
NEAR NORTH 
COMMUNITY AREA PLAN 

Planning Team Meeting 4 Summary | Housing and Economic Development 



 

City of San Antonio Planning Department [2025] 
Page: 2 

PLANNING TEAM MEETING 4 SUMMARY 

1. Date, Time, Location 
 Date: May 20, 2025 

 Time: 5:45 – 7:45 p.m. 

 Location: Virtual (Zoom) 

2. Attendees 

Attendees included members of the Near North Community Area Plan Planning Team, staff 

from the City of San Antonio Planning Department, and project consultants from MIG and EPS. 

The Planning Team comprises a diverse group of stakeholders from the Near North Community 

Area, including representatives of neighborhood associations, residents, business owners, 

community leaders, employers, and major institutions. 

PLANNING TEAM 

 Austin Kelm (Woodlawn Lake NA) 

 Bill Aylor (River Road NA) 

 Cosima Colvin (Beacon Hill Area NA) 

 Cynthia Spielman (Beacon Hill Area NA) 

 Drea Garza (Monticello Park NA) 

 Frank Fonseca (Maverick NA) 

 Gemma Kennedy (River Road NA) 

 John Watson (Jefferson NA) 

 Mary Johnson (Monte Vista Terrace NA) 

 Mel Davis (Martinez Creek NA) 

 Paul Garro (Basilica of the National Shrine of the Little Flower) 

 Rebecca Rockymore (Keystone NA) 

 Tony Garcia (Monte Vista Historical Association) 

 Veronica Escalera-Ibarra (VIA Metropolitan Transit) 

 Victoria German (Monte Vista Historical Association) 

STAFF 

 Jacob Howard, CoSA Planning Department, Project Manager 

 Chris Ryerson, CoSA Planning Department 

 Marcia Boyle, MIG, Project Consultant 

 Marco Hinajosa, MIG, Project Consultant 

 Matt Prosser, EPS, Project Consultant 
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3. Meeting Purpose & Agenda 

The purpose of the meeting was to discuss housing and economic development in the area. 

During the meeting, the Planning Team identified challenges and barriers related to housing 

and participated in a SWOT analysis focused on economic development in the Near North. This 

was the first of two Planning Team meetings dedicated to housing and economic development. 

AGENDA 

 5:45 – 5:50: Welcome and Introductions 

 5:50 – 6:00: Review of Vision and Goals 

 6:00 – 6:35: Housing and Jobs Opportunities / Challenges Presentation 

 6:35 – 6:45: Housing and Jobs Mentimeter Online Survey / Poll 

 6:45 – 7:35: Housing & Jobs Activity 

 7:35 – 7:40: Presentation of the Preliminary Working Draft Land Use 

 7:40 – 7:45: Next Steps / Meeting Adjourned 
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4. Review of Draft Vision and Goals 

Before beginning the discussion on housing and economic development, an updated draft of 

the Vision and Goals—revised based on feedback from Planning Team Meeting 3—was 

presented to participants, with changes highlighted. Below is the updated draft of the vision 

and goals that was shared at the meeting: 

DRAFT VISION AND GOALS PRESENTED AT PLANNING TEAM MEETING 3 

The Near North Community Area preserves its many historic and cultural resources for future 

generations, encourages connections among the diverse residents and organizations of the 

area, and supports compatible growth within established and historic neighborhoods. New 

investments and safe mobility options respond to existing neighborhood character and advance 

community goals of high quality of life, resiliency and sustainability, and diverse housing that 

serves residents at every stage of life. 

1. Preserve and activate historic places and structures while promoting high-quality, context-

sensitive development that respects existing community character.  

2. Support a range of accessible and supportive housing opportunities for residents at all 

stages of life. Prioritize the preservation of existing homes, reducing displacement, and 

supporting first-time homebuyers, long-time residents, and older adult populations. 

3. Improve safe and accessible connectivity for all ages throughout the area with expanded 

walking, biking, and transit options that encourage transit use and address current 

challenges like high-speed roadways and disconnected sidewalks. 

4. Support and grow local and small businesses by building on the area’s economic strengths 

and cultural identity, while aligning new investment with community priorities. 

5. Create and enhance safe, vibrant, and walkable mixed-use corridors that support local, 

neighborhood-serving businesses and services and connect area residents and visitors to 

green spaces. 

6. Preserve, protect, and expand parks, green space, and outdoor gathering areas, ensuring 

equitable access to natural assets and addressing environmental needs such as flooding and 

urban heat.  

7. Strengthen connections among residents of all ages, organizations, and small businesses 

through targeted outreach, inclusive events, and communication strategies that build 

community pride and shared identity.  

8. Enhance neighborhood safety, comfort, and resilience through infrastructure improvements 

that address stormwater issues, rail adjacency concerns, and other localized conditions. 

COMMENTS RECEIVED ABOUT THE DRAFT VISION AND GOALS: 

Only minor changes to the Vision and Goals were made following Planning Team Meeting 3. 

Generally, the Planning Team acknowledge the updates added clarity. Two comments from the 

Planning Team noted that the Vision and Goals were still not specific enough to the plan area 

and that the word activate remained poorly defined. 
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5. Housing and Jobs Opportunities / Challenges Presentation 

The project’s housing and economic development consultant, EPS, provided a high-level 

overview of existing conditions in the plan area related to housing and economic development. 

