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Exhibit 1: North Pasadena Study Area Map  
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Economic and Demographic Trends 

Population, Households, and Housing  
Table 1 illustrates population and age trends of the North Pasadena Study Area.  The data is compared by census periods as well as 2006 
estimates.   In the period from 1990 to 2006, the population increased in all age divisions except the 55 to 64 cohort.  In the period from 2000 to 
2006 all age categories from age 5 to 44 and also 65 to 74 show population declines.  The 0 to 4 cohort and all others over the age of 44 show 
positive growth, with the only exception being 65 to 74 as previously mentioned.  As illustrated in Table 1, total population of the study area 
declined by 454 residents for the period 2000 to 2006 and stands at approximately 100,000 residents. 

Table 1: North Pasadena Age Trends 

N. Pasadena Population 
  Census Estimate Change 
  1990 2000 2006 1990 - 2000 - 

Age Distribution Number Shares Number Shares Number Shares 2000 2006 
 Age 0 to 4  8,196 9.4% 10,122 10.1% 10,835 10.8% 1,926 713
 Age 5 to 9  N/A 9,612 9.6% 8,919 8.9% (693)
 Age 10 to 14  N/A 8,377 8.3% 8,332 8.3% (45)
 Age 15 to 17  

N/A
N/A 4,815 4.8% 4,419 4.4% 

N/A
(396)

 Subtotal Age 5 to 17  18,273 20.9% 22,804 22.7% 21,670 21.7% 4,531 (1,134)
 Age 18 to 20  N/A 5,142 5.1% 4,678 4.7% (464)
 Age 21 to 24  

N/A
N/A 7,067 7.0% 6,413 6.4% 

N/A
(654)

 Subtotal Age 18 to 24  10,240 11.7% 12,209 12.1% 11,091 11.1% 1,969 (1,118)
 Age 25 to 34  16,295 18.6% 16,470 16.4% 15,590 15.6% 175 (880)
 Age 35 to 44  11,965 13.7% 14,332 14.3% 14,213 14.2% 2,367 (119)
 Age 45 to 49  N/A 5,616 5.6% 6,102 6.1% 486
 Age 50 to 54  

N/A
N/A 4,500 4.5% 5,096 5.1% 

N/A
596

 Subtotal Age 25 to 54  36,286 41.5% 40,918 40.7% 41,001 41.0% 4,632 83
 Age 55 to 59  N/A 3,425 3.4% 4,002 4.0% 577
 Age 60 to 64  

N/A
N/A 2,800 2.8% 3,143 3.1% 

N/A
343

 Subtotal Age 55 to 64  7,030 8.0% 6,225 6.2% 7,145 7.1% (805) 920
 Age 65 to 74  N/A 4,730 4.7% 4,555 4.6% (175)
 Age 75 to 84  

N/A
N/A 2,824 2.8% 2,938 2.9% 

N/A
114
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N. Pasadena Population 
 Census Estimate Change 
 1990 2000 2006 1990 - 2000 - 

Age Distribution Number Shares Number Shares Number Shares 2000 2006 
 Age 85 and over  N/A 667 0.7% 810 0.8% 143
 Subtotal Age 65 and over  7,461 8.5% 8,221 8.2% 8,303 8.3% 760 82
 Age 16 and over  N/A N/A 70,859 70.5% 70,543 70.5% N/A (316)
 Age 18 and over  50,777 58.0% 67,572 67.2% 67,538 67.5% 16,795 (34)
 Age 21 and over  N/A N/A 62,430 62.1% 62,860 62.8% N/A 430
 Age 65 and over  7,461 8.5% 8,221 8.2% 8,302 8.3% 760 81

Total Population 87,486 100% 100,499 100% 100,045 100% 13,013 (454)
Estimated Median Age   N/A N/A  N/A  N/A      29.29 N/A  N/A  N/A 
Estimated Average Age  31.76 N/A 30.80 N/A 31.51 N/A (0.96) 0.71
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The change in population of the North Pasadena Study Area is illustrated at the block group level in Exhibit 2.  While 
areas of growth and loss are somewhat scattered, much of the loss in population has occurred in the southeastern section 
of the area.  The portion of the study area in which most growth has been realized is the northwest, despite containing one block group with 
substantial population loss.  The section of white above State Highway (SH) 225 represents largely industrial areas in which there is not enough 
data to make reasonable assumptions or conclusions for our analysis.   

Exhibit 2: North Pasadena Population Change 1990 - 2006 
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The location of Pasadena’s population age 17 and younger is illustrated in Exhibit 3.  There is a strong concentration of 
this grouping in the Pasadena Town Square region.  The concentration stretches to the northwest of the study area as 

well.  The least concentrated area of youth is located in the southeast segment of the study area. 

Exhibit 3: North Pasadena Share of 2006 Population 17 and Under 
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Exhibit 4 shows the concentration of North Pasadena’s population ages 55 and over.  As expected, it directly opposes 
the previous mapping of concentration of young residents.  The concentration of the 55 and greater cohort is most 
prevalent along the south side of the Study Area. 

Exhibit 4: North Pasadena Share of 2006 Population 55 and Over 
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Educational attainment is represented in Table 2.  These data show slight growth in all educational categories with the 

exception of the Doctoral Degree.  However, in comparing North Pasadena with Harris County, the study area has proportionately fewer college 
educated residents.  This is especially true in the bachelor’s degree category, where there is a substantial discrepancy between the study area 
and the county level.  The proportion of the population that are degree holders is increasing in Harris County, while the North Pasadena Study 
Area is not.  The 2006 share of population in North Pasadena that holds a college degree (of any level) is 10.4%.  A much greater share of the 
population, 28.4% attained only a high school diploma or equivalent.   

 

Table 2: North Pasadena Population Age 25 and Over by Educational Attainment 

 

 

 

 

 

  2000 Census 2006 Estimate Change % Change 
  

N. Pasadena Harris Co. N. Pasadena Harris Co. 
N. 

Pasadena 
N. 

Pasadena Harris Co. 
Education Level Number Shares Shares Number Shares Shares 2000-2006 2000-2006 2000-2006 

Less than 9th grade 10,802 19.6% 12.1% 11,265 20.0% 11.7% 463 4.3% 7.6%
Some High School, no diploma 12,018 21.8% 13.3% 12,396 22.0% 13.0% 378 3.1% 8.8%
High School Graduate (or GED) 15,821 28.7% 21.6% 16,054 28.4% 21.6% 233 1.5% 10.8%
Some College, no degree 10,658 19.3% 21.3% 10,851 19.2% 21.6% 193 1.8% 12.2%
Associate Degree 2,059 3.7% 4.7% 2,094 3.7% 4.9% 35 1.7% 13.6%
Bachelor's Degree 2,408 4.4% 17.9% 2,439 4.3% 18.2% 31 1.3% 12.6%
Master's Degree 776 1.4% 5.8% 776 1.4% 5.8% 0 0.0% 11.0%
Professional School Degree 497 0.9% 2.2% 503 0.9% 2.2% 6 1.2% 8.0%
Doctorate Degree 75 0.1% 1.0% 69 0.1% 1.0% (6) (8.0%) 8.6%

Total 55,114 100% 100% 56,447 100% 100% 1,333 2.4% 10.9%
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The racial and ethnicity of the North Pasadena study area population is represented in Table 3.  The most noteworthy 
trend is the substantial decline in the population of whites over both periods and their replacement with Hispanic 
residents.  The Black population is a small share of the total, though it has increased slightly.  All other races comprise a very small share of the 
total population of the study area. 

 

Table 3: North Pasadena Race and Ethnicity 

  Census Estimated Change 
  1990 2000 2006 1990 - 2000 - 

Ethnicity Number Share Number Share Number Share 2000 2006 
White, not Hispanic 56,115 65.2% 37,920 37.7% 26,412 26.4% (18,195) (11,508)
Hispanic 29,389 34.1% 59,163 58.9% 70,243 70.2% 29,774 11,080 
Black, not Hispanic 582 0.7% 1,432 1.4% 1,684 1.7% 850 252 
Native American, not Hispanic N/A N/A 290 0.3% 246 0.2% N/A (44)
Asian, not Hispanic N/A N/A 845 0.8% 726 0.7% N/A (119)
Other N/A N/A 69 0.1% 61 0.1% N/A (8)
Two or more Races N/A N/A 781 0.8% 673 0.7% N/A (108)
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The population of the City of Pasadena was 78% native born and 22% foreign born based on 2000 census data.  Of the 22% represented as 
foreign born 28% of that portion arrived within the time period of 1995 to 2000.  Table 4 shows these figures as well as the trend of a growing 
portion of foreign born residents arriving in more recent years. 

 

 

Table 4: City of Pasadena Native vs. Foreign Born Including U.S. Tenure 

 Number Share 
Native Born 110,939 78%
Foreign Born 30,792 22%
Arrival Date   

1995 to March 2000 8,512 28%
1990 to 1994 6,537 21%
1985 to 1989 4,391 14%
1980 to 1984 3,952 13%
1975 to 1979 3,325 11%
1970 to 1974 1,972 6%
1965 to 1969 1,032 3%
Before 1965 1,071 3%

Data from 2000 Census for City of Pasadena 
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Table 5 illustrates the types of households including the presence of children.  Over the period from 2000 to 2006, there is 
evidence of a decline in the number of households, which corresponds with the decrease in population, across all 
categories except for nonfamily households.  This category is defined by the U.S. Census Bureau as being non-related people living together.  The 
most significant trend is the increasing average size of households has been on the rise through both illustrated periods.  This is also illustrated in 
the increased share of households with three persons or more. 

Table 5: North Pasadena Household Trends 

  Census Estimate Change
  1990 2000 2006 1990 - 2000 -

Household Type and Presence of Children Number Share Number Share Number Share 2000 2006 

1 Person Household:                
Male householder N/A N/A 3,017  9.4% 2,891 9.3% N/A (126)
Female householder N/A N/A 3,203  10.0% 3,058 9.8% N/A (145)

2 or More Person Household/Family Households:             
Married-couple family: 17,383 57.4% 17,472  54.7% 16,946 54.4% 89 (526)

With own children under 18 years 9,608 31.7% 10,249  32.1% 9,965 32.0% 641 (284)
No own children under 18 years 7,775 25.7% 7,223  22.6% 6,980 22.4% (552) (243)

Other family:                 
Male householder, no wife present: 1,502 5.0% 3,017  9.4% 2,100 6.7% 1,515 (917)

With own children under 18 years N/A N/A 1,116  3.5% 1,083 3.5% N/A (33)
No own children under 18 years N/A N/A 1,043  3.3% 1,017 3.3% N/A (26)

Female householder, no husband present: 3,631 12.0% 4,561  14.3% 4,436 14.2% 930 (125)
With own children under 18 years N/A N/A 2,857  8.9% 2,791 9.0% N/A (66)
No own children under 18 years N/A N/A 1,704  5.3% 1,645 5.3% N/A (59)

Nonfamily households: 7,765 25.6% N/A N/A N/A N/A N/A N/A
Male householder N/A N/A 1,033  3.2% 1,165 3.7% N/A 132 
Female householder N/A N/A 519  1.6% 580 1.9% N/A 61 

Household Size   
1-person households 6,347 21.0% 6,220  19.5% 5,950 19.1% (127) (270)
2-person households 8,799 29.1% 8,075  25.3% 7,682 24.6% (724) (393)
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  Census Estimate Change
  1990 2000 2006 1990 - 2000 -

Household Type and Presence of Children Number Share Number Share Number Share 2000 2006 
3-person or more households 15,135 50.0% 17,669  55.3% 17,545 56.3% 2,534 (124)

Average Household Size 2.87 N/A 3.13  N/A 3.19 N/A 0.26 0.06 
Total Households 30,281 100% 31,964  100% 31,177 100% 1,683 (787)

Housing Characteristics 
The housing in the North Pasadena area, over the period 2000 to 2006, has remained predominately single-family.  Most recently there is 
evidence of a slight decline of single family units and a small increase of multi-family units.  This represents a shift from the prior period in which 
single unit housing realized slight growth and two or more units had substantial decline.  The data also show some demolition of older housing 
units in the area.  The housing stock in North Pasadena is dominated by structures built between 1950 and 1980, constituting nearly three-
quarters of all units in 2006.  The makeup of housing units in the north Pasadena study area is presented in Table 6.  

Table 6: North Pasadena Housing Unit Characteristics 

  Census Estimate Change 
  1990 2000 2006 1990 2000 
Total Housing Units Number Share Number Share Number Share 2000 2006 
Occupied                 

Renter occupied 15,548 51.3% 15,008 47.0% 14,830 47.6% (540) (178)
Owner occupied 14,733 48.7% 16,955 53.0% 16,343 52.4% 2,222 (612)

Units in Structure           
1, detached 19,471 56.1% 19,494 56.6% 18,977 55.7% 23 (517)
1, attached 585 1.7% 723 2.1% 689 2.0% 138 (34)
2 N/A N/A 495 1.4% 494 1.5% N/A (1)
3 to 19 N/A N/A 4,178 12.1% 4,232 12.4% N/A 54
20 to 49 N/A N/A 1,059 3.1% 1,076 3.2% N/A 17
50 or more N/A N/A 6,562 19.0% 6,714 19.7% N/A 152
2 or more 12,833 37.0% 12,294 35.7% 12,516 36.8% (539) 222
Mobile Homes 1,794 5.2% 1,936 5.6% 1,875 5.5% 142 (61)
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  Census Estimate Change 
  1990 2000 2006 1990 2000 
Total Housing Units Number Share Number Share Number Share 2000 2006 

Year Structure Built         Built 1999 to 2006 N/A N/A 187 0.5% 1, 349 4.0% N/A 1,162
Built 1995 to 1998 N/A N/A 605 1.8% 578 1.7% N/A (27)
Built 1990 to 1994 N/A N/A 621 1.8% 585 1.7% N/A (36)
Built 1980 to 1989 N/A N/A 3,137 9.1% 3,036 8.9% N/A (101)
Built 1970 to 1979 N/A N/A 7,683 22.3% 7,400 21.7% N/A (283)
Built 1960 to 1969 N/A N/A 8,716 25.3% 8,403 24.7% N/A (313)
Built 1950 to 1959 N/A N/A 9,947 28.9% 9,379 27.5% N/A (568)
Built 1940 to 1949 N/A N/A 2,928 8.5% 2,747 8.1% N/A (181)
Built 1939 or earlier N/A N/A 623 1.8% 581 1.7% N/A (42)
Total Housing Units 34,683 100% 34,447 100% 34,057 100% (236) (390)
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Block groups with a large concentration of housing units occupied by renters are illustrated in Exhibit 5.  The heaviest 
concentration of this type of units is located around the northern perimeter of the Pasadena Town Square Area.  The 
trend for heavier levels of concentration in renter occupied units is in a linear form which parallels Red Bluff Road to the 
south.

Exhibit 5: North Pasadena Share of Renter Occupied Units 2006 
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Much of the study area is characterized by single family homes.  The concentration of single family units within the North 
Pasadena Study Area is the focus of Exhibit 6.  As one would expect the block groups with higher concentrations of 
single family units tend to be located in clusters around one another.  There are three significant clusters scattered within 
the study area. 

 
 
Exhibit 6: North Pasadena Share of Single Family Units 2006 
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North Pasadena is also characterized by a relatively old housing stock. The percentage share of housing units within the 
study area which were built prior to 1970 are highly concentrated in the neighborhoods which are illustrated by Exhibit 7.  
Many of these houses were constructed in the 1950’s and 1960’s.  

 

Exhibit 7: North Pasadena Share of Housing Units Built Before 1970 
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Some areas of North Pasadena have seen new housing construction.  Exhibit 8 illustrates the block groups with 
concentrations of newer housing units in the Study area.  This, as expected, is in contrast with Exhibit 6’s illustration of 
older housing units in the area.  The scale of concentration on the legend must be accounted for when comparing the two 
exhibits.  While there is newer housing in some areas, the concentration where it does exist is very low. 

 
 

 
Exhibit 8: North Pasadena Share of Housing Units Built After 1990 
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Table 7 demonstrates household characteristics based on levels of income.  These data reveal a decline in the most 
recent period in households in all groups below $35,000 and increases at levels above $35,000, with only a slight decline 
in the $50,000 to $75,000 level.  In a similar fashion the prior period from 1990 to 2000 saw substantial growth in the 
cohorts above $35,000 level of household income.  Although partly explained by changes in reported income due to 

inflation (therefore not truly reflecting a change in household buying power), it may also reflect comments given by Paul Chavez of the Bay Area 
Houston Economic Partnership (BAHEP).  Mr. Chavez indicated that employment opportunities in the area are becoming more focused on the 
educated worker.  This is a function of the use of more technology and fewer low-skill labor workers in chemical plants in the area.   

