attracted industrial uses.  At the far eastern corner of the CMA, 

where the South Loop and Interstate 45 Gulf Freeway meet, is Gulfgate Center, the largest 

concentration of retail uses in the CMA. 
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CMA Land Uses 
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Demographic / Economic Analysis 

Population growth is one of the principal measures of the economic vitality of any market area because 

increasing population is generally the result of more jobs, a higher level of in-migration and a stable or 

expanding economy.   

The following tables and text illustrate the demographics of the CMA and compare it with the 

demographics of Harris County and the Houston-The Woodlands-Sugar Land MSA.  . 

Historic Growth and Projections 

Population 
2000 

Census 

2010 

Census 

2014 

Estimate 

2019 

Projection 

Growth 

00-10 

Growth 

10-14 

Growth 

14-19 

CMA 24,624 26,112 26,918 28,209 6.0% 3.1% 4.8% 

Harris County 3,400,577 4,092,459 4,364,892 4,724,986 20.4% 6.7% 8.3% 

Houston MSA 4,669,545 5,891,999 6,324,090 6,875,542 26.2% 7.3% 8.7% 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, Copyright 2014 Tetrad Corporation 

 

Households 
2000 

Census 

2010 

Census 

2014 

Estimate 

2019 

Projection 

Growth 

00-10 

Growth 

10-14 

Growth 

14-19 

CMA 8,203 8,808 9,188 9,751 7.4% 4.3% 6.1% 

Harris County 1,205,527 1,435,155 1,526,544 1,652,109 19.1% 6.4% 8.2% 

Houston MSA 1,639,395 2,051,692 2,198,895 2,390,809 25.2% 7.2% 8.7% 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, Copyright 2014 Tetrad Corporation 

The CMA is estimated to contain According to the 2000 Census, the CMA gained population and 

households from 2000 to 2010.  By 2014 the CMA continued on a similar trajectory, reaching nearly 

27,000 residents and 9,200 households.  Projections from 2014 to 2019 show the CMA gaining 

population, but at a considerably slower rate than the County and MSA.   

Ethnic Makeup of Population 

The following table shows the ethnic breakdown of the population in 2014.  The CMA population has a 

lower share of persons who identify as “White Alone,” just under one-third, than the County or MSA, 

where the shares are just over one half.  For the CMA, the Black or African American population in the 

CMA at nearly 43% is significantly higher than the 18%in the County and 17% in the MSA. 

The identification of persons as Hispanic or Latino is considered an ethnicity separate from racial 

classifications.  The Hispanic share now comprises over half of the populations of Harris County and the 

MSA.  In the CMA however, it is still less than half, at 44.5%, similar to the racial identification share of 

Black or African American.  Areas to the east of the BNSF freight rail tracks, which run north-south just 

to the east of Palm Center Station, are generally considered to have a higher Hispanic concentration 

than to the west. 
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Population Sex, Age, and Marital 

Status 

A slight majority of the population the CMA 

(51.1%) is female.  This is slightly higher 

than the percentage of females than the 

County and MSA as a whole.   

In 2014, 24% of the population in the CMA 

was under the age of 18.  This is slightly 

below the County (27.5%) and the MSA 

(27.3%).    The greatest difference is for the 

18 to 24 year age group, which 

corresponds to the age of most college 

students; the CMA is comprised of a far 

higher share of this group at 18.1% than 

the County or MSA.  Other adult age 

groups comprise a slightly lower share in 

the CMA than the County or MSA, except 

for seniors (over age 65), which are slightly 

higher in the CMA.  As a result, the 

estimated Median Age and Average Age of the CMA, 30.3 years, is lower than the County and the MSA.  

Married households are a much lower share of households in the CMA at 35.1% percent of persons over 

the age of 15 than the County or MSA, owing largely to the large share of college-aged residents.  

Comparison of Population 

Sex, Age, and Marital Status 

Sex and Age 2014 

Estimate CMA 

Harris 

County 

Houston 

MSA 

Male 48.9% 49.8% 49.7% 

Female 51.1% 50.2% 50.3% 

Under Age 18 24.0% 27.5% 27.3% 

Age 18 to 24 18.1% 9.8% 9.6% 

Age 25 to 34 14.8% 15.4% 14.4% 

Age 35 to 44 11.4% 14.3% 14.2% 

Age 45 to 54 11.0% 13.0% 13.5% 

Age 55 to 64 9.5% 10.7% 11.2% 

Age 65 and Over 11.2% 9.3% 9.8% 

Median Age 30.3 33.2 34.1 

Average Age 34.6 34.7 35.2 

Married 35.1% 50.3% 52.9% 

Source:  U.S. Bureau of the Census American Community Survey; 

PCensus for Map Info, Copyright 2014 Tetrad Corporation 

Ethnicity Profile 

Sex and Age 2013 Estimate CMA 

Harris 

County 

Houston 

MSA 

2013 Estimated Population by 

Single Race Classification 
26,918 4,364,892 6,324,090 

White Alone 31.1% 56.2% 59.4% 

Black or African American Alone 42.7% 18.4% 16.8% 

American Indian and Alaska 

Native Alone 
0.7% 0.7% 0.7% 

Asian Alone 2.8% 6.3% 6.8% 

Native Hawaiian and Other 

Pacific Islander Alone 
0.0% 0.1% 0.1% 

Some Other Race Alone 19.6% 14.9% 12.9% 

Two or More Races 3.1% 3.5% 3.3% 

2013 Estimated Population 

Hispanic or Latino 
   

Hispanic or Latino 44.5% 57.4% 62.8% 

Not Hispanic or Latino 55.5% 42.6% 37.2% 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, 

Copyright 2014 Tetrad Corporation 
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Household Size 

The estimated average 

household size in 2014 in the 

CMA was 2.72, slightly smaller 

than the estimates for the 

County or MSA.  This is likely 

due to the relatively high 

estimated share of 1-person 

households in the CMA 

compared to the County or 

MSA. 

 

 

 

 

 

 

Educational Attainment 

Less than 20% of CMA residents 

over age 25 hold a Bachelors, 

Masters, Professional or Doctorate 

degree. This is lower than Harris 

County at 27.6% and the MSA at 

28.6%.  Additionally, the 0.5 mile 

radius and the CMA have nearly 

triple the percentage of residents 

with no diploma in relation to the 

County and the MSA. 

Furthermore, the share of adult 

residents without a high school 

diploma is considerably higher in 

the CMA (32.8%) than the County 

or MSA (21.7% and 19.2% 

respectively). 

  

Educational Attainment 

Population over Age 25 

Education CMA 

Harris 

County 

Houston 

MSA 

No Diploma 16.8% 11.7% 9.9% 

Some High School 16.0% 10.0% 9.3% 

High School Graduate (or GED) 28.0% 23.7% 23.9% 

College, no degree 16.6% 21.1% 22.0% 

Associate Degree 3.1% 5.9% 6.3% 

Bachelor's Degree 10.3% 18.1% 18.9% 

Master's Degree 6.9% 6.4% 6.5% 

Professional Degree 1.0% 2.0% 1.9% 

Doctorate Degree 1.3% 1.2% 1.3% 

Bachelor’s or above 19.5% 27.6% 28.6% 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for 

Map Info, Copyright 2014 Tetrad Corporation 

Household Size 

Household Size CMA 

Harris 

County 

Houston 

MSA 

Total Households 9,188 1,526,544 2,198,895 

1-person household 30.6% 25.4% 23.6% 

2-person household 25.9% 27.2% 28.2% 

3-person household 15.6% 16.6% 17.1% 

4-person household 12.3% 14.6% 15.3% 

5-person household 7.6% 8.7% 8.7% 

6-person household 4.4% 4.2% 4.0% 

7 + household 3.7% 3.3% 3.0% 

Estimated HH Size 2.72 2.83 2.84 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map 

Info, Copyright 2014 Tetrad Corporation 



 

Palm Center Redevelopment Master Plan Market Study 

 

 

 

15 

Household Income 

The estimated median household 

income in the CMA overall is well 

below both Harris County and 

the Houston MSA.   The income 

profile of the CMA indicates a 

predominately working-class and 

low-income population, with 

over half of households (54%) 

making less than $35,000 

annually.  These shares for the 

County and MSA are 35.3% and 

32.5% respectively.  This is 

relatively unsurprising, as this 

corresponds with other 

demographic characteristics of 

the CMA: 

• A relatively high share of 

Black / African-American 

population and low share 

of White population; 

Black households tend to 

have lower incomes than 

White households. 

• A high share of 

population aged 18 to 

24, likely college students.  It should be noted that students may have non-reported sources of 

income, such as parental allowances, that provide them with more disposable income than 

would be indicated by typical demographic statistics. 

• A relatively high share of 1-person households, which obviously cannot benefit from a second 

income. 

• A slightly higher share of over-65 population. 

About 8.2% of CMA households earn over $100,000, less than half the households in the County and 

MSA at 22.0% and 25.0% respectively.   

  

Annual Household Income 

Household Income 

Group CMA 

Harris 

County 

Houston 

MSA 

Less than $15,000 25.0% 13.0% 11.9% 

$15,000 to $24,999 16.3% 11.5% 10.5% 

$25,000 to $34,999 12.7% 10.8% 10.1% 

$35,000 to $49,999 16.4% 13.7% 13.0% 

$50,000 to $74,999 14.9% 17.2% 17.1% 

$75,000 to $99,999 6.6% 11.8% 12.3% 

$100,000 to $124,999 3.5% 7.3% 8.3% 

$125,000 to $149,999 1.4% 4.4% 5.0% 

$150,000 to $199,999 1.5% 4.8% 5.6% 

$200,000 to $249,999 0.5% 1.7% 2.0% 

$200,000 to $499,999 1.0% 2.7% 2.9% 

$500,000 or more 0.3% 1.1% 1.2% 

Average HH Income $45,228  $74,497  $79,325  

Median HH Income $31,902  $51,493  $56,573  

Source:  U.S. Bureau of the Census American Community Survey; PCensus for 

Map Info, Copyright 2014 Tetrad Corporation 
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Housing Units and Tenure  

Owner occupied housing in the CMA is 

46.4% of the total occupied housing 

units.  This is lower than the County 

and the MSA at 56.9% and 62.5% 

respectively.   

The CMA has a 52.4% single family 

detached share of total housing units, 

lower than the County (57.8%) and 

MSA (62.6%).  Since the share of 

single family detached is higher than 

the owner-occupied share, it is 

reasonable to conclude that many of 

the single family homes are likely 

being rented. 

The average length of residence in the 

CMA is of much longer duration than 

County and the MSA.  Again, as with 

household size, this may be related to 

the high share of residents over age 

65, who may have lived in the area 

since the 1970s, coupled with a 

relative lack on new housing 

development until very recently.  

The median year built for housing 

units in the market area is much older 

in the CMA at 1963 than Harris 

County or the overall MSA, which 

have housing built on average in 1982 

and 1985 respectively.  The larger 

geographies obviously include large 

amounts of newly built housing both 

in the urban core and suburban areas, 

making the average age of housing 

much younger. 

 

Comparison of Housing Units and Tenure 

Housing 2014 Estimate CMA 

Harris 

County 

Houston 

MSA 

Total Housing Units 10,723 1,692,569 2,432,413 

Occupied Housing Units 9,188 1,526,544 2,198,895 

Owner Occupied 46.4% 56.9% 62.5% 

Renter Occupied 53.6% 43.2% 37.5% 

Average Length of Residence (yrs.) 

in Owned housing 26 16 15 

in Rented housing 7 6 6 

Units in Structure    

1 Unit Attached 2.8% 3.8% 3.2% 

1 Unit Detached 52.4% 57.8% 62.6% 

2 Units 1.4% 1.3% 1.2% 

3 or 4 Units 3.1% 3.0% 2.6% 

5 to 19 Units 18.9% 18.0% 14.7% 

20 to 49 Units 5.6% 5.2% 4.3% 

50 or More Units 12.4% 8.1% 6.4% 

Mobile Home or Trailer 3.4% 2.7% 4.9% 

Boat, RV, Van, etc. 0.1% 0.1% 0.1% 

Median Year Built 1963 1982 1985 

Source:  U.S. Bureau of the Census American Community Survey; PCensus 

for Map Info, Copyright 2014 Tetrad Corporation 
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Housing Values 

Residents of owner-occupied housing 

who fill out Census forms provide 

estimates of their home’s value.  

Estimated median housing values in 

the CMA are substantially lower than 

those of Harris County and the 

Houston MSA.  The CMA’s median 

value of an owner-occupied home in 

is $89,528 while Harris County and 

the Houston MSA have median home 

values of $138,278 and $147,310 

respectively.  It should be noted the 

estimates of home values are based 

on the perceptions of home owner, 

not actual sales data which will be 

presented later in this report. 

Employment by Occupation 

Approximately 48.9% of the CMA 

residents are civilian employed 

persons 16 years of age or older and 

are in white collar occupations 

including management, business, 

financial and professional.  This is a 

lower percentage compared to 

58.0% for the County and 60.1% for the MSA.  However, as the table on the next page shows, a 

significant share of these white-collar workers are in office support positions, which may not necessarily 

offer high wages.  Service workers in the CMA account for about another 22 percent of employment, a 

bit higher than the share of this sector for the County and MSA.  Wages in the service sector can be 

among the lowest of all occupations, as they include low-wage jobs in retail and similar sectors. 

 

  

Comparison of Housing Values 

2014 Housing Value 

Estimate CMA 

Harris 

County 

Houston 

MSA 

Owner Occupied Houses 4,260 867,879 1,374,337 

Less than $20,000 4.4% 2.0% 2.3% 

$20,000 to $39,999 6.0% 2.4% 2.8% 

$40,000 to $59,999 9.7% 3.8% 3.8% 

$60,000 to $79,999 18.4% 7.9% 6.8% 

$80,000 to $99,999 23.9% 12.8% 11.0% 

$100,000 to $149,999 15.5% 27.7% 24.7% 

$150,000 to $199,999 5.0% 17.3% 17.9% 

$200,000 to $299,999 8.4% 12.7% 15.6% 

$300,000 to $399,999 4.1% 5.4% 6.5% 

$400,000 to $499,999 1.7% 2.6% 3.2% 

$500,000 to $749,999 1.9% 2.6% 2.8% 

$750,000 to $999,999 0.8% 1.3% 1.2% 

$1,000,000 or more 0.2% 1.7% 1.4% 

Median Owned Housing 

Unit Value 
$89,528  $138,278  $147,310  

Source:  U.S. Bureau of the Census American Community Survey; 

PCensus for Map Info, Copyright 2014 Tetrad Corporation 
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2014 Employment of Residential Population by Occupations 

 CMA Harris County Houston MSA 

Occupation Category 11,373 % 2,100,159 % 3,036,409 % 

Management, Including. 

Farmers, Farm Managers 
626 5.5% 187,545 8.9% 297,117 9.8% 

Business and Financial 

Operations 

268 2.4% 103,819 4.9% 151,562 5.0% 

Computer and Mathematical 96 0.8% 49,492 2.4% 75,938 2.5% 

Architecture and Engineering 152 1.3% 58,249 2.8% 91,232 3.0% 

Life, Physical, Social Science 104 0.9% 19,908 1.0% 30,572 1.0% 

Community and Social Services 225 2.0% 25,852 1.2% 34,671 1.1% 

Legal 103 0.9% 29,867 1.4% 38,127 1.3% 

Education, Training, and Library 790 7.0% 114,875 5.5% 179,774 5.9% 

Art, Design, Entertainment, 

Sports and Media  
190 1.7% 31,087 1.5% 43,481 1.4% 

Healthcare Practitioners, 

Technical 
489 4.3% 91,192 4.3% 149,057 4.9% 

Healthcare Support 442 3.9% 42,147 2.0% 58,120 1.9% 

Protective Service 323 2.8% 42,379 2.0% 65,054 2.1% 

Food Preparation, Serving 

Related 

825 7.3% 115,417 5.5% 156,762 5.2% 

Building and Grounds Cleaning, 

Maintenance 
510 4.5% 99,823 4.8% 130,309 4.3% 

Service:  Personal Care and 

Service 
386 3.4% 62,051 3.0% 89,421 2.9% 

Sales and Related Occupations 939 8.3% 229,127 10.9% 333,327 11.0% 

Office and Administrative 

Support 
1,582 13.9% 276,941 13.2% 399,411 13.2% 

Farming, Fishing, and Forestry 10 0.1% 3,824 0.2% 7,283 0.2% 

Construction and Extraction 1,321 11.6% 161,600 7.7% 217,683 7.2% 

Installation, Maintenance, and 

Repair 
361 3.2% 79,766 3.8% 112,744 3.7% 

Production 611 5.4% 138,080 6.6% 186,875 6.2% 

Transportation and Material 

Moving 
1020 9.0% 137,118 6.5% 187,889 6.2% 

Employment by Occupation Class       

    Blue Collar 3,313 29.1% 516,564 24.6% 705,191 23.2% 

    White Collar 5,564 48.9% 1,217,954 58.0% 1,824,269 60.1% 

    Service & Farm 2,496 22.0% 365,641 17.4% 506,949 16.7% 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, Copyright 2014 Tetrad Corporation 
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Employment by Top Industries 

The top five industries employing residents in the CMA reflect the heavy concentration of blue collar 

and service workers.  Still, Office and Administrative Support is the industry sector which most 

frequently employes CMA residents.  Interestingly, jobs that are explicitly within the medical and health 

sector are not one of the top five sectors, despite the area’s proximity to the Texas Medical Center.  

However, this is because Health Care Practioners are classified separately from Health Care Support; if 

combined, they total about 8.2% 

Employment Top Five Industries 

 CMA 

Occupational Category 11,989 % 

Office and Administrative Support 1,582 13.9% 

Construction and Extraction 1,321 11.6% 

Transportation and Material Moving 1,020 9.0% 

Sales and Related Occupations 939 8.3% 

Food Preparation, Serving Related 825 7.3% 

Subtotal 5,687 50.0% 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, Copyright 2014 

Tetrad Corporation 

 

Additional Area Factors 

Demographic and economic data is used by residential and commercial/retail developers to help assess 

potential in an area for new development.  This data is often used to eliminate areas from consideration 

when the numbers do not support investment in a new development project.  As these demographic 

numbers can be subjective and can vary by local factors such undercounts of actual population density 

and household sizes, size of the area and pace of growth, they can be underestimating the actual 

economic activity generated by the area’s residents.  This has been demonstrated by the great success 

of the Gulfgate Shopping Center redevelopment in southeast Houston about two miles east of the Palm 

Center Station. 

The demographic information previously presented for the CMA and the comparison to Harris County 

and the Houston MSA may be misleading, in particular for housing value and household income.  The 

two tables below show household income and housing values from 2000 to 2013 and how the numbers 

and percentages have changed. 

The CMA decreased nearly 700 households.  Income groups between $35,000 and $150,000 grew in 

their shares of total households, and the share of households in the lowest group, under $15,000, 

dropped.  However, there was little change in the shares of households at the top income groups over 

$150,000 per year, and more pointedly, the median income dropped when the 2000 figure is adjusted 

for inflation.  This is counter to expectations for such a period simply because households can move up 

in income groups through the effects of inflation, which tends to boost wages over time as employers 

provide cost of living increases.  It should be noted that increases in the number of college students 

living in the CMA could have held down progress toward a higher household income profile. 
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2000 - 2014 CMA Annual Household Income 

Households by 

Household Income CMA 2000 CMA 2014 

Income Group 8,800  8,130  

Less than $15,000 2,574 31.26% 2,295 24.98% 

$15,000 to $24,999 1,312 15.93% 1,497 16.29% 

$25,000 to $34,999 1,154 14.01% 1,162 12.65% 

$35,000 to $49,999 1,204 14.62% 1,510 16.43% 

$50,000 to $74,999 945 11.48% 1,371 14.92% 

$75,000 to $99,999 493 5.99% 609 6.63% 

$100,000 to $149,999 216 2.62% 318 3.46% 

$150,000 to $249,999 123 1.49% 126 1.37% 

$250,000 to $499,999 109 1.32% 135 1.47% 

$500,000 or more 59 0.72% 46 0.50% 

Average and Median 

Income Unadjusted* Adjusted* Unadjusted* 

Average $39,413  $54,184  $45,228  

Median $27,006  $37,127  $31,902  

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, Copyright 2014 

Tetrad Corporation 

Note: Adjusted = Adjusted for Inflation to 2014 dollars; Unadjusted = not adjusted for inflation 

 

Similar to the increase in household income, the value of owner occupied housing has increased during the 2000 to 2014 period 

as shown in the table on the next page.  In the CMA owner-occupied housing decreased approximately 5%.  Housing value 

brackets comprising the greatest shares have moved upward, however.  The median value of the owner occupied homes was 

only $87,828 in 2014, but that is an increase of about 21% since 2000 in inflation-adjusted terms. 

  



 

Palm Center Redevelopment Master Plan Market Study 

 

 

 

21 

2000 - 2014 CMA Owner Occupied Housing by Value 

Housing Value Range 2000 2014 

Total Owner Occupied Units 4,491 100.00% 4,260 100.00% 

Less than $20,000 315 7.01% 189 4.44% 

$20,000 to $39,999 1,088 24.23% 257 6.03% 

$40,000 to $59,999 1,312 29.21% 415 9.74% 

$60,000 to $79,999 626 13.94% 785 18.43% 

$80,000 to $99,999 316 7.04% 1,016 23.85% 

$100,000 to $149,999 330 7.35% 658 15.45% 

$150,000 to $199,999 206 4.59% 212 4.98% 

$200,000 to $299,999 132 2.94% 359 8.43% 

$300,000 to $399,999 63 1.40% 175 4.11% 

$400,000 to $499,999 36 0.80% 71 1.67% 

$500,000 to $749,999 37 0.82% 82 1.92% 

$750,000 to $999,999 30 0.67% 32 0.75% 

$1,000,000 or more 0 0.00% 9 0.21% 

 Unadjusted Adjusted Unadjusted 

Median Owned Housing Unit Value $52,843  $72,647  $87,828 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map Info, Copyright 2014 Tetrad Corporation 
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Market Area Forecasts  

Another way to define the CMA is 

through Regional Analysis Zones 

(RAZ) as defined by Houston- 

Galveston Area Council (H-GAC).  

RAZ 15 and 16 and a portion of RAZ 

17 most closely resemble the U.S. 

Census tracts used to define the 

CMA.   

The first table to the right uses 

projections by Claritas, a re-seller 

of PCensus for MapInfo, for the 

CMA.  These forecasts are for the 

period 2010 to 2019 only and 

demonstrate a net increase of 

1,291 households by 2019 or 258 

net new households per year.  

Comparatively, the following table 

is data from the H-GAC forecast to 

2030, followed by a recently 

completed MSA wide forecast by 

CDS Market Research.  Both of 

these forecasts use the RAZ 

defined above.   

Part of the differences in these 

projections is due to some 

differences in the boundaries of 

the CMA and the RAZ.  Most 

significant is H-GAC determines 

population from household data 

and they exclude households from 

group quarters such as prisons, 

hospitals and other facilities with 

group housing.   

The optimistic population, 

households and employment 

growth estimates from CDS are 

considerably higher than H-GAC’s, 

which indicate only very gradual growth, and more closely align to the 2010 census numbers for the 

CMA.  The key finding is that all of the forecasts, if varying in magnitude, are predicting a net gain in 

population, households, and employment within the CMA in the coming years.  Furthermore, the 

quantities indicated in these projections may not reflect the qualities of the people and jobs that will be 

present; recent trends in the eastern half of the urban core of Houston indicate that lower income 

households are leaving, and industrial jobs are exiting, replaced by white collar and service jobs. 

Regional Analysis Zones (RAZ) 

 

Source: H-GAC 

Projections from PCensus 

  
2010 2014* 2019 

Growth 

14-19 

Annual 

Increase* 

Population 26,112 26,918 28,209 1,291 258 

Households 8,808 9,188 9,751 563 113 

 *2014 estimate is from 2013 data, annual increase is based on 6 years. 

Source:  U.S. Bureau of the Census American Community Survey; PCensus for Map 

Info, Copyright 2014 Tetrad Corporation 

Projections for RAZ 15, 16 & (17 Partial) 
H-GAC Forecasts 

 2010 2015 2020 2025 2030 

Population 24,253 24,427 24,517 24,517 24,517 

Households 8,809 8,899 8,936 8,936 8,936 

Employment 11,080 11,182 11,207 11,227 11,243 

 Source: Houston-Galveston Area Council 

CDS Market Research Forecasts 

 2010 2015 2020 2025 2030 

Population 26,112 29,903 32,999 35,942 37,850 

Households 10,328 11,662 13,118 14,413 15,227 

Employment 13,277 16,381 18,048 18,617 19,165 

 Source: CDS Market Research, 2013 
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Office Market 

Office uses are anticipated to constitute a core element of a redeveloped Palm Center site.  CDS has 

examined the market opportunities for Palm Center to appeal to tenants who would typically seek a 

multi-tenant office property.  Potential institutional anchors, who use office space but have different 

market behavior compared to the general office tenant market, are examined separately. 

Property Class Definitions 

There is quite a bit of discussions in the market regarding office space classes and their definitions.  

Because property characteristics in different markets vary dramatically, property class definitions 

remain subjective.  The following are definitions from leading office experts in the field. 

Building Owners and Managers Association (BOMA) indicates that classes represent a subjective 

quality rating of buildings which indicates the competitive ability of each building to attract similar types 

of tenants. A combination of factors including rent, building finishes, system standards and efficiency, 

building amenities, location/accessibility and market perception are used as relative measures. The 

metropolitan base is for use within an office space market and the international base is for use primarily 

by investors among many metropolitan markets.  

Building amenities include services that are helpful to either office workers or office tenants and whose 

presence is a convenience within a building or building complex. Examples include food facilities, 

copying services, express mail collection, physical fitness centers or child care centers. As a rule, 

amenities are those services provided within a building. The term also includes such issues as the quality 

of materials used, hardware and finishes, architectural design and detailing and elevator system 

performance. Services that are available readily to all buildings in a market, such as access to a subway 

system or proximity to a park or shopping center are usually reflected in the quality of the office market 

and therefore all buildings are affected. The class of a specific building may be affected by proximity only 

to the degree that proximity distinguishes the building (favorably or unfavorably) from other buildings in 

the market.  