The presentation included summary statistics on recent changes in population, households, and 

housing units, as well as demographic information such as age, household size, and tenure, and 

the percentage of renters versus owners. Additional data highlighted the condition of the local 

housing stock and trends in affordability. Employment information shared in the presentation 

included statistics on the size of the area's employment base, common job types and key 

industries, and estimated wages for local workers. 

[For the full presentation that includes all the statistics presented see the presentation slides 

attached at the end of this summary.] 

6. Housing and Jobs Mentimeter Online Survey / Poll 

The first activity participants engaged in was a digital poll conducted through the online 

platform Mentimeter. Planning Team members could access the poll by following a link shared 

in the meeting chat or by scanning a QR code to participate using a mobile device. Two 

questions were asked: What housing types could your area use more of? (Select up to four,) and 

What are the attractive/positive attributes about housing in the Near North Community Area? 

WHAT HOUSING TYPES COULD YOUR AREA USE MORE OF? 

 Senior Housing/Assisted Living……………………………………..60% 

 Duplexes/Triplexes/Fourplexes……………………………………. 53% 

 Mixed-Use Buildings……………………………………………………. 53% 

 Tiny Homes/ADU…………………………………………………………. 47% 

 Townhomes………………………………………………………………….47% 

 Single-Family Homes……………………………………………………. 40% 

 Apartments…………………………………………………………………. 07% 

 Student Housing………………………………………………………….. 07% 
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WHAT ARE THE ATTRACTIVE/POSITIVE ATTRIBUTES ABOUT HOUSING IN THE  

NEAR NORTH COMMUNITY AREA? 

 Loyalty

 Character (maturity/established)

 Same as past answer

 Walkable, historic character, proximity to downtown, local businesses

 Proximity to city center, schools, colleges

 All the answers on the screen

 Biking, walking, parades, events in the neighborhood

 Their historic character, regardless of designation, and mix of 1-4 housing. Affordability is

often a factor as we have older homes that charge lower rents.

 Lots of character and proximity to things

 Character of homes, old trees

 Older walkable neighborhoods, lots of trees, the green spaces around the homes in the

neighborhoods are nice. Our small businesses, small cafes, post office and shipping centers

all not more than 2

 Diversity of housing types = diversity of people; single, coupled, families, generational

homes, etc.

 Openness / great flow

 Local businesses within walking, bike, and transit

 Heigh is limited making for evening breezes. Very community family owned.

 Porches!

 Walk ability, fun local small businesses, old well-built homes, close to town.

 Variety of architectural styles

 Proximity of green space and entertainment

 Neighbors who care about creating community in an historic area

 Variety of housing stock, including middle housing

 Historic and architectural attributes

 Architectural character, walkability, tree cover & foliage, higher density than suburbia but

not higherises like Downtown.

 Middle housing, ability to hose hack as first-time homeowners.

 History supports past and future aspiration.

 Biking and walking

 Young and old families with people of all ages

 The housing creates local resilient communities.

 Let’s not forget the cultural history of the neighborhoods. Family History.

 Ability to walk to restaurants, art centers, quirky shops, coffee houses – great quality of life

 Landa Library anchors the neighborhood.

 Public Transit
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7. Housing and Jobs Activity 

Planning Team members were randomly assigned to two breakout groups, each facilitated by a 

staff member and a designated note taker. During the breakout sessions, participants were 

asked to discuss four economic development questions presented in a SWOT analysis format. 

Following this discussion, they addressed two housing-related questions. Due to time 

constraints, only three of the four economic development questions were discussed by each 

group. 

Responses were recorded on a virtual Mural Board, either as notes or on a map of the plan 

area. Figures 1 through 5 show responses captured as notes. The full Mural Board is included at 

the end of this summary and contains all notes and comments left on the maps. 

ECONOMIC SWOT DISCUSSION 

 What are our community’s existing economic assets  

(e.g., industries, institutions, workforce skills)? 

 What challenges do businesses face in your community? 

 What types of businesses would you like to see more of in your community? Where would 

you like to see them? 

 What challenges could existing local businesses face over the next 5–10 years if current 

trends continue? 

HOUSING DISCUSSION 

 What housing challenges exist? 

 What barriers are there to desired housing types? 
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FIGURE 1: 

RESPONSES TO QUESTION: 

What are our community’s existing economic assets  

(e.g., industries, institutions, workforce skills)? 
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FIGURE 2: 

RESPONSES TO QUESTION: 

What challenges do businesses face in your community? 
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FIGURE 3: 

RESPONSES TO QUESTIONS: 

What types of businesses would you like to see more of in your community?  

Where would you like to see them? 
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FIGURE 4: 

RESPONSES TO QUESTION: 

What housing challenges exist? 
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FIGURE 5: 

RESPONSES TO QUESTION: 

What barriers are there to desired housing types? 
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8. Presentation of the Preliminary Working Draft Land Use 

Following the discussion on housing and economic development, the Preliminary Working Draft 

Land Use Map was presented to the Planning Team (see Figure 6). Staff reviewed the currently 

applied future land use designations and zoning to determine where SA Tomorrow land use 

categories most closely align with past planning efforts in the area. 