 

Table 7: Household Characteristics Based on Income 

  Census Estimated Change 
  1990 2000 2006 1990 - 2000 - 

Income Cohort Number Share Number Share Number Share 2000 2006 

Less than $15,000 7,597 25.6% 6,361 19.9% 5,756 18.5% (1,236) (605)
$15,000 to $24,999 6,253 21.1% 4,778 14.9% 4,345 13.9% (1,475) (433)
$25,000 to $34,999 5,539 18.7% 5,508 17.2% 4,803 15.4% (31) (705)
$35,000 to $49,999 5,464 18.4% 6,201 19.4% 6,274 20.1% 737 73
$50,000 to $74,999 3,566 12.0% 5,771 18.0% 5,751 18.4% 2,205 (20)
$75,000 to $99,999 749 2.5% 2,009 6.3% 2,372 7.6% 1,260 363
$100,000 to $149,999 321 1.1% 983 3.1% 1,373 4.4% 662 390
$150,000 or more 170 0.6% 430 1.3% 501 1.6% 260 71

Total households 29,659 100.0% 32,041 100.0% 31,175 100.0% 2,382 (866)
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In recent years, the apparent income of North Pasadena households has been declining in terms of constant dollars.  
Table 8 illustrates income in 2006 dollars for median household income, average household income, and per capita 
income.  Income trends in the study area documented by these statistics are illustrated in Table 8.  The dominant trend as illustrated in the table is 
stagnant or declining household and per capita income, with a substantial estimated drop from 2000 to 2006.  These values represent data 
adjusted to 2006 dollars by the Consumer Price Index for urban consumers in the Houston region (CPI-U).   

 

Table 8: North Pasadena Median, Average, and Per Capita Income in Constant 2006 Dollars 

 Census Estimated Change 
Income Measure 1990 2000 2006 1990 - 2000 2000 - 2006 

Median Household  N/A $39,659  $36,635  N/A ($3,024) 

Average Household $47,247  $47,465  $44,420  $218  ($3,045) 

Per Capita $16,527  $15,274  $13,945  ($1,253) ($1,329) 
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Overall, median household income for block groups in the study area in year 2006 is demonstrated in Exhibit 9.  There 
are five block groups which rank in the highest cohort of $50,000 to $65,000.  These groups are scattered throughout the 

area.  However, the 15 block groups within the lowest range of $19,000 to $30,000 are highly concentrated in and around the Pasadena Town 
Square and far northwest areas. 

 
Exhibit 9: North Pasadena Estimated Median Household Income 2006 
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Historical change in household income levels is represented in Exhibit 10.  While most of the block groups with an 
increase in historical income are located on the west side of the study area, there are block groups which realized an 
increase scattered throughout the area.  However, the majority of the block groups show a decrease in household income 
for the period 1990-2006. These figures are illustrated in current year dollars. 

 
Exhibit 10: North Pasadena Change in Household Income 1990-2006 
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Exhibit 11 highlights block groups by the share of population which is below the poverty level.  While there is only one 
area in the 40% to 50% range, several show a significant portion of population below poverty.  The area where there is a 
larger share of the population below poverty than any is in the northwest portion of the study area.  However there is a 

band of higher poverty levels that stretches from this area to the southeast along the south side of Red Bluff Road.   

 
Exhibit 11: North Pasadena Share of Estimates 2006 Households Below Poverty Level 
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Demographic Drill-Down Analysis 
 

A study was done in 2001 by The Social Compact, an organization that was formed “to promote successful business investment in undervalued 
communities”.  The study analyzed the hidden or “underground” economy that is present in the Houston area which is not typically captured by 
standard economic measurement techniques.  This study found that there is significant economic capability and impact from groups of people that 
live in and around Houston that is not reflected by U.S. Census Bureau statistics.  From study of this report and analysis of different 
neighborhoods, CDS | Spillette found that there is one neighborhood which is very similar in demographic makeup of the North Pasadena study 
area.  From this information we independently completed and present a derived drill down of the population, households, and income figures for 
the North Pasadena study area in Table 9.  The results of this drill down will allow for a more complete and realistic picture of the economic 
potential for study area.  Further methodology and detailed explanation of the drill down analysis can be found in the Social Compact report: 
Houston Neighborhood Market Drill Down.   

 

Table 9: North Pasadena Demographic Drill-Down Analysis 

 
 
 
 
 
 
 
 

Note: North Pasadena Drill Down estimated by CDS | Spillette using the  
          Social Compact results of 2001

Market Indicator 
2006 Census 

Estimate 
CDS | Spillette  

Adjustment 
Population 100,445 105,153
Households 31,177 35,578
Median Household Income $36,635 $40,875
Average Household Income $44,420 $52,749
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Employment Trends 
 

Employment Trends Historical and Projected Employment 
 

Employment by industry for the Houston-Sugar Land-Baytown MSA is listed in Table 10.  The Services sector has seen substantial growth in 
employment numbers since 1990 and has continued to increase its dominance of regional employment, at approximately 39 percent of total 
nonfarm jobs.  Natural Resources and Mining, along with Construction, have both seen large growth in employment also.  With the exception of 
Information and Communications, all Non- Farm industries have seen good overall recovery growth in job numbers after a decline in many areas 
from the period 2000-2005. Chemical Manufacturing is the only field illustrated which has seen continued decline in employment numbers over the 
period 1990-2007. 

Table 10: Historical Employment by Industry (Houston-Sugar Land-Baytown MSA) 

            Change 
  Year 1990- 1995- 2000- 2005- 

Industry 1990 1995 2000 2005 Apr-07 1995 2000 2005 Apr-07 
Natural Resources & Mining 62.29 59.98 62.04 71.15 81.90 (2.32) 2.07 9.11 10.75
    Oil & Gas Extraction 40.19 35.97 34.63 39.17 42.80 (4.23) (1.34) 4.55 3.63
Construction 133.93 134.96 172.13 168.55 188.90 1.03 37.17 (3.57) 20.35
Manufacturing 201.50 216.48 231.62 212.16 223.40 14.98 15.14 (19.45) 11.24
    Petroleum and Coal Products 14.00 14.00 12.20 11.80 12.40 0.00 (1.80) (0.40) 0.60
    Chemical Manufacturing 42.60 42.30 40.70 36.90 36.70 (0.30) (1.60) (3.80) (0.20)
Wholesale Trade 102.18 104.19 118.18 122.90 131.60 2.02 13.98 4.72 8.70
Retail Trade 204.73 220.78 248.22 244.80 252.80 16.06 27.43 (3.42) 8.00
Transportation, Warehousing, Utilities 96.70 102.83 120.48 115.28 120.00 6.13 17.64 (5.20) 4.72
Information & Communications 35.83 34.80 47.38 36.19 35.40 (1.03) 12.58 (11.19) (0.79)
Financial Activities 113.98 111.07 132.83 138.68 142.00 (2.92) 21.76 5.85 3.32
Services 569.06 663.90 812.72 898.73 968.30 94.84 148.82 86.02 69.57
    Professional & Business Services 208.33 245.03 315.11 335.44 364.60 36.69 70.08 20.33 29.16
    Education & Health Services 161.31 187.74 223.18 261.93 279.80 26.43 35.43 38.76 17.87
    Leisure & Hospitality 136.78 154.92 183.58 209.06 225.50 18.13 28.66 25.48 16.44
    Other Services 62.63 76.22 90.86 92.30 98.40 13.58 14.64 1.44 6.10
Total Government 244.75 285.02 309.13 338.76 360.30 40.27 24.12 29.63 21.54
Total Non-Farm Payroll Employment 1,764.93 1,934.00 2,254.71 2,347.19 2,504.60 169.07 320.71 92.48 157.41

Source: Texas Workforce Commission, CDS | Spillette 
Note: All numbers listed in 1000’s  
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Comparative employment figures for various geographical areas are illustrated in Table 11.  Differences in count and 
categories are due to a different data source from other tables presented in this document.  The share of Natural 
Resource Extraction, Manufacturing, and Government employees are substantially higher within the study area than the 
MSA and the county levels.  Manufacturing employment levels, as expected, are also substantially elevated in the Greater Port and Pasadena 
Study Areas.  One specific Manufacturing group (Chemical Manufacturing) represents a greater than double share of employment compared to 
the levels of the county and MSA.  Within the North Pasadena area, the share of employees in the Petroleum and Coal Products category is triple 
that which it represents in any other defined areas.  Also noteworthy is the lack of Finance, Insurance, and Real Estate employees in the Greater 
Port Area and the North Pasadena Study area, as compared to the MSA and the county levels.   

Table 11: Geographical Comparison of Employment by Industry 

Source: PCensus 2006 Estimate, CDS| Spillette 
1 Pasadena, Deer Park, La Porte, and portions of Houston

Industry 
Region 
(MSA) Share 

Harris 
County Share 

Greater Port 
Area1 Share 

North 
Pasadena Share 

Agriculture & Natural Resources 23,573 0.8% 15,343 0.7% 1,390 0.4% 91 0.3%
Natural Resources extraction 72,558 2.5% 53,377 2.4% 2,738 0.8% 1,762 5.1%
    Oil & Gas Extraction 71,746 2.5% 52,742 2.3% 2,724 0.8% 1,762 5.1%
Construction 171,333 6.0% 131,622 5.9% 21,037 6.1% 2,968 8.7%
Manufacturing 278,278 9.7% 223,990 10.0% 55,478 16.0% 4,671 13.6%
    Petroleum and Coal Products 11,528 0.4% 8,160 0.4% 1,824 0.5% 501 1.5%
    Chemical Manufacturing 35,144 1.2% 27,185 1.2% 13,773 4.0% 1,850 5.4%
Transportation, Utilities 162,311 5.7% 135,611 6.0% 21,167 6.1% 1,454 4.2%
Wholesale Trade 202,561 7.1% 155,366 6.9% 26,463 7.6% 1,752 5.1%
Retail Trade 573,081 20.0% 440,239 19.6% 75,453 21.7% 6,884 20.1%
Finance, Insurance, Real Estate 199,552 7.0% 163,246 7.3% 14,216 4.1% 1,123 3.3%
   Banking 32,687 1.1% 25,471 1.1% 3,315 1.0% 346 1.0%
   Security, Commodity Brokers 20,778 0.7% 18,137 0.8% 948 0.3% 26 0.1%
Services 1,042,810 36.5% 839,318 37.3% 114,653 33.0% 11,070 32.3%
    Business Services 136,661 4.8% 118,043 5.3% 13,072 3.8% 1,008 2.9%
    Health Services 247,632 8.7% 205,528 9.1% 24,843 7.2% 1,884 5.5%
    Legal Services 38,684 1.4% 35,756 1.6% 1,351 0.4% 53 0.2%
    Engineering & Management Services 129,745 4.5% 112,945 5.0% 12,558 3.6% 923 2.7%
Government 101,253 3.5% 64,214 2.9% 11,779 3.4% 2,396 7.0%
Non-Classifiable 32,067 1.1% 25,444 1.1% 3,036 0.9% 123 0.4%
Total Employment for all SIC Codes 2,859,377 100.0% 2,247,770 100.0% 347,410 100.0% 34,294 100.0%
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Major Employers 
 
Pasadena, particularly along the port, has long been known as an industrial activity and employment center.  The top ten 

employers for the City of Pasadena are listed below.  Many of these have a direct connection with the port area; others, such as Pasadena ISD 
and the College District, are education related.   
 
 
 

 
Table 12: Top Ten Employers in Pasadena, TX 

1.  Pasadena ISD  5,800
2.  The Boeing Company 2,300
3.  The Mundy Companies 1,500
4.  San Jacinto College District 1,058
5.  Bayshore Medical Center 1,042
6.  Lyondell Houston Refining LP 900
7.  City of Pasadena 807
8.  Chevron Phillips - Pasadena Plastics Complex 693
9.  University of Houston - Clear Lake 660
10. Celanese Chemicals  590

Source: Pasadena Chamber of Commerce 
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Table 13: Projected Employment by Industry (Houston/WDA) 

Table 13 illustrates projected growth in employment 
over the period 2004-2014.  The information was 
obtained by the Texas Workforce commission.   

The boundary used in the projections is the Workforce 
Development Area (WDA), which differs from the 
boundary for the current employment figures.  This area 
includes all of the Houston-Sugar Land-Baytown MSA 
minus San Jacinto County, and adds Walker, Colorado, 
Wharton, and Matagorda Counties.   

The Services sector is projected to continue to have the 
highest levels of growth.  Education, Health, and Leisure 
& Hospitality Services are projected to experience strong 
growth within the Service sector.  

Manufacturing and Information & Communications are 
the only two industries in which double digit growth is not 
expected.  In fact, the categories of Petroleum and Coal 
Products and Chemical Manufacturing are both 
projected by the Texas Workforce Commission to 
decline in employment over the period 2004-2014.  
While this projection is for the entire WDA, this is an 
important finding for North Pasadena, which is more 
heavily reliant on these industries than the county or the 
WDA. 

 
 

  Historical Projected  
Industry 2004 2014 % Change 

Natural Resources & Mining 68,300 81,950 20.0%
    Oil & Gas Extraction 38,750 45,450 17.3%
Construction 167,050 203,200 21.6%
Manufacturing 211,050 226,700 7.4%
    Petroleum and Coal Products 12,500 12,300 -1.6%
    Chemical Manufacturing 37,050 33,900 -8.5%
Wholesale Trade 120,500 140,650 16.7%
Retail Trade 247,600 294,000 18.7%
Transportation & Warehousing & Utilities 108,650 128,700 18.5%
Information & Communications 37,100 38,600 4.0%
Financial Activities 90,300 105,950 17.3%
    Banking 28,350 35,350 24.7%
    Securities, Commodities, Investments 11,250 13,700 21.8%
Services 1,136,200 1,510,550 32.9%
    Professional & Business Services 320,500 410,050 27.9%
    Education Services 257,600 358,150 39.0%
    Health Services 243,400 343,250 41.0%
    Leisure & Hospitality 208,800 278,800 33.5%
    Other Services 105,900 120,300 13.6%
Total Government 109,450 131,850 20.5%
Total Non-Farm Payroll Employment   2,296,200   2,862,150 24.6%

Source: Texas Workforce Commission, CDS | Spillette 
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Retail Sales Trends 
 

Retail Sales Volume 

 
The Study Area and Pasadena experienced a decrease in total retail sales with the closing of Mervyn’s, Dillard’s, and general decline of retail 
activity in the Town Square Mall area.  Table 14 gives trends in total gross retail sales, obtained from the State Comptroller’s office, from 2001 to 
2006, adjusted to 2006 dollars to remove the effects of inflation.  The ZIP codes 77502, 77503, and 77506 are used to approximate the Study 
Area boundaries.  Due to privacy regulations, data was not available for years 2005 and 2006 for the three ZIP codes. 

The most significant finding is that, while Harris County in total has been able to rebound from stagnant or declining retail sales experienced during 
2001 to 2004, Pasadena has not participated in this upward swing.  Total gross retail sales in Pasadena were approximately 5 percent lower in 
2006 than 2001.  

 
Table 14: North Pasadena Trends in Total Gross Retail Sales - Geographic Comparison 

 

Gross Retail Sales in Current Dollars 

Years 
Zip Codes 77502 / 

77503 / 77506 Pasadena Harris County 
2001 740,039,757 1,692,268,619 56,021,308,161
2002 685,019,267 1,637,435,554 56,091,983,726
2003 638,800,539 1,538,893,079 54,667,171,545
2004 672,822,891 1,528,686,204 54,144,354,557
2005 NA 1,633,925,894 57,674,394,179
2006 NA 1,607,518,106 57,991,284,910

Change  
2001 - 2006 NA -5.00% 3.50%

 
Source:  State of Texas, Office of the Comptroller 
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Tables 15 through 22 provide retail sales trends for more general categories of stores.  Significant findings are as 
follows: 
 

 The Study Area suffered its greatest sales declines in General Merchandise stores and Home Furnishings stores, which in real dollar 
terms dropped about 35 percent and 55 percent respectively.  Mervyn’s and Dillard’s, as department stores, fall into the General 
Merchandise category.  Even the successful opening of Wal-Mart at Southmore and Shaver has not been able to counter the overall 
decline in this category. 

 Despite these declines, the Study Area actually outperformed Pasadena overall in several categories, most notably Building Materials, 
Food Stores, and Miscellaneous Retail stores.  It is possible that North Pasadena is less subject to the retail competition that has 
developed at Gulfgate and Baybrook than the southern portion of the city.  The most dramatic difference has been in the category of food 
stores.  North Pasadena now has many smaller, Hispanic-oriented food markets that may be better able to capture resident grocery 
expenditures versus the more standard supermarkets in other parts of the city that are subject to strong competition from Super Wal-Marts 
and Super Targets.   

 Wal-Mart and Target, as General Merchandise stores, may be attracting apparel sales away from traditional clothing stores, which may be 
contributing to the steep decline in this category in Pasadena overall.  Increased competition from the Baybrook Mall area may also be 
causing sales leakage from Pasadena.  The low volume of retail sales in earlier years, plus the lack of data in 2005 and 2006 because of 
an insufficient number of outlets, indicates that clothing sales are very low in the Study Area, despite several clothing stores in Town 
Square Mall. 