Class A  

Most prestigious buildings competing for premier office users with rents above average for the area. 

Buildings have high quality standard finishes, state of the art systems, exceptional accessibility and a 

definite market presence. 

Class B 

Buildings competing for a wide range of users with rents in the average range for the area. Building 

finishes are fair to good for the area. Building finishes are fair to good for the area and systems are 

adequate, but the building does not compete with Class A at the same price. 

Class C 

Buildings competing for tenants requiring functional space at rents below the average for the area.  

National Association for Industrial and Office Parks (NAIOP) a Commercial Real Estate Development 

Association, is the leading organization for developers, owners and investors of office, industrial, retail 

and mixed-use real estate. NAIOP comprises 15,000+ members and provides strong advocacy, education 

and business opportunities through a powerful North American network.  NAIOP uses the following to 

segregate between classes. 
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Class A  

A classification used to describe an office building with asking gross rents based on a specified range 

between the top 30-40% of the office rents in the marketplace. Class A buildings are well located 

relative to the needs of major tenant sectors in the marketplace. Building systems (mechanical, HVAC, 

elevator and utility) have capacities that meet both tenant current requirements as well as anticipated 

future needs. Building services are characterized by above average maintenance, management and 

upkeep. Buildings must exhibit more than one of the characteristics but need not exhibit all of the 

characteristics to be considered Class A.  

Class B  

A classification used to describe an office building with asking gross rents based on a specified range 

between the asking gross rents for Class A and Class C space. Class B buildings are in average to good 

locations relative to the needs of major tenant sectors in the marketplace. Building systems (mechanical, 

HVAC, elevator and utility) have adequate capacities to deliver services currently required by tenants. 

Building services are characterized by average to good maintenance, management and upkeep. 

Buildings must exhibit more than one of the characteristics but need not exhibit all of the characteristics 

to be considered Class B. Because property characteristics in different markets vary dramatically, 

property class definitions will remain somewhat subjective. 

Class C  

A classification used to describe an office building with asking gross rents based on a specified range 

between the bottom 10% to 20% of office rents in the marketplace. Class C buildings are in less 

desirable locations relative to the needs of major tenant sectors in the marketplace. Building systems 

(mechanical, HVAC, elevator and utility) have capacities that may not meet current tenant needs. 

Building services are characterized by the existence of below average maintenance, management and 

upkeep. These buildings generally depend chiefly on a lower price to attract tenants. Buildings must 

exhibit more than one of the characteristics but need not exhibit all of the characteristics to be 

considered Class C. Because property 

characteristics in different markets vary 

dramatically, property class definitions will 

remain somewhat subjective. 

Houston Office Market General 

Trends 

CDS has relied on information from experts 

in the field for general office market 

trends.  These sources vary on information 

depending on time of report, data 

available, etc.  Therefore we have 

presented varying opinions.  For regional 

data on the office market, CDS has used 

information published by CBRE and 

Transwestern. 

Regional Office Vacancy Rate Trends 

Source:  CBRE Marketview Houston Office, Q4 2014 
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2014 Performance 

Houston had a spectacular year of economic growth in 2014, capping a three-year run.  Overall, the 

market added 122,900 jobs over the 12 months ending October 2014. This represents a 4.4% increase in 

employment, while unemployment fell to 5.0%.  This growth is reflected in the regional office market 

performance, which featured continued low vacancy rates and strong net absorption. 

For the year, CBRE reports that regional 

market experienced 5.5 million square 

feet of net absorption (changes in 

occupied space), a very strong 

performance especially considering the 

strength of the previous two years.  

According to Transwestern, the regional 

submarkets with the strongest 

absorption were Katy Freeway / Energy 

Corridor (1.8 million sq.ft.), and The 

Woodlands (2.8 milion sq.ft.). 

Transwestern reports the overall vacancy 

rate at year-end 2014 of 9.5%, down 

from 10.1% in 2013.  (Source:  

Transwestern, Real Estate Outlook, 

Houston Metro, Year-End 2014)  The rate 

including sublease space at year end was 

10.2%.  CBRE’s reported year-end 2014 

vacancy rate was 11.6%.  (The differences 

most likely come from the way owner-

occupied or single-tenant properties are 

counted.)  Vacancy rates for Class A 

space are in the vicinity of 7.5%, which is 

low by historical standards for Houston.  

There is considerable variation by 

submarket; the Katy Freeway / Energy 

Corridor, The Woodlands, and properties 

around The Galleria have vacancy rates 

considerably below the regional average, 

while Greenspoint’s vacancy rate is near 

18%. 

No submarket designation exists for the 

area around Palm Center because of the 

relatively low inventory of office space 

(see discussion later in this section).  To 

the west across SH 288 is the South Main 

/ Medical Center submarket, which per 

Transwestern has a vacancy rate of 8.7% 

(5.9% for Class A) and absorbed 42,000 

Regional Office Net Absorption Trends 

 

Source:  CBRE Marketview Houston Office, Q4 2014 

 

 

Regional Office Lease Rate Trends 

 

Source:  CBRE Marketview Houston Office, Q4 2014 
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sq.ft. in 2014.  To the east is the Gulf Freeway / Pasadena submarket, with a vacancy rate of 8.9% (no 

class A space) and net absorption of 12,000 sq.ft. 

Corresponding with decreased vacancy and high absorption, lease rates have been rising.  Transwestern 

reports that asking rents for all classes of space increased an average of 3.6% to $27.35 per sq.ft. per 

year during 2014, with Class A rates up 5.5% to $34.49.  Growing tenants have been seeking the highest 

quality Class A properties, which has pushed rates up more.  Submarkets with the highest rates are the 

CBD ($42.71 for Class A), The Woodlands ($39.56), and Westchase ($38.70).  The submarkets most 

proximate to Palm Center are somewhat more moderately priced:  South Main / Medical averages 

$29.09 for Class A and $25,09 for Class B, and Gulf Freeway / Pasadena $22.35 for Class B. 
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Office Market Performance by Submarket (All Classes) 

Submarket 

Total 

Bldgs Inventory 

Sq.Ft. 

Available 

Now 

Direct 

Vacancy 

2013 

Direct 

Vacancy 

Q4 2014 

Vacancy 

With 

Sublet 

Under 

Const. 

Net 

Absorption 

Q4 2014 

Net 

Absorption 

2014 

Central Business District 86 47,512,974 3,325,908 9.20% 7.00% 7.80% 1,464,268 - 477,000  

Midtown       31 5,298,182 482,135 8.70% 9.10% 9.10% 417,562 53,000  90,000  

Downtown       117 52,811,156 3,808,043 9.10% 7.20% 7.90% 1,881,830 53,000  567,000  

FM 1960 / I-45 North   15 1,371,988 135,827 14.20% 9.90% 10.10% - 7,000  56,000  

FM 1960 / Champions    22 1,850,305 473,678 22.70% 25.60% 25.60% - 11,000  1,000  

FM 1960 / Highway 249*   36 4,156,452 565,277 14.40% 13.60% 14.30% 612,000 42,000  239,000  

FM 1960      73 7,378,745 1,174,782 16.90% 15.90% 16.40% 612,000 60,000  296,000  

North Belt West/Greenspoint 74 10,036,449 1,987,217 16.20% 19.80% 20.50% - (401,000) (483,000) 

Greenspoint / IAH     22 3,076,008 316,829 10.70% 10.30% 10.30% - 6,000  27,000  

Greenspoint / North Belt 96 13,112,457 2,304,046 14.90% 17.60% 18.10% - (395,000) (456,000) 

Greenway Plaza      48 10,416,013 770,785 9.10% 7.40% 7.70% 648,275 31,000  201,000  

Gulf Freeway/Pasadena  31 2,380,307 211,847 10.50% 8.90% 9.20% 158,000 (5,000) 12,000  

Katy       16 906,816 40,807 4.60% 4.50% 4.50% 237,987 61,000  61,000  

Katy Freeway East     58 8,431,050 522,725 7.70% 6.20% 6.70% 1,173,211 34,000  99,000  

Katy Freeway West     139 23,324,476 1,562,740 3.60% 6.70% 7.20% 4,871,551 (33,000) 1,695,000  

Katy Frwy / Energy Corridor 197 31,755,526 2,085,465 4.90% 6.60% 7.10% 6,044,762 1,000  1,794,000  

Kingwood / Humble     8 789,674 57,646 7.50% 7.30% 7.30% - (3,000) 69,000  

NASA / Clear Lake    63 7,051,599 1,001,327 16.80% 14.20% 14.40% - 110,000  299,000  

Northeast       15 1,155,562 183,734 13.30% 15.90% 15.90% - 1,000  69,000  

North Loop West     29 4,133,495 698,561 18.60% 16.90% 18.20% - (25,000) (31,000) 

Northwest Near      13 1,319,023 22,423 9.40% 1.70% 1.70% - (1,000) 60,000  

Northwest Far*      31 3,430,620 648,387 10.00% 18.90% 19.00% - (7,000) (9,000) 

Northwest       73 8,883,138 1,369,371 13.00% 15.40% 16.10% - (33,000) 20,000  

South Main / Medical Center 49 10,469,072 910,809 8.20% 8.70% 8.70% - (52,000) 42,000  

Southwest / Hillcroft     35 4,269,911 768,584 15.50% 18.00% 18.00% - 4,000  (32,000) 

Southwest Beltway 8     43 5,620,512 1,118,482 22.00% 19.90% 19.90% - 62,000  (109,000) 

East Ft Bend Co. / Sugar Land 44 6,243,248 705,487 10.80% 11.30% 12.90% 133,000 44,000  247,000  

Southwest Fwy / Sugar Land 122 16,133,671 2,592,553 15.80% 16.10% 16.70% 133,000 110,000  106,000  

West Belt      30 3,469,788 65,926 1.80% 1.90% 4.00% 1,429,222 (17,000) (17,000) 

Bellaire       29 4,374,993 253,750 6.20% 5.80% 6.60% - (4,000) 34,000  

Post Oak Park     28 4,226,059 726,882 15.70% 17.20% 17.60% 98,938 (42,000) (27,000) 

Galleria       55 15,804,024 964,045 7.40% 6.10% 7.20% 765,000 95,000  292,000  

Riverway       16 2,868,495 252,428 9.10% 8.80% 9.00% - 17,000  20,000  

Richmond / Fountainview  11 819,689 223,775 18.10% 27.30% 27.30% - (6,000) (35,000) 

San Felipe / Voss    33 5,041,885 559,649 10.20% 11.10% 11.40% - (81,000) (23,000) 

West Loop      172 33,135,145 2,980,529 9.80% 9.00% 9.70% 863,938 (21,000) 261,000  

Westchase       87 15,922,349 1,560,390 7.40% 9.80% 10.70% 1,517,000 119,000  308,000  

The Woodlands      83 11,894,637 547,153 4.00% 4.60% 5.20% 3,081,971 1,619,000  2,789,000  

Conroe       13 903,345 151,762 12.10% 16.80% 16.80% - (53,000) (9,000) 

TOTAL - Houston     1,293 228,569,000 21,816,976 10.10% 9.50% 10.20% 16,607,985 1,586,000  6,412,000  

Source:  Transwestern Real Estate Outlook Houston Metro Year-End 2014 
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New Development 

The tightening of vacancy, rising lease rates, and rapid employment growth in the region has led to a 

large amount of new office development.  CBRE reports 17.6 million sq.ft. under construction in 50 

buildings at year-end 2014, while Transwestern reports 16.6 million sq.ft.  New construction of large 

Lease Rates by Submarket 

 2011 2012 2013 2014 

% Change 

12/13 - 12/14 

Submarket Class A Class B Class A Class B Class A Class B Class A Class B Class A Class B 

Central Business District     $36.68  $23.61  $38.18  $25.06  $39.32  $25.99  $42.71  $28.13  8.60% 8.20% 

Midtown       $28.77  $22.49  $30.12  $24.07  $30.32  $26.03  $34.36  $27.17  13.30% 4.40% 

Downtown       $35.61  $23.49  $37.09  $24.96  $38.10  $25.99  $41.93  $28.03  9.00% 7.80% 

FM 1960 / I-45 North   - $15.20  - $16.71  - $18.06  - $18.20  - 0.80% 

FM 1960 / Champions    - $11.36  - $12.79  - $13.19  - $13.55  - 2.70% 

FM 1960 / Highway 249*   $25.35  $21.22  $24.34  $20.39  $25.71  $20.80  $26.56  $20.62  3.50% -0.90% 

FM 1960      $25.35  $13.90  $24.34  $14.92  $25.71  $15.48  $26.56  $15.74  3.30% 1.40% 

North Belt West/Greenspoint $20.73  $15.95  $23.76  $16.44  $29.51  $15.63  $30.26  $15.59  2.50% -0.30% 

Greenspoint / IAH     $20.72  $16.25  $20.47  $16.38  $21.36  $16.34  $21.65  $15.80  1.40% -3.30% 

Greenspoint / North Belt    $20.73  $15.99  $22.85  $16.43  $27.24  $15.73  $28.95  $15.62  2.40% -0.70% 

Greenway Plaza      $28.70  $21.43  $30.22  $23.29  $32.11  $23.72  $35.04  $25.34  9.10% 6.80% 

Gulf Freeway/Pasadena  $21.14  - $20.71  - $21.61  - $22.35  - 3.40%  

Katy       $29.73  $22.57  $30.56  $23.20  $30.56  $23.20  $32.26  $23.71  2.20% 0.60% 

Katy Freeway East     $33.97  $17.74  $35.45  $21.38  $35.52  $21.79  $36.65  $23.26  3.20% 6.70% 

Katy Freeway West     $32.40  $18.80  $31.62  $19.55  $33.69  $20.52  $35.98  $22.73  6.80% 10.80% 

Katy Frwy / Energy Corridor $32.73  $18.30  $32.44  $20.41  $34.08  $21.12  $36.06  $22.90  6.30% 9.40% 

Kingwood / Humble     $30.10  $19.28  $32.13  $18.50  $32.13  $19.00  $32.13  $19.54  0.00% 2.80% 

NASA / Clear Lake    $24.40  $19.42  $23.57  $19.40  $23.58  $18.33  $25.01  $18.62  6.10% 1.60% 

Northeast       - $16.70  - $17.05  - $16.57  - $17.32  - 4.50% 

North Loop West     $23.13  $16.84  $25.18  $16.57  $23.81  $18.25  $26.76  $20.50  12.40% 12.30% 

Northwest Near      - $14.96  - $15.51  - $15.60  - $16.40  - 5.10% 

Northwest Far*      $24.63  $16.04  $22.10  $17.35  $25.71  $16.77  $19.29  $16.66  1.30% 8.80% 

Northwest       $23.79  $16.44  $23.83  $16.93  $24.64  $17.52  $23.67  $18.50  8.40% 10.60% 

South Main / Medical Center $29.75  $23.86  $29.72  $23.42  $28.54  $24.00  $29.09  $25.09  1.90% 4.50% 

Southwest / Hillcroft     $21.16  $14.24  $21.24  $14.61  $21.75  $14.18  $21.98  $13.81  1.10% -2.60% 

Southwest Beltway 8     $25.11  $16.18  $24.70  $16.37  $23.24  $16.68  $22.45  $16.43  -3.40% -1.50% 

East Ft Bend Co. / Sugar Land $27.78  $18.83  $27.22  $19.98  $26.68  $21.32  $27.09  $21.60  1.50% 1.30% 

Southwest Fwy / Sugar Land $25.75  $16.05  $25.37  $16.41  $24.95  $16.67  $25.17  $16.56  0.90% -1.20% 

West Belt      $27.94  $21.26  $29.02  $22.99  $30.35  $23.21  $31.42  $23.83  3.50% 2.70% 

Bellaire       $24.34  $20.86  $25.06  $20.43  $25.86  $21.08  $26.80  $22.09  3.60% 4.80% 

Post Oak Park     $32.32  $21.17  $32.48  $24.40  $35.43  $26.36  $35.94  $27.43  1.40% 4.10% 

Galleria       $31.22  $22.71  $34.36  $23.90  $35.70  $26.70  $37.04  $27.49  3.80% 3.00% 

Riverway       $26.55  $19.91  $29.57  $22.02  $30.82  $23.72  $32.10  $25.12  4.20% 5.90% 

Richmond / Fountainview - $15.47  - $16.20  - $16.64  - $17.54  - 5.40% 

San Felipe / Voss    $31.77  $19.99  $32.70  $20.96  $32.44  $22.40  $34.54  $23.41  6.50% 4.50% 

West Loop      $30.69  $20.40  $32.89  $21.99  $34.25  $23.68  $35.40  $24.43  3.70% 4.30% 

Westchase       $26.83  $17.80  $34.27  $18.22  $35.38  $19.75  $38.70  $21.51  9.40% 8.90% 

The Woodlands      $34.69  $22.75  $35.37  $23.79  $35.95  $23.38  $39.56  $25.63  10.00% 9.60% 

Conroe       $30.67  $19.52  $29.54  $23.96  $28.42  $25.73  $28.40  $25.08  -0.10% -2.50% 

TOTAL - Houston     $29.99  $18.60  $31.56  $19.46  $32.71  $19.96  $34.49  $20.88  5.50% 4.60% 

Source:  Transwestern Real Estate Outlook Houston Metro Year-End 2014 
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Class A properties are focused in the CBD, the Energy Corridor, and The Woodlands, with additional 

projects in Westchase, near The Galleria, and Greenway Plaza / Upper Kirby.  CDS is not aware of any 

new office construction in the vicinity of Palm Center.  Transwestern reports 158,000 square feet under 

construction in the Gulf Freeway / Pasadena submarket, east of Palm Center, which is 51% pre-leased.  

In contrast, several buildings underway in other submarkets are considered speculative, without any 

anchor tenants or large pre-lease commitments. 

Most new construction is Class A.  The increase in inventory, coupled with a likely slowdown in 

absorption and potential softening of lease rates in 2015 and 2016 due to low oil prices and a decrease 

in upstream oil and gas activity, could lead to a “flight to quality” as Class B and C space is vacated for 

Class B+ or A-.  There is concern that the large blocks of vacant space remaining in the market will be 

difficult to backfill when competing with efficient new construction and newly renovated Class A 

buildings.   

Palm Center CMA Office Market Profile 

The Palm Center CMA contains 

approximately 410,000 square feet of 

office space.  As shown in the table at 

right, it is dominated by older, 

moderate-quality properties; no new 

construction has occurred since 2009.  

Nearly half of the space is housed in 

pre-1970 buildings. 

As mentioned earlier, the area around 

Palm Center is not identified as a 

separate submarket by the commercial 

brokerage community.  Properties are 

scattered throughout the CMA.  They 

are all less than 100,000 square feet in 

rentable area, and many are less than 

10,000 sq.ft.  A table listing the individual office properties in the CMA is on the next two pages, 

followed by a map of these properties.  The listings shaded purple indicate buildings that are part of the 

Palm Center Business Technology Center. 

Only a limited set of properties offer lease rate data, because many buildings are full and do not have 

current asking rates.  Of those that are available, rates are generally at the low end of the market, 

mostly under $20.00/sq.ft.  The overall vacancy rate is 78.3% in the surveyed buildings; however, the 

limited data means this figure should not be viewed as reliably as with surveys of other larger 

submarkets. 

 

CMA Office Inventory by Building Age (Sq.Ft.) 

Decade Built Class B 

Class C / 

Other Total 

Pre-1960 2,928 155,967 158,895 

1960 - 1969 0 56,944 56,944 

1970 - 1979 26,349 0 26,349 

1980 - 1989 0 97,292 97,292 

1990 - 1999 40,000 20,888 60,888 

2000 - 2009 21,600 7,700 29,300 

2010 - 2014 0 0 0 

TOTAL 90,877 338,791 429,668 

Sources:  CoStar; O’Connor & Associates; CDS Market Research 
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Palm Center CMA Office Properties 

Map # Building Address Building Name 

Building 

Class 

Rentable 

Building 

Area (sq.ft.) 

Year 

Built 

Year 

Reno-

vated 

Percent 

(%) 

Leased 

Average 

Weighted 

Rent 

($/sq.ft.)1 

1 2711 Broad St  C 4,788 1965  100 - 

2 2722 Broad St  C 5,094 1962  100 - 

3 2900 Woodridge Dr Gulfgate Prof. Building C 54,042 1984  98.33 24 

4 2922 Plum Creek Ln  C 20,000 1957  0 Withheld 

5 3100 Produce Row Houston Produce Center B 26,349 1979  100 - 

6 3127 Roe Dr Building 1 C 1,610 1940  100 - 

7 3127 Roe Dr Building 2 C 2,014 1966  100 - 

8 3225 Dixie Drive  C 2,600 1940  100 - 

9 3247 Ozark St  C 22,299 1945  100 - 

10 3333 Old Spanish Trail  C 10,050 1950    

11 3800 Carol Ln  C 1,700 1960  100 - 

12 4545 Groveway  C 43,250 1984    

13 4600 S Wayside Dr  C 3,200 1965  0 Withheld 

14 4630 Perry St  C 5,498 1965  0 Withheld 

15 4702 Old Spanish Trl  C 7,700 2005  100 - 

16 5008 Old Spanish Trl  B 1,828 1958  100 - 

17 5151 Martin Luther King Jr Blvd  C 5,800 1910  0 5.17 

18 5200-5280 Griggs Rd Bldg C C 50,000 1953 1995 84 12 

19 5300-5330 Griggs Rd Bldg B C 50,000 1953 1995 99 18 

20 5320 Griggs Rd Bldg G C 5,000 1953 1995 100 12 

21 5340 Griggs Rd Bldg H C 5,000 1953 1995 100 12 

22 5400 Griggs Rd Bldg D C 30,000 1960 1991 0 12 

23 5617 Griggs Rd  C 1,128 1940  100 - 

24 5701 Calhoun Rd  B 1,100 1955 2009 100 - 

25 5751 Blythewood St OST Professional Plaza B 21,600 2006  76.29 15 

26 5922 Martin Luther King Jr Blvd  C 2,480 1955  100 - 



 

Palm Center Redevelopment Master Plan Market Study 

 

 

 

31 

Map # Building Address Building Name 

Building 

Class 

Rentable 

Building 

Area (sq.ft.) 

Year 

Built 

Year 

Reno-

vated 

Percent 

(%) 

Leased 

Average 

Weighted 

Rent 

($/sq.ft.)1 

27 6200 Gulf Fwy  C 17,888 1992  100 - 

28 6888 Gulf Fwy  B 40,000 1998  100 24 

29 6917 Cullen Blvd  C 4,650 1960  100 Withheld 

30 7201 Village Way  C 3,000 1994  100 - 

 TOTAL   429,668   78.3  

 
1 NNN rates unless otherwise noted. 

Sources:  CoStar, O’Connor & Associates, and CDS Market Research 
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The office market in South/South-East Houston offers a diverse collection of building types including: 

• Single family detached conversion:  Small (1,100 – 3,500 sf) offices rehabbed from single-family 

to small-business and professional office space. Most were built from 1950 to 1960 and are in 

various stages of condition. Based on fieldwork and a cursory visual assessment, a majority 

appears to be in need of rehabilitation. While many indicate full-occupancy, several in this 

category do not appear to be open for business; this does not mean that they are not leased or 

available for lease, however.  

• Single occupant storefront or pad site:  Very few offerings in this category.  Similar to the above 

category, several that are listed as leased do not appear open for business.  For example, despite 

heavy traffic, buildings off of Broad St appear closed and vacant for several months.  

Map of CMA Office Properties 

See Number Key in Previous Table 

 
Sources:  CoStar; O’Connor & Associates; CDS Market Research 
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• Single-level professional strip center: These facilities were more recently built and represent a 

large share of the office space in the market. They appear to be operating at above 90% 

occupancy.  

o For example, the OST Professional Plaza was recently acquired by Colliers International 

and is nearly fully occupied.  It is a medical plaza with primarily physicians and other small 

business tenants.  According to the building representative, based on the current neto 

operating income, it has an 8% cap rate, which indicates a standard level of risk.  

o The complex at 4702 Old Spanish Trail features executive suites of between 120 – 700 

sq.ft. and rents upwards of $32/sq.ft.  Rent includes access to extensive common areas, 

conference space, and amenities (wifi, phone line, and the building’s secretary).  

• Office Complex: These have a large supply of rentable square footage.  HBDi holds 140,000 sq.ft. 

of space within their complex, all of which is Class C.  Gulfgate Professional Building (2900 

Woodridge) is a 54,042 sq.ft. Class B complex with a large anchor tenant (Chase Bank), and has 

only 1,620 sq.ft. available at $18/sq.ft.   

There is a range of office tenants in the market area including, but not limited to, real estate & financial 

services, medical/physicians, churches & religious institutions, and business services.  There are few 

chains and franchises and lean more heavily toward small, independent, and neighborhood-oriented 

businesses.  

The demand for office space appears concentrated in “typical” or traditional office environments in the 

Class B category.  CDS did not find evidence that there is competition from parts of the retail market for 

office space, or vice versa, as can happen in other markets.  Despite vacancies in retail strip centers across 

the market area, it appears that small businesses and professional tenants are willing to pay for space in 

more traditional office complexes.  Detached single-tenant spaces and residential conversions could be 

competitive for either use, though many such units would require extensive renovations.  

Brokers of business complexes in the area were more responsive to inquiry and stated that vacancies are 

absorbed within a few weeks to one month.  Tenants are often seeking tenant improvements (devising 

walls, wiring for internet access, etc) in exchange for slightly higher rents.  The location is not ideal unless 

workers or business owners live in or serve the neighborhood.  Some brokers stated the area could see 

continued improvements once the light rail improves connectivity between the area and the University of 

Houston.  

Opportunities for Office Use at Palm Center 

All evidence points to the CMA as being a “local business” office market.  Office properties are generally 

small in size, of moderate quality, and affordable to those who wish to run a small business near their 

place of residence.  The area does not appear to participate in the market for tenants who might 

examine the major submarkets of the city.  Furthermore, there is not a major office cluster located in 

close proximity to Palm Center that could be tapped with the opportunity to relocate larger tenants to 

new space. 