This draft will serve as the basis for public feedback during upcoming land use workshops, 

which will be hosted for Planning Team members. A revised draft is expected to be presented 

to the community in the fall at Community Meeting 2. Changes to this draft are anticipated. 
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FIGURE 6: 

PRELIMINARY WORKING DRAFT LAND USE MAP 
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9. Next Steps 
 Planning Team Meeting #5 | Amenities and Public Spaces (virtual) 

Tuesday, July 8, 2025 from 5:45 – 7:45 p.m. 

 Land Use Workshops | Groups A, B, C 

To be determined (August to September) 

 Planning Team Meeting #6 | Focus Areas (in-person) 

To be determined (October) 

CONTACT INFORMATION:   

Jacob Howard, Project Manager, City of San Antonio Planning Department 

Email: Jacob.Howard@sanantonio.gov  

Phone: (210) 207-5441 

 

 



Near North Community Area Plan
Planning Team

Meeting #4
Tuesday, May 20, 2025

Virtual via Zoom
5:45-7:45PM



How to Use Zoom



Video on/off
It is useful to be 
able to see each 
other, please use 
video if you are able 
and comfortable.

Unmute/Mute
Please stay on 
mute unless 
you have 
something you 
want to say. 
The facilitator 
may mute you 
if there is noise 
on your line.



Name

Mute 
indication
Unmute at 
bottom left or 
at the top right 
of your picture

Options:
Click the three 
dots and select 
change your 
name

Highlighted
Currently speaking



Reactions
Click here to open a 
menu, you can raise your 
hand here.

Chat
Click here to open a chat 
window to send messages to 
the host or all participants.



Language 
Interpretation
Click here to choose the 
language you want to 
listen in.

Closed Captions
Click here to activate 
captions, click the up arrow 
to change options.



Breakout Rooms
If the host has assigned 
breakout rooms, you will see 
a pop-up to join. You can 
click here to join as well.



Speaker Name Name Name

Name Name Name Name

Name Name Name Name

Name Name Name Name

Name Name Name Name

Name Name Name Name

Name Name Name Name

Name Name Name Name

Speaker Gallery 
and Side-by-Side 
View
Click here to see 
others in a grid, focus 
on the speaker or set 
presenters screen to 
appear on the left

Divider Bar
Slide this bar 
left to see more 
people, right to 
enlarge the 
shared screen.

Shared Screen



Get Ready For The Meeting!

Correct your name by clicking the three dots near 
your profile tile and select change your name.

Put your name and the organization you represent in 
the chat.

If you have any questions during the meeting, you 
can email Chris Ryerson at 
Chris.Ryerson@sanantonio.gov



This Meeting Will Be Recorded



Introductions



Near North Community Area Plan Project Team

City of San Antonio, Planning Department
Chris Ryerson,  Planning Administrator
Jacob Howard, Project Manager

MIG
Jay Renkens, Principal
Marcia Boyle, Co-Project Manager
Marco Hinojosa, Co-Project Manager

EPS
Matt Prosser, Economic and Housing



Meeting Objectives

▪ Vision & Goals

▪ Housing & Jobs Opportunities and Challenges

▪ Group Mentimeter Exercise

▪ Housing and Economic Development Mural Discussion

▪ Preliminary Working Draft Future Land Use Map



Vision and Goals



Draft Vision

The Near North Community Area preserves its many historic and cultural 

resources for future generations, encourages connections among the diverse 

residents and organizations of the area, and supports compatible growth 

within established and historic neighborhoods. New investments and safe 

mobility options respond to existing neighborhood character and advance 

community goals of high quality of life, resiliency and sustainability, and 

diverse housing that serves residents at every stage of life. 



Draft Goals (1 of 2)

1. Preserve and activate historic places and structures while promoting high-quality, context-
sensitive development that respects existing community character. 

2. Support a range of accessible and supportive housing opportunities for residents at all 
stages of life. Prioritize the preservation of existing homes, reducing displacement, and 
supporting first-time homebuyers, long-time residents, and older adult populations.

3. Improve safe and accessible connectivity for all ages throughout the area with expanded 
walking, biking, and transit options that encourage transit use and address current 
challenges like high-speed roadways and disconnected sidewalks.

4. Support and grow local and small businesses by building on the area’s economic strengths 
and cultural identity, while aligning new investment with community priorities.



Draft Goals (2 of 2)

5. Create and enhance safe, vibrant, and walkable mixed-use corridors that support local, 
neighborhood-serving businesses and services and connect area residents and visitors to 
green spaces.

6. Preserve, protect, and expand parks, green space, and outdoor gathering areas, ensuring 
equitable access to natural assets and addressing environmental needs such as flooding 
and urban heat. 

7. Strengthen connections among residents of all ages, organizations, and small businesses 
through targeted outreach, inclusive events, and communication strategies that build 
community pride and shared identity. 

8. Enhance neighborhood safety, comfort, and resilience through infrastructure improvements 
that address stormwater issues, rail adjacency concerns, and other localized conditions.



Draft Vision and Goals
The Near North Community Area preserves its many historic and cultural resources for future generations, 

encourages connections among the diverse residents and organizations of the area, and supports compatible 
growth within established and historic neighborhoods. New investments and safe mobility options respond to 

existing neighborhood character and advance community goals of high quality of life, resiliency and sustainability, 
and diverse housing that serves residents at every stage of life. 

1) Preserve and activate historic places and structures while 
promoting high-quality, context-sensitive development that 
respects existing community character. 

