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“Shotgun Third Ward #1” -  John Biggers, circa 1953



Historic Third Ward will be a thriving and prosperous 

community that celebrates and preserves the history, culture 
and the people through engagement of residents and 

stakeholders to create innovative and sustainable economic 
development opportunities, develop price appropriate housing, 
establish a world class educational system, and share culturally 

enriching activities with minimal displacement of existing 
residents.
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Rationale
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Roadmap for Neighborhood 
Stabilization & Redevelopment;
• Preserves history, culture and 

people of the community,
• Creates established process 

for implementation through a 
shared vision, and

• Guides strategic use of public 
and private funding.

Current ECDP Supported Projects



Process: sets of tasks that describe Inputs, Activities, & Outputs of the Logic Model.

|5

Historic Third 
Ward Strategic 

Implementation 
Plan

Task Order #1

• Existing Plans
• Residential Market 

Analysis
• Suitability Analysis
• Assessment of 

Developers and 
Projects

Task Order #2

• Developers Workshop 
and Next Steps

• Development Process

Task Order #3

• TEVCDC Development 
Workplan Update, 
Site Plan, Proforma 
and Next Steps

• TEVCDC Fact Sheet
• TEVCDC and CCPPI 

Site Development 
Coordination

Task Order #4

• RHCDC & PRH-P 
Development 
Workplan Update, 
Proforma, Next Steps

• RHCDC and TEVCDC 
Dev. Team Formation

• RHCDC City Funding 
Application 

• PRH-P & TEVCDC 
technical support

Windshield Survey

• Windshield Survey of 
Historic Third Ward

• Level 1 Analysis 
(vacant lots, 
suitability, code 
violations, blighted 
properties, 
displacement)

• Gentrification Risk 
Map 
Recommendation



Approach
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Project 
Documentation

Engage & Collaborate

Collect & Refine

Analyze & Plan

Implement & Evaluate

Historic Third Ward 
Strategic 

Implementation 
Framework

Dec 31, 2018



Guide Map: a summary of the flow of sections in the Strategic Framework. 
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Framework Goals: describes the work outcomes and why they are important.
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Action Goals/Objectives
• Create overarching vision for Historic Third Ward.
• Provide implementation approaches for planned 

development.
• Set expectations for future action in the community.

Value Goals/Objectives
• Guidance to stabilize community in face of gentrification.
• Direction to minimize displacement of heritage and 

community.



Partners
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LEGEND

Organization Types
§ Community Dev. Corps. (CDCs)
§ Non-Profits
§ Philanthropic Organizations
§ Management Districts / 

Redevelopment Authorities / TIRZs
§ Private Developers
§ Local Government
§ Research Institutions

Organizational Group
LOCAL PARTNERS 
CAPACITY PARTNERS 

Available Resources

$
$$ $$$

PRH/ PRH 
Preservation



Recommendations
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Design Guidelines 

Marketing

Development 
Framework

Decision 
Making 
Matrix

Implementation

Affordability & 
Production

1. 2. 3.



Recommendations
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6.



Affordable Housing
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Goals

1. Retain Existing Residents

2. Reduce Cost Burden

3. Promote a Mixed-Income 
Resilient Community of 
Choice

Strategies

1. New Construction

2. Target Naturally Occurring 
Affordable Housing for 
acquisition and rehabilitation

3. Reduce Rent Burden

4. Promote Homeownership



Affordable Housing
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Existing Rent Burden
• 50% of renter households 

(HHs) are burdened by 
housing costs
• Gap of 815 units for 

those making less than 
30% Area Median Income 
(AMI)

Threat of Displacement
Extremely Threatened – 1175 HHs
• HHs living in Market Rate rental making 

less than 30% AMI (735 HHs)
• HHs living in Market Rate rental making 

between 30% - 60% AMI (440 HHs)

Very Threatened – 450 HHs
• Those living in Market Rate rental making 

less than 80% AMI (260 HHs)
• Homeowners with less than 30% AMI 

(190 HHs)

Threatened – 230 HHs
• Homeowners making between 30% and 

60% AMI



Affordable Housing

|14

New Affordable Rental Construction

• Tax Credit deals at 60% AMI can service HH’s making between 30% - 60%

• Households (HHs) making less than 30% AMI renting on the market will 
require a deeper subsidy