Apart from potential large institutional users that could partner with HBDi and who are not subject to 

typical market location decisions, this leaves local small businesses as the primary opportunity for 

market demand at Palm Center.  Newer office space on Old Spanish Trail in the CMA has leased 

reasonably well, reportedly at relatively high rents for the area.  Future population increases and 

gentrification of nearby neighborhoods (see the residential sections of this report) would provide a 
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growing base of demand for such local small-scale office space.  Such space is more typically single-story 

and surface-parked, which helps keep required lease rates within a reasonable range.  However, if HBDi 

is financially able to offer reasonable-quality multi-story space with structured parking at rates 

competitive with the single-story properties, it could likely lure tenants to Palm Center.  Absorption 

rates are difficult to project for such product, but increments of space in the 10,000 to 20,000 square 

foot range would likely lease up within 12 to 18 months, in CDS’ estimation.   

The lack of left turn access off Griggs may present a negative for some potential tenants, but this will not 

affect office use nearly as badly as retail.  The improved environment in this area due to new 

development, including the Houston Texans YMCA and the Village at Palm Center, will offer a setting not 

matched by other locations in Southeast Houston, especially if the properties on the north side of Griggs 

are also redeveloped.  Retail and dining to serve the daytime population within walking distance – either 

on site or at the Village at Palm Center – will further serve to increase the attractiveness to potential 

office tenants. 

  



 

Palm Center Redevelopment Master Plan Market Study 

 

 

 

35 

Commercial/Retail 

The market or trade area for retail varies substantially based on the type of goods and services available 

in the community and competitive areas.  A retail trade area is determined by the largest distance 

consumers are willing to travel to buy retail goods and services.  The size of a retail trade area varies 

widely depending on the specific goods and services being offered and the location of competing retail 

stores.  

Studies have found that consumers will typically travel longer distances to purchase durable goods (cars, 

trucks, home furnishings, major apparel etc.) than to purchase non-durable, less costly goods, such as 

gasoline, everyday apparel, drugs, household products, and groceries.  Consumers will also travel longer 

distances to buy at retail outlets with a wider selection of product and with lower prices.   

What this means is that a community does not have one clearly defined trade area.  Each business or 

retail center will draw from an area appropriate for its goods and services.  However, for the purposes of 

this analysis of the Palm Center Station area, it was determined that we would begin our analysis using 

the CMA as the area providing potential and future demand for sales data and buying power comparison 

purposes.  The area within 0.5 mile radius of the Palm Center Station was examined for current retail 

and services supplied to the current populace, and potential future retail demand based on the CMA 

demand and the retail draw of the rail station presence.   

Another caveat to retail development is the reluctance on the part of chain retailers to construct new 

commercial/retail stores without exceptionally demonstrated demographic demand.  On-line shopping 

has significantly changed how retailers plan for new locations and size of the store.  National retailers 

are closing non-profitable stores and downsizing new stores with only retail offerings not typically 

ordered on-line.   

Conversations with realtors revealed that the construction of the rail line and stations reduced revenues 

of the service/retail businesses along Griggs Road and MLK Boulevard.  Realtors related that some of the 

small service and retail establishments may return to MLK Boulevard and Griggs Road after the rail line 

and stations begin operation.  The rest have relocated or will not reopen.  The activation of the line and 

station are needed to determine how many and how soon the line will actually bring in new businesses.  

CDS believes the line and station will have a positive effect on the demand for new businesses over the 

long run. 

According to brokers working in the area, vacant land near the station is selling in the range of $3.00 to 

$5.00 psf.  Moving west along Griggs Road toward Scott Street and OST land costs increase quickly, 

ranging from $25.00 up to $40.00 psf.  Existing retail space is leasing for about $1.00 in the immediate 

station area, increasing to $1.50 to $2.00 psf again moving west toward Scott Street and OST.  The 

purchase of improved retail space ranges from $23 to $40 per square foot near the station and increases 

to $70 to $90 psf approaching OST.  The following table is an inventory of the retail developments within 

the 0.5 mile radius of the Palm Center Station. 
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Current Retail Palm Center CMA 

Building Address Property Name Anchor Tenants 

Year 

Built 

Rentable 

Building Area 

Percent 

(%) 

Leased 

NNN 

Lease 

Rate 

($/Sq.Ft./ 

Yr) 

2771 Broad St    1965             4,788  100 - 

3410 Broad St Gas Station   2000             7,000  100 - 

4701 Calhoun Rd Cougar Den Center              15,000  100 - 

6421 Calhoun Rd     1980             4,699  100 - 

4835 Calhoun St    2005             8,031  100 - 

5607 Cavanaugh St     1960           10,050  100 - 

5761 Cullen Blvd     1970             5,750  0 $6.24  

5769 Cullen Blvd     1970             3,120  100 - 

6643 Cullen Blvd     1996             1,700  0 $21.12  

6721 Cullen Blvd     1955             1,964  100 - 

6903 Cullen Blvd     1999             1,000  100 - 

6913-6917 Cullen Blvd 
Shopping Center at 

Cullen 
  1965             4,800  100 - 

7228 Cullen Blvd Mother's Pie Shop   1975           10,000  100 - 

3321 Dixie Dr     1935             3,410  100 - 

3330-3340 Dixie Dr     1948           10,554  84.37 $12.00  

2835 Fay St     1965             7,796  100 - 

5111 Griggs 
Maxie's Barber & Beauty 

Mall 
  1995           12,970  100 - 

5405 Griggs    1968           13,584  100 - 

4401 Griggs Rd Plains Capital Bank   1994             4,120  100 - 

4405 Griggs Rd     1985             3,298  100 - 

4502 Griggs Rd     1985             3,487  100 - 

4405-4519 Griggs Rd 
Griggs Road Shopping 

Center 

Citi Trends, Family 

Dollar 
1952           80,116  85.84 NA 

4515 Griggs Rd O'Reilly Auto Parts   2001             6,000  100 - 

4522 Griggs Rd     1950             2,000  100 - 

4528 Griggs Rd     1950             5,000  100 - 

4530-4536 Griggs Rd Griggs Retail Center   1945           21,000  100 NA 

4545 Griggs Rd Autozone   1987             6,306  100 - 

4556-4564 Griggs Rd     1960             4,934  100 - 

4811 Griggs Rd     1950             2,552  0 NA 

4901 Griggs Rd     2001             3,000  100 $36.00  

4913-4919 Griggs Rd     1961             7,410  100 - 

5050-5090 Griggs Rd    1979           59,787  100 $10.20  

5050 Griggs Rd     1979             3,500  100 - 

5055 Griggs Rd     1976             2,000  100 - 

5110 Griggs Rd                16,599  0 $18.00  
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Building Address Property Name Anchor Tenants 

Year 

Built 

Rentable 

Building Area 

Percent 

(%) 

Leased 

NNN 

Lease 

Rate 

($/Sq.Ft./ 

Yr) 

5229 Griggs Rd     1947           13,500  100 - 

5247-5251 Griggs Rd     1966           11,579  81 $15.25  

5305 Griggs Rd     1955             1,500  0 $14.40  

5311 Griggs Rd     1969           12,944  100 - 

5511 Griggs Rd     1968             8,934  100 - 

5515 Griggs Rd     1963             6,504  100 - 

5935 Griggs Rd     1970           21,250  100 - 

6199 Griggs Rd CT Food Mart   1960             1,300  100 - 

6305 Griggs Rd     2005             2,997  100 - 

648 Gulf Fwy     1984             1,365  100 - 

6318 Gulf Fwy     1940             2,306  100 - 

6322 Gulf Fwy     1982             3,000  100 - 

6432 Gulf Fwy     2005           17,710  100 NA 

6800-6888 Gulf Fwy Gulfgate Square 
Conn's, Office 

Depot 
1998           63,263  100 - 

6888 Gulf Fwy    2001             9,238  100 - 

6888 Gulf Fwy IHOP   1998             6,189  100 - 

7002 Gulf Fwy Sonic   1994             1,345  100 - 

6810 Gulf Freeway Home Depot   2000         110,952  100 - 

510 Gulfgate Mall   Best Buy 2002           30,408  100 - 

512 Gulfgate Center Mall     2002           22,104  100 - 

1000 Gulfgate Center 

Mall 
Lowe's Lowe''s 2001         130,588  100 - 

1000 Gulfgate Center 

Mall E 
Gulfgate Center 

Marshalls, Old 

Navy, Ross Dress 

for Less 

1956         440,000  96.59 NA 

1250 Gulfgate Center 

Mall 
    2007             4,488  100 - 

1300 Gulfgate Center 

Mall 
    2001             2,849  100 - 

4500 Holmes King Center   1952           72,000  100 - 

4652 Holmes Rd                  7,412  100 NA 

4811 Idaho St                     914  100 - 

6650 London St     1950                869  100 - 

5959 Long Dr 
South Village Shopping 

Center 
  1981           28,837  100 $6.60  

6015 Long Dr     1987             1,173  100 - 

5515 S Loop Fwy E Trading Fair II   1971         173,854  100 - 

6055 S Loop Fwy E     1979           16,517  100 - 

6161 S Loop Fwy E 
Habitat for Humanity 

Bldg Supply 
  1980           25,610  100 - 
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Building Address Property Name Anchor Tenants 

Year 

Built 

Rentable 

Building Area 

Percent 

(%) 

Leased 

NNN 

Lease 

Rate 

($/Sq.Ft./ 

Yr) 

6137 S Loop 610     1985             2,651  100 NA 

3801 N Macgregor Way Bldg C   1970                478  100 - 

3801 N Macgregor Way Bldg B   1970                532  100 - 

3801 N Macgregor Way Bldg D   1970             2,184  100 - 

3801 N Macgregor Way Bdlg F   1970             1,573  100 - 

3801 N Macgregor Way Bldg E   1970                417  100 - 

6362 MLK Blvd Plaza @ 610 Commons   1975           14,200  100 - 

4802-4822 MLK Blvd MLK Place I   1945           17,432  77.63 $8.40  

5227 MLK Blvd     1960             3,360  100 - 

6320-6328 MLK Blvd     1969             2,368  100 - 

4901-4999 MLK Blvd MLK Place II   1952           52,100  64.59 $18.00  

5002 MLK Blvd     1950             4,203  100 - 

5102 MLK Blvd     1950             2,651  100 - 

5115-5123 MLK Blvd     1960             6,200  16.13 $10.15  

5820 MLK Blvd     2005             1,890  100 - 

5842 MLK Blvd     1970             2,500  100 - 

6302 MLK Blvd 
Conoco King 

Minimart/self Serve 
  1957             1,305  100 - 

6333 MLK Blvd     1970             4,004  100 - 

6362-6366 MLK Blvd Plaza At 610 Commons   1969           14,100  100 - 

5600 Mykawa Rd Mykawa Shopping Center Fiesta Mart 1960           80,253  100 - 

3601 Old Spanish Trl     2007             1,243  100 - 

3607 Old Spanish Trl     2009             9,759  78.48 $18.00  

3619 Old Spanish Trl KFC   1970             2,274  100 - 

3811 Old Spanish Trl CVS/pharmacy   2005           15,000  100 - 

3821 Old Spanish Trl    1988           21,091  100 - 

3901 Old Spanish Trl     1950           28,065  100 - 

4303 Old Spanish Trl     1997             3,360  100 - 

4310 Old Spanish Trl     2008             7,800  16.15 $18.00  

4529 Old Spanish Trl     1975             3,000  100 - 

4616 Old Spanish Trl     1960             2,500  100 - 

4828 Old Spanish Trl     1959             5,415  100 - 

5040 Old Spanish Trl     1987                910  100 - 

5100 Old Spanish Trl     1955           10,984  100 - 

5820 Scott St     1960             1,056  100 - 

5851 Scott St     2001             5,400  100 - 

5909 Scott St Scott Center   2001           10,800  100 - 

5910 Scott St     2004           16,864  93.24 $21.00  
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Building Address Property Name Anchor Tenants 

Year 

Built 

Rentable 

Building Area 

Percent 

(%) 

Leased 

NNN 

Lease 

Rate 

($/Sq.Ft./ 

Yr) 

4821 South Loop E     2002           11,123  100 - 

5305 South Loop E     1985             3,249  100 - 

6059 S South Loop E Former Auchan    1968         180,000  0 NA 

7205 South Loop W     2006             3,724  100 - 

4122-4126 Telephone Rd    1967           13,845  100 - 

4130 Telephone Rd     1967             1,700  100 - 

4202 Telephone Rd     1983           18,332  100 - 

4305 Telephone Rd     1994             3,600  100 - 

4331 Telephone Rd     1960             8,460  100 - 

4342 Telephone Rd     1960             6,535  100 - 

4343 Telephone Rd     1948           16,256  100 - 

4351 Telephone Rd     1948             8,668  100 - 

4368 Telephone Rd     1960             4,704  100 - 

4401 Telephone Rd     1972             2,798  100 $21.48  

4405 Telephone Rd     1960           10,000  0 NA 

4415 Telephone Rd Advance Auto Parts   2007             7,000  100 - 

4428 Telephone Rd Telephone Road Retail   2004           30,829  100 - 

5049 Ventura Ln     1950             1,818  100 - 

7119 Village Way     1994             9,958  100 - 

100-108 Winkler Dr Plum Creek Shop. Ctr.   1951           26,400  100 - 

101 Winkler Dr     1950             1,994  100 - 

109 Winkler Dr     1978           33,132  100 - 

212 Winkler Dr     1968             4,400  100 - 

226-230 Winkler Dr     1949             2,896  100 - 

1410-1440 Woodridge Dr     2004             5,794  100 - 

2800 Woodridge Dr     1998             5,440  100 - 

2903 Woodridge Dr     2002           27,047  100 - 

2928 Woodridge Dr Wendy's   1984             2,535  100 - 

3000 Woodridge Dr     1986             3,400  100 - 

3111 Woodridge Dr H-E-B H-E-B 2001           81,335  100 - 

4703 Yellowstone Blvd     1973             8,096  100 - 

TOTAL    2,515,814  89.4  

Sources:  CoStar; CDS Market Research 

 

The following is a grouping of retail and services by number of sites for the 0.5 mile radius of the Palm 

Center Station: 

• 4 – Auto repair 
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• 3 – Restaurants, Nails 

• 2 – Gas Stations, Dental, Church, Dollar/99 Cent Stores 

• 1 – Fiesta grocery, Bank, Barber, Hair salon, Beauty supply, Convenience store, Veterinarian, Pet 

supplies, Optical, Foot care, Liquor, Rental store, Catering, Loans, Phone, Games, Tutoring 

The CMA grouping of retail sites is demonstrated in the following map.  Telephone Road and I-45 as it 

intersects Loop 610 near Gulfgate Mall has the highest concentration of retail, followed by Griggs/Palm 

Center, and OST.  Technically the retail along the south side of OST at Scott Street, which includes a 

relatively recently built H-E-B grocery store, is not included in the retail inventory (it is in a non-CMA 

Census tract), but it is the most significant area of retail activity besides Gulfgate in Southeast Houston 

inside Loop 610.  Palm Center lies in between these two concentrations.  The retail inventory in the CMA 

contains approximately 2.5 million square feet of net rentable area. 

 

CMA Retail Sites 
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Consumer Buying Power 

A critical factor in consideration for 

commercial/retail development is the 

buying power from the market area.  EBI is 

roughly the level of disposable or 

expendable income after taxes from 

consumers in the market area.   

Currently the CMA trade area households 

have a median effective buying power of 

$29,453 per household, which is quite 

moderate.  As a comparison Harris County 

has an estimated median EBI of $44,665 

and the Houston MSA has an average EBI 

of $47,793, both considerably higher than 

the CMA. 

It should be noted that additional spending 

power would come from neighborhoods 

south of Loop 610, such as South Park and 

Golfcrest.  However, because  of 

competitive retail opportunities in 

locations such as the Bellfort corridor and 

Gulfgate Center, the capture rate of the 

spending of residents in these 

neighborhoods would be lower than for 

residents within the CMA itself.  

Psychographic Analysis of Trade Area 

Psychographic analysis is used to identify consumer segments and match retail demand categories in the 

trade area(s).  CDS has broken down the market area resident population in the CMA utilizing a 

consumer segmentation methodology.  This system is used to understand and profile the population in 

the market area for the purpose of targeting the largest consumer lifestyle segments.  Every household 

is defined in terms of 66 demographically and behaviorally distinct groups.  Specific lifestyle segments 

will be quantified and ranked for the trade area.  The top segments are correlated to likes, dislikes and 

purchase behavior relative to retail goods and services.  

  

CMA Households by Effective Buying Income 

EBI Bracket CMA 

Total Households 9,188 

Less than $15,000 25.60% 

$15,000 to $24,999 17.49% 

$25,000 to $34,999 15.52% 

$35,000 to $49,999 17.57% 

$50,000 to $74,999 13.63% 

$75,000 to $99,999 5.61% 

$100,000 to $124,999 1.65% 

$125,000 to $149,999 1.01% 

$150,000 to $199,999 0.73% 

$200,000 to $249,999 0.22% 

$250,000 to $499,999 0.77% 

$500,000 or more 0.21% 

2014 Estimated Median Household 

Effective Buying Income 
$29,453 

2014 Estimated Average Household 

Effective Buying Income 
$39,082 

Source:  PCensus for Map Info, Version 8.05, Tetrad Computer 

Applications, Inc., 2014  
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The top five Prizm categories accounting for 55.07 percent of the CMA households are defined below 

and their general demographic and lifestyle traits follow. 

PRIZM Household Segments 

 CMA – 2014 Households 9,188  

Households by PRIZM 

Segment Number Share % 

 

 46 Old Glories 1,330   14.48%  

Old Glories are the nation's downscale suburban retirees, Americans aging in place in older apartment 

complexes. These racially mixed households often contain widows and widowers living on fixed incomes, and 

they tend to lead home-centered lifestyles. They're among the nation's most ardent television fans, watching 

game shows, soaps, talk shows and newsmagazines at high rates. 

66 Low-Rise Living 1,207 13.14% 

The most economically challenged urban segment, Low-Rise Living is known as a transient world for young, 

ethnically diverse singles and single parents. Home values are low-about half the national average-and even then 

less than a quarter of residents can afford to own real estate. Typically, the commercial base of Mom-and-Pop 

stores is struggling and in need of a renaissance. 

31 Urban Achievers 973 10.59% 

Concentrated in the nation's port cities, Urban Achievers is often the first stop for up-and-coming immigrants 

from Asia, South America and Europe. These young singles and couples are typically college-educated and 

ethnically diverse: about a third are foreign-born, and even more speak a language other than English. 

54 Multi-Culti Mosaic 718 6.89% 

An immigrant gateway community, Multi-Culti Mosaic is the urban home for a mixed populace of Hispanic, Asian, 

and African-American singles and families. With nearly a quarter of the residents foreign born, this segment is a 

mecca for first-generation Americans who are striving to improve their lower-middle-class status.  . 

 49 American Classics  633  7.62%  

They may be older, lower-middle class and retired, but the residents of American Classics are still living the 

American Dream of home ownership. Few segments rank higher in their percentage of home owners, and that 

fact alone reflects a more comfortable lifestyle for these predominantly white singles and couples with deep ties 

to their neighborhoods. 

           Source:  PCensus for Map Info, Version 8.05, Tetrad Computer Applications, Inc., 2013  

 

Daytime Population  

To better understand and quantify local demand for various land uses, an analysis of the daytime 

population was performed, specifically identifying who is working in the targeted study areas.  The 

Longitudinal Employer-Household Dynamic (LEHD), which is part of the US Census Bureau, produces 

data on the local area work force.  The following table reveals certain characteristics relatively important 

in determining potential market support for various land uses and activities, as compared to 

employment located outside the CMA.  

Based on 2011 estimates (the most recent available), there are 9,841 persons employed who live in the 

CMA and 9,616 (97.7 percent) of those work outside of the CMA.  At the same time 6,085 persons are 

employed in the CMA who live elsewhere.  Only 225 (2.3 percent) employed both live and work in the 

CMA.  Retailers prefer to see more of the total employment stay in the CMA for the entire day and 

spend money.   
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Employment Inflow-Outflow, 2011 

Employment Inflow/outflow 2011* 

Employed Living in CMA 9,841 100.0% 

Employed Working in CMA/Live Outside  6,085 61.8% 

Net Employed Outflow -3,531 35.9% 

Live and Work in CMA 225 2.3% 

*2011 is latest data available from Bureau of the Census LEHD 

Source: PCensus for MapInfo; Bureau of the Census LEHD; CDS Market Research  

Employed Entering CMA – Employed Leaving CMA – Live and Work in CMA 
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Historical Sales Performance 

CDS examined the performance of recent retail sales in ZIP Code 77021, which includes the area from SH 

288 on the west (and a small industrial and residential area just west of the highway), the Spur 5 

corridor on the east, Brays Bayou on the north, and the Union Pacific railroad on the south.  Palm Center 

lies within the eastern portion of 77021; the retail cluster around H-E-B at Scott Street and Old Spanish 

Trail is in the western portion. 

It should be noted that the Fiesta Mart on Mykawa Road just southeast of Palm Center is not in 77021.  

Unfortunately, the ZIP Code level is the smallest geography to which the research effort for this study 

has access from the State Comptroller’s office.  The ZIP Code containing the Fiesta Mart, 77033, extends 

well to the south to Sims Bayou, and includes retail areas that would not be indicative of local area retail 

performance around Palm Center, so it was excluded from this analysis.  Similarly, the ZIP Codes 77023 

and 77087 were excluded for the same reasons. 

CDS used quarterly sales in six selected key retail NAICS (North American Industrial Classification 

System) categories.  The categories were selected because they are typical retail businesses and because 

they had the most significant levels of sales in the ZIP Code.  CDS then adjusted the historical sales to 

present them in end-of-year 2014 dollars, in order to show on a real dollar basis what trends are 

occurring.  The chart on the next page displays the results. 

The analysis shows that sales in these categories in 77021 have generally been flat since 2009.  The 

recession which took hold in 2009 did not have a major impact on sales, but neither did the ensuing 

recovery.  Only Food Services and Drinking Places (restaurants and bars) seem to show any significant 

trend upward in the last two years.   

Personal / Laundry Services dominate in sales within 77021.  This category includes hair salons, dry 

cleaners, diet centers, and funeral services, among other businesses.  This departs from the typical 

pattern seen in many heavily residential areas, where Food and Beverage stores (grocery stores) and / 

or General Merchandise stores (Walmart, Target, dollar stores) that have the highest sales levels.  One 

other characteristic that is unusual is that there is not a spike in fourth quarter sales each year due to 

the Thanksgiving and Christmas holidays.  This indicates that most such holiday-specific buying is 

occurring in other ZIP Codes, to the extent that it is occurring at all. 
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Conclusions:  Opportunities and Constraints for Retail Uses at Palm Center 

The area around the intersection of Griggs Street and MLK Blvd. has been challenged for retail activity 

since before the construction of the Purple Line and Palm Center station.  Furthermore, any new retail 

development has been focused on the intersection of Scott and Old Spanish Trail, around the H-E-B 

which opened several years ago.  Even with that node of development, retail sales activity has generally 

failed to show growth in the last five years, and area demographic statistics indicate that a transitioning 

of the population into greater affluence (through gentrification) is still in the early stages.  The Effective 

Buying Income data presented in this section will be well below the requirements of most chain retail 

businesses, and it will take awhile for the demographic profile to change.  Past experience in Houston 

has shown that retail activity can take several years or even decades to catch up to the realities of the 

disposable income and consumer tastes in a gentrifying area.   

In isolated instances, pioneering businesses (often bars or restaurants) will seek out pre-gentrified 

locations to take advantage of less expensive land or lease space.  In such cases, these businesses may 

actually accelerate the gentrification process by raising awareness of the area for more affluent 

households.  There is little evidence of this phenomenon yet in Southeast Houston, let alone Palm 

Center; if it occurs, CDS is of the opinion it would be likely further west toward SH 288, where there is 

greater access to a large amount of affluent households, both those living in the Riverside Terrace area 

and those residing west of SH 288.  Larger-scale retail uses that do not require affluent populations 

(such as Walmart and discount clothing stores) have been locating along freeways where they have 

Inflation-Adjusted Quarterly Historical Sales 

By NAICS Industry Category of Establishments 

 

Source:  State of Texas, Office of the Comptroller; CDS Market Research 
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access to a bigger market area.  The revitalized retail concentration at Gulfgate is an example of this, and 

presents formidable competition for larger-scale retail uses within Southeast Houston. 

In the absence of clearly defined momentum toward a more affluent or larger-scale retail model in 

77021, let alone Palm Center, development of retail and services will likely be restricted to local 

operations filling the immediate needs of the residents such as auto repair, food and drink, and services 

such as nails and hair salons.  The opening of service on the Purple Line will increase the visibility of 

locations for such businesses near stations, including Palm Center, though transit patronage alone 

would typically not be enough to sustain a retail business.   

There are a number of vacant buildings in the immediate Palm Center area that could be leased quickly 

at affordable rates in the vicinity of $1.00 per sq.ft., which local independent businesses would typically 

need.  Newly constructed retail space would not likely be able to offer such rates unless subsidized and / 

or carried as a “loss leader” for the rest of the development.  That said, the population growth 

forecasted by CDS in the CMA will gradually increase demand for local-serving businesses over time, so 

the potential for retail occupancy around Palm Center will improve, along with supportable lease rates 

for local businesses.  National and regional chains that serve a moderate income local market will be 

better suited to non-subsidized new retail space in terms of their capacity to cover operational costs, as 

well as provide credit security to a developer. 

The Palm Center property, and other properties along Griggs between MLK and the freight rail corridor, 

will have the advantage of high exposure to Purple Line patrons.  However, there are three significant 

challenges for retail development within this stretch of street: 

4. Despite the presence of light rail, businesses will still depend to a great extent on customers 

arriving by automobile.  The lack of left turns across METRORail from either the east or west 

direction will thus present a difficult barrier for this customer base, requiring very circuitous 

routes.  A new left turn from Beekman will allow exiting from the south to go west on Griggs, 

but Griggs will still not have left turns.  Freight trains also block Griggs Street to the east of the 

station at various times.  A mitigation measure would be to offer parking facilities on each side 

of Griggs that serve businesses on both sides of the street (a customer could park on one side of 

Griggs and visit a business on the other side, crossing by the METRORail station); however, the 

difficulty in returning the same direction as one arrived would not be solved by such a scheme. 