2) Support a range of accessible and supportive housing 
opportunities for residents at all stages of life. Prioritize the 
preservation of existing homes, reducing displacement, and 
supporting first-time homebuyers, long-time residents, and older 
adult populations.

3) Improve safe and accessible connectivity for all ages throughout 
the area with expanded walking, biking, and transit options that 
encourage transit use and address current challenges like high-
speed roadways and disconnected sidewalks.

4) Support and grow local and small businesses by building on the 
area’s economic strengths and cultural identity, while aligning 
new investment with community priorities.

5) Create and enhance safe, vibrant, and walkable mixed-use 
corridors that support local, neighborhood-serving businesses and 
services and connect area residents and visitors to green spaces.

6) Preserve, protect, and expand parks, green space, and outdoor 
gathering areas, ensuring equitable access to natural assets and 
addressing environmental needs such as flooding and urban heat. 

7) Strengthen connections among residents of all ages, 
organizations, and small businesses through targeted outreach, 
inclusive events, and communication strategies that build 
community pride and shared identity. 

8) Enhance neighborhood safety, comfort, and resilience through 
infrastructure improvements that address stormwater issues, rail 
adjacency concerns, and other localized conditions.



Housing & Jobs 
Opportunities and Challenges



Population and Housing
• The Near North Community 

Planning Area has been decreasing 
in population since at least 2000

• There has also been a decrease in 
the number of households and 
housing units since 2010

• -500 households  

• -400 housing units

• Other near Downtown 
neighborhoods have been 
experiencing the same trend

Total Population (2023) | 41,744
Total Households (2023) | 17,226

Annual Household Growth | 2010-2023

-0.2% - Near North
1.1% - City of San Antonio
2.0% - San Antonio MSA



Population Change

ESRI Estimate
• 2010 Total – 46,428
• 2023 Total – 41,744

• Change = -4,684 

US Census ACS Estimate 
• 2010 Total – 51,647
• 2023 Total – 48,212

• Change = -3,526 



Components of Change
Age

• The number of residents over 65 has 
increased while all other age cohorts 
have decreased 

Households Size

• The average household size has 
decreased and is less than city average

Household Types

• The number of family households 
(households with the presence of 
children) has decreased

Median Age

39.1 years
34.8 years - City of San Antonio Average

Average Household Size

2.30 persons
2.58 - City of San Antonio Average

Household Types

53% Family Households in 2023
57% Family Households in 2010



Housing Conditions
Total Housing Units (2023) | 19,514

Units in Structure

61% of all housing units are single-family 

detached homes
63% City of San Antonio average

49% of occupied housing units are rented

46% City of San Antonio Average

Owner

Renter

Housing Tenure

Owner

Renter

54%
46%51%49%

• The housing stock mirrors the 
citywide conditions. 

• The area has experienced little 
housing development past two 
decades.  

• The percent of units that are 
vacant is 12%, which is higher than 
city average



Age of Housing Stock



Housing Accessibility and Affordability
Average home value estimate is $279,902 
(78212 zip code)
Average home value estimate is $178,703 
(78201 zip code)

City of San Antonio average is $254,289

50% of Near North homeowners do not have a 

mortgage
40% Bexar County average

Owners Cost Burden

16% of homeowners with a mortgage are 
cost burdened, paying more than 30% of 
income towards housing





Housing Accessibility and Affordability

Renter-Occupied

Housing in the Near North Community Area 
is generally less expensive than the city-wide 
average

Average rent for apartments in the Near North 

Area is 22% less than the city average (CoStar 

data)

47% of renter households are cost burdened (pay more 
than 30% of income on rent), which is the same percent 
citywide

Since 2010, average monthly rents have increased by 
$326, 10% less than the city overall

There has only been one new apartment project built in 
plan area since 2010 (47-unit project in 2017)

• $971 per month (Near North average)

• $1,238 per month (city average)





Employment

Total Employment (2023) | 15,300

Largest Employment Sectors

Education & Retail Trade

15%

14%

12%

9%

Educational Services

Health Care & Social Assistance

Accommodation & Food Services

Transportation & Warehousing



Workforce

Education (2023)

36% of workers have some college or higher

Commuting Patterns (2022)

5% of workers live in the plan area 

19%
26%

19%
36%

Less than High School

High School or Equivalent

Some College

Associate/Bachelor/Grad/Prof Degree

51%
28%

6%
15%

Less than 10 miles

10 to 24 miles

25 to 50 miles

Greater than 50 miles



Real Estate Conditions
Commercial and Industrial Development

1.47 million sq. ft.
43,070 net new since 2010

7 hotels, 280 rooms

0 built since to 2010

Hotel| Minimal presence

Office| Proximity to Downtown/Major Employers Retail| Older, stable inventory$

Industrial| Long standing industrial areas

6.0% 
vacancy rate 

11.6% City average

3.3 million sq. ft.
48,415 new development
since 2010

4.0% 
vacancy rate

4.0% 
City average

843,376 sq. ft.
0 new construction since 2010

2.5% 
vacancy rate

8.9% City average



Typical Jobs/Wages and Affordability

Occupation

Average 

Annual Wage Est. HH Income Affordable Rent

Affordable Home 

Price

(based on wages) (based on wages)