 The greatest increase in sales, nearly 30 percent during the period in the Study Area, occurred in the Miscellaneous Retail stores 
category.  This category includes drug stores, which underwent a substantial expansion in the number of locations in the Houston region 
during this time.  Other stores such as bookstores and gift shops are also in this category.  Many “Mom and Pop”-owned establishments 
could also be classified in this category, and the shift in the Study Area away from chain retail and toward such tenants may be 
contributing to this category’s growth. 
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Tables 15 - 22 - Retail Sales Trends by Store Category – Geographic Comparison 

 

Table 15: SIC 52 – Building Materials 

 
  Gross Retail Sales - 2006 Dollars % Change 
Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 16,684,509 16,371,131 19,370,136 17,258,706 17,338,906 19,208,692 15.1%

Pasadena 103,254,612 102,301,679 97,124,512 93,904,785 97,170,231 100,833,402 -2.3%

Harris County 3,230,147,111 3,230,367,202 3,180,708,283 3,183,692,907 3,341,678,875 3,436,309,603 6.4%
 
 
Table 16: SIC 53 – General Merchandise Stores 

 
  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 206,832,542 190,049,390 175,310,911 159,104,575 151,480,120 133,626,074 -35.4%

Pasadena 399,473,613 385,444,597 345,353,149 319,810,909 345,665,204 340,498,251 -14.8%

Harris County 5,362,010,634 5,597,937,703 5,646,912,615 5,496,678,634 5,843,300,812 6,113,427,989 14.0%
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Table 17: SIC 54 – Food Stores 

  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 104,728,551 110,657,240 107,614,006 111,098,214 121,032,135 128,973,668 23.2%

Pasadena 289,947,924 280,638,433 270,133,552 259,861,086 254,241,369 245,025,626 -15.5%

Harris County 7,503,948,737 7,624,422,183 7,772,022,896 7,770,379,189 8,002,445,974 7,896,544,827 5.2%
 
 
Table 18: SIC 55 – Automotive Establishments and Service Stations 

 
  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 127,782,450 110,790,794 99,412,692 122,823,919 134,560,319 130,995,606 2.5%

Pasadena 350,878,434 307,897,186 287,724,311 297,339,517 362,438,154 335,851,638 -4.3%

Harris County 11,080,118,948 10,287,159,304 9,846,757,613 10,539,265,942 11,609,923,815 10,990,967,108 -0.8%
 

 

Table 19: SIC 56 – Apparel and Accessories Stores 

  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502/77503/77056 40,783,226 34,144,363 30,629,610 30,942,566 NA NA NA

Pasadena 71,505,651 74,841,923 71,161,420 70,849,703 64,916,172 54,189,935 -24.2%

Harris County 2,558,235,898 2,544,588,363 2,555,539,596 2,617,297,700 2,522,388,197 2,457,877,080 -3.9%
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Table 20: SIC 57 – Home Furnishings 

  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 35,484,092 23,522,482 18,655,623 18,754,561 16,182,538 15,827,100 -55.4%

Pasadena 62,609,259 74,114,105 70,127,801 72,077,789 68,484,776 68,294,133 9.1%

Harris County 6,598,908,114 6,427,341,895 5,519,406,397 5,336,702,613 5,784,882,466 5,639,380,671 -14.5%
 

 
Table 21: SIC 58 – Eating and Drinking Establishments 

  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 64,093,523 64,770,208 60,167,031 59,216,547 57,102,440 53,328,500 -16.8%

Pasadena 169,121,445 168,569,571 160,760,736 156,096,743 159,590,923 157,541,772 -6.8%

Harris County 5,447,037,066 5,539,403,913 5,562,954,591 5,732,688,475 5,697,397,016 5,805,340,744 6.6%
 
 
Table 22: SIC 59 – Miscellaneous Retail 

  Gross Retail Sales - 2006 Dollars % Change 
 Geographic Area 2001 2002 2003 2004 2005 2006 2001 - 2006 
77502 / 77503 / 77056 143,650,863 134,713,658 127,640,531 153,623,804 167,181,669 186,222,017 29.6%

Pasadena 245,477,682 243,628,059 236,507,598 258,745,672 281,419,066 305,283,349 24.4%

Harris County 14,240,901,655 14,840,763,163 14,582,869,555 13,467,649,097 14,872,377,023 15,651,436,888 9.9%
Source:  State of Texas, Office of the Comptroller 
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Retail Sales Leakage 

 
When retail sales decline at establishments within the Study Area or Pasadena generally, there are different potential causes.  Sales within an SIC 
category may have shifted to stores classified in another SIC category.  Sales may have shifted to the Internet or mail-order.  Demand may have 
decreased generally for a particular class of products.  Or, sales may have shifted to other geographic locations. 

The last possibility can be examined through a leakage analysis.  This compares retail sales on a per capita and per household basis for various 
geographies.  In this case, CDS | Spillette compared the Study Area and the whole City of Pasadena to Harris County.  The results indicate that a 
significant level of retail sales are likely “leaking” out of Pasadena, with residents shopping at stores outside the City’s boundaries. 

Tables 22 and 23 give the comparative analysis of gross retail sales on a per capita and per household basis respectively.  The Study Area 
clearly trails the City of Pasadena overall in every SIC category in both sales per capita and per household.  The greatest disparities come in the 
Building Materials (SIC 52), General Merchandise (SIC 53), Automotive (SIC 55), Home Furnishings (SIC 57), and Eating and Drinking (SIC 58) 
categories.  The City of Pasadena trails Harris County in all categories except General Merchandise, possibly owing to having multiple Wal-Marts 
and a Super Target within its boundaries.   

While part of the Harris County sales comes from non-local shoppers (out of town visitors) to major retail destinations around the area, the 
disparity is not likely caused by this factor alone.  It is likely that Pasadena’s close proximity to the retail concentrations in Gulfgate, Almeda Mall, 
and Baybrook areas attract significant amounts of retail spending away from the City of Pasadena itself.  Furthermore, the general decline in retail 
activity in North Pasadena concurrent with increased activity in the southern part of the City, as well as the aforementioned retail concentrations 
along IH 45, is reflected in this analysis.  However, the analysis also indicates a potential opportunity for North Pasadena to recapture some retail 
activity – it is very possible that some local demand for retail spending is going unfulfilled within the Study Area. 
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Table 23: Per Capita Retail Sales Comparison, 2006 

  2006 Gross Retail Sales by SIC Code 
Area SIC 52 SIC 53 SIC 54 SIC 55 SIC 56 SIC 57 SIC 58 SIC 59 Total 

77502 / 
77503 / 
77056 19,208,692 133,626,074 128,973,668 130,995,606 NA 15,827,100 53,328,500 186,222,017 NA 

Pasadena 100,833,402 340,498,251 245,025,626 335,851,638 54,189,935 68,294,133 157,541,772 305,283,349 1,607,518,106 
Harris 
County 3,436,309,603 6,113,427,989 7,896,544,827 10,990,967,108 2,457,877,080 5,639,380,671 5,805,340,744 15,651,436,888 57,991,284,910 

  2006 Population 
77502 / 
77503 / 
77056 100,045 100,045 100,045 100,045 100,045 100,045 100,045 100,045 100,045 

Pasadena 144,558 144,558 144,558 144,558 144,558 144,558 144,558 144,558 144,558 
Harris 
County 3,730,597 3,730,597 3,730,597 3,730,597 3,730,597 3,730,597 3,730,597 3,730,597 3,730,597 

  2006 Sales per Capita by SIC Code 
  SIC52 SIC53 SIC54 SIC55 SIC56 SIC57 SIC58 SIC59 Total 
77502 / 
77503 / 
77056 192.00 1,335.66 1,289.16 1,309.37 NA 158.20 533.05 1,861.38 NA 

Pasadena 697.53 2,355.44 1,695.00 2,323.30 374.87 472.43 1,089.82 2,111.84 11,120.23 
Harris 
County 921.12 1,638.73 2,116.70 2,946.17 658.84 1,511.66 1,556.14 4,195.42 15,544.77 

Sources:  State of Texas, Office of the Comptroller; PCensus for MapInfo
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Table 24: Per Household Retail Sales Comparison, 2006 

 2006 Gross Retail Sales by SIC Code 
Area SIC 52 SIC 53 SIC 54 SIC 55 SIC 56 SIC 57 SIC 58 SIC 59 Total 

77502 / 
77503 / 
77056 19,208,692 133,626,074 128,973,668 130,995,606 NA 15,827,100 53,328,500 186,222,017 NA 

Pasadena 100,833,402 340,498,251 245,025,626 335,851,638 54,189,935 68,294,133 157,541,772 305,283,349 1,607,518,106 
Harris 
County 3,436,309,603 $6,113,427,989 7,896,544,827 10,990,967,108 2,457,877,080 5,639,380,671 5,805,340,744 15,651,436,888 57,991,284,910 
  2006 Households 
77502 / 
77503 / 
77056 31,175 31,175 31,175 31,175 31,175 31,175 31,175 31,175 31,175 

Pasadena 47,395 47,395 47,395 47,395 47,395 47,395 47,395 47,395 47,395 
Harris 
County 1,309,656 1,309,656 1,309,656 1,309,656 1,309,656 1,309,656 1,309,656 1,309,656 1,309,656 
  2006 Sales per Household by SIC Code 
  SIC 52 SIC 53 SIC 54 SIC 55 SIC 56 SIC 57 SIC 58 SIC 59 Total 
77502 / 
77503 / 
77056 616.16 4,286.32 4,137.09 4,201.94 NA 507.69 1,710.62 5,973.44 NA 

Pasadena 2,127.51 7,184.27 5,169.86 7,086.23 1,143.37 1,440.96 3,324.02 6,441.26 33,917.46 
Harris 
County 2,623.83 4,667.96 6,029.48 8,392.25 1,876.73 4,306.00 4,432.72 11,950.80 44,279.78 

Sources:  State of Texas, Office of the Comptroller; PCensus for MapInfo 
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Key Findings – Economic and Demographic Trends 
 

 After experiencing some growth in total population during the 1990s, North Pasadena appears to be roughly stabilized at around 100,000 
residents at the present time. 

 Areas on the southern and eastern fringe of the Study Area appear to be slowly losing population.  The Red Bluff corridor and some 
northwest portions of the Study Area are experiencing moderate population gains.  There is some correlation in this distribution of growth 
with population age characteristics:  the growing areas generally have a higher share of children in the total population while the shrinking 
areas have a greater share of older residents. 

 Educational attainment levels of North Pasadena residents are relatively low compared to Harris County as a whole. 

 North Pasadena has been in relatively rapid transition from a generally Anglo population to predominately Hispanic population. 

 A significant share of North Pasadena residents are foreign born, and many of these immigrants have come to the U.S. since 1995. 

 Household sizes are increasing, on average.  This may be correlated with the Study Area’s transition to a Hispanic population in which 
larger families are not uncharacteristic.  

 Over half of the Study Area’s housing units are single family with detached garages.  The housing stock tends to be relatively old, with 
over half built prior to 1970.  Older housing is concentrated in the western, central, and northern portions of the Study Area, while eastern 
and southeastern neighborhoods tend to have newer structures. 

 The Study Area is dominated by lower income and lower-middle income households.  Based upon available information, household 
incomes appear to be stagnant or declining in terms of inflation-adjusted dollars.   

 The southwestern portion of the Study Area appears to be the most stable in terms of household income, and it also has a relatively low 
poverty level.  The neighborhoods near to and in the southwest quadrant of the SH 225 / Sam Houston Tollway interchange, which also 
have newer single family housing, tend to also have higher household incomes.  This area also tends to have more recently constructed 
single-family housing.  The area bounded by Pine Avenue, Preston, Spencer, and the Sam Houston Tollway is also experiencing rising 
household income. 

 In contrast, the areas with the lowest median household income generally correspond to the areas with the lowest shares of single family 
housing and the highest share of renter households.  Poverty levels are relatively high in northwestern neighborhoods and those along the 
Shaver and Red Bluff corridors.  The Red Bluff corridor, particularly south of Harris, is experiencing declines in household income. 

 The employment base of Pasadena is dominated by two main categories:  the public sector (government and education) and 
petrochemical manufacturing.  While public sector employment is likely to increase, projections indicate that regional employment in 
petrochemical manufacturing may be stagnant or decline. 



   
   

   

BB--4433  
A P P E N D I X  C :  M A R K E T  S T U D Y  

NNN OOO RRR TTT HHH    PPP AAA SSS AAA DDD EEE NNN AAA    RRR EEE DDD EEE VVV EEE LLL OOO PPP MMM EEE NNN TTT    PPP LLL AAA NNN  

 Total retail sales in North Pasadena are declining, according to State of Texas data.  General Merchandise and 
Home Furnishings stores have suffered the greatest declines.  Sales at Food Stores and Miscellaneous Retail 
Stores, however, have increased. 

 The Study Area and Pasadena as a whole appear to be suffering retail “leakage” to surrounding areas, based on 
sales per capita and per household.  This condition exists when residents of an area perform the majority of their retail consumption 
outside of the study area.
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Real Estate Market Trends 
Although the North Pasadena study area is on the edge of a primarily industrial area, it encompasses many other types of real estate.  In this 
analysis CDS | Spillette reviewed all real estate development in the study area including industrial, office, multifamily, retail, and single family 
housing.  The North Pasadena study area is unique and distinguishable within the Greater Port and Bay Area as well as Harris County and the 
Houston-Sugar Land- Baytown MSA.  Exhibit 12 illustrates the Greater Port and Bay Area, as defined by CDS | Spillette, for a regional 
comparison purposes.  This area is comprised of 27 zip codes and is comparable to the study area in many ways, including demographic, 
geographic proximity to the ship channel, and types of jobs.  

Exhibit 12: Greater Port and Bay Area
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Industrial Market 
Industrial activity is one of the main drivers of the Pasadena economy.  Many of the local residents, as well as commuters, 
are employed in some type of industrial activity, as evidenced in Tables 11 and 13.  An overview of the industrial building inventory is provided 
below in Table 25.  As illustrated in this table, the predominant type of industrial building within the study area is warehouses.  The same holds 
true for the Greater Port and Bay Area as well.  This overview illustrates that in comparison to the Greater Port and Bay Area, the study area 
within N. Pasadena is doing very well in regards to occupancy, and is marginally better in the overall rent comparison as well.   

 
Table 25: Industrial Inventory Overview 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
              Source: O’Connor and Associates; CDS | Spillette 
              *Data reflects only one property due to availability 

                      1 Comprised of 27 zip codes in the Pasadena, Baytown,  
               Clear Lake, South Houston, and ship channel area

Mean Rent Weighted By   
Facility Type # Buildings 

  
Sq Ft (Net)

  
Occupancy Total SF Vacant SF 

N. Pasadena 
Distribution Center* 2 10,750 0.0% $0.37  $0.37  
Manufacturing Facility 6 160,051 100.0% $0.16  N/A 
Mini Warehouse 19 718,965 99.8% $0.74  $0.43  
Office/Warehouse 15 578,556 95.6% $0.40  $0.43  
Warehouse 77 1,920,942 97.3% $0.37  $0.51  
Totals 119 3,389,264 97.3% $0.50  $0.46  

Greater Port and Bay Area1 
Distribution Center 32 12,559,248 70.2% $0.36  $0.36  
Manufacturing Facility 105 9,514,434 89.5% $0.32  $0.32  
Mini Warehouse 69 3,639,643 97.3% $0.64  $0.55  
Office/Warehouse 170 12,723,838 81.5% $0.35  $0.38  
Warehouse 516 22,951,765 93.8% $0.33  $0.36  
Totals  910 62,565,757 86.2% $0.36  $0.38  
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Table 26 displays historical rental rates by building type for the North Pasadena study area as well as the Greater Port 
and Bay Area.  In terms of industrial rent rates, the study area compares closely to the overall averages for this part of 
the greater Houston region once the effect of the small distribution center sample is removed.  While the survey indicates 

that North Pasadena has slightly lower rents on most industrial types, the manufacturing facilities are significantly trailing the greater area.  As 
mentioned, all figures are subject to availability and property concentration within the area. 

 

Table 26: Industrial Rental Rates by Type 

 
    Office  Manufacturing Mini  Distribution    

Year Warehouse Warehouse Facility Warehouse Center2 Overall
N. Pasadena 

2000* $0.20  $0.45  $0.12  $0.46  $0.45  $0.33  
2001 $0.20  $0.45  $0.16  $0.47  $0.45  $0.34  
2002 $0.22 $0.34  $0.16  $0.47  $0.45  $0.30  
2003 $0.24  $0.38  $0.16  $0.42  $0.45  $0.31  
2004 $0.26  $0.44  $0.16  $0.42  $0.45  $0.33  
2005 $0.28  $0.38  $0.16  $0.74  3 $0.48  
2006 $0.29  $0.39  $0.16  $0.74  3 $0.46  
2007 $0.37  $0.40  $0.16  $0.74  $0.37  $0.50  

Greater Port and Bay Area1 
2000* $0.28  $0.37  $0.33  $0.57  $0.28  $0.36  
2001 $0.28  $0.35  $0.33  $0.55  $0.28  $0.35  
2002 $0.28  $0.35  $0.33  $0.55  $0.28  $0.35  
2003 $0.30  $0.34  $0.32  $0.57  $0.34  $0.35  
2004 $0.30  $0.35  $0.31  $0.55  $0.30  $0.35  
2005 $0.31  $0.37  $0.32  $0.64  $0.30  $0.37  
2006 $0.31  $0.37  $0.32  $0.64  $0.32  $0.37  
2007 $0.32  $0.35  $0.32  $0.64  $0.34  $0.36  

Source: O’Connor and Associates;  CDS | Spillette  
* 2000 First quarter data for 2000 unavailable 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, South Houston, and ship channel area 
2 Data set reflects only one property due to availability  
3 No data for this time period   



   
   

   

BB--4477  
A P P E N D I X  C :  M A R K E T  S T U D Y  

NNN OOO RRR TTT HHH    PPP AAA SSS AAA DDD EEE NNN AAA    RRR EEE DDD EEE VVV EEE LLL OOO PPP MMM EEE NNN TTT    PPP LLL AAA NNN  

 
Industrial occupancy in the North Pasadena study area is represented in Table 27.  Generally, the area shows high 
occupancy rates, with the exception being in the distribution center category.  As noted below, data is only available for 
one distribution center in the study area.  This explains the drastic change in occupancy rates and overall data volatility.  
The rates for the Greater Port and Bay Area are also encouraging and evidence the fact that the study area, as well as the greater area, is a 
strong player in the market for industrial space. 