5. Parking facilities at Palm Center and other locations near the METRORail station may face 

competition from UH students using them as remote parking.  Other transit users may also be 

tempted to do this, especially if there is not sufficient capacity in a dedicated “park and ride” lot.  

Thus retail businesses might not have the available parking supply they would need to serve 

their customers during daytime hours. 

6. The presence of the 14,000 square feet of retail space in the Village at Palm Center, with its 

more accessible location than sites east of MLK on Griggs, will be better positioned to capture 

lease demand in the near term.  Retail development at Palm Center will likely need to wait until 

the Village’s commercial space is stabilized.  If it is successful, however, it will confer a benefit to 

Palm Center, in that it will change how the area is viewed by retailers and will begin to draw 

more interested businesses over time to this intersection.  The pedestrian-oriented design of 

the project will focus “placemaking” energy to the corner, which will also benefit the stretch of 

Griggs between the intersection and the METRORail station regarding potential retail frontage.  

Focusing new retail storefronts as close as possible to the Griggs street edge, particularly making 

it sidewalk-oriented, will enhance this opportunity. 
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In conclusion, CDS would advise that redevelopment concepts for Palm Center and nearby properties 

along Griggs consider adding retail uses in small increments over time, generally maximum 7,500 sq.ft. 

per phase.  Careful tenant selection, combined with efforts to keep lease rates affordable, will help to 

curate a retail and dining environment that grows in value.  Given that dining uses have become popular 

as retail anchors, CDS would suggest seeking out a café which can offer a reliable, moderately-priced but 

reasonable quality evening service in order to establish commercial activity after 5:00 p.m.  An 

establishment that is affordable to university students will have a better chance of success.  While an 

independent business would be more distinctive, it may make better sense from a risk perspective to 

lease to a local or regional chain that has proven its capabilities. 
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Multifamily Rental 

Multifamily rental properties are among the most well-occupied uses in the area around Palm Center.  

With the presence of university students, a relatively high share of renters in the area, and upcoming 

light rail service, this land use could represent a significant development and redevelopment 

opportunity for Palm Center or nearby underutilized properties. 

CMA Multifamily Supply Overview 

Existing Inventory 

Per surveys by third-party services such as CoStar, the CMA has a total of 3,875 multi-family units in 41 

different complexes.  They range in year built from 1945 to 2015, with only one property (Grand Park 

Terrace at 4714 Ward) recorded as having renovated, in 2011.  The smallest property is four units and 

the largest is 360 units.  Most are designated as Class C with the newer and recently remodeled 

complexes designated as Class B, and the new student housing development Campus Vue rated as Class 

A.  Occupancy for the ones which would provide information was 89% to 100%.   

Planned and Under Construction 

A key catalyst in the immediate vicinity of Palm Center is the development of the 9+ acre tract by ITEX 

Group.  Known as the Village at Palm Center, the project will include 154 apartment units and 68 

townhomes, both components mixed income rentals.  Along with the 222 units, will be 14,000 square 

feet of retail space at street level below the apartments.  A new street will be built between the 

apartments and the townhomes for separation and a three story 260 space parking garage will be 

included.  Construction started in late 2014. 

This project to the west of the Palm Center Station and the existing Cityside Crossing Apartments with 

market rate rents just east of the station, will result in two reasonable quality rental residential 

developments flanking the station.   

 

CMA Multi-Family Properties 

Building Name Building Address 

Bldg. 

Class 

# 

of 

Units 

Year 

Built/ 

Renov. 

Avg. 

Unit 

Size 

Occ. 

% 

Ask 

Rent/ 

Sq.Ft. 

Casita Nuevas Apartments 2510 Beatty St C 90 1962 775     

Colony Manor Gatehouse 2520 Beatty St C 72 1976 738   0.93 

Victory Apartments 2606 Beatty St F 78 1971 650     

Gatehouse Apartments 2704 Beatty St C 50 1971 724   0.95 

Oak Acres Apartments 2811 Broad St C 36 1964 638     

The Colony 5107 Browncroft C 34 1961 642     

Bayou Oaks 5019 Calhoun St B 189 2003 942     

Cambridge Oaks 4444 Cullen Blvd B 208 1990 675   1.35 

Cullen Oaks 4600 Cullen Blvd B 411 2000 684 89.05 1.78 

Catalina Village 3560 Dixie Dr B 288 2002 1,162   0.83 

Tel Wink Apartments 3003 Golfcrest Blvd C 53 1963 766     

Rios de Vida 3022 Golfcrest Blvd C 28 1968 575     

Golfcrest Apartments 3043 Golfcrest Blvd C 32 1964 762     
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Building Name Building Address 

Bldg. 

Class 

# 

of 

Units 

Year 

Built/ 

Renov. 

Avg. 

Unit 

Size 

Occ. 

% 

Ask 

Rent/ 

Sq.Ft. 

Golfcrest Apartments 3045 Golfcrest Blvd C 29 1955 600     

  3738 Griggs Rd B 4 1950 1,474     

Spanish Village Apartments 4000 Griggs Rd C 126 1974 983   1.17 

Village at Palm Center* 5330 Griggs Rd A 222 2015 850     

Cityside Crossing 5514 Griggs Rd A 360 2000 1,162 97.5 0.95 

Nine Oaks 3030 Hasbrook St C 46 1956 800     

San Jacinto Garden Apartments 6015 La Salette St C 109 1945 801     

San Jacinto Garden Apartments 6115 La Salette St C 110 1945 832     

  2926 Lidstone St C 4 1950       

Campus Vue 4459 N Macgregor Way A 145 2015 1,085     

Beall Village 4463 N Macgregor Way B 78 1959 463     

  4460 S MacGregor Way C 12 1960 625     

The Vue on MacGregor 4460 S Macgregor Way A 250 2015 802     

Sir John 6602 Madrid St B 92 1955 778   0.55 

Perry Street Apartments 4518 Perry C 12 1950 826     

Orleans Royale 5918 Schroeder Rd. C 44 1965   93.2   

Sunrise East 5910 Schroeder Rd C 20 1965       

Royal Palms 5601 Royal Palms St C 125 1965 850   0.9 

Garden Oaks Apartments** 5610 Royal Palms St B 39 1965 694     

Plum Creek Apartments 6969 South Loop E B 152 2000 958   1.01 

  3421 Tampa St C 7 1948 892     

Muriburr Oaks Apartments 6215 Tierwester St C 30 1965 709     

Calli Court Apartments 6225 Tierwester St C 30 1965 768   0.78 

Concord at Gulfgate 7120 Village Way B 288 2002 1,162 94.1 0.76 

Grand Park Terrace Apartments 4714 Ward St B 24 1958/2011 900   0.91 

Weston 6514-6518 Weston St C 10 1977 652     

Winkler Villa 123 Winkler Dr C 135 1972 889   0.81 

The Yellowstone Apartments 4706 Yellowstone Blvd C 25 1955 532     

Totals   4,097     

* Under construction. 

** Restricted to HUD-subsidized renters. 

Source:  O’Connor and Associates; ALN Apartment Data; CoStar Realty Information Inc.; CDS Market Research 

 

Current Trends in Market Conditions 

Citywide Market Conditions 

The multifamily rental market in the Houston region has been thriving for the last two years.  

Occupancies and lease rates rose substantially, particularly in popular areas such as the western half of 

the Inner Loop.  This is primarily because demand for apartments is strongly tied to job growth, which 

has been exceptional since 2012.  Market performance data summarized graphically by Apartment Data 

Services and Transwestern is provided on the next page. 
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The strong market conditions have 

prompted new multifamily 

development in many parts of the 

region, especially the west half of 

the Inner Loop.  Transwestern 

reported nearly 25,000 units in 87 

developments under construction 

at the end of 2014; another 

20,000 are proposed.  The region 

absorbed over 16,000 units in 

2014, similar to the performance 

in 2013.  Nearly all of the new 

development is of Class A 

properties. 

Because job growth is expected to 

slow down considerably in 2015, 

market pressures to raise rents 

should ease, especially as new 

supply enters the market.  

Financing to start new multifamily 

projects in Houston will be difficult 

to obtain, ensuring that the 

pipeline of new projects dwindles 

as the remaining scheduled 

additions to supply which have 

financing in place are built. 

Market Conditions and Tenant 

Profiles  in the CMA and Palm 

Center Area  

Most properties did not report 

vacancy data to create an accurate 

picture of demand right now, but 

those that did had generally low 

vacancies, well less than 10%.  CDS 

spoke with a few representatives 

of properties closest to Palm 

Center, on the streets north of 

Griggs and east of MLK, and also 

properties on Schroeder Road to 

the west past MLK.   

Existing occupants at many 

properties are a mix of college 

students and families, with some 

of the smaller complexes off the 

Houston Regional Multifamily Retail Occupancies 

 

Houston Region Multifamily Absorption 

 

Houston Region Multifamily Lease Rates / Sq.Ft 
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main roads seeing more retirement age tenants. Amenities are reportedly not as much of a draw as the 

accessibility of the area (arterial roads and the soon-to-open METRORail Purple Line).   

Royal Palms, on Royal Palms Street directly north across Griggs from Palm Center, reported a large 

student presence; the complex will do shorter-term leases for these tenants.  Royal Palms staff told CDS 

that the impending operation of the Purple Line has brought greater student interest.  Most of the rest 

of the tenants are typically families, with the adults working in office or medical jobs.  The property has 

been increasing rents, hoping to get to rates more in tune with the general market, after having been 

lower for a long time.  The property just sold at the end of January 2015. 

Garden Oaks, also on Royal Palms, contrast with Royal Palms Apartments in that the property is 

completely filled with HUD-assisted renters.  Property representatives also informed CDS that most 

tenants choose the property because it is convenient to services and transportation. 

Cityside Crossing just east of Palm Center on the south side of Griggs reported strong occupancy to 

CoStar, though they did not choose to talk with CDS directly.  Casual observation indicated a strong mix 

of adolescents, small children and parents. 

Orleans Royale and Sunrise East, on Schroeder Road off of Griggs, are managed by the same owner.  

These properties report a larger presence of retirees and seniors.  Other adults, mainly women, work in 

the medical fields.  Most choose those properties because they are affordable (though not income-

restricted).  However, the owner has recently been raising rents in $25 increments. 

Potential Demand 

To plan and project new apartment demand the number of projected households is multiplied by the 

percentage of renters for apartments.  As shown below using 53.6 percent of households renting in the 

CMA (the most current estimate as provided earlier in this report) there is a potential demand to 

support 563 new rental units through 2019.  The Village at Palm Center will account for 222 units of this 

demand, leaving demand for another 80 occupied units during this period; an allowance for vacancy 

would bring the total closer to 90 units. 

Of course, this projection is using the assumptions built into the 2014 estimates and trends since the 

2010 Census.  Other forces can and likely will emerge to boost potential net renter demand beyond this 

level both during this 5-year period and beyond: 

• Increased student demand – The University of Houston is supportive of efforts to have more 

students living on or near the campus.  This is resulting in a greater amount of student housing 

development, both on and off campus (Campus Vue is the latest project).  CDS expects both 

more off-campus student housing development, generally favoring locations closer to campus 

CMA Apartment Demand Projections 

 2014 2019 

Total current and projected CMA households 9,188 9,751 

Incremental housing unit demand  563 

CMA rental unit demand (53.6%)  302 

Less:  Village at Palm Center  (222) 

Net excess additional demand  80 

Sources:  PCensus for Map Info, Copyright 2014 Tetrad Corporation, CDS Market Research 
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than Palm Center, as well as increased demand from students to live closer to campus rather 

than commute from more distant residences. 

• Displacement of single family renters – Gradual gentrification of single family areas will displace 

some single family renters from their housing; a share of these renters will likely be willing to 

consider a multifamily property for their next rental. 

• Convenient light rail access – The new Purple Line METRORail service to the University of 

Houston will attract both students and employees to station areas for their residential locations; 

the difficulty and expense of parking on campus will exacerbate this preference.  While the Palm 

Center station represents a long transit ride to Downtown Houston, it may also attract 

Downtown workers as well. 

• Area improvements – The removal of blighted structures and construction of new improvements 

around Palm Center is already having a strong positive visual impact, which will only improve as 

the Village at Palm Center and new City of Houston library are built.  Location decisions for 

individuals are partly based on subjective factors such as neighborhood appearance, so progress 

in this regard should enhance demand. 

Conclusions:  Opportunities and Constraints for Multi-Family Growth 

With the high share of renters in the population and the low to moderate incomes prevalent in the area, 

demand for quality affordable rent apartments will be strong.  Rents at non-income-restricted 

properties near Palm Center already appear to be rising; if a competitive new product with more 

attractive features can be developed with lease rates affordable to moderate income renters, there 

should be no shortage of demand.  Such a product would likely need subsidies, however, such as 

through the Low Income Tax Credit program.  Public officials may be reluctant to subsidize more 

affordable housing in the area, as they are under scrutiny by affordable housing advocates for overly 

concentrating these developments in areas that are already lower income. 

Market-rate housing is a challenge from the perspective that the prevailing market rates in this part of 

Houston are generally well below what a new Class A complex would need to justify construction costs.  

The exception to this is purpose-built student housing, which can command sufficient rates if close to 

campus (and for which the pricing and rental structure differs substantially from regular multifamily).  

Class A lease rates at new apartment developments in other parts of the urban core are often in the 

range of $1.50 to $2.00 per sq.ft.; CDS does not believe that this would be achievable near Palm Center 

at the present time.  Rates between $1.10 and $1.30 per sq.ft. would be more supportable instead.   

This revenue constraint would likely require a different physical product than typical new Class A 

multifamily product in the urban core.  It would likely not include structured parking, high-end finishes 

and appliances, or large facilities for social programming.  Construction materials would also be 

different, featuring more wood or Hardiplank. 

Given these opportunities and constraints, CDS finds the greatest opportunity for multifamily rental to 

be a mixed-income development for moderate (not very low) income renters and middle class market 

rate renters.  A project of the size of 125 to 150 units would be ideal to bring to market at any one time, 

preferably after the Village at Palm Center has stabilized.  A larger project would need to be phased.  

Some sort of public or nonprofit subsidies would likely be needed to make such a project financially 

feasible; additional subsidies would be needed to support features such as structured parking. 

Purpose-built student housing is not yet recommended for Palm Center or immediate environs, unless 

perhaps targeted to graduate students.  Other sites closer to campus that are ripe for redevelopment, 
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including some near other light rail stations, would likely out-compete Palm Center for undergraduate 

housing.  That said, it is to be expected that UH students (and possibly TSU students as well) will make 

up part of the demand for new multifamily at Palm Center as long as rents are not excessive. 

Other actions that HBDi or other actors could take would have a positive impact on multifamily demand.  

These would include cleanup / redevelopment of derelict properties on the north side of Griggs Road 

across from the Palm Center property, working with the City of Houston and the railroads to improve 

the Griggs / Long / Mykawa intersection and make access to the nearby Fiesta supermarket more 

practically and aesthetically pleasing, and improving the Kuhlman Gully to have it function more as an 

amenity. 
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Single Family 

While it is not anticipated that single family residential will make up the core of the uses proposed in the 

Redevelopment Concept Plan, it does present an option for filling in tracts are not located well or of the 

wrong size or shape for other uses. 

Single Family Detached 

Single family detached housing growth and development in the CMA was minimal from 1970 until after 

2000.  The original homes aged, and in many cases insufficient maintenance or rehabilitation was 

performed by owners to keep the structures in good condition.  This may be because the financial 

incentive to re-invest in the homes was not there.  For example, previous CDS research showed that 

from July 2012 through June 2014, if the Riverside Terrace area was excluded from the CMA, only 121 

properties sold in the CMA and median pricing was just $60,000.  Typical construction was in 1950 and 

median sales per square foot were only $46.  Riverside Terrace was the lone bright spot, with 

substantially higher prices and some new construction; median sales prices there were in excess of 

$300,000. 
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However, 2014 showed that the housing revitalization trend that had begun in Riverside Terrace was 

making its way into other areas, as pressure on the regional housing market grew to relatively extreme 

levels in terms of lack of supply and price increases in favorable areas.  Below is a summary of housing 

market trends from 2010 through 2014 that indicates the uptick for the overall CMA housing market in 

2014.  Note that prices swung upward in 2014, while Days on Market declined, indicating increasing 

interest in the CMA detached home market by those who could afford to pay more. 

One detached project, West MacGregor Estates near OST and Cullen Boulevard, included 56 houses 

started in 2004.  The houses are reselling typically for $320,000 at $81 psf.   

One new detached home project has occurred in close proximity to Palm Center.  This is the Oasis In-

Town development on MLK Boulevard just north of Griggs Road.  These 39 new small-lot detached 

homes were mostly completed by Chesmar Homes in a gated community.  They were started in 2008 

and built-out in 2010.  Resale prices have been from $240,000 to $270,000 at $127+ psf. 

Assembling a tract of land large enough for single family detached houses on 55 foot to 65 foot wide lots 

is difficult in this infill area of Houston.  Townhomes or small lot detached are the most cost effective 

way to construct new single family homes. 

CMA Single Family Detached Sales Trends, 2010 – 2014 

Market Medians 

Year 

# 

Sold SqFt 

List 

Price $ 

Sale 

Price $ $SP/SqFt 

SP/LP 

% DOM 

Year 

Built 

2010 75 1,394 70,000 65,000 48.7 97% 48.0 1950 

2011 70 1,966 124,375 113,450 53.6 96% 56.5 1950 

2012 89 1,632 75,000 72,600 46.4 96% 57.0 1950 

2013 116 1,796 127,000 109,000 59.4 97% 32.5 1950 

2014 143 1,884 158,000 149,900 85.7 99% 26.0 1950 

Sources:  Houston Association of Realtors Multiple Listing Service, CDS Market Research 

Note: SP = Sale Price, LP = List Price, DOM = Days On the Market 

 

CMA Single Family Detached Sales, January 2013 through December 2014 

259 Sales 

 SqFt 

List 

Price $ 

Sale 

Price $ $SP/SqFt DOM 

Year 

Built 

Min 796 14,900 12,500 11.76 0 1935 

Avg 2,087 210,858 204,122 97.81 61.58 1964 

Max 9,037 2,650,000 2,750,000 501.82 582 2014 

Median 1,846 144,500 129,900 79.83 30 1950 

Sources:  Houston Association of Realtors Multiple Listing Service, CDS Market Research 

Note: SP = Sale Price, LP = List Price, DOM = Days On the Market 
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Single Family Attached (Townhomes) 

Single family attached townhomes are becoming the a more common product for new housing 

development in the CMA.  Townhome development has crept in from the west and into the heart of the 

CMA.  The tables below describe pricing and volume trends.  The sample size for townhomes is still 

small, so large variations can occur from year to year depending on the nature of new townhome 

development that adds to the data; developments have targeted different price levels and unit sizes. 

The latest townhome developments include Contemporary South, an ongoing townhome and condo 

development in an industrial park on 610 Loop, south of Palm Center.  There are 57 townhomes and 68 

condos selling for $140,000 at $113 psf.  This project is build-to-suit and is about 50 percent complete.   

At Old Spanish Trail, Griggs Road and English Street there is currently a new townhome development 

under construction.  Ritz at West MacGregor Estates is building 29 townhomes in a gated community.  

Prices will be $250,000 to $270,000 at $145 psf.   

CMA Single Family Attached Sales Trends, 2010 – 2014 

Market Medians 

Year 

# 

Sold SqFt 

List 

Price $ 

Sale 

Price $ $SP/SqFt 

SP/LP 

% DOM 

Year 

Built 

2010 1 3,096 460,000 435,000 140.5 95% 226.0 2009 

2011 8 2,040 132,500 132,696 73.5 98% 174.0 2006 

2012 7 1,915 280,000 275,000 118.7 98% 97.0 2009 

2013 12 1,654 134,950 130,250 96.1 98% 43.0 2007 

2014 9 1,446 143,500 14,300 90.9 98% 29.0 2005 

Sources:  Houston Association of Realtors Multiple Listing Service, CDS Market Research 

Note: SP = Sale Price, LP = List Price, DOM = Days On the Market 

 

CMA Single Family Attached Sales, January 2013 through December 2014 

21 Sales 

 SqFt 

List 

Price $ 

Sale 

Price $ $SP/SqFt DOM 

Year 

Built 

Min 1,030 99,900 99,000 58.12 0 2005 

Avg 1,636 167,898 163,582 99.99 44.14 2007 

Max 2,906 415,000 415,000 161.88 179 2012 

Median 1,446 143,000 139,000 93.11 32 2006 

Sources:  Houston Association of Realtors Multiple Listing Service, CDS Market Research 

Note: SP = Sale Price, LP = List Price, DOM = Days On the Market 
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Conclusions:  Opportunities and Constraints for Single Family Growth 

Housing located anywhere inside the loop has become more popular in the last several years.  However, 

newly emerging areas, particularly those starting out with a lower economic status, do not just evolve 

immediately into a higher-end area like Montrose.  It is a process that usually leads with pioneers such 

as singles and couples who cannot afford the higher priced areas and are willing to sacrifice some safety, 

shopping convenience and schools for a chance to live in neighborhoods close-in to the city and with 

property values that will increase in the future.  As the area matures mostly because of the pioneers, the 

anticipation is that shopping will become better, schools will become better and the neighborhoods will 

become safer.   

That said, most of the CMA outside of Riverside Terrace is just beginning to experience new single family 

development.  The CMA is close to the Texas Medical Center and both UH and TSU, which represent 

large masses of well-paid employment.  Areas near Palm Center should be able to capture some 

demand for new residential, most likely townhomes.  Over the next three to five years there will likely 

be at least one new townhome development per year, though each project might not be more than ten 

to fifteen units.  Townhome starts in the CMA are anticipated to increase in frequency within four or five 

years as the area’s residential “credibility” is more widely established.  Based on the success of the Ritz 

project and Oasis In-Town on MLK Boulevard, the immediate Palm Center area should be able to 

capture at least 15 to 25 townhome or small-lot detached units in the next three to five years with sale 

prices in the upper $200,000s.  If sites are available, more such development should be supportable 

beyond the five-year time frame. 

Single family homes within walking distance to the Palm Center Station on the Purple Line will have a 

marketing advantage.  If sites on the north side of Griggs east of MLK are redeveloped into single family, 

this positive attribute would help to counter any negative impacts from the accessibility constraints (left 

turns) created by the light rail guideway.  CDS recommends that townhomes be seriously considered as 

a target use for redevelopment in this part of the Palm Center area, particularly for sites near Kuhlman 

Gully.   
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Case Studies 

CDS has reviewed a series of projects around the U.S. that involve taking large-scale aged retail centers 

with poor economic futures in their existing configuration and redeveloping and reorienting them in the 

marketplace.  This section provides a summary of the projects studied. 

Highland Mall – Austin, TX 

The Highland Mall opened 

in 1971 as Austin’s first 

suburban shopping mall. It 

was jointly owned by a 

small number of private 

developers that continued 

to be sold in small pieces 

for decades.  Beginning in 

the 1980s, the working 

class African American 

population living 

proximate to the mall 

suffered high levels of 

unemployment and 

poverty was on the rise. 

The Mall became 

increasingly tied to the city’s stigmatized “east side” and in 2008 lost two anchor tenants. Area 

perceptions held that the mall was in decline and at risk of demolition.  

At this time, private development group, RedLeaf Properties, began assessing and purchasing pieces of 

the mall to consolidate ownership. With their eye on an anchor site, they started shopping for large 

tenants. RedLeaf approached ACC to potentially occupy the old Dillards space. ACC instead offered to 

purchase and occupy the site as well as larger portions of the mall for the purpose of conversion into 

both a standing campus and a temporary-use facility while completing improvements on their satellite 

campuses. ACC and RedLeaf formed a partnership to purchase and develop the entire property in which: 

ACC purchased the entirety of old mall, and occupies 1.3 million sq.ft. and manages leasing for the 

remainder; RedLeaf retains a 20-year right of first refusal for development/redevelopment of 10 

perimeter parcels and pad sites surrounding the mall.  

Over a series of purchases lasting 1.5 years, ACC/RedLeaf acquired the entire 81 acres of the former mall 

and 41 acres of mixed-use developments surrounding the mall. The development plan, completed by 

McCann Adams, was a loose conceptual plan guided by a form-based code. It foresaw a large 

educational footprint as well as conference space, office, and retail space. RedLeaf plans to add vertical 

mixed-use structures containing retail with primarily multi-family residential above.  A strong public 

realm was incorporated within the code, with plazas, squares, and multi-modal transportation options 

through added streets that connected to the surrounding neighborhood. The plan was to be completed 

in phases over ten to twenty years.  

Rendering from ACC Highland Design Guidelines 

 

Source:  McCann-Adams 
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The redevelopment plan was widely accepted by the area. The mixed-use approach that connected to 

the surrounding area was seen as appeasing and suggested little drastic change would take place. Media 

noted the area was happy to do away with the “sea of parking” surrounding the mall.  

Phase I of the plan was a conversion of the JC Penny space into an ACC campus. ACC enrollment has 

grown extremely fast in the last decade, and the central location suited ACC’s continued focus on being 

a regional workforce development entity in service to the major and target industries of Central Texas. It 

launched in 2011 and is already completed. It includes a math and technology emporium with over 500 

computers. The second floors includes classroom space, administrative offices, and lab space.  

ACC Highland Campus 

 

Phase II was designed to continue addressing training needs of the region through community 

partnerships. Concepts under consideration ranged from: a regional workforce R&D center; regional 

health and STEM simulator lab; professional incubator space; digital/creative media center; 

culinary/hospitality center; continuing education classrooms; convocation and performance space; and 

conference center.  

In the search for partners, ACC approach the Austin ISD who is still in continued discussions with 

ACC/RedLeaf to move their administrative offices to the site. ACC also reached out to the private sector 

in search of, according to a McCann-Adams representative, “companies that could give students real 

world experience”.  They soon found San Antonio-based cloud software company Rackspace was 

seeking a larger space. They are now currently developing 185,000 sq.ft. of the Dillards anchor space 

and will be bringing 600 employees to the area, and providing ACC students with paid internships, 

assistance with education, and employment opportunities.   