Production Workers $36,283 $50,796 $907 $123,361

Waiter/Server $21,860 $30,604 $547 $74,324

Retail Salesperson $27,970 $39,158 $699 $95,098

Professor $72,879 $102,031 $1,822 $247,789

Registered Nurses $72,270 $101,178 $1,807 $245,718

Physicians and Surgeons, All Other $192,000 $268,800 $4,800 $652,800

Average for Area $73,259 $971 $279,000

Source: US BLS; CoStar; Zillow; EPS



Group Mentimeter Exercise



Mentimeter Instructions

Go to menti.com on your browser or smartphone 
Use code 8772 9375

OR

Scan the QR Code here



Housing and Economic 
Development Mural Discussion



Preliminary Working Draft 
Future Land Use Map



Preliminary Working Draft

• Staff considered currently applied Future Land Use, 
Zoning, and SA Corridors

• Uses SA Tomorrow Land Use Designations

• Basis for public comments received at Land Use 
Workshops

• Next Draft will be the “First Draft.” That will be presented 
to Community in Fall at Community Meeting 2

• Changes are anticipated



Preliminary Working Draft: Residential
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Land Use Designation

NOTE: A comprehensive plan shall not 
constitute zoning regulations or establish 
zoning district boundaries



Preliminary Working Draft: Mixed-Use
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Land Use Designation

NOTE: A comprehensive plan shall not 
constitute zoning regulations or establish 
zoning district boundaries



Preliminary Working Draft: Civic
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Land Use Designation

NOTE: A comprehensive plan shall not 
constitute zoning regulations or establish 
zoning district boundaries



Preliminary Working Draft: Commercial

SA
N

 P
ED

R
O

 A
V

E.

W
ES

T 
A

V
E.

W. HILDEBRAND AVE.

W. WOODLAWN AVE.

B
LA

N
C

O
 R

D
.

M
C

C
U

LL
O

U
G

H
 A

V
E.

E. MULLBERY AVE.

V
A

N
C

E 
JA

C
K

SO
N

 R
D

.

Land Use Designation

NOTE: A comprehensive plan shall not 
constitute zoning regulations or establish 
zoning district boundaries



Preliminary Working Draft: Industrial
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Land Use Designation

NOTE: A comprehensive plan shall not 
constitute zoning regulations or establish 
zoning district boundaries



Full Preliminary Working Draft
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Land Use Designation

NOTE: A comprehensive plan shall not 
constitute zoning regulations or establish 
zoning district boundaries



Land Use Workshop Groups

• Workshop style meetings to discuss 
Land Use in smaller geographies with area 
stakeholders

• Include an overview of Land Use and SA 
Tomorrow

• In-person with flexible meeting times

• Three areas suggested for the
Near North Community Area Plan
(Group A, B, and C)



Proposed Land Use Workshop Groups
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GROUP A
Keystone
Los Angeles Heights
Maverick

GROUP B
Jefferson
Martinez Creek
Monticello Park
Woodlawn Lake

GROUP C
Alta Vista
Beacon Hill
Monte Vista
Monte Vista Terrace
River Road

KEYSTONE

LOS ANGELES 
HEIGHTS

MAVERICK

MONTICELLO 
PARK

JEFFERSON

WOODLAWN 
LAKE

MARTINEZ 
CREEK

MONTE 
VISTA

MONTE 
VISTA 

TERRACE

ALTA 
VISTA

BEACON 
HILL

RIVER 
ROAD

C
B

A



Next Steps



Near North Website

NearNorth.SACompPlan.com



Next Steps

• Next Planning Team Meetings
– Planning Team Meeting #5: Tuesday, June 17, 2025, 5:45-7:45 PM 

(Virtual via Zoom) – Community Amenities and Public Spaces

– Planning Team Meeting #6: [TBD]
(In Person) – Focus Areas

• Questions
– Jacob Howard, Project Manager

– Jacob.Howard@SanAntonio.gov

– (210) 207-5441





Near North Community Area Plan
Planning Team

Meeting #4
Tuesday, May 20, 2025

Virtual via Zoom
5:45-7:45PM



Planning Team Attendees:

Near North Community Area

Planning Team Meeting #4

Housing and Economic Development

Vision

Goals

The Near North Community Area preserves its many historic and 

cultural resources for future generations, encourages connections 

among the diverse residents and organizations of the area, and 

supports compatible growth within established and historic 

neighborhoods. New investments and safe mobility options respond 

to existing neighborhood character and advance community goals of 

high quality of life, resiliency and sustainability, and diverse housing 

that serve residents at every stage of life.

Goal 1: Preserve and activate the life of historic 

places and structures while promoting high-

quality, context-sensitive development that 

respects existing community character.

Goal 2: Support a range of accessible and 

supportive housing opportunities for residents 

at all stages of life. Prioritize the preservation 

of existing homes, reducing displacement, and 

supporting first-time homebuyers, long-time 

residents, and older adult populations. 

Goal 3: Improve safe and accessible 

connectivity for all ages throughout the area 

with expanded walking, biking, and transit 

options that encourage transit use and 

address current challenges like high-speed 

roadways and disconnected sidewalks.

Goal 4: Support and grow local and small 

businesses by building on the area’s economic 

strengths and cultural identity, while aligning 

new investment with community priorities.

Goal 5: Create and enhance safe, vibrant, and 

walkable mixed-use corridors that support 

local, neighborhood-serving businesses and 

services and connect area residents and 

visitors to green spaces. 