Table 27: Industrial Occupancy by Type  

 
    Office  Manufacturing Mini  Distribution    
Year Warehouse Warehouse Facility Warehouse Center2 Overall 

N. Pasadena 
2000* 100.0% 91.6% 100.0% 99.3% 0.0% 97.9% 
2001 99.8% 100.0% 89.0% 99.6% 0.0% 98.2% 
2002 99.4% 96.2% 100.0% 99.6% 0.0% 98.2% 
2003 96.9% 100.0% 100.0% 99.0% 0.0% 97.0% 
2004 99.5% 82.2% 100.0% 99.0% 0.0% 96.2% 
2005 98.0% 65.6% 100.0% 99.8% 100.0% 93.2% 
2006 97.7% 94.8% 100.0% 99.8% 100.0% 97.8% 
2007 97.3% 95.1% 100.0% 99.8% 0.0% 97.3% 

Greater Port and Bay Area1 
2000* 94.3% 89.5% 86.1% 89.8% 93.7% 91.2% 
2001 93.5% 88.4% 88.8% 90.6% 85.7% 90.9% 
2002 93.8% 92.6% 88.3% 90.7% 51.6% 91.5% 
2003 93.1% 89.5% 89.3% 89.5% 80.0% 90.8% 
2004 94.0% 90.0% 88.9% 90.4% 64.0% 91.2% 
2005 92.9% 88.9% 86.1% 97.7% 86.6% 90.7% 
2006 96.0% 89.9% 85.2% 97.3% 93.9% 92.4% 
2007 93.9% 92.9% 89.5% 97.3% 86.0% 91.8% 

Source: O’Connor and Associates; CDS | Spillette 
* 2000 First quarter data for 2000 unavailable 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, South Houston, and ship channel area 
2 Data set reflects only one property due to availability  
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Multi Family Market 
The North Pasadena multifamily market inventory is presented in Table 28.  This inventory summary illustrates the lack 

of any Class A apartment projects in the study area.  Market data from O’Connor and Associates states that there are no units currently under 
construction and no proposed projects in the Study Area.  These statements are applicable to complexes within the data collection threshold of 
10,000 square feet or greater.  In continuation of the trend there are just nine complexes that are categorized as being Class B.  The vast majority 
of apartment space in North Pasadena is composed of Class C units.  In addition, other than one senior tax credit complex, there has been no 
multifamily construction in the North Pasadena study area since the 1980’s, and is no current construction underway. 

 
Table 28: Apartment Inventory

 Apartment Class 
  A B C D Overall

Total # Projects N/A 9 39 11 59 
Total # Units N/A 1,704 6,493 1,896 10,093 
Total # Units 0BR N/A 0.4% 3.0% N/A 3.3% 
Total # Units 1BR N/A 8.2% 24.2% 6.4% 38.8% 
Total # Units 2BR N/A 6.8% 30.8% 8.8% 46.4% 
Total # Units 3BR N/A 0.6% 7.3% 2.4% 10.3% 
Total # Units 4BR N/A 0.1% 0.0% 0.2% 0.2% 
Avg Units per Project N/A 189 166 172 171 
Avg SF N/A 809 821 1048 862 
Total # Units Under Construction N/A N/A N/A N/A N/A 
Total # Units Proposed N/A N/A N/A N/A N/A 
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Table 29: Multifamily Occupancy by Class 

 

 

 

 

 

 

 

Occupancy levels in the Study Area’s Class B properties are as 
strong as or stronger than those in the Greater Port and Bay Area.  
Class C and D units are very comparable to the area as well.  This 
information is displayed in Table 29.   

 

 

 

 

 

 
Source: O’Connor and Associates; CDS | Spillette 
*No properties in data set 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, South Houston, and ship channel area 
2 Properties currently under renovation are included in count, which skews occupancy figures 
 

Year Class A Class B Class C Class D Overall 
N. Pasadena 

2000 * 91.96% 92.23% 87.83% 91.40% 
2001 * 91.22% 93.74% 87.66% 92.18% 
2002 * 96.30% 92.61% 89.67% 92.56% 
2003 * 95.46% 91.66% 88.94% 91.68% 
2004 * 92.79% 90.39% 89.77% 90.62% 
2005 * 93.32% 88.61% 85.69% 88.74% 
2006 * 87.95% 91.34% 87.33% 90.00% 
2007 * 94.79% 82.58%2 93.05% 86.61% 

Greater Port and Bay Area1 
2000 90.37% 93.06% 92.08% 88.29% 92.15% 
2001 93.48% 93.49% 92.76% 90.95% 93.04% 
2002 94.84% 93.19% 90.61% 92.73% 92.28% 
2003 92.30% 92.42% 90.42% 91.47% 91.55% 
2004 86.67% 90.41% 87.38% 90.51% 88.84% 
2005 90.75% 87.32% 85.10% 86.34% 86.77% 
2006 91.75% 90.03% 90.65% 89.14% 90.39% 
2007 93.73% 89.97% 84.52% 91.68% 88.33% 
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Exhibit 13 illustrates occupancy for North Pasadena and the Greater Port and Bay Area Respectively.  These charts illustrate the trend of slight 
decline in occupancy for both areas over the past few years.  The drop in occupancy, particularly Class C, can likely be explained by the number 
of renovations in the area.  

 
Exhibit 13: North Pasadena Apartment Occupancy Trends 
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Exhibit 14: Greater Port and Bay Area Apartment Occupancy Trends 
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                                                                                                                                                                  Table 30: Apartment Rent/SF by Class 

 
Table 30 examines rental rates for multifamily units in the study area as well as the 
Greater Port and Bay Area.  One notable observation is that the overall level of rents is 
comparatively lower in the North Pasadena study area than observed in the Greater 
Port and Bay Area; this is likely due to the lack of Class A properties in North 
Pasadena.   

Rents in both areas are steadily increasing, with no major fluctuations being observed 
over the past seven years.  This trend can be observed in Exhibits 14, 15 and 16.   

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
                               
             Source: O’Connor and Associates; CDS | Spillette 
             *No properties in data set 

       1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear     
         Lake, South Houston, and ship channel area 

Year A B C D Overall 

N. Pasadena 
2000 * $0.69  $0.58  $0.46  $0.57  

2001 * $0.70  $0.58  $0.43  $0.57  

2002 * $0.70  $0.61  $0.46  $0.60  

2003 * $0.72  $0.63  $0.46  $0.61  

2004 * $0.73  $0.64  $0.48  $0.62  

2005 * $0.72  $0.64  $0.49  $0.62  

2006 * $0.77  $0.66  $0.50  $0.65  

2007 * $0.79  $0.67  $0.50  $0.66  

Greater Port and Bay Area1 
2000 $0.89  $0.72  $0.57  $0.47  $0.66  

2001 $0.92  $0.73  $0.59  $0.46  $0.67  

2002 $0.94  $0.75  $0.60  $0.48  $0.70  

2003 $0.96  $0.77  $0.63  $0.50  $0.72  

2004 $0.95  $0.78  $0.65  $0.51  $0.73  

2005 $0.96  $0.78  $0.65  $0.52  $0.73  

2006 $0.99  $0.79  $0.68  $0.54  $0.75  

2007 $1.00  $0.81  $0.69  $0.54  $0.77  
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Exhibit 15: North Pasadena Apartment Rental Rate Trends 
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Exhibit 16: Greater Port and Bay Area Apartment Rental Rate Trends 
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Table 31: Apartment Rental Rates by # of Bedrooms 

Table 31 displays rental 
rates by number of bedrooms for the study area 
and the Greater Port and Bay Area.  The trend 
of lower overall rents in the study area noted in 
the previous rental rate chart is noticeable in this 
data as well. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: O’Connor and Associates; CDS | Spillette 
*No properties in data set 
1 Comprised of 27 zip codes in the Pasadena, 
Baytown, Clear Lake, South Houston, and ship 
channel area 

 
 
 

Rental Rates by # of BR A B C D Overall 
N. Pasadena 

Avg Market Rent/SF * $0.80  $0.66  $0.51  $0.66  
Avg Market Rent/SF 0BR * $1.02  $0.74  N/A $0.77  
Avg Market Rent/SF 1BR * $0.82  $0.70  $0.49  $0.69  
Avg Market Rent/SF 2BR * $0.77  $0.67  $0.52  $0.66  
Avg Market Rent/SF 3BR * $0.75  $0.62  $0.49  $0.60  
Avg Market Rent/SF 4BR * $0.75  $0.68  $0.66  $0.69  
Avg Market Rent/Unit * $642.74  $532.96  $504.89  $546.26  
Avg Market Rent/Unit 0BR * $473.58  $356.06  N/A $368.64  
Avg Market Rent/Unit 1BR * $553.59  $461.04  $422.22  $474.12  
Avg Market Rent/Unit 2BR * $730.76  $601.21  $523.26  $605.34  
Avg Market Rent/Unit 3BR * $901.72  $742.12  $639.68  $727.74  
Avg Market Rent/Unit 4BR * $1,085.00 $810.00  $775.00  $864.60  
Total Complexes * 9 39 11 59 

Greater Port and Bay Area1 
Avg Market Rent/SF $1.02 $0.82 $0.69 $0.55 $0.77 
Avg Market Rent/SF 0BR N/A $1.08 $0.79 $0.73 $0.92 
Avg Market Rent/SF 1BR $1.06 $0.86 $0.72 $0.55 $0.82 
Avg Market Rent/SF 2BR $0.98 $0.78 $0.66 $0.54 $0.74 
Avg Market Rent/SF 3BR $0.97 $0.72 $0.63 $0.53 $0.68 
Avg Market Rent/SF 4BR $0.94 $0.59 $0.68 $0.66 $0.68 
Avg Market Rent/Unit $910.86 $661.73 $545.81 $503.41 $634.95 
Avg Market Rent/Unit 0BR N/A $481.25 $380.64 $377.86 $427.20 
Avg Market Rent/Unit 1BR $792.83 $571.16 $474.59 $417.47 $554.80 
Avg Market Rent/Unit 2BR $1,041.92 $742.77 $598.40 $523.78 $699.66 
Avg Market Rent/Unit 3BR $1,257.94 $844.77 $738.40 $660.74 $814.13 
Avg Market Rent/Unit 4BR $1,195.00 $871.18 $819.05 $780.56 $849.90 
Total Complexes 30 171 179 36 416 
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Office Market 
                                                                                                                                             Table 32: Office Summary 

Table 32 provides an inventory and summary of the office 
data obtained from O’Connor and Associates.  These data 
illustrate the lack of higher quality office space in the study 
area.  The North Pasadena Study area has no Class A office 
space and only one Class B building.  The Greater Port and 
Bay Area overall has a relatively low inventory of Class A 
buildings – out of 8.8 million square feet, less than 1 million 
qualifies as Class A.  When referencing rent and absorption 
figures, the small sample size must be considered as a factor 
for volatility.   

 
 
 
 
 
 
 
 
Source: O’Connor and Associates; CDS | Spillette 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, South Houston, and 
ship channel area 
 
 

   Mean Rent Weighted By 
Class # Buildings Sq Ft (Net) Occupancy Total SF Vacant SF 

N. Pasadena 
A 0 0 0.0% $0.00 $0.00
B 1 75,555 100.0% $0.00 $0.00
C 6 387,674 91.5% $17.22 $17.97
D 6 296,442 92.2% $5.21 $7.22
Total 13 759,671 92.6% $12.26 $13.56

Greater Port and Bay Area1 
A 10 929,692 94.4% $21.19 $21.67 
B 50 4,053,590 91.5% $17.21 $17.29 
C 67 2,585,787 86.9% $14.37 $13.90 
D 33 1,272,671 74.1% $11.84 $12.98 
Total 160 8,841,740 87.7% $15.57 $15.02
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Table 33: Office Occupancy by Class 

 
Historical office occupancy by class is illustrated in Table 33.  Seemingly drastic changes 
in the data are due to the relatively small sample as mentioned before, and are to be 
expected with this sample size.   

Occupancy trends, as shown in Exhibits 17 and 18, rebounded well after new vacancy.  
The Greater Port and Bay Area held somewhat steady occupancy over the period, while 
the North Pasadena study area has enjoyed increasing occupancy over the past two 
years.  Due to having only one property with no occupancy fluctuation, Class B is not 
represented on Exhibit 17. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

    Source: O’Connor and Associates; CDS | Spillette   
     *No properties in data set  
      1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake,   
       South Houston, and ship channel area 

  Class   
Year A B C D Overall

N. Pasadena 
2000 * 100.0% 81.1% 85.8% 84.8% 
2001 * 100.0% 75.7% 86.8% 82.4% 
2002 * 100.0% 81.2% 81.3% 83.1% 
2003 * 100.0% 77.3% 83.1% 81.8% 
2004 * 100.0% 68.9% 82.2% 77.2% 
2005 * 100.0% 82.1% 82.4% 84.0% 
2006 * 100.0% 84.9% 87.7% 87.5% 
2007 * 100.0% 88.9% 92.2% 91.6% 

Greater Port and Bay Area1 
2000 96.4% 88.7% 79.5% 75.8% 84.3% 
2001 87.9% 87.4% 80.3% 80.7% 84.2% 
2002 89.4% 91.4% 86.8% 79.6% 88.0% 
2003 93.9% 90.6% 81.0% 76.2% 85.6% 
2004 94.6% 86.3% 85.0% 73.7% 84.6% 
2005 93.1% 86.3% 86.6% 73.3% 84.9% 
2006 95.9% 89.3% 86.9% 76.1% 87.1% 
2007 95.9% 91.5% 86.9% 76.7% 88.2% 
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Exhibit 17: North Pasadena Office Occupancy Trends 
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Exhibit 18: Greater Port and Bay Area Office Occupancy Trends 
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Table 34: Office Rentals 

 

Office rents in North Pasadena and the Greater Port and Bay Area are illustrated in 
Table 34.  As notated in footnote number two, the drop in Class D rental rates during 
the 2003 period is due to incorporation of a relatively low-rent building into the survey. 

Trends for office rent in both areas are illustrated in Exhibits 19 and 20.  For the most 
part, overall office rents in North Pasadena range from $9 to $11 per square foot per 
month.  For the Greater Port and Bay Area, overall office rents have historically been 
around the $14 to $15 range. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Source: O’Connor and Associates; CDS | Spillette 
*No properties in data set  
+ No data available for Class B properties 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear 
Lake, South Houston, and ship channel area 
2 Drop in rent caused by new data not previously available for a 
property with a low rental rate 

 
 
 

  Class   
Year A B C D Overall 

N. Pasadena 
2000 * + $11.69 $9.84  $11.31 
2001 * + $12.16 $9.93  $11.85 
2002 * + $13.17 $9.57  $12.27 
2003 * + $11.85 $6.442 $9.76  
2004 * + $13.17 $6.16  $10.41 
2005 * + $13.21 $6.16  $10.41 
2006 * + $13.16 $6.00  $10.39 

2007 * + $14.37 $5.21  $9.51  
Greater Port and Bay Area1 

2000 $17.66 $15.79 $12.52 $9.72 $13.97 
2001 $18.05 $16.47 $13.24 $10.25 $14.60 
2002 $18.50 $16.34 $13.33 $11.02 $14.74 
2003 $18.46 $16.52 $13.29 $10.30 $14.54 
2004 $18.85 $16.51 $13.18 $10.34 $14.47 
2005 $18.76 $15.98 $13.43 $10.54 $14.35 
2006 $19.22 $15.91 $13.46 $10.47 $14.46 

2007 $19.50 $17.21 $14.02 $11.04 $15.30 
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Exhibit 19: North Pasadena Office Rent Trends 
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Exhibit 20: Greater Port and Bay Area Office Rent Trends 
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Table 35: Office Absorption by Class 

 
Office Absorption is illustrated by class in Table 35.  As noted previously the 
small sample accounts for the volatility in the North Pasadena data.  Data for 
2005 reflects removal of 88,930 NSF from the market due to closure of the 14 
story office tower at 1001 Southmore. 