The regional impact of the Highland Mall redevelopment is difficult to measure and articulate because 

of its proximity to and synergy with several large-scale developments in the area: the Mueller Airport 

development; the Metro Rail and transit-oriented developments at Fiskville, Upper Airport Blvd, and 

Lamar; Travis County North Campus development; etc.  It is seen as a development that added 

momentum to what was already in planning, particularly because the deals were generating activity 
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despite the Recession. The form-based code is very popular, and its transit and pedestrian focus 

integrate well with the area. 

Greater Context of Highland Mall Redevelopment 
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Downtown Park Forest, Illinois 

The Park Forest Mall was built in 1953 outside of Chicago. It was known for its record of 4,000 parking 

spaces. The mall was seen to have declined due to poor arterial access and losing vitality and 

attractiveness to newer malls. The first attempt at redevelopment was in 1985, but did little to reorient 

and reposition the mall and its return did not last long. In 1995, the 48 acre mall was sold to the Village 

of Park Forest for $100,000 when it was almost entirely vacant and in poor condition.  

At the time, the Village of Park Forest had no Main Street or Downtown, so it was repurposed to create 

a Downtown environment. They filled spaces with art galleries, civic uses, and retail. By the mid-2000s, it 

appeared the shift still had not taken hold. There was little change to the building facades and the low-

density style of development. The low rents drew some institutional tenants, and it is home to many 

community events, but big-name retail anchors never materialized, as projected. In recent years, some 

assisted living/retirement housing has been added and the Village of Park Forest is trying to bring in a 

charter high school.  Some properties within the site are listed on the Village website, so it is not clear 

how much of the land the Village currently owns.  

Downtown Park Forest 

 

 

Randhurst Village – Mount Prospect, IL 

Randhurst Village was once the largest indoor, air-conditioned mall in the country. Its decline was 

similarly attributed to a lack of arterial access and the draw of newer malls. In the mid-2000s, Casto 

Lifestyle Properties acquired it and announced plans to demolish the entire property and build a new 
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mixed-use retail and entertainment focused development. By 2008, the economy slowed dramatically, 

forcing Casto to remove the multi-family/condo portions of the redevelopment and instead added a 

limited-service hotel occupant.  Casto continued with the development because the area’s 

demographics were still strong.  

Randhurst Village 

 

The remainder of the property was rebuilt in with a New Urbanist style of architecture that appears 

popular enough though customers still acknowledge it feels “forced” (per comments on the website 

Yelp.com).  There are a mix of major, middle-class focused tenants, such as Costco, while smaller 

businesses are perceived to  be too expensive and high end for the consumer based (yelp.com). 

However, Randhurst may have issues related to the poor parking/driveway planning which have put a 

damper on success. As of 2014, the development was 85% complete and 80% occupied.  

Randhurst Village Site Plan 
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Belmar – Lakewood, Colorado 

Part of the original Belmar Estate was sold to build Villa Italia Mall in 1966. Villa Italia was a 1.4 million 

sq.ft. enclosed mall and parking lot that covered 106 acres.  In 1999, Continuum Partners purchased the 

mall and in 2003 began their redevelopment project starting with a 100% demolition. According to 

media sources, Continuum used a combination of private money, a $2 million EPA loan for remediation 

of area soil, and local tax incentives.  

The redevelopment plan created 23 city bocks that reconnected the lot to the surrounding community, 

and 104 acres of development. The planned reorientation of uses was allocated as follows: 60% retail, 

25% office, 15% residential.  

Office space was developed first for Phase I of development and was completed in 2005. By the end of 

phase I the redevelopment had precipitated $17 million in tax revenues, 2,500 jobs, and 833 housing 

units (38% owned, 62% rental).  Continuum created 185,000 sq.ft. that was reportedly 90% preleased at 

groundbreaking. By 2013, 1,300 residences were under construction (mix of rent/own); 900,000 sq.ft. of 

retail was completed and 95% occupied; 3 parking garages roofed with solar panels; and 269,000 sq.ft. 

of office (100% occupied) was completed.  Projects targeted for completion in 2015 include: a new 

hotel, 5 new residential projects, and another office building.  They now have a shuttle service from 

Belmar to the local light rail station (1.6 km away).  

As attractive anchors have come to the area, some residents have expressed that rents have increased 

too fast for everyone to be able to enjoy the area’s amenities. Homes in Belmar also sell above market 

average.  

“The vision outlined by residents and city leaders showed that Lakewood needed a creative and 

sustainable development that would attract new kinds of residents and give identity to the 

community...The goal also was to prevent further neighborhood deterioration and provide a source of 

employment....Since opening, Belmar property values have increased 700 percent from 2004 to 2012. In 

the Alameda corridor, property values increased 36 percent from 2001 to 2013…“I think it's not only 

given Lakewood a downtown but also given the community the confidence to be bold," Brickley said. 

"This has played out in bringing the light rail into town, the development of the Federal Center, of St. 

Anthony's Hospital. It feels like the quality of life has improved both now and for the future." 

--Denver Post, 2013 

Strategic Considerations 

As HBDi continues conceptualizing a plan that accommodates a contextually appropriate mix of 

institutional, commercial, and other uses for the redevelopment of the Palm Center, the following 

directions emerging from the case study research might be considered:  

• Office space: Improve existing office space within the Palm Center to accommodate small and 

independent businesses in need of Class B office space.  Consider executive suites and cowork 

development models with common areas (conference rooms, kitchens, storage) and 

technological amenities (printers, wifi, phone lines).  

• Reconnect to street grid:  Phase I should include a grid plan for driveways and roads that 

connect to surrounding streets.  Linking to the neighborhood grid pattern will ease the 

transition between residential areas and the Griggs Rd.    

• Incremental growth:  The case studies research serves as a warning to those who assume a 

single institution on a fast track for redevelopment can executive an inclusive, sustainable 
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vision.  Diversify the land base by size of parcels and allocate (through sell or lease) in a way that 

accommodates new and existing office tenants in the area and new retail and/or residential 

development. Wait for the right developers and tents and lure them with a mix of large and 

small spaces for a mix of uses.  Take the time to craft partnerships for long-term synergistic 

tenants.  

• Workforce development approach:  One thing that binds all industries and institutions facing the 

instability of the modern economy to constant need for a versatile workforce.  A range of mid- 

to high-skilled workers will fuel Houston’s growth for decades to come.  Lease an anchor space 

to an adult education facility and serve as the broker between training, up-skilling, and area 

employment needs. 

• Form-based code:  A well-designed form-based code is a helpful tool for stimulating the right 

kind of development without over-regulating.  Pedestrian friendliness and community 

cohesiveness is linked to building setbacks, building design codes, and cohesive street planning. 

Form-based code ensures continuity of place-based design.  It tells developers what to do, not 

what not to do.  It can serve as the guide should HBDi choose to lead in redevelopment or a 

standard for partnership, and included in deed restrictions or covenants for the property.  

• Moderate density:  The area will soon witness redevelopment activity given the metro rail 

completion and based on economic development indicators across the inner loop.  The area can 

accommodate 2-5 story density.  Additional density will create too much contrast between the 

existing and new development.  

• Mixed-use development:  Partner with developers who have a history of developing incremental 

moderate-density, vertical mixed-use projects.   

• Accessibility:  With local schools and multi-generational households in the area and located 

along major arterials, provide ample and well-maintained sidewalks and age-in-place design for 

the public realm. 

• Transit connectivity:  Link the Palm Center to the light rail through adequate infrastructure 

(wayfinding, well-planned sidewalks and walkable spaces) and branding and identity.  Public art 

and placemaking, such as a series of iconic sculptures, can improve on the starkness that can 

typify new public and private developments.  
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Date:    March 31, 2015 

  

Time:    6:30 P.M. - 8:00 P.M.  

 

Location:   5330 Griggs Road 

    Houston, Texas 

      

Purpose: To present Preliminary Redevelopment Master Plan concepts  

   

In attendance:   

    Houston Business Development Inc. 

     

Marlon Mitchell, President 

    Larry Hawkins, Board Chair 

Kenneth Bolton, Board Member/Redevelopment Committee Chair 

    Algenita Davis, Board Member 

Benny Rodriguez, Board Member 

Richard Chappell, Board Member  

Pearl Wright, Board Member 

     

    Palm Center Master Plan Team 

 

Steve Spillette, CDS Market Research/Palm Center Master Plan Project 

Manager 

Jillian Anderson, CDS Market Research 

Christof Spieler, Morris 

Amy Westermeyer, Morris 

Roberta Burroughs, Roberta F. Burroughs & Associates  

Darnetta Nelson, Roberta F. Burroughs & Associates  

Deborah DeGar, Roberta F. Burroughs & Associates  

Shonta Moore, Roberta F. Burroughs & Associates 

 

Others 

 

Sign-in sheets are archived at HBDi offices.  
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One hundred-forty individuals signed in.  The format was an open house, featuring display boards that 

were viewed by attendees, and a slide presentation.  Supporting the activity were the team members 

listed above, as well as a Spanish language interpreter engaged by the team. 

 

Marlon Mitchell and Steve Spillette gave the slide presentation, which featured slides depicting the 

history of the Palm Center-Business Technology Center site, an overview of the master plan process, a 

review of master plan activity to date, project goals, and guiding principles. 

 

A discussion period followed the slide presentation. Issues that were addressed are as follows: 

 

• Amount of funding from the City of Houston Department of Housing and Urban Development 

that has gone into the Palm Center-Business Technology Center (over $60 million) 

• Availability of construction jobs for young Black men 

• HBDi’s plan to include skills development and to create jobs 

• Seniors’ poor access to informaton  

• Potential for a program that features kids cleaning lots 

• Scary experience of coming off IH 610 at US 59 

• Affect on HUB zone designation 

• Land use impact of projects 

• Focus of master plan on the 19 acres owned by HBDi versus use of eminent domain 

• Existence of HBDi committee that is looking at the surrounding area 

• Complaint regarding outreach and microphone 

• Potential of METRORail riders to crowd out other parking users 

• HBDi’s ongoing communication/collaboration with METRO 

• Desire to gain access to houses before they’re torn down 

 

   

ExhibitA contains comments provided by attendees in response to the display boards and the 

presentation. Comments related to desired services and uses were prevalent, followed by comments 

pertaining to circulation and transportation, and employment and entrepreneurship. 

 

 

ADJOURNMENT 

 

The meeting adjourned at approximately 8:00 p.m. 
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 EXHIBIT A 

COMMENTS 
 

 

 

DESIRED SERVICES AND USES  

 

• It would be nice to have a large chain store (clothing), Target for example 

 

• Something for the family – movie house 

 

• Quality tenant mix (ratios and correct selection is key) 

 

• Meeting space 

 

• Banquet hall 

 

• Meeting space nights and wekends are in high demand 

 

• Job training tie in with existing library/HPL 

 

• Basic computer classes 

 

• Community gardens on roofs of some buildings 

 

• Programs for our youth (12-18), after school educational program and job placement for 16-18 year 

olds 

 

• Have better quality grocery stores/super markets with up to date structures 

 

• Senior social activities/classes 

 

• Banking facilities/credit unions 

 

• Restaurants 

 

• Will there be retail stores like Penney’s, etc. 

 

• Parcel II – auditorium and mini-civic center 

 

• We would like to see an innovative business incubator to create new businesses. 

 

• Is there a way to draw big businesses? 

 

• Will there be a shopping center so that we don’t have to travel to other communities to shop? 
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CIRCULATION AND TRANSPORTATION 

 

• Biking trails look great! 

 

• Open artery per compliment of commuters with passage point per railroad (BNSF) 

 

• METRO needed to make two-way to turn on Beekman before there is an accident.  

 

• Bike/pedestrian lane on Cavanaugh extension and new east/west road to MLK 

 

• Consider Palm Center serving as Park & Ride for light rail. 

 

• I would like to see the rail connect to Hobby Airport 

 

• Brays Bayou multi-use paths --- Calhoun/Cullen/MacGregor 

 

• Bicycle and pedestrian connection 

 

• (Want) 6-foot wide bike lanes 

 

• (Want) walkways integrated 

 

• Develop bike/pedestrian trail for Kuhlman Gully with trail from Cavanaugh extension 

 

 

EMPLOYMENT AND ENTREPENEURSHIP 

 

• Will this bring jobs to this area? 

 

• How will you expand small business here? 

 

• (Need) tax incentives for the right businesses 

 

• Young men and women open their own businesses. 

 

• Most important, will the construction site hire the young black men in this community or create 

reasons not to? 

 

• Encourage youth employment/jobs 

 

• It was stated that there will be training for under-served minorities, so that they can find 

employment in mid-level jobs and that HBDi was going to create these jobs.  Please tell me what 

type of jobs will be created and what the salary range will be, because we already have a large 

segment of the population that works 40 hours or more a week and they cannot earn a livable wage; 

they are called the “working poor.” 
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• I heard a statement about the inability of employers to fill trade jobs.  I think the briefer was 

referring to welders, carpenters, plumbers, electricians, truck drivers - those kind of jobs.  What 

surprised me is that instead of suggesting that parents contact the Houston Independent School 

District (HISD) and request shops classes for high school students, the idea was presented that HBDi 

could work to obtain funding for trade school programs.  I think getting HISD to establish trade 

schools is the best solution.  How about a mentorship program instead of a government handout? 

 

• Getting private business to take interest in Palm Center and investing time and financial resources 

toward its development.  That is not going to happen as long as people in the area blame anyone 

and everyone else for their circumstances.  Moral character/training and a good work ethic begins at 

home with a mother and father.  A family should pray together, eat together, go to church together, 

and live together.  A mother and father should teach their children the importance of work and 

establishes in their children a good work ethic.  Things like showing up for work on time.  Wearing 

the waist band of trousers at waist level and not mid-thigh level.  Speaking and writing correctly.  A 

private company does not want to waste time teaching potential workers those things.  However, 

before they invest a penny into a community or hire anyone they will look for those traits.  

 

 

QUALITY OF LIFE  

 

• (Want) anti-noise wall to run through the Palm Center area along the railroad tracks 

 

• (Desire) no horn blowing from Southern Pacific Railroad like Highland Village has 

 

• Protection of the surrounding neighborhods, especially the toxic waste dump (CES Environmental 

Services); we want site remediation and mitigation of challenging and environmentally-impcted site.  

With this site, it will be impending on what your mission here is.  

 

• What is going to be done with CES Environmental? 

 

• I need advice on helping our community become cleaner/cutting grass/tearing down old houses. 

 

• Most of this area consists of the elderly. How will these developments improve their life? 

 

• The houses that are being destroyed, instead can they be obtained by low income people to rehab 

and live in? 

 

 

HOUSING 

 

• Two-story has to be accessible for seniors. 

 

• Need housing for under 55 too 

 

• No low income housing 
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AMENITIES/ENHANCEMENTS 

 

• Utilize AWP/or implement greenspace, i.e., trees, grass, esplanade 

 

• New small open courtyard/park space 

 

• Utilize landscaping and other enhancements, i.e., decorative street and light fixtures in lieu of 

standard fixtures, special sidewalk pavers 

 

• An urban plaza with street front retail street scapes with mid-size stores like Ross, Palais Royal, 

Marshall’s, Ashley Stewart stores, with sit-down restaurants, shops, and other community amenities 

 

• Project would benefit greatly (from a) cultural element  

 

 

POTENTIAL IMPACTS 

 

• What increase in property tax? 

 

• With this new development, wouldn’t this raise the current residential taxes and insurance 

premiums due to new development? 

 

• When the building is renovated, will the mission of HBDi to assist and support small businesses for 

minorities be the same?  Or will the rent/lease monthly payments be so high that small minority 

businesses will not be able to afford to have an office here at Palm Center? 

 

• With building of high rise apartments, hosues and condos, the property tax will be so high 

(expensive) that the minority homeowners will not be able to pay them! So you will be displacing 

homeowners in this area. 

 

• Will the focus continue to be affordable pricing for small businesses in the urban area or this 

underserved community? 

 

 

PARKING 

 

• Will there be more or fewer parking spaces than before/will parking in the garages be free or 

expensive/how much parking will be needed to serve all potential patrons 

 

• Some people will use the rail, but most will still want to drive. 

 

• Glad to see the multi-phase, the parking spread out 

 

• A lot of people utilize the Houston Texans Y.  I don’t think Y patrons will appreciate HBDi and other 

entities moving the current Y patron parking area to a different location.  A location that will require 

walking multiple tens of yards instead of a few yards.  Additionally, I don’t think the Y patrons will 
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favorably view any attempt to acquire land that is currently used for soccer, flag football and other Y 

youth activities.  If you want to put a parking garage somewhere put it on the east side of Palm 

Center near the park my tax dollars paid for. 

 

 

DESIGN AND CONSTRUCTION 

 

• Are you incorporating “green” tech or materials? 

 

• Historic preservation – environmentally sustainable LEED buildings 

 

• Consider using original 1950s style mid-century modern architecture to keep in character with 

surroundings and preserve original building designs 

 

 

CAPITAL IMPROVEMENTS 

 

• Will this include MLK Road itself being resurfaced? 

 

• Better drainage in Palm Center to prevent flooding the neighborhood behind Palm Center 

 

• Build a secure wall that separates the shopping center from neighborhood. 

 

 

 GENERAL 

 

• High focus on students (the energy and life they will bring) 

 

• Security/safety of project 

 

• Project cost? Sources of funding? Timeline? Anticipated Impacts? 

 

• Exciting changes!  Looking forward to growth and success of HBDi and Palm Center 

 

• You stated about the work in Palm Center – what about outside the 610 Loop, South Park, 

Sunnyside? 

 

• How much/cost/timeline/impacts? 

  

• My Dad and Mom told me there were no free lunches.  Will (sic) I guess in today’s America there are 

free lunches.   The only problem is someone other than the free lunch recipients has to pay (taxes) 

to make the free lunch possible.  If a man does not work then he should not eat.  Please don’t waste 

anymore of my hard earned money (tax dollars) on another attempt at creating a great society.   

HBDi has smart people stop milking the government and utilize the free enterprise system. 
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A. Introduction and Background 

Houston Business Development, Inc. is a Community Financial Development Institution that has served 
Houston for the last thirty years. They operate out of the historic Palm Center, a 26-acre site built in 
1955 as a vibrant retail hub at the urban periphery.  Beginning in the 1960s demographic shifts across 
the city pulled resources and investment dollars to suburban areas; the area slid into economic decline. 
In 1992, HBDi moved into the Palm Center and established Business Technology Center (BTC) to provide 
the community with services and local employment. It has since been occupied by institutional and civic 
institutions and flex-office space for local business. 

The Palm Center Redevelopment Plan prepared in 2015 reflects the next steps HBDi intends to take to 
make the Palm Center BTC a more prominent and more critical commercial catalyst in Southeast 
Houston and the overall region.  To make this happen, however, HBDi will need to pull in organizational 
and financial capital from outside the organization.  This report investigates the possible avenues for 
HBDi to carry out each of the Plan’s potential major components: 

Business and Health Services Development 

 Expanded small business development services 

 Small business exporting and trade 

 Youth entrepreneurship 

 Health care services, training, and information 

Workforce training and development 

General Real Estate Development 

 Conference and events facility 

 Retail, commercial and general office uses 

 Residential uses 

Public spaces, infrastructure, and facilities 

Communicating a Vision:  A Beacon for Southeast Houston 

HBDi has long served this region by owning and managing the historic Palm Center BTC where the 
organization provides financial products and business services to entrepreneurs and businesses in the 
community.  Yet since HBDi’s inception, the city has evolved and new opportunities are available to 
better serve residents of Southeast Houston.  The vision contained in the Redevelopment Plan seeks to 
capitalize on the following economic trends:  

1. The regional economy is growing fast and diversifying from a blue-collar oil town to a capital for 
healthcare, logistics, aerospace, and culture.  

2. There are critical and growing shortages of workers with moderate skill levels.  

3. Local industry growth is driving demand for new products and services that could be provided 
by new or expanding small businesses. 

4. Southeast Houston has an untapped reservoir of human resources. 
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5. The Houston METRO bus and rail networks are expanding and providing connectivity between 
employment centers, neighborhoods, and institutions.  

6. The city is also experiencing an urban revival with strong growth and development activity 
taking place within the Inner Loop.  

These positive indicators are precipitating economic growth and urban revitalization across Houston, but 
their impacts have not reached all areas of the city.  Southeast Houston lags behind the city in nearly 
every economic indicator of labor force readiness and productivity. It is a culturally rich community 
located between the Central Business District, the Port of Houston, and the Texas Medical Center.  The 
community needs increased access to opportunities for individuals to pursue their dreams and for the 
community to achieve economic revitalization.  

The Palm Center BTC is strategically located at corner of Griggs Road and Martin Luther King, Jr. 
Boulevard – the terminal stop for the METRO Rail Southeast Line.  The surrounding area is already 
witnessing redevelopment activity. HBDi leadership is leveraging these coalescing trends to once again 
reposition the historic Palm Center BTC to focus on the community’s evolving needs by tapping directly 
into the city’s ongoing economic and urban development trends.  

The site will be physically redeveloped as a mixed-use node bringing to the neighborhood various retail, 
health services, and meeting / cultural venues, plus possibly additional residential units for the existing 
population.  Most importantly, it will feature a combination of institutional tenants and strategic 
programs targeting workforce needs of regional industry players and providing a springboard for new 
ventures and startups. 

 

 

A key element of the overall vision behind the Redevelopment Plan is this concept of Palm Center BTC as 
a “Beacon” guiding Southeast Houston residents and businesses toward prosperity.  The Beacon concept 
involves HBDi serving as a facilitator of institutional partnerships focused on:  workforce development, 
entrepreneurship, and nourishing local human capital.  HBDi can bolster partnerships through new 
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BTC Redevelopment
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Terminal

Densification & Inner Loop 
Development Activity
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place-based projects located onsite at the Palm Center or strategically align with, augment, or 
supplement ongoing strategic initiatives across the city identified in this report.  

 

 

HBDi’s current organizational infrastructure and services are vital resources to the community; however, 
in isolation they are insufficient to fully realize the larger vision of leveraging ongoing citywide trends to 
build equity and wealth in the hands of the existing community. This report focuses on articulating a 
recommended set of strategies for realizing the Beacon concept. 

  

Partnerships with Regional Industry Players 

Energy/Oil/Gas, Texas Medical Center, Port/Global Trade

Underutilized Human Capital

Under-served Adults, Disadvantaged 
Neighborhoods, Workforce Opportunities, 

Social Resources Sink / Burden

Middle Class Small Business

Entrepreneurs, Freelancers, Small 
Business, Technical Service Providers, 

Creatives

Palm Center 

Business Technology 
Center 
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Palm Center BTC Service Area and Competitive Market Area 

  

 

A Neighborhood Ready for Change 

Palm Center BTC provides economic development and government services to a region surrounded by 
opportunity but accessing little. The Service Area (distinct from the smaller Competitive Market Area 
used for the real estate Market Analysis), depicted in the above map, has a population of approximately 
181,000 residents. It is a historically and culturally rich community where 15% of residents were born 
outside of the US, 57% identify as African American, 33% identify as Hispanic or Latino, and Spanish is 
spoken in the homes of more than one quarter of the residents.  Compared to the rest of the City and 
County, the area has lower levels of college education, lower incomes, higher rates of uninsured and 
other indicators of economic insecurity. 

Community Data At-a-Glance 

Indicator Service Area Harris County Houston MSA 

2014 Population 180,718  4,364,892   6,324,090  

2019 Projection 191,172  4,724,986   6,875,542  

    % White, Non-Hispanic 7 % 32% 38% 
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Indicator Service Area Harris County Houston MSA 

    % African American, Non-Hispanic 57% 18% 16% 

    % Hispanic or Latino 33% 43% 37% 

    % Asian/Asian Am, Non-Hispanic 2% 6% 7% 

% Foreign Born 15% 24% 21% 

% Spanish Speaking 27% 34% 29% 

Received less than HS Diploma 28% 34% 33% 

Diploma or GED 30% 24% 24% 

Some College, no degree 20% 21% 22% 

Bachelor's or higher 18% 28% 29% 

Median HH Income $33,070  $51,493   $56,573  

% Employed (16 and above) 53% 64% 63% 

Families Below Poverty 25% 16% 14% 

Families Below Poverty with Children 21% 13% 11% 

% without Health Insurance 29% 26% 24% 

% Utilizing Food Stamps/SNAP 8% 5% 4% 

% on Social Security 10% 6% 6% 

Source:  US Census, American Community Survey, PCensus 

 

Most businesses consider a high school education a minimum qualification for early employment; in the 
Service Area, 58% of the area’s population has earned a High School Diploma, GED equivalent or less. 
The percentage of those holding a Bachelor’s degree or higher is 19% in the Service Area, while the 
county and MSA are at 28% and 29% respectively.  

Lower educational attainment is the primary predictor for an individual’s earning potential. In 
correlation with its relatively low education levels, the Service Area has a higher concentration of blue-
collar workers with high rates of the working poor, or wage-earning individuals living below poverty. The 
construction, manufacturing, and materials-moving industries employ the highest shares of local 
employed residents. Median household income for working individuals over the age of 25 in the Service 
Area is only approximately $33,100, while the county and MSA medians are $51,500 and $56,600 
respectively. The percentage of families living below poverty in the Service Area, particularly families 
with children, is far above that of the region.  

The heavy Hispanic presence in the Service Area’s population has recently been identified as having 
human capital development needs that are critical to the overall future economic vitality of the region, 
which is overall also increasingly Hispanic.  The Kinder Institute for Urban Research at Rice University 
issued a report in 2014 which found that while native-born Hispanics have economically advanced 
beyond their immigrant parents’ standard of living, the third generation and beyond is facing the same 
educational and opportunity deficits that African-Americans have been enduring in recent decades: 

“More than half of all the young people (under age 20) in Harris County today are Hispanic and 
another fifth are African-American.  If the achievement gaps can be bridged effectively and soon, 
Houston will be well positioned to capitalize on a young, multi-cultural and multi-lingual 
workforce, prepared to compete successfully in today’s global economy.  Many promising 
initiatives are underway in the Houston region to support the hopes and ambitions of these rising 
generations, but much more is needed. 
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Are the citizens and leaders of the broader Houston community prepared to undertake the 
sustained and committed efforts that will be required to ensure that all of the area’s young 
people have full access to the tools they need to succeed in today’s economy?  The answer to 
that question will determine which of the two immigration narratives (upward mobility or 
deepening poverty) will ultimately describe the future of Houston.”1 

The existing working-age population simply needs access to services, education, experience, or skills. 
The social and economic precariousness of residents requires a multi-faceted approach and a network of 
institutions to service them with everything from day care, reliable transportation, affordable local 
health services, training programs in multiple languages, and clear pathways to employment. HBDi has 
the institutional capabilities to supply some services to many and the land base to welcome additional 
service providers. 