• Examples: Trinity East CDC and Row House CDC

Acquisition/Rehabilitation of Existing Naturally Occurring Affordable Housing 
(NOAH)

• Income-controlled units can ensure better matching
• 1,980 total NOAH units

• Examples: PRH Preservation + (CCPPI + Others: added )

Single Family 
980 units

2 - 4 Units 
288 units

Multifamily
712 units



Affordable Housing
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10-Year Period 
• 5-year likely too short
• Entire neighborhood likely to be threatened 

within next 5-years (2018 - 2023)

Production Targets
• Production targeting 1175 households (HHs) 

“Extremely Threatened” by displacement
• Requires ~120 units/year to meet target

Mix Recommendations
• 50/50 New Construction/Rehabilitation
• 25/75 Single Family/Multifamily Mix
• 80/20 Family/Senior Mix



Affordable Housing
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10-Year Mixed-Income Community Goals
• 35% / 65% Owner/Renter Mix
• 45% / 55% Single Family/Multifamily Mix
• 40% / 60% Income-Controlled/Market Mix
• 40%/30%/30% for 30%/60%/80% Area Median Income (AMI) 

Mix for Income-Controlled Units*

10-year Market Rate Growth Assumptions
• 2.3% annual unit growth
• 15% vacancy
• All new market units priced above 120% AMI

*Highly dependent on funding constraints



Affordable Housing
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New Construction Rehabilitation Total

Single Family 100 units 200 units 300 units

Multifamily + 2 to 4unit bldgs.

Senior 240 units 0 units 240 units

Family 260 units 400 units 660 units

Total 600 units 600 units 1200 units

New Construction
• Will correspond with recommended land uses within the Development 

Framework section
• Will require the acquisition of about 35 acres of land

Rehabilitation
• Would require the purchase of about ~20% of total single-family stock and ~40% 

of 2-4 units and multifamily stock



Capacity Tools
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Land Trust 
Conveyance

LISC / NeighborWorks 
Real Estate 

Development
Network(s)

Community Housing 
Development 

Organization (CHDO) 
Check List



Design Guidelines:
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Current Permit & Review Process Rewrite

Decline

Submit
Application

City of 
Houston

Approve

Review Comment Review 
Revisions

Final
 Recommendation

Proposed Design Review Process

o Opportunity 
for 
community 
input

o City informs 
committee of 
potential 
development

o Review by 
committee of 
stakeholders

o If applicable o Recommendatio
n submitted to 
the City

o Site Plan 
Review

o Subdivision 
Plat 

2023 UPDATE
The City of Houston’s 
Planning Department led a 
multi-year process, through 
the “Livable Places Action 
Committee”, to update 
“Chapter 42”, Houston Real 
Estate Development 
Regulatory Guidance.
It also guided the 
development of a 
”Conservation District 
Ordinance”. 
Further, the City’s Building 
Inspection Department 
updated the Building Code.
These municipal policy 
actions will have an impact 
on the production of 
affordable housing in 
Houston.



Decision Making: layers of geo-referenced data inform decisions. 
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Socioeconomic Factors 

Social Factors

Environmental Factors 

Most Suitable

Least Suitable



Implementation Tables: are Performance Indicators based on the Logic Model.
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Decision Making
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Add scorecard

Criteria Score
Actual       Maximum

Project Due Diligence 2.0 4.0

Project Design and Location 3.0 4.0

Project Underwriting/Financing 3.0 4.0

Project Partnerships 3.5 4.0

Community Support 4.0 4.0

Organizational Capacity 4.0 4.0

ECDP Parcel Suitability Analysis 2.8 4.0

TOTAL 22.3 28.0

http://apdurban1.maps.arcgis.com/home/webmap/viewer.html?webmap=32e3c26ae7ab4803a282aebd84ab017c


Wrap-Up
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Resource Toolkit
• Pool of knowledge
• Destination for more research
• Context and stakeholders for recommendations

Recommendations
• Strategies > Decisions > Implementation
• Establishes consensus framework for future neighborhood 

buildout

Next Steps
• Disseminate Implementation Framework
• Develop process for consensus action