The historical trends of office absorption are illustrated in Exhibits 21 through 24.  
From 2000 through the latest figures for 2007, the cumulative net absorption in 
the Study Area has been 71 square feet, essentially meaning no net change in 
total occupied office space.  The similar figure for the Greater Port and Bay Area 
has been approximately 718,000 square feet of space absorbed by the market. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
Source: O’Connor and Associates; CDS | Spillette 
*No properties in data set 
+ No data available for Class B properties 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, 
South Houston, and ship channel area 

  Class   
Year A B C D Overall 

N. Pasadena 
2000 * + 40,742 (8,965) 31,777
2001 * + (21,127) 2,860 (18,267)
2002 * + 21,378 (16,128) 5,250
2003 * + (15,118) 5,135 (9,983)
2004 * + (32,906) (2,389) (35,295)
2005 * + (39,174) 480 (38,694)
2006 * + 10,702 15,636 26,338

2007 * + 25,173 13,630 38,803

Greater Port and Bay Area1 
2000 34,624 71,653 (17,749) 10,066 98,594
2001 (24,673) (49,669) 28,754 54,095 8,507
2002 8,111 122,850 128,910 (13,841) 246,030
2003 25,546 37,625 (100,214) (42,246) (79,289)
2004 3,786 (39,305) 120,536 (67,701) 17,316
2005 (10,336) 79,218 (48,353) 91 20,620
2006 15,278 122,862 7,296 33,766 179,202

2007 2,808 102,619 113,296 8,206 226,929
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Exhibit 21: North Pasadena Office Absorption Trends 

 

 
* Reflects deletion of the 88,930 NSF Bank One Tower from the North  
Pasadena office inventory 
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Exhibit 22: Greater Port and Bay Area Office Absorption Trends 
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Exhibit 23: North Pasadena Overall Office Absorption Trends 

 
 Reflects deletion of the 88,930 NSF Bank One Tower from the North Pasadena office inventory 

 
 

Exhibit 24: Greater Port and Bay Area Overall Office Absorption Trends 
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Retail Market 
 
Table 36 presents an overall review of retail shopping centers, which is further detailed in later tables.  Included in this 
analysis are retail centers of 10,000 square feet or larger.  While there is a mix of strip and neighborhood centers 
illustrated, there is only one community retail center.  

 
Table 36: Retail Shopping Centers 

  Mean Rent Weighted By Max Contiguous 

Center Type 
Size Range  

(Sq Ft) # of Centers Sq Ft (Net) Occupancy Total SF Vacant SF Space Available 
Strip Center 10,000-24,999 13 204,228 86.52% $0.90 $0.77 8,850 

Neighborhood 25,000-149,999 11 760,775 87.33% $0.70 $0.73 17,392 
Community 150,000-599,999 1 164,845 * * * * 
Regional 600,000 and over 1 744,698 * * * * 
Unknown N/A 10 409,024 31,762 N/A N/A N/A 

Total N/A 36 2,283,570 82.89% $1.43 $1.20 81,325 
*Insufficient sample size 
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Table 37: Retail Occupancy by Type                       

North Pasadena retail shopping center 
occupancy is illustrated by type in Table 37.  North Pasadena shows 
similar occupancy levels to the Greater Port and Bay Area overall.  
However, neighborhood centers in North Pasadena show higher 
levels of occupancy than the Greater Port and Bay area for the entire 
study period.  Data for the community level shopping center is 
representative of only one property as noted before. 

Exhibits 25 and 26 illustrate the historical trends for retail occupancy 
in the study area as well as the Greater Port and Bay Area.  
Neighborhood centers have historically been strong in the study area, 
holding an occupancy level near 90% over several years.  Strip 
centers have been consistently less well performing, with occupancy 
levels in the mid 70’s to mid 80’s.   

 
 
 
 
 
 
 
 
 
 
 
 
 

Source: O’Connor and Associates; CDS | Spillette 

1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, South 
Houston, and ship channel area 
* Insufficient sample size  

Year 
Strip 

Center 
Community 

Center 
Neighborhood 

Center 
Regional 

Mall Overall
N. Pasadena 

2000 81.1% * 89.4% * 86.8% 
2001 83.4% * 89.6% * 79.6% 
2002 76.0% * 89.2% * 79.6% 
2003 77.6% * 88.7% * 82.9% 
2004 84.5% * 87.4% * 86.1% 
2005 85.0% * 88.7% * 86.2% 
2006 84.5% * 89.6% * 84.1% 
2007 86.5% * 89.1% * 83.3% 

Greater Port and Bay Area1 
2000 86.2% 83.4% 82.9% 95.0% 85.7% 
2001 87.8% 87.4% 85.4% 90.1% 87.6% 
2002 83.7% 84.2% 84.0% 89.5% 86.1% 
2003 83.0% 80.0% 85.6% 88.4% 84.9% 
2004 84.9% 73.6% 85.5% 91.7% 84.2% 
2005 85.4% 79.9% 86.1% 90.5% 84.0% 
2006 84.6% 83.5% 84.7% 88.5% 85.3% 
2007 84.6% 86.6% 83.8% 94.0% 86.7% 
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Exhibit 25: North Pasadena Retail Shopping Center Rent Trends 
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Exhibit 26: Greater Port and Bay Area Retail Shopping Center Occupancy Trends 

 

.



   
   

   

BB--7711  
A P P E N D I X  C :  M A R K E T  S T U D Y  

NNN OOO RRR TTT HHH    PPP AAA SSS AAA DDD EEE NNN AAA    RRR EEE DDD EEE VVV EEE LLL OOO PPP MMM EEE NNN TTT    PPP LLL AAA NNN  

                                                             

        Table 38: Retail Rent by Type 

 
Retail rental rates in Pasadena have been historically consistent and 
increasing overall.  Rental values are displayed by type in Table 3.  
Rental rates are lower overall for the North Pasadena area when 
compared to the Greater Port and Bay Area.   Strip centers show a 
strong trend of continued rent growth over the period examined.  Other 
retail types in the area have historically been less consistent in rental 
rates.  Also notable, the regional shopping mall has historically done 
well in stepping rent levels up to levels at and above that in the greater 
area.   

Retail rental data from Table 38 is illustrated in Exhibits 27 and 28.  
These charts both illustrate the consistent overall rent levels.  
Increasing rental levels in the North Pasadena area regional mall is also 
illustrated.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: O’Connor and Associates; CDS | Spillette 

1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear Lake, South 
Houston, and ship channel area 
2 Dataset reflects only one property due to availability  

Year
Strip 

Center 

Community 
Shopping 

Center 

Neighborhood 
Shopping 

Center 
Regional 

Mall Overall
N. Pasadena 

2000 $0.73  $1.17  $0.55  $1.40  $1.02  
2001 $0.72  $0.58  $0.56  $1.59  $1.05  
2002 $0.79  $0.58  $0.57  $1.59  $1.06  
2003 $0.85  $0.58  $0.63  $1.59  $1.05  
2004 $0.86  $0.58  $0.66  $1.59  $1.07  
2005 $0.88  $0.58  $0.83  $2.00  $1.29  
2006 $0.90  $0.58  $0.82  $2.51  $1.48  

2007 $0.90  $0.58  $0.69  $2.50  $1.45  

Greater Port and Bay Area1 
2000 $0.79  $1.14  $0.89  $2.38  $1.19  
2001 $0.79  $1.20  $0.92  $2.60  $1.25  
2002 $0.80  $1.31  $0.93  $2.43  $1.27  
2003 $0.83  $1.31  $0.93  $2.47  $1.33  
2004 $0.88  $1.34  $0.97  $2.47  $1.35  
2005 $0.92  $1.41  $1.03  $2.28  $1.33  
2006 $0.93  $1.42  $1.03  $2.21  $1.34  

2007 $0.95  $1.49  $1.05  $2.31  $1.38  
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Exhibit 27: North Pasadena Retail Shopping Center Rent Trends 
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Exhibit 28: Greater Port and Bay Area Retail Shopping Center Rent Trends 
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                                                              Table 39: Retail Rents by Class 

The focus of retail centers is often times not the type, but the class of the tenant mix and 
the presence of an anchor tenant.  Table 39 illustrates retail shopping centers within the 
study area and the Greater Port and Bay Area by class and category of anchor tenant.  
The data illustrates the impact an anchor tenant has on rent rates.  Specifically in North 
Pasadena, non-grocery anchored retail centers have a much higher rent rate than other 
retail centers.  In the Greater Port and Bay Area both grocery and non-grocery 
anchored centers enjoy higher rents.  As with North Pasadena, the non-grocery 
anchored centers fetch higher rates in the Greater Port and Bay Area. 

Historical trends of this data are illustrated in Exhibits 29 and 30.  Both the study area 
and Greater Port and Bay Area show overall growth in retail rents as sorted by class.  
The recent downturn in grocery anchored centers in North Pasadena is due to a drop in 
the rent level on one property in a small sample size in the North Pasadena area. 

 
 
 

 
S
o
u
r
c
e
:
 
O
’Connor and Associates; CDS | Spillette 
1 Comprised of 27 zip codes in the Pasadena, Baytown, Clear 
Lake, South Houston, and ship channel area

Year Anchored
Un-

Anchored
Grocery 

Anchored Overall
N. Pasadena 

2000 $1.22  $0.60  $0.65  $1.02  
2001 $1.26  $0.60  $0.65  $1.05  
2002 $1.26  $0.61  $0.75  $1.06  
2003 $1.26  $0.61  $0.82  $1.05  
2004 $1.26  $0.65  $0.84  $1.07  
2005 $1.53  $0.66  $1.21  $1.29  
2006 $1.84  $0.67  $1.20  $1.48  
2007 $1.83  $0.65  $0.85  $1.45  

Greater Port and Bay Area1 
2000 $1.46  $0.78  $1.05  $1.19  
2001 $1.56  $0.77  $1.16  $1.25  
2002 $1.60  $0.80  $1.12  $1.27  
2003 $1.64  $0.81  $1.26  $1.33  
2004 $1.60  $0.84  $1.38  $1.35  
2005 $1.55  $0.88  $1.38  $1.33  
2006 $1.57  $0.87  $1.37  $1.34  
2007 $1.66  $0.92  $1.32  $1.38  
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Exhibit 29: North Pasadena Retail Shopping Center Rent Trends 
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Exhibit 30: Greater Port and Bay Area Retail Shopping Center Rent Trends 
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Overall retail absorption is displayed in Table 40.  Within the North 
Pasadena study area, the fluctuation in total absorption is strongly 
influenced by the regional mall located in the area.  When excluding 
the mall the data the area does not have as many major fluctuations 
as observed in the overall table.  Table 41 shows overall absorption 
for North Pasadena, non-inclusive of figures from the regional mall.   

Exhibits 31 and 32 illustrate the data referenced from Table 40, 
while Exhibit 33 displays the absorption data for North Pasadena 
that does not include the regional mall.   

 Absorption patterns in North Pasadena do not mirror that of the 
larger area.  For example, while 2005 and 2006 were relatively 
strong years for retail absorption in the Greater Port and Bay Area, 
absorption in North Pasadena was relatively stagnant. 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
Table 40: Overall Absorption with Regional Mall 

 
 

 
 
 
 
 
 

Table 41: Overall Retail Absorption 
Without Regional Mall 

 
 
 
 
 
 

Year 
Overall 

Absorption 
N. Pasadena 

2000 73,697
2001 (183,441)
2002 (25,847)
2003 145,551
2004 189,422
2005 4,322
2006 8,127
2007 (114,415)

Greater Port and Bay 
Area1 

2000 487,484
2001 334,039
2002 229,863
2003 1,494,987
2004 (116,880)
2005 742,052
2006 367,943
2007 47,279

Year Overall Absorption 
N. Pasadena 

2000 36,462
2001 (71,736)
2002 (18,400)
2003 108,316
2004 70,270
2005 11,769
2006 8,127
2007 (47,392)

Source: O’Connor and Associates; 
CDS | Spillette 
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Exhibit 31: North Pasadena Retail Absorption including Regional Mall      

 

 

 

 

 

 

 

 

 

 

Exhibit 32: Greater Port and Bay Area Overall 
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Exhibit 33: North Pasadena Retail Absorption Excluding Regional Mall 
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Single Family Market 
 

Table 42 illustrates single family sales data for the most recent five year period and also includes historical numbers for reference.  Single Family 
home median sales prices have leveled off over the past five years after enjoying a period of increasing sales prices both overall and per square 
foot.  The median price per square foot has been staying in the range from $62-$65 over the most recent five year period.  The number of home 
sales in the study area has shown increasing numbers overall.  However, the year to date data for 2007 does not appear to be on track to match 
the most recent annual sales.  All Numbers are given in terms of 2006 dollars as adjusted by the CPI-U for Houston.   

 
Table 42: North Pasadena Single Family Sales Data 

  Year 

  1997 2000 2003 2004 2005 2006 2007*
Median Sales Price  $67,073 $76,128 $86,667 $85,239 $87,420 $90,000 $88,000

Median Sales Price / Sq. Ft. $48.44 $57.11 $64.11 $62.17 $65.09 $64.28 $63.73

Number of Sales 491 608 673 661 678 714 357
Note: Prices are in 2006 dollars as adjusted by CPI-U 
*Year to date (8/31) 
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School Quality 
 
A list of Houston area schools is provided in Table 43 below.  In addition to Pasadena ISD, portions of Deer Park ISD cover the far eastern portion 
of the Study Area.  While the overall district rating for Pasadena is acceptable. Pasadena High School, located within a large portion of the study 
area, was rated unacceptable.   Overall, Pasadena ISD ranks among the middle of the pack when compared to other districts within the Houston 
area.  Pasadena is however on the higher end of the scale when comparing the share economically disadvantaged students.  One notable 
standard is the State of Texas average scores.  When Pasadena ISD is compared to this standard it scores lower in every category, and higher in 
percent of economically disadvantaged students. 

 

Table 43: Houston Area School Quality 

TAKS Met 2006 Standard (All Grades excl. 8th Science) 

TAKS Exit-
Level Pass 

Rate ACT/SAT Results 

District 
Reading

/ELA Math Writing Science 
Social 

Studies 
All 

Tests 

Class 
of 

2005 

Class 
of 

2006 
% 

Tested 

Mean 
SAT 

Score

Mean 
ACT 

Score 
District 
Rating 

% Economically 
Disadvantaged 

State of Texas 87% 75% 91% 70% 87% 67% 91% 87% 65.0% 992 20.0 N/A 55.6% 
Pasadena ISD 86% 73% 94% 66% 84% 65% 88% 84% 42.3% 962 19.0 Acceptable 68.7% 
Deer Park ISD 93% 85% 96% 85% 92% 80% 91% 94% 44.3% 1033 22.0 Recognized 34.1% 
Houston ISD 81% 66% 89% 60% 81% 56% 86% 78% 69.0% 936 18.6 Acceptable 81.8% 
Pearland ISD 96% 88% 98% 85% 93% 83% 96% 95% 66.4% 1042 22.2 Recognized 21.3% 
Friendswood ISD 97% 93% 98% 92% 98% 90% >99% 99% 65.5% 1122 24.0 Recognized 4.2% 
Clear Creek ISD 95% 88% 97% 86% 95% 84% 95% 95% 80.9% 1081 22.9 Recognized 18.6% 
La Porte ISD 91% 78% 93% 71% 92% 71% 97% 87% 45.2% 988 19.7 Acceptable 38.4% 
Galena Park ISD 85% 74% 95% 66% 84% 65% 90% 82% 48.8% 894 17.3 Acceptable 73.4% 
Channelview ISD 80% 62% 86% 56% 80% 53% 87% 79% 48.0% 900 19.4 Acceptable 67.3% 
Goose Creek ISD 87% 76% 94% 69% 85% 68% 90% 86% 42.2% 970 20.6 Acceptable 61.8% 
Barbers Hill ISD 93% 85% 96% 85% 93% 80% 95% 96% 67.2% 1021 21.9 Acceptable 20.0% 
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Development Activity 
 

 

Building Permits 
 
Building permits for residential construction are illustrated in Table 44 below.  The trends for single family housing permits show a decline of new 
manufactured homes and an increase in the number of new patio homes and townhomes.  There are very few new duplex units being built in the 
study area. 

 

Table 44: Single Family Housing (New Construction Permits) 

  Annual Totals YTD   
Permit Type 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 Total 
Single Family 18 21 12 18 6 25 40 24 23 32 35 47 15 316

Patio Home 29 21 12 0 0 0 0 2 0 12 88 34 5 203

Duplex 0 1 2 1 0 0 0 0 0 0 0 6 0 10

Townhome 9 19 5 0 5 0 44 0 14 0 42 67 14 219

Manufactured Home 44 37 27 15 18 18 24 22 25 20 7 11 4 272
Source: City of Pasadena; CDS | Spillette
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Trends from Table 44 are illustrated below in Exhibit 34.  As mentioned there is an increase in permitting activity for 
Townhomes and Patio Homes, and a decreasing trend in Manufactured Housing.   

 
Exhibit 34: Single Family Housing (New Construction Permits) 
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Exhibit 35 illustrates the locations of permits for new single family housing units since 1995.  In general the new single-
family houses are dispersed throughout the Study Area in infill lots or replacements for older houses. There are a few 
concentrated areas of development that appear.  One area is between Pasadena and Southmore on Crestwood Lane.  

Another area which has seen a concentration of Single Family permitting activity is south on Saint James St., just west of Shaver.  A third area of 
concentration is located along Pine St. near Preston. 