Economic Growth and Diversification  

In recent years, the city’s economy has evolved tremendously. Despite an economic slowdown amid the 
Recession, Houston’s economy is surging forward and diversifying.  In 1987, the Oil & Gas and related 
sectors comprised 87% of the city’s economic base2. As recently as 2000, the share of Oil &Gas 
(including production, refining, and services) was 50% of the city’s economic base3. The City’s 
diversification efforts have not been the result of poor performance with the industry.  

While the city is still bracing for the bottom of the oil price decline, as recently as 2014 the state’s 
fracking industry employed 3.9 million people and produced $473 Billion in GDP4. Production is focused 
in plays across the state, and Houston is the economic apex of the industry with headquarters of over 25 
Fortune 500 companies in the Oil & Gas sector.  The focus on recruiting headquarters has transformed 
the sector from a low wage, low-skill, blue-collar labor model to a white-collar, engineering and services 
oriented mode. This has increased wages in the industry and reduced the employment footprint relative 
to other sectors.  

The sector is continuing to grow and invest in the community. Exxon Mobil Corp is building a new 365-
acre campus in North Houston that will employ 10,000 full time employees by the end of 2015. Shell Oil 
recently renewed its downtown leases for over 1.2 million sf of Class A office space. BG group is building 
a new 46-floor tower downtown, and the new Hess building is now fully leased through 20265.  

Oil & Gas will remain the city’s strongest industry; however, it is now one of three major pillars of 
employment alongside Trade & Logistics and Healthcare. For the 13th consecutive year, the Port of 
Houston is the largest exporter by tonnage. The Texas Medical Center employs over 100,000 medical 
professionals across direct care and research fields and generates $14 Billion in economic impact 
annually6. Houston continues to be the nation’s aerospace capital and has internationally renowned 
cultural, arts, restaurant, and entertainment industries. All of these industries are experiencing growth 

                                                           
1 Klineberg, Stephen L. et.al.  “Shared Prospects:  Hispanics and the Future of Houston – Findings from the Houston Surveys, 
2004-2014.”  Rice University, The Kinder Institute for Urban Research, 2014. 

2 http://www.chron.com/discoverhouston/article/Houston-s-economy-diversified-but-still-all-4486843.php 

3 http://www.dallasfed.org/assets/documents/research/houston/2000/hb0006.pdf 

4 The Perryman Group, 2014 

5 http://www.porterhedges.com/portalresource/lookup/wosid/cp-base-5-
9002/media.name=/2013.06.21%20Impact%20of%20Shale%20Technology%20on%20Houston%20Real%20Estate.pdf 

6 http://www.stlukestexas.com/AboutUs/Fellowship/About_Houston_and_TMC.cfm 
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and expansion. According to the Greater Houston Partnership database of regional expansions, there 
are currently 41 employment-related projects, representing $17 Billion in investment, currently 
underway. Projects around the Houston Ship Channel and Port of Houston alone will create 110,000 
more jobs.  

Cities often take a target industry approach to economic development efforts ranging from 
entrepreneurship, talent attraction, business recruitment and business expansion. HBDi will likewise 
focus on these major industry sectors to identify partners and design programs for the Beacon Initiative. 

Strategic Considerations for the HBDi Beacon Concept  

There are 7 strategic considerations for HBDi to pursue as their strategic planning portion of the site 
plan comes to fruition.  

1. HBDi Role:  A convener/facilitator of neighborhood economic development.  

2. Sector/Industry Focus:  Though not technically an SBDC, HBDi has traditionally focused solely on 
small business development in Houston. This is not unlike most SBDC models across the region 
and the US. Taking an industry focus will differentiate HBDi and allow them to pursue 
partnerships that create tangible links across workforce, entrepreneurship, and community 
development.  Primary industry categories: Energy, Healthcare, and Trade, along with increased 
cultivation of governmental services. 

3. 3-pronged Small Business Growth Strategy:  

(1) Cultivating ancillary and support businesses for city’s core sectors/industries, 
possibly coupled with a major ground lease to an anchor user within these categories;  

(2) Home-growing businesses for neighborhood commercial and support services;  

(3) Connecting the community to the city’s budding startup ecosystem. 

4. Building local human capital:  Bringing additional supportive services to the area with a focus on 
economic development (example:  bilingual adult education coupled with onsite child care or 
Head Start program for attendees) 

5. Support the existing local economy: Most jobs in a community are created by growth of existing 
businesses. HBDi can encourage growth with strong community branding (ex: Buy Local 
campaigns, neighborhood branding) and continuing to provide access to supportive services.  

6. Create a cohesive mixed-use, live-work-play environment:  Leverage growing development 
pressure around the Palm Center BTC and the METRO rail system to place strategically 
programmed office, institutional and commercial tenants that can cultivate connectivity within 
the development. The built-in consumer and employment base of mixed-use environment is 
also attractive for many office and commercial tenants.  Also seek to leverage on-site assets 
with a push for redevelopment of nearby underutilized properties. 

7. Build a Small Business Launch Pad in new office space, anchored by a Cowork facility:  
Typically cowork spaces are industry-focused or focused on serving businesses of 5 employees 
or less.  It is NOT the same as Executive Suites but is somewhat similar in physical functionality; 
services can include ties to investor networks and aggressive coursework or other programming; 
layout typically features open design. Cowork spaces must be strategic about marketing to the 
right tenants and should have programs that provide opportunities for networking among 
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tenants, capacity building, or B2B marketing.  Examples: Center61, a cowork space catered to 
social entrepreneurship ventures; People Fund co-office in Austin. 

General Strategic Recommendations for Potential Partner Outreach 

This implementation strategy requires HBDi to establish itself as a convener or facilitator of connections 
and partnerships to achieve its goals. Cultivating truly synergistic, mutually beneficial partnerships first 
involves mapping each institution or potential partners for which this report provides numerous 
examples or organizations and models; however many listed are outside of HBDi’s existing sphere of 
influence. From there, a good first step for HBDi would be to assign a point person within the 
organization to dedicate his/her time to play the “hummingbird” who spearheads the communications 
and outreach. This outreach lead will be both a brand representative but also an innovative thinker who 
can: build positive relationships and trust; identify creative ways to leverage limited resources; cross-
pollinate ideas and people; bring each strategic initiative to fruition in a cohesive way.  

The strategy for the outreach lead should focus on personal connections and face-to-face interactions. 
Relationships must be built and mutual trust established with these organizations and their leadership. 
While this report provides a baseline understanding of assumptions about what these institutions’ 
priorities might be and proposals for capital attraction, resources are ultimately committed because 
leaders know each other. They understand each organization’s purpose, goals, needs, and how a 
partnership will ensure both parties will be better off.  

We recommend HBDi start with a grassroots networking approach: begin with organizations and groups 
who connect and link other target parties (industry groups, associations, coalitions, or city-wide 
programs with a multitude of sponsors within the target group such as the “Dream it Do it” Program run 
by Workforce Development Committee at the Economic Alliance for the Houston Port Region). Attend 
their meetings, events, and luncheons. Identify both the figure heads and the “movers and shakers” or 
visionary leaders who are the strategic focal point for innovations and expansion of programs. Listen 
and learn about their programs, strategic emphasis, long-term visions, and goals. Define their network 
and sphere of influence. Leverage HDBi’s relationship with the City of Houston, Harris County, the 
Greater Houston Partnership, chambers of commerce, and private developers. Then begin discussions 
about potential partnerships and opportunities.  

Another method for establishing relationships with target organizations would be to host a series of 
events, a conference or symposia on a specific subject area of the redevelopment plan (For example: 
Workforce, Startups, or Health Services). Invite target organizations and leaders to present their 
progress and thoughtfully facilitate a discussion that would demonstrate HBDi’s thought leadership. The 
discussion can begin with a short presentation to the audience (but more importantly to attendees!) on 
the redevelopment plan as the basis for HBDi’s new strategic direction. HBDi’s connections to the City 
can help to raise the visibility and prestige of the event. 

Establishing a connection through this sign of deference and respect is a great way to start a positive 
relationship. Attendees may also be a good source of intellectual capital for establishing a brain trust of 
leaders and advisors for HBDi to collaboratively implement their redevelopment plans. The symposia or 
event concept should therefore be thought of as a tool for moving forward and it is not a substitute for 
the longer-term commitment of building relationships across the network of strategic partners.  

At some point (this could happen early or late in the relationship building process), HBDi will have an 
opportunity to present the Redevelopment Plan and work toward a more formal consideration of Palm 
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Center BTC as a location for the potential partner.  HBDi will need to have prepared several 
communication pieces that present the opportunities available at Palm Center BTC and the potential 
ways that investment in a location there would be advantageous for the organization.  To assist with 
this, the CDS Market Research consultant team has prepared some sample “prospectuses” targeted 
toward various categories of potential partners.  These prospectuses are provided as separate 
Appendices from this report. 

General Recommendations on Capital Attraction 

In past decades, not-for-profit organizations such as HBDi might have looked primarily to the federal 
government for opportunities to pull in funding the various components of the Redevelopment Plan.  
However, due to changes in both the political environment and evolving approaches of capital raising 
outside of the federal government sector, HBDi will need to pursue a diversified set of capital attraction 
strategies.  The remainder of this report suggests possible capital and funding sources for each main 
Plan component, and they cover a wide range of capital providers and approaches.  However, they can 
be generally summed up in some overall categories. 

Federal government resources, as just mentioned, are only one part of the funding landscape anymore, 
and with political gridlock in Washington DC, may diminish further relative to other options.  However, it 
is still important for HBDi to monitor opportunities to apply for funding from sources such as the 
Department of Housing and Urban Development (HUD).  HUD funds for housing and community 
development primarily flow through the City of Houston’s Housing and Community Development 
Department, so maintaining a strong relationship with that department will be very important.  Other 
federal programs, such as the EB-5 Program and New Markets Tax Credits, enable the use of federal 
support to pull in a broader range of private sector investment for development projects. 

HBDi can pursue local government funds for certain types of projects.  Project components which are 
not classified as exempt from local property taxes have opportunities to use Chapter 380 (referring to 
the chapter of the Texas Tax Code) agreements with the City of Houston to rebate amounts of the 
incremental property or sales taxes generated, which has been the City’s typical practice with these 
agreements (though state law actually allows Chapter 380 agreements to be very flexible).  Since the 
Palm Center BTC is within Tax Increment Reinvestment Zone #7 (the OST / Almeda Corridors TIRZ), 
certain types of projects – especially public facilities and infrastructure – could be eligible for funding 
contributions of TIRZ revenue.  Certain public but relatively independent public institutions and 
agencies, such as the University of Houston, Houston Community College and the Port of Houston, have 
also been active deployers of funds which could mesh with the intent of the Redevelopment Plan. 

Though there are opportunities for public sector funding and investment, HBDi must be aware of 
opportunities to attract private investment of both a for-profit and non-profit nature as well.  This part 
of the capital attraction landscape is constantly evolving.  While traditional bank lending for real estate 
projects is certainly an option, local financial institutions will also be looking for opportunities to satisfy 
requirements of the federal Community Reinvestment Act (CRA).  However, many private sector capital 
sources do not fall within the realm of traditional banking institutions.  Philanthropic organizations play 
a major role in Houston regarding the funding of urban improvements that meet relevant community 
and economic development objectives.  Local nonprofit organizations such as community development 
corporations and specialized community development service providers (Neighborhood Centers, Inc. is a 
well-known example) have demonstrated great success in working with communities. 
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It is possible, even desirable, that HBDi would ground lease sites to private or nonprofit developers.  This 
does not meant that HBDi would not still have a role to play in helping the lessee obtain the types of 
private sector investment described above.  Furthermore, HBDi could play a proactive role in finding an 
anchor tenant / large user from a target category of economic development services or health care that 
would make a private developer’s ground lease project feasible. 

A related point regarding private sector investment is that HBDi will have opportunities to incentivize 
this investment, with the ability to offer below-market-price land and/or below-market rents, and 
possibly alternative financing arrangements might be able to lower debt costs.  Private sector investors 
or occupants will need a compelling financial case to locate at Palm Center as well as more altruistic 
objectives, and incentives offered by HBDi could help achieve this. 

Finally, the strategic need for improvements in small business growth, workforce development, and 
urban community development has not gone unnoticed by private investors.  Venture capital and equity 
raising outfits are looking for new businesses to support.  Private groups such as the Greater Houston 
Partnership are actively promoting improvements to workforce capabilities in order to better position 
the Houston region to take advantage of economic opportunities.  Independent private developers are 
scouting for locations in areas of central Houston which had previously been underserved and lagging in 
developed human intellectual and social capital – areas such as where the Palm Center BTC is located.  
Lastly, even the most modest investors can contribute funds toward real estate and urban development 
projects and new businesses through social entrepreneurship platforms such as Kickstarter. 

With this growing range of capital attraction opportunities, each of the detail sections in this report 
attempt to illustrate the opportunities of which HBDi should maintain awareness. 
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B. Business and Health Services Development 

1. Small Business Development  

Overview 

The Concept Plan identifies opportunities to leverage existing spaces for achieving HBDi’s vision for the 
future of Palm Center which includes becoming a center for the creation and growth of new businesses 
that create middle class jobs across Southeast Houston. New and growing businesses require different 
forms of support to achieve stability and financial independence.  

According to the Small Business Enterprise Council, as of 2011 companies with fewer than 20 employees 
comprise 86.4% of our economy. Since the end of the Recession, small firms have accounted for 60% of 
net new jobs created. The strength of our economy and our capacity to innovate depends on these small 
companies. Yet the simple truth is that entrepreneurship is extremely challenging and most companies 
fail within a few years. Hard statistics are difficult to extrapolate and vary by industry, but overall most 
companies have a less than 50% chance of survival past 5 yearsi. And the reasons for failure are, in 
theory, low capacity in administrative and decision-making arenas—most of which can theoretically be 
learned.  

Hundreds of consultants, organizations, and institutions exist to provide information to entrepreneurs 
and small businesses. Through the U.S. Small Business Administration Small Business Development 
Program, nearly every city in America has some version of a Business Development Center. Many range 
in their approach to how to assist companies, but most offer a standard educational curriculum and a 
set of supplementary services. Hundreds of other organizations, non-profits, and institutions are also 
involved in developing programs to help small businesses succeed over the long haul.  Overall, success 
for startups remains a challenge, but some programs have had increased success rates. Incubators and 
accelerators have become leading models for success in starting and sustaining companies.  

New businesses and startups require a highly nurturing environment with guidance on how to articulate 
their idea into a working model that allows them to enter the market. Incubators serve early stage 
startups for any period of time, usually 1-6 months. They offer introductory programs, mentors, and 
advisors to guide this early-stage startup into a fully formulated idea. Some companies may also need 
assistance with accessing capital either through financing or equity investment. Early stage startups 
often have a more difficult time acquiring traditional financing because of their limited experience or 
barriers to the market; direct links to seed capital from non-traditional financing or investor networks 
are often associated with incubator programs. In lieu of access to funding for small companies, some 
incubators provide cheap office space and limited assistance until the company can stand on its own. 

Once a startup starts making money, as they grow the entrepreneur can quickly become engrossed in 
the day-to-day operations of the business and lose sight of long-term planning for expansion. 
Accelerator programs are a strong resource for assisting companies at this stage in assessing their needs 
and improving management and organizational practices to assist them in growing from a more 
strategic position. The mentorship and program network provided is often more advanced and 
concentrated, sometimes focused on a specific industry or business type (like manufacturing or 
research). Companies at this stage also often require additional capital, and because of their established 
sales and experience they may be stronger candidates for commercial loans or lines of credit.  
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Both of the previous models, incubators and accelerators, are typically highly involved programs of work 
lasting between 3 months – 1 year. They often involve a thorough application or vetting process for 
companies or beneficiaries because such hands-on advisement and specialized mentorship programs 
are expensive. They are typically created or supported by universities, non-profits, or government 
entities. Facilities require a blend of administrative offices; classrooms; business services centers 
(printers, computers, fax machines, library or resource center); shared work areas; and small private 
offices for beneficiaries.  

Programs can be grant funded. Some programs charge a futures fee, like a percentage of the company’s 
revenues for a certain period after completion. Or for supplementary income, some incubators and 
accelerators also charge a fee for coursework or advisement to other beneficiaries and area businesses 
seeking continuing education or self-paced learning. Available space in the shared work areas or private 
offices may also be rented out and dual as an executive suites or cowork environment.  

The creation of a successful sustained program depends on an organization’s articulation and execution 
of a network of services that becomes a pipeline for creating strong, independent businesses from 
ideation to healthy, sustained growth. Program managers must be able to monitor, evaluate, and 
articulate the success of their programs to maintain a stream of funding. The following section 
summarizes necessary partnerships, resources, and methods for attracting additional support to create 
a successful business creation & support system. 

Small Business Financing 

Typical Organizations 

 Banks & Credit Unions 

 SBA Lenders 

 Small Banks, Credit Unions 

 Regional Banks 

 Commercial Banks 

Typical Concerns and Needs  

 Limiting risk 

 Experience levels of applicants 

 Support network, advisors, and strategic partners of applicants 

 Demonstrated sales and growing revenues 

 Equity or collateral  

 CRA compliance (some small loans to businesses & government-guaranteed loans can also be 
considered in the CRA examination.) 

Palm Center Concept Plan Opportunities 

 Leveraging HBDi programs and “Building D” (or a new building) to house an accelerator  
o Design a program that appeals to strong loan applicants like existing small to medium 

enterprises in need of scaling or additional financing.  

 Training courses for entrepreneurs on application prep 
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Capital Attraction Strategy 

Financial institutions are not necessarily in the business of directly funding private/non-profit business 
development programs, particularly other CDFIs or lending organizations. But, offering a matching fund 
or a partnership may possibly be leveraged if connected to a training program/community college.  

 HBDi - SBA 504 loans 

 CRA Compliance – small business loans 

 Partnership could also take the form of free/shared capacity building programs 
o Ex: Wells Fargo teaching courses on loan applications, etc. 

Recent Local Examples of Potential Partners 

 Goldman Sachs 10,000 Small Businesses 

 Independence Bank 

 Allegiance Bank 

 Lone Star State Capital Corporation  

 EDA Planning & Local Development Assistance Programs [cycle 3 of 2015 deadline June 12, 
2015] 

Business Development, Management & Technical Assistance 

The providers of Management & Technical Services can be institutional (run by banks or universities) or 
individuals like CPAs, lawyers, brokers, or consultants (marketing, design, etc.).  They provide training for 
new, existing, and expanding companies.  They can be located onsite at a training facility or itinerant. 
They often conduct trainings at many locations, Small Business Development Centers (SBCDs), 
universities etc. There is a standard set of competencies for starting new ventures (legal structure & 
formation, bookkeeping/Quickbooks, finding a location, contracts, marketing, etc.). 

Typical Organizations 

 Universities 

 Community Colleges 

 SBDCs 

 Non-profits  

 Consultants 

Typical Concerns and Needs  

HBDi already has experience programming some business development coursework for startups. 
Creating a more rigorous program (startup bootcamp, business acceleration/entrepreneurship 
certificate) will require closer partnerships.  

Tuition payments can be expected, though some organizations operate on grants if they are providing 
services to certain individuals or target beneficiaries (women & minority owned, low-income areas, 
youth, etc.). They will be interested in maintaining metrics:  volume of beneficiaries/students, # of 
completed courses or certificates, # of companies launched, ratio remaining after 2 years, loans issued & 
funds leveraged, etc. 

Palm Center Concept Plan Opportunities 

Make it a priority to plan business development tie with any potential anchor tenants co-located within 
the development – ancillary services, business services, etc. 
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Capital Attraction Strategy 

 Students/beneficiaries can pay tuition or have certain coursework included in a membership 
fee.  

 Target partnerships may connect a pipeline of business development services.  

 Banks and other private sector finance companies (Goldman Sachs 10K Small Businesses) 

Recent Local Examples of Potential Partners 

 People Fund 

 Texas Business Alliance 

 University of Houston – Woolf Center for Entrepreneurship 

 UH Small Business Development Center 

 Houston Community College BizConnect Center for Entrepreneurship 

 Houston Galveston Women’s Business Center 

 Urban League – Small Business Development University 

 Houston Minority Supplier Development Council 

 SCORE Network 

 Small Business Administration – SBDP Grants 

 Port of Houston  

Incubator Services   

Success rates of incubators mirror the companies they serve; while there are now over 7,500 worldwide, 
most of them failii.  From Charles D’Agostino, executive director of the Louisiana Business & Technology 
Center at Louisiana State Universityiii: 

“Incubators do work, but they must be more than a real estate entity offering executive suite 
services. Effective incubators provide business counseling and management assistance to their 
client firms. The value-added business services differentiate them from an office suite.” 

Incubators are needed when an entrepreneur must plan, conduct research, and access technology or 
resources that cannot be sourced within the home in order to develop their product prior to launch. The 
resources needed are expensive. Managers of the incubator must therefore be able to reach a target 
group of people or companies to serve prior to investing in the necessary shared infrastructure and 
technology.  This is why they are commonly industry-specific or created in partnership with a university, 
technology program, industry groups, and investor networks.  

Typical Organizations 

 “Incubator” is broadly defined and amorphous – no standard model, partnerships vary 

 SBDCs 

 Private training institutions 

 Consultants 

 Higher education providers 

 Private industry  
o Intrapreneurship programs – companies seeking new technology to improve efficiency 

or develop new products 
o Ancillary Services – Supply chain approach of identifying industry products & service 

gaps and helping entrepreneurs tie into emerging markets. 
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 Financial partners – venture capital networks, commercial banks 

Typical Concerns and Needs  

Managing an incubator requires an alignment of programming and facilities infrastructure. Partners with 
experience in this field will want to see a clear strategic direction and need (target group) for a new 
incubator.   

Palm Center Concept Plan Opportunities 

Opportunity to connect the incubated companies to the other benefits onsite.  As they grow, they can 
remain at Palm Center and service other anchor entities, area residents, or be connected to the city via 
light rail.  

Capital Attraction Strategy 

 University of Houston may assist in M&TA coursework and access to investor pool.  Consider 
focusing on specific schools or departments who may seek additional spaces for training that 
could be used for training startups.  

 City of Houston, Economic Development may be a possible partner if the program can draw a 
direct link to job creation. 

 City of Houston, Department of Housing & Community Development. 

Recent Local Examples or Potential Partners 

 Houston Technology Center 

 Rice Alliance for Technology & Entrepreneurship 

 UH Energy Research Park – already home to energy tech research incubator 

 UH, 3-Day Startup 

 Texas Medical Center, Innovation Institute and TMCx 

 START Houston 

 Technology Incubator West Houston 

 Kitchen Incubator – A center for Culinary Entrepreneurship 

 Austin, Texas – University of Texas, IC2 Institute 

Equity Investment 

Typical organizations 

 Private equity funds 

 Angel Investor Networks 

 Venture Capitalists 

 EB-5 Green Card Investor Program 
o Single Investor, or 
o Regional Centers Program  

 Equity-based Crowdfunding 

Typical Concerns and Needs  

Angel investors are interested in higher-risk companies at the early startup stages in value-
added/technology arena or with massive scale-up potential. They will want a high return and likely 
controlling ownership. 
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An equity-raising organization would need to actively cultivate a pool of investors and potential 
entrepreneurs.  

EB-5 funded companies must create 10 full time jobs within two years of funding. 

Palm Center Concept Plan Opportunities 

 Diversify the entrepreneur pool in the new startup center with some early-stage startups  

 Will require additional programs, courses, & likely industry-specific mentorship 

Capital Attraction Strategy 

Bringing equity capital to the Palm Center BTC’s small businesses will require an organizational 
emphasis on finding investors. 

Find a startup ambassador with success in starting companies who had spearhead building the startup 
program. They will likely already have a connection to an investor network.  

Many people in this arena are individuals so networking is key. 

Package a business plan for the incubator/accelerator and distribute to commercial brokers (some 
international brokers have access to EB-5 investor networks). 

The New Markets Tax Credit (NMTC) Program is specifically structured to attract equity investors into 
targeted neighborhoods.  Either HBDi could again seek a NMTC allocation as an eligible Community 
Development Entity (CDE), or partner with a CDE that has an existing allocation to facilitate investments 
within and around the Palm Center BTC. 

Recent Local Examples or Potential Partners 

 SCORE Network 

 START Houston technology incubator – investor network 

 Texas Coalition for Capital – a lobbying entity interested in starting more startup funds in Texas.  

 MassVenture – a Texas-specific equity-based crowdfunding portal for small businesses and real 
estate investments seeking up to $1M capital. 

Coworking 

Coworking is a relatively low-cost venture compared to a more invasive incubator/accelerator. It relies 
on the principle that creating a sense of community between members will naturally yield more new 
ventures, partnerships, and companies. As with incubators, the strategic approach and value-added 
programs determine the likelihood of yielding strong new startups. However, cowork spaces rely more 
on social infrastructure than physical infrastructure or providing structured curriculum. 

Coworking is a variant of the traditional Executive Suites model, but designed to offer more targeted 
support and networking for small businesses. 

Traditional Executive Suites are often corporate chains (like Regus) typically located in a hotel 
frequented by business travelers, large corporate buildings or office towers.  They are often spoken of in 
relation to cowork spaces as if the terms are interchangeable; however, cowork spaces differ in spatial 
design, uses, users, programming, and locations.  Executive Suites are often designed to reflect a white 
collar, corporate environment.  There is not often a social, community environment among tenants.  
They do not typically feature training, social gatherings, networking, or interaction scheduled among 
users. 
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Cowork spaces, in contrast, are a loose combination of Executive Suites, an SBDC, and a coffee shop. The 
success of cowork spaces lies in their focus on connection and community developed through a blend of 
programs ranging from social activities, networking, and capacity building.  Users are a mix of companies 
at different stages and levels of experience that naturally facilitates unique connections that 
springboard new businesses, services, and products.  The space is usually more casual in design with a 
more open layout. They dedicate more space to open desks at communal tables and feature more 
community lounge areas. Users can rent open desks or small offices.  Many integrate startup-focused 
programs for capacity building, mentorship, access to investor/financing partners. 