Goal 6: Preserve, protect, and expand parks, 

green space, and outdoor gathering areas, 

ensuring equitable access to natural assets 

and addressing environmental needs such as 

flooding and urban heat.

Goal 7: Strengthen connections among 

residents of all ages, organizations, and small 

businesses through targeted outreach, 

inclusive events, and communication 

strategies that build community pride and 

shared identity.

Goal 8: Enhance neighborhood safety, 

comfort, and resilience through infrastructure 

improvements that address stormwater issues, 

rail adjacency concerns, and other localized 

conditions.

Austin Kelm (Woodlawn Lake NA)

Bill Aylor (River Road NA)

Cosima Colvin (Beacon Hill Area NA)

Cynthia Spielman (Beacon Hill Area NA)

Drea Garza (Monticello Park NA)

Frank Fonseca (Maverick NA)

Gemma Kennedy (River Road NA)

John Watson (Jefferson NA)

Mary Johnson (Monte Vista Terrace NA)

Mel Davis (Martinez Creek NA)

Paul Garro (Basilica of the National Shrine of the Little Flower)

Rebecca Rockymore (Keystone NA)

Tony Garcia (Monte Vista Historical Association)

Veronica Escalera-Ibarra (VIA Metropolitan Transit)

Victoria German (Monte Vista Historical Association)

Breakout Group 1

General Comments

Goals are much 

more clear than 

original draft- 

appreciate better 

reflection of what we 

hope to achieve in 

these areas.

Use of 

activate in 

goal 1 remains 

unclear

Add the names 

of the 

neighborhoods 

included

That would be a shift 

in the use of the 

property the homes 

have become hotels 

as have many 

apartment units

No one can 

afford to live 

in the inner 

city anymore...

Our neighborhood is 

seeing an increase in 

young people 

moving in with 

children. Costs have 

risen sharply in the 

last 5 years.

Decrease seems 

to reflect SAISD 

challenges with 

school 

populations and 

closures.

We have an 

increase in BH 

as well - not as 

expensive as 

RR 🙂

The inner city 

area is awash 

with non owner 

occupied short 

term rentals

There are many 

families that bring 

thier children from 

all over the city to 

the inner school 

neighborhoods

The Tier One Neighborhood Coalition 

worked with an intern a few years ago 

to use ESRI to provide our 

neighborhood members with 

demographic information for their NAs. 

In BH our population has actually 

increased and we have become very 

popular with young families. We have a 

robust mix of middle housing in 

addition to SF and a few higher density 

properties sprinkled in.

Historic districts 

should be 

referenced on 

this and 

previous slide.

4 homes built 

at 1024 

Blanco not 

reflected

also if it does not 

reflect the total land 

value as well as the 

land then it is skewed 

because the rent 

increases are for sure 

are mainly due to land 

value increases

also if it does not 

reflect the total land 

value as well as the 

land then it is skewed 

because the rent 

increases are for sure 

are mainly due to land 

value increases

BCAD used to have a 

resource tool where 

you could draw your 

boundaries to get ESRI 

data which is how we 

did it for the Tier One 

Coalition 

neighborhoods

BH supported 

or facilitated 

almost 160 

units two 

years ago.

There may be 

minimal "new" 

development, but 

have many 

properties that 

can be adapted.

Are the real estate 

conditions primarily 

reflecting those in 

proximity? What is 

breakdown within 

the plan area 

boundary itself?

Many schools have 

an uptick in 

enrollemnt like the 

hybrid charter 

schools, many kids 

come from out of the 

area ju

Accomadations 

and food 

services is really 

only 12%

why haven't we taken a 

deeper dive in quantifying 

the vacant units 12%...how 

many units of single 

family or multifamily units 

are we speaking about? 

same with short term 

rental units?

Are they [commercial 

and industrial 

development] 

concentrated more in 

one area or fairly 

balanced as far as real 

estate condition 

distributions?

 Is there data to analyze 

nutritional food opportunities 

vs. high sugar and/or food 

dessert or alternative 

financial services (pawn 

shops, cash checking, etc vs 

traditional banking? [Revisit 

in PT05 - CAPS]

We need to 

quantify where 

these housing 

types should be 

located in the 

neighborhood.

Agree with Tony - need to 

better quantify vacant units. 

We also need to define and 

quantify available middle 

housing. It exists but isn't 

always credited as available. 

Without these metrics, we 

have an incomplete picture 

of availability of housing.

Please no 

tiny homes!

Economic SWOT Discussion

School, churches 

and non profits

Shopping area that 

are anchors for the 

area, especially in 

south Monte Vista

NA's are an asset 

/ advertising and 

awarness for 

local businesses

Roundabout area 

on Blanco has 

become a real 

place for people to 

walk to and 

supports business

Beacon Hill has 

a lot of parties

Over 200 ppl at 

Christmas Party

Keystone has good 

access

commercial 

corridor on F'burg 

and some new 

uses are going in 

there

Keystone has 

a great Block 

Party

Entertainment 

option are 

growing on 

F'burg which is 

economic 

development

Parades that 

happen in 

Monte Vista: 

4th of July

Thanksgiving

HEB is 

being 

renovated

Area is becoming a 

hub for the arts

There are at least 

two galleries that 

attract artists from 

across the city

New 

restaurants 

are coming in 

(uncle Balis - 

sp?)