 
Exhibit 35: Single Family Housing (New Construction Permits) 
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A substantial amount of manufactured housing is located throughout the study area.  Areas of concentration are illustrated 
in Exhibit 36 below.  The significant areas of concentration are south of Pine and east of Preston and along Shaver from 
SH 225 to Allendale.   

 
 

Exhibit 36: Manufactured Housing (New Construction Permits) 
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Permits for other housing types are illustrated in Exhibit 37.  Multifamily permits since 1995 include additions and 
remodels which are scattered fairly evenly throughout the area.  Other types show new construction only and are 
concentrated on areas where newer developments have occurred.  The townhome development illustrated at Red Bluff 

and Twin Villas is nearing built out status and has the majority of the finished homes under contract. 

 
 

Exhibit 37: Other Housing Types (New Construction Permits) 
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Construction permits for multifamily housing are illustrated in Table 45.  The vast majority of multifamily permits issued in 
the area are for remodeling of existing structures.  There are only two new permits for multifamily housing within the study 
area over the period since 1995.  One of the permits was for the senior housing project named Primrose at Pasadena, the 
other permit was for the Evangeline Booth Apartments.  This complex is a part of the Salvation Army property located at the intersection of 
Cherrybrook and Preston. 

Table 45: Multifamily Housing Construction Permits 

  Annual Totals YTD   
Permit Type 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 Total 
New 0 0 0 0 0 0 0 0 1 1 0 0 0 2
Remodel 4 1 3 0 0 0 6 0 4 4 6 4 4 36
Addition 1 1 1 0 0 0 0 0 0 0 0 0 0 3
 
 
 
 
Commercial permitting activity in North Pasadena since 1995 is presented in Table 46.   Additions to buildings already in place have the least 
activity, while remodeling is the most active of the categories.  Due to the small numerical sample it is difficult to establish a clear trend in any 
specific permit type.  This data is illustrated in Figure 38. 

 
Table 46: Commercial Construction Permits 

 Annual Totals   
Permit Type 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 

YTD 
2007 Total 

New 9 11 16 28 24 22 12 14 10 5 12 16 4 183
Remodel 21 21 36 38 24 17 18 18 13 21 26 25 12 290
Addition 14 12 10 7 3 1 4 7 4 5 3 9 0 79
Lease 15 13 9 7 4 7 21 29 6 26 22 14 6 179
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Exhibit 38: Commercial Construction Permit Trends  
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Permits for new commercial construction since 1995 are illustrated in Exhibit 39.  One area of concentration in permits is 
along South St. which merges to become Preston on the south side of Red Bluff.  Other concentrated areas are the 
northwest portion of the Pasadena Town Square area, the area around Spencer Hwy and the Sam Houston Tollway, and 
along SH 225.  Other permits are scattered mostly along major thoroughfare routes in the area. 

 
Exhibit 39: Commercial Permits (New Facilities) 
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The location of permits for additions and leases of commercial buildings are presented in Exhibit 40.  As expected 
permitting activity for both types are concentrated along major thoroughfares such as Pasadena Blvd, Spencer, 
Strawberry, Shaver, Preston, and SH 225.  

 
Exhibit 40: Commercial Permits (Additions and Leases) 
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New Projects Under Construction, Planned, and Proposed 
 
Below is a list of projects as of December 2007 in the initial phases of planning and development and in the North Pasadena Market.  This list 
represents a variety of projects and real estate classifications within the area.  This is a compilation of projects discovered by CDS | Spillette in 
conjunction with Paul Chavez of the Bay Area Houston Economic Partnership. 
 
Industrial  

 East Belt Business Park Phase II, spec space of 170,000 SF on Beltway 8 

o First building of 58,000 SF with rear load frontage on Beltway 8 

o Second building is a 112,000 SF cross-dock with extra trailer/outdoor storage 

 Park 225 East, 84 acre site with rail service and 1,754 feet of frontage on SH 225 near Beltway 8  

o 560,000 SF building 1 with parking for 370 

o 595,390 SF building 2 with parking for 590 

 Old Paper mill site now under ownership of a Brazilian conglomerate  known as Petrobras  

o The company is thinking about possibly building an ethanol refinery for their South American unit for an alternate supply stream 

o Best case scenario would add around 50 full time employees and $500M in upgrades and developments 

o Dependant on foreign trade designation and NOX emissions policies 

Office 

 4040 Red Bluff (20,000 SF) purchased by JV Industrial Companies for their corporate office 

 Former car dealership on SH 225 at Richey will be converted into a courthouse annex 
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Multifamily 

 To our knowledge as of December 2007 there are no known multifamily development planned or approved in North Pasadena 

 
Retail 

 A 11,550 sq. ft. retail center will be built on Southmore Avenue in Pasadena (between Town Square Mall and the former bank tower) 

 A truck stop/BBQ restaurant is planned for the corner of SH225 and Red Bluff Road.  The development is expected to bring over 200 jobs 
into the area.  Some portions are scheduled to be complete by May of 2008, with total completion slated to take approximately two years 
after that 

 
Single Family 

 Deerwood Glen Subdivision Section 1: Proposed development of 88 residential lots east of Sam Houston Parkway, south of Highway 225 

 Queens Oaks Subdivision Section 4: Proposed development of 10 residential lots on the east side of Allen Genoa Road, south of Dusky 
Rose Lane 

 Second Harvest Subdivision: Proposed development of 4 residential lots between Ann Street and Witter Street, north of Southmore Ave. 

 
Other Pertinent Market Information 

 
 Realtors pointed out a lack of value appreciation and credit worthy buyers as large hurdles for single family home sales in North Pasadena 

 The office building located next to the vacant hospital, which used to house medical offices, now includes a mix of office uses due to 
declining medical office need since departure of the hospital 

 California developers with an interest in Town Square Mall plan on a new retail concept focusing on the Hispanic Market 

 Former Mervin’s site has attracted several prospects which are looking over the possible investment 
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 Passage of the city ordinance allowing alcoholic beverages to be sold in restaurants and allowing grocery and 
convenient stores to sell beer and wine.  This has already shown improved retail sales numbers in the area, as 
evidenced in the personal interviews in the retail sales section of this document. 

 Brain Reeves with the Port of Houston Authority mentioned there was a need for warehousing for the container traffic in the port area.  He 
said there is a bull attitude in regards to the container cargo, and that it will continue to be a growth opportunity.  While west coast ports 
are still the main area for container cargo he said increased demand from the double digit growth share in Asia will present an opportunity 
for the Port of Houston.  Mr. Reeves mentioned he sees the Port of Houston standing where California ports were in the 1970’s, with much 
potential for growth ahead.  Houston does however currently have depth restrictions that limit the size of ships which can access the port. 

 New refining systems in the middle east will shift much of the refining capabilities in the area to the middle east in 2012 

o This will increase the trend for needing less blue collar labor workers and more educated, degree holding workers to run the more 
specialized plants which will still be located locally 

 A leasing agent for the mall mentioned that attracting national credit tenants has been very complicated in recent history and most of the 
inquiries she had received about space for lease were from “mom and pop” businesses. 

 
 
Surrounding Area  

 
 In recent years there has been much development of the area around Fairmont Parkway just south of the study area 

 Much of this development consists of several different retail centers, mainly around the intersection of the Sam Houston Toll Road and 
Fairmont Parkway
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Key Findings - Real Estate Market Trends 
 

 Industrial land uses are seeing success in the area; they show excellent overall occupancy figures.  Overall rent figures for industrial bode 
well for the area as well.  Warehousing facilities seem to fare particularly well in the area, while manufacturing facilities in the area are 
fetching rents below typical levels observed in the market. 

 Based upon available data, there seems to be opportunities to further capitalize on the current and past market success of industrial 
property in the North Pasadena study Area.  This is a land use that has historically held market support and it seems that trend will 
continue. 

 The North Pasadena multifamily market is primarily composed of a few large unit count complexes and many smaller unit count facilities.  
Renovation, rather than new construction, has been the market trend.  Leasing personnel reflect good occupancy levels, especially post-
remodeling.  One complex reported a waiting list for units which were remodeled.  Rents overall are just slightly below levels of the 
Greater Port and Bay Area, but have steadily increased and mirrored trends of the area. 

 There are no Class A Multifamily  units in the study area.  The North Pasadena Market is mostly comprised of Class C properties with 
some Class B units, which appear well occupied but do not bring in higher level rents.  This seems to indicate a market demand and 
potential opportunity for development of new Class B or better units and/or remodeling and upgrading existing units.  This is evidenced by 
the acceptance of remodeled units with higher rents and the high occupancy rates of the Class C units in the area. 

 The Study Area has an overall lack of higher quality office space.  All but one office building in the area within the 10,000 Sq. Ft. threshold 
is categorized as Class C or D.  Office occupancy closely compares to that of the Greater Port and Bay Area with rates in the near the 
90% range.  Class C rents have shown steady increase and stay at levels that are comparable to the larger area.  Class D office rents are 
very low in the area.  A significant share of this can be attributed to a very low reported rate of one property, and small sample size. There 
has been essentially no net change in the amount of occupied office space over the past seven years.  The Greater Port and Bay Area 
realized significant growth during the same time, illustrating a somewhat stagnant office market in North Pasadena. 

 Retail Strip Centers in the study area show similar occupancy levels as the Greater Port and Bay area, while neighborhood centers show 
historically stronger levels of occupancy within the study area.  Low rent levels could explain the strong occupancy figures in the 
neighborhood centers.  The lack of centers categorized as community shopping centers negates the possibility for comparison. 

 The regional mall located within the area historically reported lower rents than that of the Greater Port and Bay Area; however, in recent 
years rents have risen to a more comparable level. 

 Retail centers anchored by a store other than a grocery store have shown to be the strong product in the North Pasadena market as well 
as in the Greater Port and Bay Area. 

 Retail absorption has declined over the past few years, and is negative in the available information for 2007.  This trend is not unique, as it 
is reflected in the Greater Port and Bay Area as well. 
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 Single Family home sales in the area seem to be quieting down after a period of stable sales levels.  Median 
sales prices, once adjusted by CPI-U, are uniform over the latest four year period, which was an increase from 
prior sales prices in the area. 

 Newer single-family units in the study area have trended more toward townhomes and patio homes than the typical single-family larger lot 
unit or the manufactured housing that is prevalent in the area.  New units are scattered throughout the area but are primarily located in a 
handful of small townhome and patio home developments. 

 Realtors in the area have reflected the market to be fairly stagnant in terms of value appreciation and growth in popularity.  One realtor 
mentioned that many people whom are interested in buying houses in the area are having many problems with credit approval.  It seems 
as though the type of people who are interested have a very limited credit history and most financial institutions will not fund them.  
Realtors seem to have the overall opinion that the market is stagnant and that’s just the way it is.  Recent events in the financial sector will 
compound this situation. 

 Manufactured housing is scattered throughout the region.  However, new construction permits since 1995 show a particular concentration 
of new units in the area south of Pine Street and east of Preston.  

 The Commercial Market shows steady growth of 10 to 20 new properties per year on average.  However, this figure seems small for an 
area as large as North Pasadena.  The new facilities are concentrated along SH 225, Preston, Red Bluff, and the Sam Houston Tollway. 

 Concern was brought forth by one stakeholder that he feared the possible transaction for Town Square Mall would not go through and that 
the project would not receive enough support from the city. 

 In the overall North Pasadena study area there seems to be a collective lack of national credit tenants in the marketplace.  The majority of 
tenants seem to be small “mom and pop” sorts, who are content to lease out older, less well-maintained space.  

 Anticipated future development in the study area appears to be limited to industrial uses for the most part.  There are some single-family 
developments in the works however they are all relatively small.  Other future development includes an 11,550 sq. ft. retail center on 
Southmore Ave near the former Bank One tower and Town Square Mall.  A truck stop/BBQ restaurant, which will spawn over 200 jobs for 
the area, is also planned to be located at SH 225 and Red Bluff Road.   

 

Current Sources of Capital Funds 
 

• One-half cent 4b sales tax. 
 
- Passed in 1999. Activated in 2000. 

- Second Century Corporation created as Local Government Corporation (LGC) to coordinate economic development for Pasadena. 
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- Total annual revenue: $12-$14 million split 50/50 between Second Century Corporation and crime control. 
 

• 2002 bond issue 

- 82% voter support. 

- $102 million placed into CIP fund. 

- Projects being financed. 

o New police station. 

o Street repairs and construction. 

o Memorial Park improvements. 

Previous Planning Efforts 

• Original plan completed in 1967. 

- Focus on infrastructure for new development. 

- Some commentary about creation of a town center. 

• Pasadena Plan 

- Prepared in 1994. 

- Project consultant: R/UDAT. 

- Produced extensive list of desired projects. 

- Limited implementation to date. 

- Emphasis placed on infrastructure to attract new housing and retail to South Pasadena. 
 

- Did result in refurbishing exterior of El Capitan Theater. 

• Current contract with Wilbur Smith Associates is deemed to be the appropriate next step.  

Public Projects 

• City is spending $2 million on Memorial Park improvements. Underway for two years. Nearing completion. 
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• 75% of CIP funds are now being committed to North Pasadena projects. Logical due to age of infrastructure. 
Projects other than those listed separately are:  
 

- Major sewer line repair or replacement. 

- Overlays on Southmore, Pasadena Blvd. and other streets. 

- Putting utilities underground in certain areas. 

- Demolishing some vacant or repossessed homes to encourage new infill housing. 
 

- Repaving of Main and Shaver planned ($5 million each). 

 
• New Police Station now under construction east of City Hall. 

• Initial property acquisitions for Strawberry Extension.   

- Acquired and demolished 31 single family homes along Scott Street in planned right-
of-way. 
 

- Average cost, including relocation allowances, around $90,000 each. 

- Project would require purchase of a portion of a church property, acquisition of 
additional single family homes and construction of two bridges over Little Vince 
Bayou to complete. 
 

- In response to outcry from North Pasadena residents and decrease in Council 
support, acquisition of additional properties suspended by mayor in March, 2006. 

 
- Additional property acquisition to be made only at the volition of the owners.  

• New wastewater treatment plant completed in 2003. 

- Cost: $20 million. 

- Required 4 years to complete. 

- Had contractor problems. 

• In mid 90s, acquired the strip shopping center west of the El Capitan for use as City 
offices. Cost: $2-3 million. 

 



   
   
 

BB--9988  
A P P E N D I X  B :  M A R K E T  S T U D Y  

N O R T H  P A S A D E N A  R E D E V E L O P M E N T  P L A N  

• In early 2000, restored the façade of the El Capitan Theater and removed the interior seating at cost of $250,000. 
Total cost to restore the theater estimated to be around $3 million. North Pasadena Business Association trying 
to raise money for project. 

 

• Hike & Bike Trail 

- Program passed Council in 2001. 

- Long term project. 

- Limited, if any, land acquisition required. 

- Route to form a large triangle, with the base along the north side of Fairmont 
Parkway and the two sides formed by the Vince and Little Vince Bayous which meet 
just one-half mile south of the Ship Channel. 

 
• Harris County is constructing a new courthouse at a site formerly occupied by a Chevrolet 

dealership on the north side of 225 at Richey. 

 
 

Foreclosure and Repossession Program 
 
• Currently, the City has no formalized property foreclosure and repossession program. 

 
- However, City does repossess vacant or tax delinquent residences on an ad hoc basis. 

 
- Some are demolished with the lots sold to builders for construction of new homes. 
 
- Some are given to police officers and their families in accordance with a program called the “Resident Officer Program”. Results have 

been satisfying with reduced crime and a greater sense of security among residents of the neighborhoods involved. 
 

Incentive Program 

• Currently, the City has no structured incentive program to offer developers and businesses, and has no business retention and 
development function to administer such a program. 
 

- Historically, citizens have resisted the notion that any kinds of incentives are needed.  



 
- However, the mayor and council appear to be willing to consider offering incentives to attract the right kind of project, including 

possible formation of a TIRZ. Other possibilities would be tax abatements and Chapter 380 fund grants. 
 
- City does offer facade improvement incentives to existing businesses – 50% of cost up to a maximum of $7,500. 
 

Alcohol Sales 
 
• Ordinance permitting the sale of alcohol in North Pasadena passed in 2006. 

- Sales limited to restaurants and grocery stores. 

- Excludes bars and clubs. 

- Historically, no sales of alcohol permitted in North Pasadena in contrast to South 
Pasadena where it was allowed. 
 

- Advocates of wet ordinance sold it to the public largely on the basis that full service 
restaurants would be attracted to North Pasadena. However, none have come to 
date. 

 
- The state law that prohibits the sale of alcohol within 1,000 feet of a school or church 

definitely restricts the number of sites. 
 

Private Projects 

• Sunrise Meadows 

- West of Beltway 8 on Red Bluff Road. 

- Public-private partnership. 

- After a 10 year process, during which there were frequent changes of ownership, the City closed down and acquired a blighted, 
criminal infested, multi-family apartment project. 
 

- Old improvements were demolished and a builder brought in. 
 

- New product in the form of small single family homes on very small lots. 
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- Average price: $120,000. 

- Could be prototype project for future housing in North Pasadena. 
 

- Owners replacing low-end renters. 

 

• Other Housing 

- New single family development – Deer Creek - taking place east of Beltway 8 north of 
Pasadena Blvd.  
 

- New single family homes being built on vacant lots or lots with tear-down homes 
throughout North Pasadena. 
 