Some cowork spaces provide value-added programs in business development by renting offices to 
consultants or companies that teach such courses. For example, WeWork Austin leases an entire 
classroom to General Assembly, a company that teaches programming, wed design, and business skills. 
START Houston leased classroom space to Iron Works, a fast-paced programming training course for 
tech-oriented companies.  Center 61 is a social entrepreneurship-focused cowork space that shares a 
building with PeopleFund and they work together to provide classes on business development for 
Center61 members and PeopleFund’s client network.   

Many cowork spaces have some sort of industry-focus such as technology, design, or healthcare that 
serves to link the renters/clients to each other and to institutional employers or a large corporate 
presence in the community that many of these companies serve.  

Typical organizations 

 Cowork spaces are usually independent, private entities 

 Events spaces – renting out space in a cowork fashion on weekdays 

 Increasingly they are tied to an incubator program or started in partnership with an investor 
network or university 

 Some growing corporate chains or “brands” of cowork spaces like WeWork, LEXC, etc. 

Typical concerns and needs  

Creating a working cowork space is much like tending a garden. The soil, weeds, plants, and pollinators 
must all be constantly monitored and nurtured because for the natural elements to continue blooming 
in a controlled space. Those starting a cowork space must continuously think about and find balance 
among a number of concerns: 

 Consistency 
o Securing renters for longer periods of time 
o Making sure there are enough people there each day to ensuring the space feels like a 

“buzz” of activity  

 Balancing Diversity & Creating Synergy of Clients/Renters 
o Diversity can nurture creativity and reduce a sense of competition 
o Mix of young and older startups to balance risk 
o Companies who won’t disturb others in the cowork space (ex: those frequently hosting 

clients or on the phone a lot) 
o Finding companies who have natural synergy and are likely to create spinoffs 
o Finding companies who will rent standing office space in a semi-casual, free-flowing 

environment 

 Programming vs Serendipity 
o Diverse companies have different needs. 



 
Palm Center Redevelopment Master Plan Implementation Strategy Report 
 

 

 
18 

o Some firms in need of assistance or a connection with someone more experienced to 
execute or expand. Should mentorship be encouraged among members or should an 
outside mentor network be established? 

o Need to keep common areas and conference spaces open for users to allow natural 
connections, but managers may also need them for courses/trainings. 

Palm Center Concept Plan Opportunities 

Existing spaces are viable for creating a cowork space with moderate capital improvements. Coworking 
can also be one element within a space that holds a cluster of other programs like an incubator or 
events space. The natural, creative environment created in a coworking space can supply the business 
development center or incubator with a source for new companies, ventures, and products.  

Capital Attraction Strategy 

The model is essentially self-funded through rents.  

Finding renters:  

 Market to corporate Executive Suites members 

 Traveling/itinerant/working-from-home professionals 

 Freelancers & consultants (computer, design, photography) 

 Students 

 Partnerships with other cowork spaces (shared/dual memberships) 

Another option would be to approach global cowork chains that have yet to open in Houston. 

Recent Local Examples or Potential Partners 

 Global Cowork Chains/Networks: 
o WeWork (NY, Chicago, Austin, etc.) 
o The Hub – more of a brand for existing cowork spaces to join that links them into a 

global network 
o Business Class Net 

 Flexjobs:  a head-hunting service for workers who don’t want to work in a corporate 
environment 

 ShareSpace Houston – coworking (limited), though mostly an events space. Frequently rented 
for weeks long corporate trainings.  

 START Houston – dual coworking, tech incubator, with investor network and “Demo Day” 
pitching assistance 

 Vuka, Austin 

 5000 sf Cowork, 2000sf private desk rental space, & private offices for 5-10 companies 

 5000 sf additional events space 
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Comparison of Business Development Facility Models 

The following table compares and contrasts the different potential programming components related to 
small business development at Palm Center BTC.  Each characteristic listed in the left-most column is 
identified as being an essential or at least typical characteristic of the program component listed across 
the top row with an “X”; if a characteristic is found in some of a particular program’s instances but not 
always, an indication of frequency is given. 

Characteristic or Service 

Management 
& Technical 
Assistance 

Services 
Executive 

Suites 

Small 
Business 

Development 
Center 

Cowork 
Space 

Incubator or 
Accelerator 

Business Basics Coursework 
(Writing a Business Plan, Business 
Financing 101, Intro to Microsoft 
Office, Entity Formation 101, 
Working with the City, Social Media 
Marketing 101) 

X  X Often X 

Has a Physical Location where 
services are provided 

Sometimes X X X X 

Often located in a large corporate 
office building. 

 X Sometimes   

Often located in a small 
retail/office building near 
retail/coffee shops/activities 

Sometimes Not often Sometimes X  

Often located in or around a 
university setting 

Sometimes  Sometimes Not often  

Managed by a School, University, 
or Community College 

Sometimes  Sometimes Not often Often 

Value added coursework and 
programs (Advanced Quickbooks, 
Design software, coding, Startup 
Bootcamp) 

Sometimes  Sometimes Sometimes Often 

Industry Mentorship Programs   Sometimes Sometimes Often 

Assistance with accessing loans or 
financing (application assistance, 
identifying sources) 

Sometimes  Often Rarely Sometimes 

Access to Investor Network    Sometimes Often 

Business Advisor assigned to 
users/beneficiaries/entrepreneurs/
startups 

  Often  Often 

Private Offices available for 
users/beneficiaries/entrepreneurs/
startups 

 X Often X X 

Open space working area available 
for 

 Sometimes  X X 
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Characteristic or Service 

Management 
& Technical 
Assistance 

Services 
Executive 

Suites 

Small 
Business 

Development 
Center 

Cowork 
Space 

Incubator or 
Accelerator 

users/beneficiaries/entrepreneurs/
startups 

Business Services (computers, fax 
machines, printers, wifi) 

 X X X X 

Networking Activities for 
beneficiaries/startups 

  Sometimes Often X 

External marketing for 
beneficiaries/entrepreneurs/startu
ps (typically on the website) 

  Sometimes X X 

Startups usually will remain small- 
to medium-sized enterprises 

X  X X  

Competitive process for entry    Rarely** Often 

Desk/Office Rental Fee  X Sometimes X Not Often 

Once established, company will 
continue to use the space 

 Sometimes  Often Not Often 

Location includes social/lounge 
common areas 

     

Location includes kitchen common 
area 

 Sometimes Sometimes X X 

Focus on startup or new companies X Sometimes X  X 

Focus on existing businesses X X X  Rarely 

*Space and design has been a major discussion of what draws self-starting/creative companies.  

**Unless the model is industry-specific, but many will accept those that are closely tied to or synergistic with the 
user base. 

 

2. Small Business Exporting & Trade 

Houston is an international trade powerhouse. The Port of Houston is currently the largest Port in the 
country by tonnage. It is growing fast and is projected to grow even faster with the completion of the 
Panama Canal expansion and the planned Nicaraguan Canal. Houston’s two international airports 
service over 25 million passengers annually. Our railroad network is the second largest in the country. As 
the Houston economy grows, more and more companies will be able to access international trade 
networks and begin exporting goods and services. There will also be a growing need for companies to 
service the trade & logistics industries.  

Typical Organizations 

 SBDCs 

 EDCs 

 Cultural/Trade Groups 

o Embassies, Consulates 
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 Trade Partners 

o Canada, Mexico, Brazil, China, Netherlands 

 Data Banks, Think Tanks 

 Trade Facilities 

o Deep Water Sea Ports 

o Commercial Airports 

o Railroad Networks 

o Intermodal Facilities 

 Banks & Financial Institutions 

 Public Sector 

Typical Concerns and Needs  

 Increasing exports to boost local & national GDP 

 Planning for expansion 

 Increasing multimodal access to the Houston region 

Palm Center Concept Plan Opportunities 

 Parcels for development could be offered for a new trade/logistics training center  

 Past partnerships with community college could be leveraged for relocation of training programs 
or Maritime Academy  

 Business Launchpad – large Hispanic population could be strong candidates for small businesses 
in international trade  

 Proximity to Port of Houston and Hobby Airport 

 Parcels for development, possibly at below-market prices 

 Office space for lease, possibly at below-market rates 

 Opportunities to integrate activities with more general business development activities of HBDi 
and others 

 Public transit access to applicable labor pool (light rail and bus) 

Capital Attraction Strategy 

 HSBC Bank7 – targets international trade financing. Partnered with GHP on export report8 

                                                           
7 https://globalconnections.hsbc.com/us/en/special-features/made-for-trade 

8 https://globalconnections.hsbc.com/us/en/articles/new-houston-export-boom-could-create-55000-jobs 
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 Amegy Bank9 – EX-IM Working Capital Super-Delegated Lender. Winner of US Export-Import 
Bank’s Small Business Lender of the Year Award10. Can support transactions for EX-IM activities. 
May also be a good partner for training/workshops and conferences on small business trade 
financing 

 Port of Houston 

Recent Local Examples or Potential Partners 

Trade Facilities  

 Port of Houston Authority SBDP – Trade Link Workshops11 

 Port of Houston Authority – Trade Development & Marketing Division12 

 George Bush International Airport Houston (IAH)13 

Trade Organizations 

 US-Mexico Chamber of Commerce, Houston14 

 Asian Chamber of Commerce, Houston15 

Economic Development Organizations 

 GHP World Trade Center16 

 Houston Minority Supplier Development Council17 

Business Development Centers 

 UH SBDC International Trade Center18 

Education Providers 

 Junior Achievement19 – Global Marketplace, Exploring Economics 

 University of Texas, Latin America Network20 

                                                           
9 https://www.amegybank.com/business/specialized-solutions/international-banking 
10 http://www.bizjournals.com/houston/blog/money-makers/2014/05/houstons-small-businesses-see-a-boost-
in.html 
11 http://www.portofhouston.com/inside-the-port-authority/small-business-development/ 
12 http://www.portofhouston.com/business-development/trade-development-and-marketing/ 

13 http://www.fly2houston.com/iah-Air-Cargo 
14 www.usmcocgc.org 
15 http://www.asianchamber-hou.org/ 
16 http://www.houston.org/business/global/world-trade.html 
17 http://hmsdc.org/ 
18 http://www.sbdc.uh.edu/sbdc/International_Trade.asp 
19 https://www.juniorachievement.org/web/12623/26 
20 http://lanic.utexas.edu/ 



 
Palm Center Redevelopment Master Plan Implementation Strategy Report 
 

 

 
23 

 UH Center for Logistics & Transportation21  

Public Sector 

 Obama Administration National Export Initiative (NEI) NEXT Program22 

 Strategic Framework23 has been defined, but no program funds have been rolled out yet 

 Small Business Administration – Houston District Office - American Supplier Initiative (Buyer-
Supplier Matchmaking24 

 

3. Youth Entrepreneurship 

Entrepreneurship is seen as an opportunity to lower youth unemployment and develop an innate 
understanding of the creativity, leadership, and initiative required to succeed in the modern economy.  
It is also considered a strong alternative for students who may struggle with standardized learning and 
who have an innovative, entrepreneurial spirit.  

However, youth have unique barriers to entrepreneurship. Most traditional educational environments 
do not offer entrepreneurship programs or facilities for experimentation and innovation. They have 
issues with accessing enabling environments with specialized programs, as they are usually located 
outside of the traditional school context. Many youth, particularly young girls, may lack the confidence 
and tactile abilities to pursue and idea and build a product or take the risk of launching a venture. The 
limited experience of youth entrepreneurs means they require more hands-on learning, strong 
mentorship, and training on how to launch an enterprise. They also tend to have limited access to seed 
capital from traditional and non-traditional sources. Whether students leave such programs to actually 
start their venture, programs are considered valuable for the confidence and life skills students learn 
and bring with them into the job market or continued education. 

Programs are often short-term, such as a week-long camp or summer-long program. Incorporating a 
Youth Entrepreneurship Program may assist in strengthening the bonds of partnership with other non-
profits, education providers, and economic development organizations. It may also allow the manager 
to leverage additional funds, as many banks are beginning to provide grants for training and assistance 
for youth-targeted programs. 

Typical Organizations 

 Non-profits 

 Chambers, EDCs, EDOs 

 School Districts 

 Community Colleges 

 Universities  

 Philanthropic Organizations 

                                                           
21 http://sites.tech.uh.edu/cltp/ 
22 http://www.trade.gov/neinext/factsheet.asp 

23 http://www.trade.gov/neinext/neinext-strategic-framework.pdf 
24  
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Typical Concerns and Needs  

 Tracking indicators of success: participation, dollars generated (earnings, economic activity) 

 Sourcing funds for specialized programs for a small target population with limited research 
linking programs to long-term outcomes 

 Sourcing dedicated participants and linking them to the necessary resources for success in a 
highly specialized program 

 Many times, linking to lowering youth and young adult unemployment in disadvantaged 
neighborhoods 

 Linking participants to adequate mentorship networks 

 Sourcing funding for new ventures and entrepreneurs with very limited experience 

Palm Center Concept Plan Opportunities 

 Potential linkages to incubator/startup campus – cross-programming, cross-funding 

 Economic disadvantages of surrounding area will increase likelihood of funding 

 Workforce programs can also tie into youth development 

 Proximity to new Energy Institute High School25 

Capital Attraction Strategy 

 Private Banks – likely helpful partners for funding training and programming. Link program into 
existing entrepreneurship/incubator/accelerator programs. Leverage partnerships with 
educational institutions.  

o A loan assistance or insurance program may help youth entrepreneurs to access funding 
for startups.  

 Capital One, Goldman Sachs, Wells Fargo 

 Corporate Philanthropy 
o Kauffman Foundation for Entrepreneurship, Grants26 

 Cockrell Family Foundation27 

 Houston Endowment – a flexible investment fund28 with a range of applicable community 
development funds to apply to. Human Services/Economic Development/Youth Services 
Grants29 

 The Cullen Foundation30 

Recent Local Examples or Potential Partners 

 Small Business Administration (SBA) Young Entrepreneurs Resource Page31 

                                                           
25 http://www.bizjournals.com/houston/blog/drilling-down/2014/11/new-houston-location-chosen-for-energy-
institute.html 
26 http://www.kauffman.org/grants 
27 http://www.cockrell.com/foundation/ 
28 http://www.houstonendowment.org/Programs/HumanServices/Applications.aspx 

29 http://www.houstonendowment.org/Programs/HumanServices/ChildrenYouth/Default.aspx 

30 http://www.cullenfdn.org/grant-guidelines.html 
31 https://www.sba.gov/content/young-entrepreneurs-series 
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 Junior Achievement32 – America Works, Be Entrepreneurial, It’s My Business, & Career Success 
programs 

 Houston Rotary Camp Enterprise33: a 3-day startup boot camp for Houston youth,  

 Houston Lemonade Day 34– A national program designed more for children (elementary-middle 
school). Each city engages 100 children to put up a stand and draft a business plan.  

o Primary Local Sponsors listed: Comcast Business, Employer Flexible, Momentum, 
Holthouse Foundation, St. Christopher, Lupe Tortilla, Schlumberger, New Question 
Properties, Mayer-Brown 

 The Indus Entrepreneurs – Houston35: A Silicon Valley-based fund with branches in Austin, 
Houston, and DFW. Have start-up funds and services, including Youth Entrepreneurship 
programs (including Lemonade Day).  

 Houston - Texas Business Alliance, Youth Entrepreneurship Academy36: (Last year may have 
been 2013) for high school juniors, seniors, and college freshmen. 15 students per year. 6 
months of no-cost training on entrepreneurship development. Helped launch over 35 new youth 
businesses since 2009. 

o Primary sponsor:  Capital One 
o Other underwriters37:  AT&T, Houston Forward Times, Comerica Bank, Hewlett-Packard, 

Shell Oil Company, HEB, and CenterPoint Energy 
o Additional Partners38:  Empowered Entrepreneurs, Imagine Excellence, Inc., Love in 

Abundance, Newswire Houston, edOpps, & Houston Forward Times 

 San Antonio & Austin – Youth Venture Lab39 
o May be the only STEM-based entrepreneurial camp for kids in the country. 
o Tuition-based though they do provide need-based scholarships. 
o A very well-programmed non-profit with several specialized tracks focused on hands-on 

education for students (Ex40: Film & Musicpreneur, Urbanpreneur, High School Startup, 
Youth Startup, Girl Startup, Gamer, Maker, etc.). 

 Independent Youth41 – a National organization for youth entrepreneurship.  
o TrepStart Program42 – in partnership with Google, primarily day-long conferences. 

                                                           
32 https://www.juniorachievement.org/web/12623/26 
33 http://www.campenterprise.org/ 
34 http://houston.lemonadeday.org/ 
35 http://houston.tie.org/category/programs/ 
36 http://www.texasbusinessalliance.org/yea.html 
37 http://forwardtimesonline.com/2013/index.php/state-local/item/428-meet-the-houston-area%E2%80%99s-
latest-teenage-business-owners-capital-one-bank-and-the-houston-forward-times-help-texas-business-alliance-
celebrate-graduates-of-youth-entrepreneurship-academy 
38 http://forwardtimesonline.com/index.php?option=com_content&view=article&id=820:15-teenagers-chosen-
for-youth-entrepreneurship-academy-seek-to-become-texas-newest-small-business-owners-&catid=69:local-and-
state&Itemid=126 
39 http://venturelab.org/ 
40 venturelab.org/classes/ 
41 http://independentyouth.org/ 
42 http://independentyouth.org/what-we-do/teen-entrepreneurship-symposium/ 
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o Camp Inc. – a mix of a traditional summer camp with fishing and canoeing but also 
featuring business start-up coursework and ending with a pitch challenge.  

o 30 Day Entrepreneurship Challenge 

 

4. Healthcare Services, Training, and Information 

Healthcare is one of the three pillars of our economy and it is growing rapidly. Due to the size and 
growth of the Health & Medical Industry it is in an almost chronic state of workforce shortage. However, 
the Texas Medical Center is home to very large institutions with a significant amount of capital invested 
in capital-intensive research and disease centers. Expansion of teaching hospitals or investments from 
these main institutions outside of the Medical Center does not appear to be on their list of priorities. 
Opportunities do exist for partnering with workforce training institutions (community college and 
technical schools, similar to the Houston Community College’s Coleman campus off Main Street) and 
establishing neighborhood or regional service centers.   

Southeast Houston is already home to several small medical offices and outpatient service centers.  
However, the area’s demographics – the aging population and the high rate of families without 
insurance – mean there is still a great need for expansion in low-cost family and preventative care 
centers and home health services. The area’s higher rates of unemployment and relatively low levels of 
educational attainment are needs that could be met through a workforce program that partners with a 
moderate to large regional care center. The center could also be a strong partner for startups seeking 
opportunities for beta-testing software or other technologies for the Healthcare Industry. In this way, 
the Palm Center could be a mini-TMC with a combination of service provision, workforce development, 
and innovation.  

Typical Organizations 

 Medical Centers & Teaching Hospitals 

 Universities 

 Community Colleges 

 Technical Schools 

Typical Concerns and Needs  

 Supplying the fast-growing medical industry with qualified professionals 

 Supplying area education providers with sufficient qualified instructors 

 Workforce: technicians and assistants in high demand 

 Keeping workers trained on latest technology 

 Improving efficiency and cutting costs 

 Balancing patient safety with the need for more hands-on training and learning 

 Types of patients/market area: age, service needs, insurance coverage, accessibility of center 

Palm Center Concept Plan Opportunities 

 Parcels for development, possibly at below-market price 

 Office space for lease, possibly at below-market rates or negotiated rate if anchor tenant 

 Past partnerships with community college 

 Surrounding market area has limited intensive/emergency care but some outpatient offices 
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 Connection to Metro light rail and bus services 

 Direct thoroughfare access to Texas Medical Center  

Capital Attraction Strategy 

 TIRZ district (abatements or incentives)  

 TMC X/X+ - approach TMC as a partner in providing additional co-work/shared office space for 
new start-ups expanding out of the accelerator program.  

 Baylor 

 UH 

 CDBG (City of Houston Housing and Community Development Department) 

Recent Local Examples or Potential Partners 

Education & Training Providers 

 HCC Health Education43 

 Baylor  

 Lone Star 

 UH 

Workforce Development 

 Workforce Solutions, Gulf Coast Workforce Board, Health Care Industry Initiative44 – a demand-
driven approach to WD through strategic partnerships with health care industry through GHP 
who launched a Health Services Steering Committee. 

o Hired Karen Love to serve as industry liaison 
o Hired Dr. Richard Murray, an educator, to interview hospital administrators and identify 

on-the-ground workforce gaps. Murray found an even higher level of demand than data 
indicated, leading to wage wars & animosity between hospitals. Solutions focused on 
increasing trained staff at local educational institutions by supplying senior level nurses 
to teach courses and train teachers – sacrificing short-term for long-term. 

Medical Center 

 TMC X+45 - new collection of healthcare-oriented shared office spaces that neighbors the TMC X 
accelerator program. Already 60% rented 

 
  

                                                           
43 http://www.hccs.edu/continuing-education/departments/health/ 
44 www.wrksolutions.com/Documents/About/StudyInSuccess/Houston-CaseStudy.pdf - See Chapter 5. 
45 http://www.bizjournals.com/houston/print-edition/2015/04/10/new-coworking-space-targets-untapped-
health-care.html 

http://www.wrksolutions.com/Documents/About/StudyInSuccess/Houston-CaseStudy.pdf
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C. Workforce Development & Skills Training 

Overview 

As noted in the opening section of this report, Houston’s economy has been evolving toward both a 
strengthening of its core industries and a diversification into other growing sectors.  Oil / gas / energy, 
health care, and local and global trade remain pillars of the economy and are benefiting from 
improvements in hard and soft infrastructure made by both the private and public sectors.  However, 
the link between the needed skills and talents for these industries and the ability of the local population 
to fulfill these needs does not appear to be as strong as it should, which is a threat to both the efficient 
growth of these industries and to the economic mobility of the area’s population, particularly in 
Southeast Houston as was earlier noted. 

The Palm Center Business Technology Center’s location in Southeast Houston gives it great potential to 
help answer the workforce challenges these industries face.  HBDi should focus on these industry 
sectors to identify partners and design programs for workforce development partners. 

Growing Focus on Workforce Development  

Houston’s key industries require a range of workforce capabilities and skill levels. Accessing talent and 
resources are already a challenge for businesses in these sectors; as they continue to grow, gaps will 
widen and shortages could stymie growth. According to a recent skills gap report46 on the Houston 
Metro region Houston will have approximately 74,000 openings for mid-skilled jobs by 2017 – 33,700 of 
which are in occupations that support the city’s core industries (manufacturing, healthcare, energy, 
construction)47. According to industry leaders, the #1 and #2 cited reasons for shortages are: “shortages 
resulting from expansion of the city’s energy sector,” and “graduating an insufficient supply of workers 
locally.”  

  

                                                           
46 https://www.houston.org/upskillhouston/pdf/UpSkill-Full-Report.pdf 

47 https://www.houston.org/upskillhouston/pdf/UpSkill-Full-Report.pdf 
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Projected Average Annual Job Openings  

for Middle Skill Jobs, 2012-2015 

 

Source: TIP Strategies, 2014 

 

The report also sites a number of additional causes of the skill gap including: 

 Skills are continually evolving and training must be ongoing; 

 Retirement of skilled workers as Baby Boomers “age out” of the workforce; 

 Parents push many students into four-year degree programs who might otherwise pursue a 
skilled trade; 

 A youth culture no longer interested in traditional manufacturing; 

 Waning interest in STEM fields and careers. 

Identifying the causes for skill shortages can be relatively simple compared to the challenge of finding 
solutions. For instance, many job openings (31% according to the above report) will be in fields that 
require work-related experience. Though sometimes listed as “entry level” many available positions are 
the result of vacancies left by retirees. Furthermore, in many parts of the community, training programs 
exist bar are ill equipped to keep pace with industry demand. According to the Texas Center for Nursing 
Workforce, in 2010 Texas nursing schools turned away 11,217 applicants primarily due to lack of 
faculty48.  

In truth, strengthening the workforce pipeline is part of a national phenomenon, and cities are 
competing globally to attract and grow a 21st century workforce. The city, industry leaders, educational 
institutions, economic development entities, and community organizations must now increase 
cooperation and coordination of programs to meet the workforce challenge. HBDi’s role as a non-profit 
community development entity places them in an ideal role to serve as a convener of connections 
between public and private entities. The Palm Center redevelopment presents an opportunity curate 
unique programs and initiatives to meet the city’s challenges. 