Thriving community 

of artists throughout 

the area

Anchored by the Bihl 

Haus Arts that hosts 

tours and walks

HEB in 

Olmos Park is 

an anchor

We keep things 

local to support 

small businesses 

and stay close by

Homeless concerns

It can make things 

feel unsafe  to 

enter businesses 

A lot of people 

have concerns 

about 

maintaining 

staffing levels 

and profitability

Keystone is 

becoming cut-

through and it is 

an additional 

safety issue

Access and 

parking needs to 

be balanced with 

adding new 

modes of 

transportation

Shared parking 

could be a 

balanced 

solution - eg. 

barbaro / lily?

Need better 

bikability and 

walkability so 

people feel safer 

traveling short 

distances

Children at 

schools face 

additional cut-

through traffic 

from VIA

Areas that are busy 

have more parking 

issues - if people 

took other modes 

they wouldn't have 

to park

Seniors and 

property 

taxes are an 

issue

Flipper do 

substandard 

work - don't pull 

permits and 

create a burden 

for buyers

NOT mobile 

phone, vape, 

pawn shops, 

etc.

Small grocery 

store would be 

ideal - cornor 

of aganier and 

summit

Not a 

concentration 

of bars - would 

like bakery, 

daily needs 

Businesses 

aren't 

necessarily 

targeting area 

neighborhoods 

Farmer's 

Market

City could 

support Farmer's 

markets / Pop-

ups / food trucks

What are our community’s existing economic assets (e.g., 

industries, institutions, workforce skills)?

What challenges do businesses face in your community? 

What types of businesses would you like to see more of in 

your community? Where would you like to see them?

 What challenges could existing local businesses face over 

the next 5–10 years if current trends continue?  

Group Mentimeter Exercise

Housing Discussion

What barriers are there to desired housing types?

What housing challenges exist?

People are not 

aware of 

opportunities that 

are there already

Need better way to 

raise awareness 

A lot of homes need 

a lot of work to avoid 

being torn down - 

most people cant 

afford a loan to buy 

and make 

improvements

Old homes need 

a lot of work 

end up being 

bought by 

corporations 

and flippers

working class 

need programs 

to support 

repairs and 

fixing up homes

Perhaps we can have an 

opportunity for a Non-Profit 

to form to buy up vacant 

and dilapidated properties 

to fix up those properties 

and turn them into quality 

homes to own or rent (but 

not B&Bs).

not updating but 

renovating just 

for foundational/

structural issues

Gentrification 

factor is an 

issue

Economic

lending 

(financial) more 

of an issue than 

land use / 

zoning.

Duplex seem to 

be most 

common 

building model 

proposed

Prices 

increasing 

because of 

tariffs

53 units have 

been supported 

by BHANA but 

none have been 

built

Small landlords 

miss out of 

incentives - often 

they are not 

business people 

or corporations

Housing on 

Fredericksburg 

built but no one 

has moved in for 

three years

HUD close to 

home vacant 

property have an 

incentive to rent 

to someone with 

a voucher 

Breakout Group 2

Economic SWOT Discussion

Half of 

neighborhood 

has large office 

buildings - 

lawyers, finance, 

and SAWS

Getting 

around with 

rideshare

Easy access to 

community, but 

connections can 

be enhanced

Because of 

proximity to 

town, its 

always filled

The 

Roundabout 

Area - 

reasonable 

rents

St Mary's 

University

Small 

businesses have 

issues getting 

permits approved

The smaller, 

walkable, and 

historic spaces 

make successful 

places (The 

Roundabout)

Greenways 

and trails

A deli would 

be great!

Historic Grid 

Network

Little Flower 

Basilica

Location to 

Broadway is 

an asset

Green spaces

Strong 

culture and 

historic ties

Hospitality 

industry

Trinity University - 

relationship is 

getting problematic 

because of turning 

residences to 

offices

Small, 

pedestrian-

scale, retail

Woodlawn 

Lake - a place 

for big events 

drawing lots 

of people

SAC

Trees!

More than 

just a 

greenspace

Community 

Spirit from 

Beacon Hill

Great spaces 

for start up 

businesses

Regulations 

are hard for 

small 

businesses to 

navigate

Need 

demographics 

to support 

these 

businesses

281 - benefit for 

bigger businesses to 

get in and out of 

Downtown. 2017 has 

had a 15% increase in 

traffic. What we do 

here also impacts 

Downtown

Fredericksburg 

has a lot of 

vacant buildings

Affordability

Need to think 

regionally for 

future traffic 

impacts

Excessive car 

washes

Commercial 

creep from 

City Center

Roads getting 

over capacity, 

affecting 

businesses

Take 

advantage of 

vacant and 

underutilized 

properties 

Losing 

residential 

uses impacts 

the 

neighborhood

Convert 

aging 

community to 

an asset

Oppose any 

commercial 

that takes 

residential 

away

Need definitive 

lines to keep 

TOD from 

neighborhoods

Prominent in 

southern 

Monte Vista

Families 

moving back 

to Beacon Hill 

because they 

love the vibe

Affordability

Increase 

ethnic food 

choices like 

the medical 

center

More areas 

like the 

Roundabout

Banks and 

office

Uses that reflect 

the demographics 

and what will 

benefit the 

community - 

without pricing 

anyone out!