- New single family homes recently constructed on Crestwood near Austin and west of 
Preston priced in the 300s. 

 
• Large warehouse project near Preston and 225. 

 
- 94 acre project. 

- Tilt wall construction. 

 

• Town Square Mall 

- Two investor/developer groups interested in acquiring and refurbishing mall. 

- One, Plaza Investments, would reposition the mall for the Hispanic market. 

 

• Texas Bay Area Credit Union is in due diligence preparatory to possible acquisition of the 
former AT&T building nearby. They would be vacating a building at 225 and Richey. 
 

• Former bank/office building at Southmore and Pasadena Blvd. has been acquired. No 
decision has apparently been made regarding disposition of property. 
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• The Wal-Mart at Main and Southmore is doing very well. Store ranks very high in total sales among all Wal-Mart 
stores in the region. 

 
• Several new CVS and Walgreen’s drug stores have been constructed in recent years in North Pasadena. 

 
 
Private Projects Completed, Underway or Planned 

• Five Star Properties (sister company of Ventech) has acquired properties along a one 
mile stretch of 225 west of Red Bluff over a 40 year period and is building $15 million of 
office/warehouse and light industrial space. 
 

• 200 units of subsidized senior housing have been constructed on Beltway 8 south of 
Pasadena Blvd. 
 

• Jacqueline Spigener, owner of the Silver Sycamore Tea Room and Silver Sycamore 
Reception Hall on Pine east of Preston is buying and restoring three old homes nearby, 
one of which is to be converted into a Bed & Breakfast establishment. 
 

•  Six single family homes are being built by Habitat for Humanity for low income 
Pasadena families (six months were required for plan approval and permits). 
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Summary of Initial Interviews 
The following is a summary of the findings of the initial interview 
process.   

 Previous redevelopment planning efforts have included the 
original 1967 City Plan  and the “Pasadena Plan”, with the 
assistance of R/UDAT, Washington D.C., in 1996. 

 Current primary sources of available funding include the 
Second Century Corporation’s share of the 4b sales tax - $6-
7 million per year – and a share of CIP funds derived from 
current general revenue and the $120 million bond issue 
passed in 2002. 

 Major recent, current and planned public projects include the 
wastewater treatment plant north of Old Downtown, 
Memorial Park improvements, restoration of the facade of 
the Capitan Theater, a new police headquarters, a hike and 
bike trail system, and the repaving of Main and Shaver 
Streets north of Southmore. The City is also engaging in a 
public-private venture which will result in the demolition of 
old, poor condition apartments on the east side of Beltway 8 
north of Red Bluff Road and construction of a new affordable 
homes subdivision on the site to be called Sunrise 
Meadows. 

 Pasadena has no structured foreclosure and repossession 
program. However, some vacant or code violation properties 
have been repossessed and sold to builders for infill 
housing. 

 Currently, Pasadena has no incentive program for 
developers and no business retention and development 
office to manage it. However, there appears to be a growing 
willingness to form a TIRZ to stimulate redevelopment of the 
Pasadena Town Square and consider other incentives as 
well. 

 Following the passage of an enacting ordinance in 2006, 
alcohol sales by restaurants and grocery stores is now 
permitted in North Pasadena. 

 Principal recent private development projects include 
substantial industrial office warehouse development on SH 
225 between Red Bluff and Beltway 8, new single-family 
housing east of Beltway 8, a major senior housing project on 
Beltway 8 south of Pasadena Blvd. and some scattered 
other new housing on vacant or condemned properties. 

 Major refurbishing or redevelopment projects are in some 
phase of due diligence or planning for five principal 
Pasadena Town Square properties – Town Square Mall, the 
former SBC (AT & T) building (vacant), the high-rise Bank 
One (bank/office) building (vacant), former Mervyn’s store 
(vacant) and Memorial Hospital (vacant). However, real 
action appears to depend on City decisions with respect to 
formation of a TIRZ, some type of incentive program for 
investors and developers, and/or near-term future CIP 
expenditures. 

 
 



   
   
 

CC--22  
A P P E N D I X  C :  S T A K E H O L D E R  I N T E R V I E W S  

N O R T H  P A S A D E N A  R E D E V E L O P M E N T  P L A N  

 
 

 Respondents regard the principal strengths or advantages of 
North Pasadena from a developer’s standpoint to be: 
excellent access from SH 225, location near the port and 
Ship Channel, strong industrial job base, large workforce, 
good police and fire departments and historically better 
schools than HISD. 

 Principal weaknesses or disadvantages are believed to be: 
poor image, shortage of vacant or economically 
redevelopable properties, no business retention and 
development function or incentive program for developers, 
no public transit system, perception of high crime rates, 
poorly maintained streets and streetscapes, poor quality of 
life, large low income population, many poorly maintained 
homes reflecting a high percentage of rental houses, 
depressed Town Square area following the closing of 
Memorial Hospital, and PISD unwillingness to participate in a 
TIRZ. 

 Primary visions for redevelopment in North Pasadena were 
as follows: 

 Revitalized restaurant/retail/entertainment/office district 
in Old Downtown north of SH 225 to attract visitors and 
build tax revenue. 

 (Contrary view) Conversion of Old Downtown into an 
industrial warehouse, light manufacturing and Ship 
Channel industry expansion district. 

 Residential redevelopment of tax delinquent or code 
violation properties to increase the number of rooftops 
needed to support existing and new retail. 

 Repair and improvements to remaining housing stock, 
possibly through the granting of incentives to 
homeowners. 

 Revitalized and improved Town Square Mall, including a 
movie complex. 

 Reuse of the former SBC (AT & T) building by some type 
of financial institution. 

 Reuse of Memorial Hospital as a senior living or multi-
family residential facility to support retail land use in the 
area. 

 Reuse of the former Mervyn’s store space as a bilingual 
call center to support residential and retail land use in 
the area. 

 Restored high-rise bank/office building to house 
professional offices and remain the principal land-mark 
of Pasadena. 

 New and rebuilt streets to improve access and 
circulation, possibly including widening of Pasadena 
Blvd. to a beautifully landscaped boulevard connecting 
SH 225 to the revitalized Pasadena Town Square. 

 Repave Main and Shaver streets with a tree-lined 
median similar to Strawberry Road near Strawberry 
Park.  

 Increase the police presence in North Pasadena with the 
desire to have more bilingual officers.  

 Acquire land along Red Bluff Road from Pasadena 
Refining Company to be used as retention ponds to 
address drainage issues in the area.  

 Would like a recycling center in the area.  

 Develop a small-scale transit or trolley system that 
connects neighborhoods to medical facilities, 
pharmacies, and retail centers to meet the daily needs of 
elderly residents and those who cannot afford a vehicle.  



   
   

   

CC--33  
A P P E N D I X  C :  S T A K E H O L D E R  I N T E R V I E W S  

NNN OOO RRR TTT HHH    PPP AAA SSS AAA DDD EEE NNN AAA    RRR EEE DDD EEE VVV EEE LLL OOO PPP MMM EEE NNN TTT    PPP LLL AAA NNN  

 Would like to see the area remain affordable to existing 
residents. Do not want to gentrify the community to the 
point where people are priced out of their homes.  

 General beautification of the area including addressing 
the issue of junk cars, dilapidated housing,  

 Revitalized Town Square Mall 

 Restored hi-rise bank/office building 

 Attractive reuse of AT&T, Mervyn’s and Memorial 
Hospital buildings 

 New and rebuilt streets, widening of Pasadena Blvd. 

 A revitalized old downtown 

 Residential redevelopment of tax delinquent, 
condemned and code violation properties 

 Attract reputable developers to the area.  

 Repair and improvements to the housing stock 

 The creation of a historic district in Southeast quadrant 

 Use Gulfgate area as a model for redevelopment.  

 Would like to see North Pasadena be brought back to 
the lively and vital community it once was.  

 Cooperation and coordination between Hispanic and 
Anglo business owners.  

 Would like to see a park and ride facility in the area, 
possibly at the Town Square Mall.  

 Would like to see small, older homes turned into 
boutique shops like in spring, Texas.  

 Would like to see the City attract more restaurants and 
entertainment.  

 Turn the hospital building into a 
mixed use development with 
restaurants on the first level and 
senior citizen housing on the 
upper levels? 

 Turn The Capitan into something very unique like 
Theatre Under the Stars in Houston.  

 Creation of a Pine Street Historic District to attract 
visitors. 

At the request of the Pasadena Second Century Corporation Board, 
a second series of stakeholder interviews were conducted by 
planners during the summer/fall of 2008. The first interviews were 
conducted during the third week of July 2008 and included individual 
discussions with three members of the Second Century Board and a 
major land owner along Pasadena Boulevard. 

In early September 2008, planners met separately with a local 
developer, a representative from the Pasadena Police Department, 
various members of the City Staff, members representing the 
Pasadena Hispanic business community, and owners of some 
notable buildings in the community to discuss local issues and gain a 
better understanding of the community. Two months later, in early 
November 2008, planners held separate interviews with a local 
neighborhood advocate, representatives of Pasadena Town Square, 
and representatives with San Jacinto Community College. 

Stakeholder Interview Outcomes  

The comments gathered from the initial stakeholder interviews 
conducted in 2007 were also expressed during the stakeholder 
interviews that took place in 2008, with the exception of the need to 
create an historic Pine Street Historic District to attract visitors to 
Pasadena. The notable differences in the stakeholder interviews that 
took place in 2008 were that they provided greater detail on issues 
already raised and several additional issues were raised for the 
community to consider and address. Taken together, the main issues 
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of concern resulting from the stakeholder 
interviews included the following: 

 Better communication with the 
community 

 Improved access into North Pasadena 

 Pasadena Town Square area 

 Additional choices for moving around the community 

 Public-private partnerships 

 Neighborhood and housing improvements 

 Community image 

 

These issues are elaborated further below. 

Better Communication with the Community 
There was recognition by all of the stakeholders that North 
Pasadena was a maturing community that continues to experience 
changes in its social and economic character, primarily in its growing 
Hispanic population. While there was concern about man-made 
physical features like the age of the housing stock, the condition of 
the road network, and vacancies of commercial buildings, the social 
transition the community has undergone was seen as a positive with 
some new challenges for the community. 

Stakeholders said that the key to Pasadena’s success was breaking 
down multicultural issues. In addition, some stakeholders said that 
communication was a huge issue. These stakeholders pointed out 
the need for the City to communicate activities, events, and actions 
that are taking place towards the improvement of North Pasadena, 
both for English-speaking and predominantly Spanish-speaking 
residents. It was noted that while the local municipal channel served 
as an outreach for the community, its bilingual offerings were limited. 
One avenue expressed by stakeholders to foster better 
communications and relations with the City and its residents was 

through the addition of several police storefronts for patrol activities. 
Suggested sites for such storefronts included neighborhoods with 
greater concentrations of multi-family complexes and it was noted 
that some complexes storefronts could be paired with facilities 
having YMCA outreach programs. 

Involvement was not limited to the City. While some stakeholders 
said that church involvement was not strong, others identified local 
churches as filling in the void, including the Catholic Church at Main 
and Harris Streets, Iglesias del Pueblo, and Pentecostal of 
Pasadena. Better partnerships with churches, economic groups, and 
coordination with banks were identified as ways of fostering a sense 
of ownership and developing community outreach programs and 
educational opportunities. 

Stakeholders noted that continued involvement in community 
activities has been successful, especially involvement with younger 
residents. Group involvement efforts have included Pasadena 
Teenage Baseball, Pasadena Little League, and Pasadena Pee-Wee 
League where parents and kids are actively engaged. Hispanic 
stakeholders noted that for the Hispanic community, it is starting to 
see its first college-educated generation. These stakeholders said 
this was important for North Pasadena because these graduates are 
returning to the community to live. 

Improved Access into North Pasadena 
The approach to North Pasadena was frequently mentioned among 
the stakeholders. Some proudly noted the success of Project Stars’ 
artwork and greenbelt enhancements along the SH 225 corridor that 
promote the San Jacinto Texas Historic District. While this regional 
highway corridor along the northern third of the community was 
recognized as a positive, the comments concerning the internal road 
network coming into North Pasadena from SH 225 was less 
enthusiastic. Most thought that as gateways into the community, the 
existing thoroughfares and adjoining developments casted a 
negative impression for the area. 

Several expressed the need to spend funds on roads and 
infrastructure. Some stakeholders stated that new buildings, new 
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roads, and new sidewalks would attract people to the area and would 
be an important first step for the city. Stakeholders said that 
improvements to roads and gateways should include everything at 
one time, from sub-surface infrastructure to streetscape 
enhancements, so the city would not have to dig up the roadway 
improvements to install these other investments. 

The demise of the planned Strawberry Boulevard Extension was 
noted by some stakeholders. A few stakeholders were troubled that 
a large number of residential properties along Little Vince Bayou 
were purchased for right-of-way before the project was called off. Of 
these, some thought the project should be resumed and the 
proposed roadway extended. Still, other stakeholders thought the 
proposed roadway would divert traffic away from the center of the 
community. 

Several existing roadways were mentioned as gateway options, 
including: 

 Shaver-Main Streets 

 Pasadena Boulevard 

 Southmore Avenue 

 

Of the three roadway corridors, the Pasadena Boulevard corridor 
was repeatedly mentioned as a ‘good choice’ for improvements. 
Some expressed the need to widen Pasadena Boulevard, while 
others thought the roadway should be a major investment that 
redefines the entrance into North Pasadena. In addition, some 
stakeholders identified the intersection of Pasadena Boulevard and 
Southmore Avenue as a significant crossroad for North Pasadena 
that deserved greater consideration in its design. While a few 
stakeholders said creating a gateway into North Pasadena might be 
a long-range investment, others stated that the need for such a 
gateway was long overdue. 

Infrastructure issues focused primarily on drainage and improving 
area roads. It was noted that flooding was a big issue in the study 

area. Pasadena Boulevard between 
Strawberry Boulevard and Southmore 
Avenue lacks drainage, causing this 
roadway to flood during storms. Drainage 
improvements were cited along Shaver and Main Streets and 
Southmore Avenue by some stakeholders. Some stakeholders said 
drainage infrastructure should include the need for a regional 
detention/retention system for local watersheds. Stakeholders said 
that the community needs to spend more dollars on infrastructure 
and road improvements, and any major road reconstruction projects 
must coincide with installation of new and future underground 
utilities. 

Pasadena Town Square Area 
Stakeholders expressed concern about the prospects of 
redeveloping the Pasadena Town Square mall and surrounding area. 
While the retail center remained a point of destination within the 
community, stakeholder said the Pasadena Town Square mall was 
no longer a positive image for the area. It was noted that the 
shopping center being an inner city retail center lacked visibility 
along a major highway and was too small for big developers. 
Stakeholders mentioned the concentration of buildings in the area, 
including the SBC (AT&T) building, the former Bank One tower, the 
former hospital, new police headquarters, Pasadena City Hall, 
Ventech Engineers office building, and the shopping center. 

Making the numbers work was also mentioned as a challenge to 
future development.  Rents for office space in the area go for 
approximately $10 per square foot. Vacant buildings in the area 
(former bank tower, SBC (AT&T) building, and Mervyn’s) are visible 
reminders that commercial demand in the area is on the wane. The 
opening of the local Wal-Mart Supercenter was noted as impacting 
the Pasadena Town Square mall and surrounding area. One 
stakeholder said that rents for retail space across from the Wal-Mart 
Supercenter are now going for $15 to $18 per square foot. 

Other challenges were noted by stakeholders. Stakeholders 
mentioned the problems in getting local merchants to work together. 
One stakeholder said that national restaurants do not do well in 
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North Pasadena; however, “mom and pop” 
restaurants work. While crime in the area 
exists, it was not considered a serious 
concern. Stakeholders pointed out that 

crime once had been a bigger problem around the Pasadena Town 
Square (narcotics and low-rent motels) and on Pasadena Town 
Square mall property (auto-theft), but the situation has improved. It 
was noted that new management at the Pasadena Town Square 
mall was working with the City to chase out gang activity and that the 
City was stepping up enforcement activity around the retail center. 

Improving the appearance of the surrounding area was identified as 
being important to supporting any new development in the Pasadena 
Town Square area. Upgrading streets and sidewalks were 
mentioned as first steps to improving the area. To help people move 
around the area, one stakeholder brought up the need for signage. 
While stakeholders agreed that new buildings from the private sector 
would attract people to the area, some stated that City incentives – 
such as façade improvements and tax relief – needed to be part of 
the formula to improving the area’s visual appeal. 

Along with the need to improving the appearance of the Pasadena 
Town Square mall and surrounding city blocks, stakeholders said the 
area needs to be repositioned as a family-oriented people place. 
Enhancing livability with a live-work-shop environment and providing 
a mix of uses was expressed as a means to foster a “town center” 
feel for the area. Within this mix, some stakeholders included the 
need for a community college as part of the redevelopment within the 
Pasadena Town Square area. Stakeholders mentioned the desire to 
see pedestrian-friendly amenities and gathering places that would 
attract people to shop in the area and make them want to stay. It was 
also noted that preserving the historic aspects of the area was 
considered an important element to the area’s redevelopment. 