                                                           
48 https://www.tha.org/HealthCareProviders/Advocacy/NursingCoalition/CoalitionFactSheet.pdf 
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Typical Organizations 

 Industry Leaders 

 Higher Education 

 Community colleges 

 Technical Schools 

 School Districts 

 Workforce development centers 

 Community development organizations 

 Economic development non-profits 

Typical Concerns and Needs  

 Closing industry skills gaps, industry growth 

 Economic performance 

 Employment rates in a target area 

 Continuing education and upskilling – keeping workers updated on modern technology and 
improving efficiency 

 Metrics (for access to grants/funding): # of enrollees, completion rates, certificates, 
employment, earnings, women or minorities served, low-income individuals served 

 Linking programs to higher education opportunities 

Palm Center Concept Plan Opportunities 

 Parcels for development, possibly at below-market prices 

 Office space for lease, possibly at below-market rates 

 Past partnerships with community college 

 Large population of unemployed in surrounding area 

 Public transit access to applicable labor pool (light rail and bus) 

Capital Attraction Strategy 

 Texas Workforce Commission – Skills Development Fund49 

 US Department of Labor (DOL) Grants50 

                                                           
49 http://www.twc.state.tx.us/partners/skills-development-fund 
50 http://www.dol.gov/dol/grants/funding-ops.htm 

Career Opportunities through 
ExxonMobil CCPI 

 Analyzer Technology 

 CADD 

 Computer Maintenance 

 Electrical Technology 

 Engineering Technology 

 Fieldbus Technology 

 Instrumentation 

 Machine Technology 

 Millwrighting 

 Pipefitting 

 Process Technology 

 Production Technology 

 Supply Chain Management 

 Welding 

 

http://gulfcoastcc.org/ccpi/analyzer-technology.php
http://gulfcoastcc.org/ccpi/cadd.php
http://gulfcoastcc.org/ccpi/computer-maintenance.php
http://gulfcoastcc.org/ccpi/electrical-technology.php
http://gulfcoastcc.org/ccpi/engineering-technology.php
http://gulfcoastcc.org/ccpi/fieldbus-technology.php
http://gulfcoastcc.org/ccpi/instrumentation.php
http://gulfcoastcc.org/ccpi/machine-technology.php
http://gulfcoastcc.org/ccpi/millwrighting.php
http://gulfcoastcc.org/ccpi/pipefitting.php
http://gulfcoastcc.org/ccpi/process-technology.php
http://gulfcoastcc.org/ccpi/production-technology.php
http://gulfcoastcc.org/ccpi/supply-chain-management.php
http://gulfcoastcc.org/ccpi/welding.php
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o TechHire Grant Competition51 – Obama Administration made $100 million available to 
DOL for training programs for low-income persons in the field of technology and 
computer science. So far 14 communities have received funds including San Antonio 
(partnership between San Antonio Area Economic Development Foundation & Bexar 
County Economic Development). 

 US Department of Labor (DOL) Employment & Training Administration (ETA)52 Grants – grant 
areas53 rotate but focus on target populations (persons with disabilities, youth, women, H1-B 
visa holders, formerly incarcerated adults, among others).  

o ETA, Workforce Innovation Fund Grants54 - $147 million fund created to cultivate and 
test innovative approaches to workforce training and encourage the replication of 
evidence-based practices in the workforce development field. $6 million went to 
Workforce Solutions Inc. in McAllen, TX. Funds may no longer be available.  

 HUD Community Development Block Grants55 

 DOL/HUD Youthbuild56 – provides economically disadvantaged youth (16-25) to gain hands on 
construction or rehabilitation training of low-income housing or housing for the homeless. 
When not on the construction site participants are provided with education, social services, 
counseling, and leadership training.   

 HUD Community Outreach Partnership Center Program57 – provides 3-year, $400,000 grants to 
universities and colleges working jointly with community groups and local government on a 
variety of urban issues. Many of the projects provide for outreach of campus technical resources 
to enhance job training, education, and access to human services.  

 HUD Economic Development Initiative58 - supplements GDBG programs by putting additional 
equity into communities for new construction of a range of projects (retail, entertainment, etc.). 

 HUD Community Renewal Initiative, Empowerment Zones/Enterprise Communities (EZ/EC)59 

 DOL/HUD Step-Up60: apprenticeship program for low-income persons through partnerships with 
housing agencies, labor unions, employers, and supportive services providers.  

                                                           
51 https://www.whitehouse.gov/issues/technology/techhire 
52 http://www.doleta.gov/ 
53 http://www.doleta.gov/grants/grants_awarded.cfm 
54 http://www.dol.gov/opa/media/press/eta/ETA20121237.htm 
55http://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/communitydevelopment/program
s 
56 https://www.youthbuild.org/ 
57 HUD’s Workforce Development Initiatives. www.hud.gov/wlfrefrm.html 
58 http://portal.hud.gov/hudportal/HUD?src=/hudprograms/edi 
59 
http://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/economicdevelopment/programs/rc 
60 http://portal.hud.gov/idc/groups/public/documents/hudgov_html/html_progdescrip_step_up.html 



 
Palm Center Redevelopment Master Plan Implementation Strategy Report 
 

 

 
32 

Recent Local Examples or Potential Partners 

Workforce Development 

 Workforce Solutions, Training Provider Network61 – provide training in one of three areas (Basic 
Skills, Occupational Skills, Upgrade Training) 

o Identified Targeted Industries62 
o Industry Associations63 

 Workforce Solutions, Gulf Coast Workforce Board, Health Care Industry Initiative64 – a demand-
driven approach to WD through strategic partnerships with health care industry through GHP 
who launched a Health Services Steering Committee. 

 SER Jobs for Progress65 - focused on construction, manufacturing and, technical skills 

o GED and basic education programs tied to workforce programs 
o Skilled trades: Welding, Forklift, Concrete Countertops, HVAC Technician 
o Building Trades: NCCER CORE Construction, Advanced CORE, Concrete Technician 
o Environmental Training: Green Contractor, Youth Role in the Green Environment, 

Weatherization Worker, Energy Analyst 
o Safety Training: OSHA 10-Hour, Defensive flagging 
o This Way Ahead (TWA): job readiness training and path to internships for youth 
o YouthBuild: targeted GED and job programs for youth/young adults 

 Genesys Works66 – Houston-based workforce development non-profit serving economically 
disadvantaged high school seniors. They focus their efforts on training and professional 
development for employment with large corporate industry partners (locally: Halliburton, Baker 
Hughes, Texas Children’s Hospital, and Gensler). They also have a substantial internship 
program.  

 Houston Area Urban League – Employment Orientation, Job Club, customized training programs 

 Junior Achievement67 – Our City, Our Region, Economics, Job Shadow 

o Recently68 received $3 million investment from Dallas-based AT&T, “to improve 
technology” and to launch a new office in Washington DC.  

                                                           
61 http://www.wrksolutions.com/for-individuals/training-and-education 
62http://www.wrksolutions.com/Documents/Individuals/faj/highskillprofile/Targeted_Industries.pdf 
63 http://www.wrksolutions.com/for-employers/key-industry-sectors/industry-solutions/energy-
industry/associations 

64 www.wrksolutions.com/Documents/About/StudyInSuccess/Houston-CaseStudy.pdf - See Chapter 5. 
65 http://www.serhouston.org/ 
66 http://www.genesysworks.org/houston/ 
67 https://www.juniorachievement.org/web/12623/26 
68 http://www.bizjournals.com/houston/morning_call/2015/02/at-t-donates-millions-to-houston-based-
workforce.html 

http://www.wrksolutions.com/Documents/About/StudyInSuccess/Houston-CaseStudy.pdf
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Education Providers 

 UH Center for Logistics & Transportation69  

 Community College Petrochemical Initiative70 - $500 Million went to area CCs to build and 
promote 2-year technical programs to serve workforce needs. 50,000 students and over 50 
teachers will benefit over 5 years.  

o Houston Community College Energy Institute71 - North East Campus – Gulf Coast 
Technology Articulation Program (GCTAP), Texas Renewal Energy Education Consortium 
(TREEC) 

o Lone Star College Energy & Manufacturing Initiative 

 San Jacinto College Energy Programs – Process Technology, Instrumentation Technology 

 San Jacinto College Maritime Program 

Private Industry 

 AT&T Aspire72, Udacity Nanodegree Program – Udacity is an online education platform utilizing a 
Massive Open Online Classroom (MOOC) format. The MOOC format allows classes to be more 
accessible to students all over the world. Classes are designed on the principle of lifelong 
learning and are created to service the ongoing up-skilling needs for workers.  

Economic Development Organizations 

 Port of Houston Partners in Maritime Education73 - new Maritime Academy located on the 
Bayou East End). Working with 4 school districts on internship programs and special training. 
Students can become OSHA certified and acquire 2 logistics certificates prior to graduation.  

 Greater Houston Partnership, UpSkill Houston74 

 Economic Alliance of the Houston Port Region – Workforce Development Task Force75 

 Bay Area Economic Partnership – Maritime Education Programs76 

 

 

  

                                                           
69 http://sites.tech.uh.edu/cltp/ 
70 http://news.exxonmobil.com/press-release/exxonmobil-fund-training-program-houston-area-chemical-industry-
jobs 
71 http://northeast.hccs.edu/departments/energy-programs/ 
72 http://about.att.com/content/csr/home/people/at-t-aspire.html 
73 http://www.txgulf.org/academies.php 

74 https://www.houston.org/upskillhouston/ 
75 http://www.allianceportregion.com/task-forces/work-force/ 
76 http://www.bayareahouston.com/content/Regional_Profile/maritime 
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D. General Real Estate Development 

While various types of economic development and health services organizations may provide significant 
anchor components for future growth at Palm Center BTC, the plan also calls for the site to fulfill existing 
and future market demand for various types of real estate uses.  This report categorizes these uses into 
three principal types:  a meetings and events facility, retail / commercial and office space, and 
residential. 

1. Conference and Events Facility 

Overview 

A common request from the Southeast Houston community has been for a quality meeting facility 
venue that could be utilized for both larger events such as banquets and also organization meeting, such 
as for local community groups.  It is possible that existing Building D, which is vacant, could be 
transformed into such a facility. 

The unique nature of this Plan component, compared to other components, mean that HBDi will need to 
approach development and operation of this facility differently from the other components.  Research 
by CDS on other meeting and event facilities administered by nonprofit organizations led to the 
conclusion that it would be best for HBDi to contract out the administration and most operation of 
whatever is built at Palm Center.  The nature of the associated tasks would take up too much of HBDi’s 
time and be too unrelated to HBDi’s core expertise. 

CDS’ research indicates the larger event / banquet facility will likely have the greatest demand, at least 
in the early years.    

Typical Organizations 

 Existing event facility operators – it is suggested that HBDi contact operators of existing event 
facilities in Houston to see whether they would be interested in contracting for management 
and day-to-day physical upkeep.  Having a dedicated sales person to bring in business will be 
important.77 

 Catering would also come from outside due to expense of on-site kitchen and on-staff chef are 
quite expensive 

 Small business creation - the possibility exists of creating a new entrepreneurial business or 
businesses to oversee operations of a meeting / event facility that would be treated as an HBDi 
client receiving small business development services 

Typical Concerns and Needs  

 High facility utilization rate  

 Sufficient rent revenue on the part of some customers to cover maintenance and operating cost, 
even if full rental rates are not charged to local nonprofit groups 

                                                           
77 Interview with Ms. Deborah Anderson, Pyramid Community Development Corporation, May 27, 2015. 
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 Adequate upkeep of facilities 78 

Palm Center Concept Plan Opportunities 

 Building D could be converted into this type of facility in an early phase of the overall Plan 

 Or, on uncommitted parcels – a developer could build  a completely new building; this would be 
more likely if a potential economic development services partner made a major commitment as 
an anchor tenant in the near term 

Capital Attraction Strategy 

 The facility will need much more than discounted community groups to achieve break-even. 

 Strong potential for meeting facility demand could come from the Hispanics who have 
numerous family-oriented events. 

Recent Local Examples of Potential Partners 

HBDi will need to contact event facility operators to investigate whether existing operators would be 
willing to do that at Palm Center; HBDi could execute a lease agreement to do that.  Or, as noted above, 
treat the events center administration as a small business creation opportunity. 

2. Retail, Commercial, and General Office Space 

Overview 

The Market Study prepared as part of the Palm Center Redevelopment Plan showed that opportunities 
do exist for traditional real estate development on the site, but they are, in the near term at least, 
limited in nature.  HBDi will need to exercise care in ensuring that it is targeting the right audiences and 
engaging dedicated real estate professionals who understand the potential of the site as well as the 
nature of the challenges presented by the local market. 

Working with the right real estate brokers to lease built space will be critical.  Typically brokers specialize 
in either retail / commercial or office uses, not both.  The Redevelopment Plan conceives retail / 
commercial uses to be ground-floor occupants of office or residential properties.  Employing the services 
of a broker who specializes in “pioneering” retail will be vital for success in attracting the most 
appropriate users for that space as it is built – and that broker is likely to be different from the 
developer or broker who is marketing the use occupying the upper floors.   

Furthermore, HBDi (or whoever is the landlord for the commercial space) will need a broker who can 
search out and network with independent restaurateurs, as most typical sit-down restaurant chains 
(“credit tenants”) will not be accepting of the current demographic profile in the market area.  The 
broker will need to working with HBDi to identify new restaurant entrepreneurs, perhaps coming out of 
HBDi-affiliated small business development programs, who have the capability to produce quality 
offerings and are sufficiently capitalized to get through the early highest-risk period of operations after 
opening. 

The initial phases of redevelopment will include the re-cladding of the existing buildings and addition of 
improved landscaping.  This investment is of a lower order of magnitude than construction of new 

                                                           
78 Interview with Ms. Antoinette Fernandez, United Way, May 18, 2015. 
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buildings.  HBDi has an existing income stream, and leverageable assets (the property), which could 
provide the funds or financing collateral with which  

Typical Organizations 

 Private for-profit developers 

 Not-for-profit community development corporations 

 Owner-users 

 Anchor tenants 

Typical Concerns and Needs  

For Developers / Investors / Owners 

 Minimizing risk relative to up-front investment and potential return 

 Maximizing rental revenue  

 Adequate exit / sale prospects  

 Market area growth and improvement (demographics and demand), leading to high occupancies 
and lease rate appreciation 

For Occupants 

 Maximizing operational success / profits – ensuring that occupancy costs are not out of 
proportion to operational revenue potential 

 Maximizing capture of market area spending – retail businesses will want a location that can 
best take advantage of existing and evolving markets through having good access, exposure, and 
management of the surrounding environment 

Palm Center Concept Plan Opportunities 

Site Features 

 Access to freeways and wider region – this will be most valuable for office tenants, such as 
economic or social service organizations, who will need to access customers or constituencies 
that hail from a wide geographic area such as greater Southeast Houston 

 Light rail access – will improve access to the site for UH students, potential labor pool in 3rd 
Ward and EaDo; raise awareness of Palm Center BTC as a location in the city; and add positive 
human activity to the area on a consistent basis throughout the day 

 Ample land and parking, flexibility of Concept Plan – will also improve vehicle access to and 
through the site 

 Proximity to universities and Texas Medical Center – the daytime population of these campuses 
could help support retail and dining, as well as improve awareness of space availability for office 
occupants 

 Improving area - nearby developments are creating a node of improvement around the Griggs 
Road and MLK Blvd. intersection that generates the perception of positive economic momentum 
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 On-site activity and population (for retail and service businesses) – office employees, YMCA 
patrons, and visitors to / customers of office space occupants represent potential daytime 
patronage to stores and dining establishments 

Incentives / Financial Advantages 

 HBDi capital cost incentives to developers – offering of below-market land; more generous / 
inexpensive financing (through CRA, New Markets Tax Credits, public grants, other mechanisms 
available to HBDi as a community development organization) 

 HBDi occupancy cost incentives - if HBDi remains landlord of new office and retail / commercial 
space, below-market-rate lease rates relative to quality of space; may want to only offer to 
certain types of tenants such as those involved in business development programs or other 
economic development services described elsewhere in this report 

 Particular incentives to café / restaurant operators – building space first at HBDi’s / landlord’s 
cost (including kitchen hard infrastructure such as vent hood and grease trap) to minimize up-
front capital expenditure by tenant; will allow potential for higher rent as tenant should have 
less debt service for tenant improvement expenditures 

Capital Attraction Strategy 

 Internal financing (HBDi revenue and assets) 

 Ground leases to developers – can provide capital for other HBDi activities or future rounds of 
Redevelopment Plan implementation; RFQ/RFP notices to real estate-related organizations  
describing specific sites and potential incentives or financial assistance could provide a way of 
reaching a high level of awareness 

 Community Reinvestment Act – as the demographics show the local market area around Palm 
Center BTC to still be low to moderate income, financing real estate investments on the site 
could help banks meet their CRA objectives 

 Other local bank lending – banks which often make construction lending investments might 
perceive Redevelopment Plan projects as worthy of their interest even without CRA 
requirements 

 New Markets Tax Credits – much of the Southeast Houston area which would be served by the 
occupants of office and retail / commercial occupants on the site is within Census tracts that 
qualify for NMTC eligibility 

 Major institutions (health care, universities) – Palm Center BTC could provide an affordable site 
for programs or uses that are not critical to place within existing campuses 

 City of Houston / public funds (CDBG, Section 108, Chapter 380 agreements etc.) – certain public 
funds can be spent on or used to subsidize privately owned development projects, particularly if 
such projects fall under the City’s economic development goals; the general area of Palm Center 
BTC has been identified as a target area for concentrated and sustained public investment 
efforts, so assisting development on the site would be seen as a furthering of an existing City 
effort 

 U.S. Small Business Administration (to assist tenants with rent) 
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 EB-5 investors – HBDi would need to go through a Regional Center or become one itself to have 
a development project qualify for EB-5; creation of at least 10 jobs would also need to be 
promised; financial return for the investors does not need to be as high as for traditional 
investors because EB-5 investors are usually more interested in obtaining the U.S. residency 
conferred through the program 

 Other government agencies, notably those that need a larger or revamped physical presence in 
the area and could provide a long term tenant base 

 Philanthropic organizations and social entrepreneurship investment groups 

Recent Local Examples of Potential Partners 

Developers / Investors 

 “Pioneering” retail developers such as Rob Johnson Interests and Wulfe & Co. 

 Developers of small-scale office and cowork space in EaDo and the Museum District 

 Fee developers, especially those who have worked with institutional and government users for 
office space 

Tenants / Occupants 

 Independent local restaurateurs who are seeking more affordable space and are willing to locate 
outside traditional successful locations; recent examples include Kitchen 713 in the East End, the 
Doshi House in the 3rd Ward, the Breakfast Klub in Midtown, and Bohemeo’s in Eastwood 

 The 80 partner institutions of the Texas Medical Center, who have developed or leased locations 
for medical office or administrative functions outside the TMC campus (example:  St. Luke’s 
administration in Midtown) – could provide anchor tenant for new building and address 
community social objectives of these organizations 

3. Residential 

Overview 

Although the Redevelopment Plan calls for vertical integration of residential uses with ground-floor 
commercial uses, the typical actors and available capital / grant opportunities can vary considerably 
between residential development and commercial.  Thus residential uses are described in this section on 
their own. 

The Market Study found that there are near term opportunities for market-supported residential uses.  
However, market support in the immediate area will focus on renters and home buyers of more 
moderate incomes, rather than those who can afford new high-end apartments and townhomes in 
areas of central Houston that are further along in terms of gentrification and revitalization.  While this is 
in some ways a limiting factor, it does open up the possibility for certain types of government assistance 
in terms of subsidies, etc. for moderate income and workforce housing development.  It should be noted 
that the intended development would not target low income households, but instead those that are 
middle or working class in the conventional sense who have disposable income but not of a sufficient 
level to find the very high prices of newer “luxury” housing close to Downtown to be financially 
manageable. 
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Typical Organizations 

 For-profit developers of market-rate multifamily / mixed-use projects – privately financed 
developers more likely than publicly traded or institutionally financed (pension funds etc.) firms 

 For-profit developers of subsidized / government-assisted residential projects (seniors housing, 
workforce housing) 

 Not-for-profit multifamily and single family developers (including local community development 
corporations) 

Typical Concerns and Needs  

 Sufficient financial returns from rents or sales to create a satisfactory financial return on 
investment 

 Rapid absorption (market demand) 

 Tenant stability and credit-worthiness 

 Lease rate appreciation potential 

 Manageable maintenance / operating costs 

 Adequate exit / sale potential 

Palm Center Concept Plan Opportunities 

Site Features 

 Light rail station proximity – a strong marketing point for multifamily in particular, and for 
potential residents wanting good access to UH campus 

 Several potential sites identified in Redevelopment Plan 

 Initial phase may not require structured parking 

 Nearby amenities of YMCA, new library, and other retail / services at Village at Palm Center and 
on site at Palm Center BTC 

 Proximity to Fiesta and HEB grocery stores 

 Across street from Park at Palm Center; MacGregor Park one light rail stop away 

 Other redevelopment sites possibly available on north side of Griggs, east of Cityside Crossing 
Apartments, or west of MLK / ITEX project 

Incentives / Financial Advantages 

 HBDi capital cost incentives to developers – offering of below-market land; more generous / 
inexpensive financing (through CRA, public grants, HUD financing, other mechanisms available 
to HBDi as a community development organization); New Markets Tax Credits (if mixed-use with 
commercial space) 

 Stated support for proposed Low-Income Housing Tax Credit projects, but only those which are 
targeted to moderate-income residents (80% area median income) or possibly seniors, but not 
low-income family households 
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 HBDi occupancy cost incentives - if HBDi remains landlord of new office and retail / commercial 
space, below-market-rate lease rates relative to quality of space; may want to only offer to 
certain types of tenants such as those involved in business development programs or other 
economic development services described elsewhere in this report 

Capital Attraction Strategy 

 Ground leases - will allow HBDi to receive income without development and management 
responsibility; can be offered at below market rate to attract preferred developer; ground lease 
revenue can build up funds to acquire redevelopment sites north of Griggs and elsewhere 

 Leverage other Palm Center equity to acquire off-site redevelopment parcels that could be 
offered for sale or ground lease 

 Place RFQ/RFP notices in the publications of real estate-related organizations with specific sites 
and incentive packages described 

Recent Local Examples of Potential Partners 

 ITEX – for-profit developer of income-restricted and mixed-income residential projects; 
developing the Village at Palm Center now 

 Avenue CDC and other local community development corporations 

 Local townhome developers familiar with Southeast Houston, Riverside Terrace, EaDo, East End, 
5th Ward 
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E. Public Space, Infrastructure, and Facilities 

Overview 

Some elements of the Redevelopment Plan, such as the METRO station area plaza, improved 
streetscape and landscape along Griggs and other public streets, and modifications to those roadways to 
facilitate ingress and egress to the property, will be located either in the public right of way or be 
intended to be accessible to the general public.  If any parking is intended to serve METRO customers, 
that would qualify as well. 

These types of improvements are eligible to receive public funds for design, construction and, in some 
cases, maintenance.   

Typical Organizations 

Any improvements to the public rights of way would also require approval of the agency or agencies 
that hold the right of way easement.  In the case of Griggs, MLK Blvd., and Beekman Road, those 
agencies would be the City of Houston and METRO.  

At Palm Center, the Greater Southeast Management District (GSEMD) and City of Houston Tax 
Increment Zone #7 (TIRZ 7), are active in funding design, construction, and maintenance of capital 
improvements in this area. 

Typical Concerns and Needs  

 Note:  most public agencies, but cities in particular, have multiple, vague, and sometimes 
conflicting goals 

 Fulfilling obligations to taxpayers / constituents 

 Improving image of elected officials 

 Minimizing negative impact of project expenditures on budget 

 Minimizing liability 

 (City of Houston) Improving property tax base 

 (METRO) Improving ridership 

 (TIRZ 7) Enhancing environment for private development and attractiveness to business and 
residents within its boundaries 

 (GSEMD) Providing services to commercial property owners beyond what could be expected 
from the City of Houston and that enhance the success and marketability of those properties 

Palm Center Concept Plan Opportunities 

 Revitalization focus area - City of Houston has designated area around Palm Center as an area 
for focused multi-dimensional investment  
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 Remaining redevelopment potential - nearby derelict or underutilized commercial properties, 
returning low tax revenue to the City and not generating METRO ridership (even discouraging 
it), would be further encouraged redevelop 

 Public engagement in place - surrounding residential homeowners communities are organized, 
used to working with public entities, and generally support investment in the area 

 Lowered bureaucratic and funding hurdles - TIRZ 7 could provide a more local and more 
immediate source of capital improvements funding 

 Pre-existing HBDi / City of Houston relationship – HBDi was birthed by the City of Houston and 
maintains a strong relationship, particularly with the Housing and Community Development 
Department 

Capital Attraction Strategy 

 Federal grants through City of Houston – annual HUD funds such as CDBG ($3 to $4 million per 
year for Houston) can be used for the public improvements proposed in the Redevelopment 
Plan; must be included in City’s Annual Consolidated Plan prepared by Housing and Community 
Development Department (next opportunity 2016-2020 Plan); demographics of Palm Center 
area and nature of functions provided on site make Redevelopment Plan elements eligible for 
funding because they will serve lower income and historically disadvantaged populations 

 Federal transportation grants through City of Houston and H-GAC – improvements to walkability 
and transit access can qualify for funding through certain types of transportation programs of 
the federal government; must be included in Houston-Galveston Area Council’s Regional 
Transportation Plan (RTP) and Transportation Improvement Program (TIP), most likely as project 
of the City of Houston or TIRZ 7; note that federal transportation funding levels and criteria 
have become more uncertain and competitive in recent years, this is expected to continue 

 H-GAC grants – H-GAC offers the “Downtown Public Spaces Improvement Program”, primarily 
meant for downtowns, but also eligible for use in “a recognized community gateway of a 
community in the H-GAC region” under which the Palm Center station area might qualify; 50% 
matching grants up to $25,000; help fund improvements such as public plazas79 

 TIRZ 7 – Any project within TIRZ 7’s boundaries that is either within the public right of way or 
will be accessible to the general public could receive TIRZ funding assistance, for design or 
construction; the TIRZ can also act as local match partner for federal grants 

 GSEMD – the District can fund maintenance and enhancement programs for public rights of way 
and facilities; already has role in maintenance of Park at Palm Center; note that the District has 
limited funding and organizational capacity which must be spread over a wide area of the city 

 Harris County – County unlikely to play strong role in funding most public improvements in the 
Redevelopment Plan, but has strong interest in Palm Center due to presence of offices for 
several county agencies 

                                                           
79 Houston-Galveston Area Council website, retrieved June 2015 
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 Private philanthropic organizations – strong precedent in Houston for private philanthropic 
funds being used for public improvements; wide range of foundations and special-purpose 
501(c)(3) organizations to raise funds 

Recent Local Examples of Potential Partners 

 TIRZ 7 streetscape improvements along Griggs Road, upcoming new Young Branch Library, Park 
at Palm Center 

 Houston Parks Board and others, Bayou Greenways 

 METRO construction of Beekman Road turning lane across light rail alignment 

 City of Houston CDBG funds for Deluxe Theater in 5th Ward 

i “Small Business Failure Rates & Causes” by Gary Brownlee. ISBDC. February 13, 2014. ISBDC.org 

ii “The Problems with Incubators, and How to Solve Them” by Sramana Mitra, Harvard Business Review. August 26, 2013. 
HBR.org. 

iii Mitra, 2013.  
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