Need to focus 

on 

neighborhood 

commercial

Build assisted 

living spaces to 

support senior 

population - they 

are an asset!

What are our community’s existing economic assets (e.g., 

industries, institutions, workforce skills)?

What challenges do businesses face in your community? 

What types of businesses would you like to see more of in 

your community? Where would you like to see them?

 What challenges could existing local businesses face over 

the next 5–10 years if current trends continue?  

Housing Discussion

What barriers are there to desired housing types?

What housing challenges exist?

Airbnbs are 

creating a 

challenge 

with supply 

and character

No one can 

afford 

anything!!

Not just 

home prices, 

its also land 

values

IDZ better than 

blanketed 

zoning - allows 

the community 

to have a say

Airbnbs = 

Community 

Killer?

More middle 

housing

Create 

opportunities to 

bring life again 

to vacant 

buildings

Getting vacant 

buildings back 

online as fast 

as possible

Vacant 

building 

program has 

trends

Homes 

haven't been 

maintained, 

which skews 

investors

Vacant lots 

and 

underutilized 

buildings

Poor 

condition of 

housing stock

Opportunity 

to reuse 

alleys - lots of 

valuable land

More incentives 

to help families 

to fix up houses 

to maintain or 

sell

Alleyways can 

be a barrier - 

think of 

innovative ways -

 art galleries? 

food walks?

Substandard 

streets from 

another time 

period

Create 

infrastructure 

to support 

new 

development

Create 

hidden 

density!

Airbnbs are 

filling up 

spaces for 

people to live 

in

Vacant 

buildings can 

be turned to 

residential 

uses

VIA is an 

economic 

asset for the 

area located 

in Alta Vista

Project Staff:

Cynthia Walker (Beacon Hill Area NA)

Erik De Luna (District 7)

Frank Ramirez (District 7)

La Juana "LJ" Chambers Lawson (District 1)

Mark Spielman (Beacon Hill Area NA)

Sydney Ryden (Beacon Hill Area NA)

Can you 

breakdown 

the decrease 

by zipcodes

what data 

were you 

looking at 

specifically

Vision and Goals Comments

How much of the 

change in population is 

due to the fact that we 

have so many investor 

owned short term 

rentals AKA vacant p

Did you drill down 

the age group by 

neighborhood? 

Different age cohorts 

have different 

economic and 

housing needs.

So the numbers reflect 

all the area. It would be 

useful to break it down 

to understand the 

population and 

children decreases and 

increases per 

neighborhood

The age of housing 

stock does not 

reflect the 

investment and 

improvements that 

homeowners have 

made.

I was told by a SAISD board 

member that families have 

moved because they cannot 

afford to live in the inner city 

as it has become gentrified 

and out of reach for most 

people especially with 

families to live in.

According to 

slides on this 

presentation our 

rents are lower 

then city avg. by 

22%

How do you account for the number of 

schools, churches, and nonprofits that 

have numerous children/clients/

stakeholders in the neightborhood 

during the day and impact traffic and 

infrastructure but technically they don't 

live here. SHouldn't that inform density 

of people per square mile. Without that 

you get lower population numbers.

Maybe you could 

educate us in 

subsequent 

meetings about 

recent legislation 

that may impact our 

planning.

and 

underrepresent 

usage

Additional Housing Analysis

Show zoomed 

in maps at 

Land Use 

Workshops

Additional Economic Analysis

Remaining Questions

why haven't we taken a 

deeper dive in quantifying 

the vacant units 12%...how 

many units of single 

family or multifamily units 

are we speaking about? 

same with short term 

rental units?

Agree with Tony - need to 

better quantify vacant units. 

We also need to define and 

quantify available middle 

housing. It exists but isn't 

always credited as available. 

Without these metrics, we 

have an incomplete picture 

of availability of housing.

Some zoning 

completely 

inappropriate

Maybe you could 

educate us in 

subsequent 

meetings about 

recent legislation 

that may impact our 

planning.

Perhaps we can have an 

opportunity for a Non-

Profit to form to buy up 

vacant and dilapidated 

properties to fix up those 

properties and turn them 

into quality homes to own 

or rent (but not B&Bs).

Small businesses 

have a hard time 

(restaurants)  - 

leaving because 

of rent expense

More restaurants 

by reducing 

parking 

requirements - 

less space than 

suburbs

Public works

construction 

on San Pedro

Local 

businesses 

face 

uncertainty 

(rents etc.)

Neighborhoods 

will support 

rezonings that 

enhance the 

community

We want to shop 

local so we don't 

have to drive 

someplace else, 

but we don't want 

not vape stores.

Small businesses 

that support 

connections - like 

coffee shop in 

Woodlawn 

Theater

BIKE SHOP

Existing 

businesses 

could use 

business 

workshops to 

help the survive

Seniors need 

help staying 

Reach out to Austin 

about vacant or 

underutilized 

property to get 

housing stock back 

on market

Vacant and poor 

housing conditions - 

squatters and 

turning away 

investors

Bring zoning 

maps for 

reference

Bring in 

zoning table 

to future land 

use for 

reference

Other Attendees:

Jacob Howard (CoSA Planning Department)

Chris Ryerson (CoSA Planning Department)

Zack Magallanez (CoSA Planning Department)

Marco Hinojosa (MIG)

Marcia Boyle (MIG)

Matt Prosser (EPS)
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