Stakeholders thought the Pasadena Town Square could be turned 
around, but the center needed to attract better quality businesses 
and anchor stores to succeed. The Gulfgate shopping center was 
mentioned by several stakeholders as an aging shopping center that 
was repositioned and given new life with the addition of restaurants, 

a Fiesta grocery store, and national retailers, such as Best Buy, 
Ross, and Pappas. Some said putting in a grocery store at the old 
Mervyn’s site would be a positive, while others mentioned the need 
for a grocery store in the Pasadena Town Square area. 

Other improvements were cited that would support a broader need 
for this area other than consumer needs. This ranged from having an 
indoor gym in the area to housing improvements in the surrounding 
neighborhoods and to the need for a huge Catholic church. Hispanic 
stakeholders wanted to see new development at the Pasadena Town 
Square mall providing a greater variety of retailers and expressed no 
desire for a flea market. 

Several options were noted by stakeholders in how to reposition the 
Pasadena Town Square mall and surrounding area. One stakeholder 
suggested tearing down the Pasadena Town Square mall for light 
industrial space. Other stakeholders were concerned about the cost 
and feasibility of renovating some buildings, such as the former Bank 
One tower and former hospital, and suggested that these structures 
be torn down if the numbers to redevelop the existing structures did 
not work. Other stakeholders said they wanted to see a new lease on 
life for these landmark buildings. This included turning the former 
Bank One tower into a senior facility-independent living center or City 
Hall office space and restoring the former hospital into a world class 
healthcare facility. One stakeholder said there needed to be deed 
restrictions for Pasadena Town Square mall as retail activities 
expand. 

Other stakeholders were less specific about certain locations, but 
more focused on the broader area. This ranged from reducing 
parking requirements for new development to taking a couple of city 
blocks and removing existing structures to attract new development. 
Several stakeholders mentioned the need for green space and 
encouraging a more urban development characterized by a mix of 
pedestrian-oriented streets, restaurants and shops, civic structures, 
mixed-use residential buildings, and parking garages situated in the 
middle of city blocks and obscured by buildings fronting local streets. 
While local investors remain positive about their investments in the 
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area, they made it clear that further delays could jeopardize their 
investments unless a redevelopment plan was forthcoming. 

Some stakeholders said the city needed a government center in 
North Pasadena that would serve as a focal point in the community. 
This would be a prominent location that would be easy to find and 
welcoming to residents and visitors. The area around the Pasadena 
Town Square mall and existing City Hall was mentioned frequently. 
Various stakeholders described what would be appropriate in the 
government center. Along with city administration buildings, other 
developments noted included commercial and residential buildings, a 
community college facility, and a civic park or plaza. The need for 
new streets, sidewalks, water features, and public activities was 
expressed as a way to attract residents and visitors. 

The need for a centralized park was expressed by several 
stakeholders. While one stakeholder stated that there were plenty of 
parks in North Pasadena, other stakeholders stated that families and 
children lack a place with activities that a large park would provide. 
Some stakeholders described such a place an either a prominent 
civic center park or plaza with water features, but not a pocket park. 

The lack of water features in North Pasadena combined with the 
need to create detention ponds as part of a regional 
detention/retention system due to flooding was expressed. In 
addition to family activities, a few stakeholders said a memorial 
feature - whether for veterans, civil servants, or love ones - be 
included in such a park/plaza setting. Suggested locations for such a 
park were in the Pasadena Town Square area or around the police 
headquarters building. 

Several stakeholders, including those in the educational field, 
thought there was a need for a college center in North Pasadena. 
Stakeholders acknowledged that North Pasadena was undergoing 
change into a highly-diverse community, and that there was a need 
to reach out to the residents and employers in the community. 

Stakeholders from North Pasadena’s business community said the 
need for workers having certified occupational skills continues to 

remain strong, especially for workers in 
trades requiring technological expertise. 
Stakeholders from the education sector said 
there was a critical shortage of workers in 
such careers as nursing, science, technology, engineering, and 
math. 

The Pasadena Town Square area was identified by stakeholders as 
appropriate sites for such a college campus. This was due to this 
area’s central location in the North Pasadena community, supply of 
available buildings, and proximity to potential workers wanting to 
further their skills and improve their marketability in the region’s job 
market. 

Additional Choices for Moving Around the Community 
The limited choices for getting around North Pasadena were 
mentioned by several stakeholders. Access to jobs was cited for the 
need to have some form of public transit. The lack of public 
transportation was cited as an issue for local residents in their 
access to child care, shopping, and getting to schools. One 
stakeholder said that people feel trapped and that residents should 
be empowered with transportation options. Even the need for an 
improved and expanded sidewalk network was noted as being 
necessary for the community. 

Several stakeholders discussed the need for a localized transit 
circulator system. It was noted that a previous study by METRO (the 
Goodman study) considered the possibility of a circulator, such as a 
trolley car path. One stakeholder suggested a public transit loop that 
would link jobs and shopping needs for residents living in multi-family 
communities. It was also suggested that a locally owned and 
operated transit circulator would connect with a planned park and 
ride facility at the north end of the Pasadena Town Square mall. The 
planned park and ride facility would have 100 parking spaces with 
METRO providing the shelter and the City maintaining the facility. 
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Public-Private Partnerships 
The need for fostering public-private 
partnerships was mentioned by various 

stakeholders to encourage development and neighborhood stability 
in the community. Such partnerships were emphasized for public-
private investments; however, there was a desire to explore other 
methods of cooperation for achieving shared needs. 

Different locations and various needs were mention by stakeholders 
as possible public-private partnership opportunities. Locations 
included the northeast corner Pasadena Boulevard and SH 225 
service roads as a retail and entertainment redevelopment site, the 
renovation of the former hospital, the redevelopment of the 
Pasadena Town Square mall and the surrounding city blocks, and 
even creating a themed automotive destination corridor along Shaver 
Street. Some stakeholders said things were at a standstill in the area 
and there should be a need to get more developers committed into 
North Pasadena. 

To help spur development, stakeholders suggested various mean 
ranging from raising property tax rates to considering more involved 
methods of financing, such as having a possible tax increment 
reinvestment zone (TIRZ) combined with a development agreement 
along with 4B funding. One stakeholder said the creation of a 
redevelopment authority responsible for carrying out the plan would 
be one way to communicate and work with developers as a means of 
facilitating new development. 

Some public-public partnerships were suggested by stakeholders 
between the City and the Pasadena Independent School District 
(PISD). Stakeholders noted that the school district needs land and 
facilities for new students enrolling in the district. One stakeholder 
recommended the City work with PISD on potential strategies to give 
the school district a return in exchange for participating in business 
improvement districts (BID) and tax increment reinvestment zones 
(TIRZ) programs. 

Exploring partnerships that have a more direct impact for the 
community’s residents was also mentioned. One local stakeholder 

suggested a program where surrounding businesses and industries 
would provide incentives for their employees to buy and live in the 
community. Another stakeholder said it was important to get 
community buy-in with the plan and its programs if anything is to 
come of it. 

 
Neighborhood and Housing Improvements 
North Pasadena is a large area of the city mostly made up of various 
housing subdivisions with some organized into neighborhoods. While 
many of North Pasadena’s major arterials and collector streets are 
dominated by commercial structures, behind this wall of commercial 
are residential developments that account for a large share of the 
community’s development landscape. The stability of the area’s 
residential neighborhoods and the need to maintain the housing 
stock was noted several times in interviews with individual 
stakeholders and focus groups. 

Several stakeholders recalled growing up in North Pasadena when 
the area was new and expanding and witnessing the changes that 
have taken place through the decades. Stakeholders said the influx 
of new residents was good for the community but brought in new 
growth and development changes due to socio-economic shifts. This 
change did not occur within a short period of time but was gradual. 
As one stakeholder described the socio-economic shift over time, 
“Southmore was the line during his time, now it is Spencer Highway.” 

People interviewed realized that the local development was market 
driven and income driven. They expressed some challenges with 
new residents in North Pasadena, such as being less likely to vote in 
elections. School issues, such as a new building program, were also 
noted. One stakeholder suggested that future development in the 
area be either industrial or residential or a combination.  Several 
interviewed said North Pasadena was becoming a more walkable 
community and that they would like to see more housing, less retail, 
and a return to the neighborhood. 
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Neighborhood conditions in North Pasadena reflect the new 
demands brought on by the influx of new residents. Stakeholders 
acknowledge that some subdivisions in the study area are good, but 
others continue to present challenges. They mentioned the 
Sagemont neighborhood within the City of Houston as a good 
example of a racially mixed neighborhood in the community and 
Sunset Terrace, a project directed from the City, as a big success. 
Concerns were expressed about the area north of Harris Street 
becoming a blighted neighborhood. Several stakeholders noted that 
re-gentrification in the area was based on the Hispanic population 
returning with better education and higher incomes. 

To help spur neighborhood improvements in North Pasadena, 
stakeholders provided several comments and suggestions. 
Stakeholders said the demand for new housing in North Pasadena 
was strong, that if you build it they will come. There were economic 
considerations noted. One stakeholder said that for the model block 
and model neighborhood the available lots would be priced at 
approximately $30,000; however, another stakeholder thought that 
lots costing $25,000 were too high to make the numbers work. With 
one new 50-lot subdivision cited along Red Bluff the builder paid 
$20,000 per lot with 28 houses built so far. One stakeholder noted 
that existing houses in the area sell for approximately $60,000 to 
$80,000 each, making housing choices more competitive and 
providing little room for a new home builders to make a profit. 

A large portion of North Pasadena’s housing stock consists of 
structures built from the 1950s to the 1970s. This housing inventory 
reflects the different needs of homeowners during an earlier period. 
For example, stakeholders point to the fact that many of the houses 
were built for a one-car family; however, many households today 
have multiple cars, which houses, lots, and city streets were not 
equipped to handle. Many stakeholders agreed that improving 
housing conditions around local schools would have a positive effect 
for neighborhoods. 

A stakeholder involved in local renovations said “the City is good at 
tearing down structures - sometimes too good,” and does not provide 
enough time for rehabilitation. Stakeholders pointed out that there 

was a need for enhancing housing 
standards in the community ranging from 
architectural standards to standards set for 
rental properties. A stakeholder noted that 
Habitat for Humanity houses built in the region were too utilitarian 
and looked bad. 

Many stakeholders had concerns about the quality of multi-family 
housing in North Pasadena. The community has clusters of multi-
family properties that stakeholders said were bringing down the 
community and straining local resources. One stakeholder stated 
that the turnover rate for apartments is 300%, creating a hardship for 
teachers and students at local schools. Concentrations noted were 
along Richey Street and around Jenkins and Burke. A need for 
upscale condos that caters to seniors was mentioned as being 
beneficial for the community. Some stakeholders stated that what 
was missing in the community was a good quality multi-family re-
habilitation project. 

One stakeholder involved in the community had reservations. This 
stakeholder pointed out that after an apartment community reaches a 
certain stage in its life cycle repair cost rise but the product is no 
longer competitive. Owners are less willing to make improvements 
resulting in code enforcement issues that could last up to three years 
followed by a couple of more years as the City tries to condemn the 
property. If a new owner comes to the rescue they will spend up to 
two years revitalizing the property. Even with the improvements, the 
new owners usually can not rent to the target market and instead 
rent to others, and the cycle starts over. 

To avoid the cycle, the stakeholder suggested using some existing 
tools and applying some new methods not being fully used in the 
community. These included aggressive code enforcement, levying a 
special tax for excessive number of calls, a police storefront, and the 
option to shut down a complex. 
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Several stakeholders said there needs to 
be greater city involvement for improving 
housing and neighborhood conditions. This 
ranged from the City buying bulk or 

wholesale landscaping materials for neighborhood improvements to 
rebuilding local streets and sidewalks. Some stakeholders mentioned 
the need for the City to buy a block and redo the housing as a means 
to spur surrounding neighborhood conditions. Another method 
mentioned where the City could provide more direct assistance to 
neighborhoods would be in the form of incentives by neighborhoods 
to encourage home ownership, such as dollars invested for buying a 
house and dollars invested for improvements. 

Installing police storefronts near troubled neighborhoods and 
apartment communities was suggested. The police storefronts would 
be staffed by bicycle officers for patrol activities. According to the 
stakeholder, these police storefronts could be partnered with YMCA 
day care, fitness centers and outreach programs at several locations. 

Other stakeholders suggested various methods the City could 
pursue with standards to be developed. Such methods include 
having an annual inspection process for renter-occupied housing 
units and tax incentives for owner-occupied housing units. Other 
means suggested include an inspection process to perform prior to 
selling and a sub-standard notice to title companies to red flag 
problem properties. 

One stakeholder familiar with the City’s handling of property being 
auctioned off said the City might consider implementing restrictive 
covenants and time covenants for property the City auctions off. This 
stakeholder noted that while the process was not cumbersome, the 
economics works against some buyers. For focused areas of the 
community, the stakeholder said the City needs to develop a list of 
properties and a list of builders, and that the builders need to be 
bonded so that properties are not just auctioned away with not 
commitments for re-building within a certain period of time. 

City involvement also was defined to include community involvement 
in identifying and directing redevelopment and promoting 

homeownership. Promoting homeownership was emphasized by 
several stakeholders. Some stakeholders said information on the 
process of buying property and hurdles to anticipate is not well 
coordinated, which causes problems. It was noted that many of the 
homeowners and potential homeowners in North Pasadena are 
semi-skilled laborers involved in upgrading their houses. While 
stakeholders interviewed said the community should encourage 
homeownership, some stated that people should be required to put 
in appropriate funding to quality for grants or incentives. This was 
tempered by one stakeholder who said the Sunrise Meadows 
housing came with too many restrictions for people to quality. 

Several existing neighborhood programs and partnerships were 
mentioned by a North Pasadena stakeholder as being successful. 
According to one stakeholder, the partnership efforts between the 
local government and community neighborhoods are considered to 
be a success with 176 neighborhoods involved. It was noted that the 
community has developed an “Adopt a Neighborhood” program for 
business sponsors and a “Good Neighborhood Partnership Program” 
to fix up local houses. 

Stakeholders brought up other methods that the community should 
pursue. A stakeholder involved in neighborhood matters said there 
were two ways to improve the city – through city laws and 
ordinances and through deed restrictions. Developing a 
Neighborhood Matching Grant program so groups can apply for 
signage, lights, trails, and safety improvements was mentioned. 
Crime Watch is a large part of this effort as well as deed restriction 
enforcement. 

Community Image 
During the interviews several stakeholders noted that North 
Pasadena has a perception problem. These perceptions seemed to 
revolve around the community’s social, economic, and physical 
attributes. The views expressed for the area ranged from positive to 
negative and vary from specific locations to the greater community. 
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Stakeholders pointed to some local features that reflect poorly on the 
community, notably that North Pasadena has a large number of 
vacant buildings and that people still lacked a sense of security, 
which could be eased with increased lighting and security cameras. 
One stakeholder mentioned “the feeling you get” for the area’s day 
image versus its night image, while another stakeholder stated that 
crime was getting higher. Another stakeholder said the area is 
tagged as being a destination for immigrants. Other stakeholders 
pointed out how investment and growth have continued to move 
south in the city. The Beltway and Fairmont section of Pasadena was 
mentioned as a hot area with high disposable incomes. 

Local stakeholders had much to say about the positive aspects of 
North Pasadena. These stakeholders pointed out that North 
Pasadena does not have a homeless problem, and that the City 
overall is fairly healthy. Those investing in the community noted that 
the area has a larger purchasing power than is reported, and that the 
area’s greatest asset was its semi-skilled labor force. Others cited 
the community’s location in the Houston area and the ease for 
getting around the region. 

Various stakeholders thought that North Pasadena needed a theme 
or new image that defines the community’s character. This theme 
should be high quality, consistent, and provide a sense of being 
welcomed into the community. New investment from both the public 
and private sectors were seen as ways of providing that ‘shot in the 
arm’ to help the community gain its footing, develop a sense of 
place, and become a destination. 

To brighten the community’s image, several stakeholders said that 
an important first step would be focusing on improving the streets, 
sidewalks, and addressing the area around the Pasadena Town 
Square. Stakeholders pointed out that new buildings and new roads 
would help to attract people to North Pasadena, and that the area 
needed good quality businesses. Other stakeholders said they would 
like to see pedestrian-friendly amenities as the area redevelops. 

Some stakeholders said they would like to 
see an HEB or Mi Tienda grocery store in 
North Pasadena.  However, some Hispanic 
stakeholders were concerned about 
stereotyping the area because of its large concentration of Hispanic 
population. Concerns were raised about investors putting in a flea 
market or doing some type of colorful Hispanic theme. Hispanic 
stakeholders said they want to see new concrete and more variety in 
how they spend their dollars, such as having a Starbucks or an Ann 
Taylor store. Hispanic stakeholders view the North Pasadena 
community as being “One Pasadena” with the larger community. 

New growth and development was seen as a positive for North 
Pasadena that had the potential to create a snowball effect. The 
importance for this new development is that it would give people a 
reason to want to stay. New schools and new activities – such as 
entertainment, shopping districts, cultural center, or convention 
center – were investments mentioned as attracting people back to 
the area. Such new growth and development would generate jobs. 
As one stakeholder stated, job creation in the area would help 
stabilize the community. 

 

 

 

 

 

 

 

 



 




