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Tax Increment Reinvestment Zone (“TIRZ”) Number Twenty-One 
 
 

 

March 3, 2022 

 
Margaret Wallace Brown 
Director Planning and Development Department 
City of Houston 
611 Walker Street 
Houston, Texas 77002 
 
Ms. Brown, we write this letter to you as accompaniment to our 2022 MTFP Application 
requesting the removal of the dotted red line connecting Fulton Street to San Jacinto 
Street.  We word it this way as the alignment mentioned above does not exist today and 
is depicted as a dotted red line in the MTFP indicating a proposed elevated structure over 
the Union Pacific rail tracks immediately south of the southern terminus of Chapman 
Street and shown connecting the northern terminus of San Jacinto to the southern 
terminus of Fulton Street.    
 
We will address each of the required justifications referenced in the MTFP Application in 
this letter, but first wanted to provide context and background information related to how 
and why a proposed elevated structure at that location was first included in the MTFP in 
2010, and why conditions today no longer warrant the facility.    
 
In 2008, the City facilitated a reimbursement with CR V Hardy Yards L.P. (“Cypress”) to 
remediate a 50 acre brownfield site formerly used by Union Pacific (“UP”) as a rail yard.  
The City created the Near Northside Authority (“Authority”) in 2009, and pledged TIRZ 21 
tax increments as the funding source to reimburse the developer for their costs.  At that 
time, Cypress proposed to construct a mixed-use development on the site and desired a 
direct vehicular connection to the Central Business District.  Both the City and Cypress 
identified an overpass over the rail tracks connecting Fulton Street to San Jacinto and 
memorialized reimbursement for the infrastructure costs into a Development Agreement 
between the Authority and Cypress (see Exhibit 1 and 1A).  Also note Exhibit 1A, Offsite 
Public Improvements, included costs for San Jacinto Bridge Improvements and cost for 
right-of-way acquisition but did not contemplate the purchase of an aerial easement from 
UP.  When the City and the developer attempted to purchase the aerial easement from 
UP the cost for same was valued by UP in the millions of dollars and neither the City nor 
Cypress could fund the purchase of the easement, and the initiative was abandoned.   

https://nearnorthsidetirz21.com/
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In 2013, the City and Cypress subsequently Amended the Development Agreement, 
removed the San Jacinto Bridge from the Agreement, and replaced it with the Hernandez 
Tunnel Project (see Exhibit 2 and 2A).  Note the project cost included on Exhibit 2A 
contemplate the removal of the northern portion of the Hernandez Tunnel, removal of the 
grade separation at Burnett Street and Main Street; and replaced it with an at-grade 
intersection at Burnett Street and Main Street and the reconstruction of Burnett Street to 
Hardy Street.  If one drives out there today, they will see that is what got built.  Additionally, 
as of the most recent Audit of the Authority (FY21) dated June 30, 2021, the remaining 
balance owed to Cypress for the reimbursement at Hardy Yards is $6,004,992.00 (See 
Exhibit 3 and 3A).  However, when the Zone terminates on December 31, 2040, the total 
remaining increment paid to Cypress will be $4,687,085.00 (see Exhibit 4).  Thus, the 
Zone will terminate, and Cypress will never be fully reimbursed for their cost to remediate 
the site, reconstruct Burnett Street and the Hernandez Tunnel.  We point this out as the 
San Jacinto Bridge, as originally included in the MTFP Plan in 2010 was intended to be 
a TIRZ funded project.   Additionally, as previously mentioned, there will be no second 
opportunity for the Zone to fund a second major infrastructure project at that location prior 
to termination.  
 
In the decade plus since the San Jacinto Bridge project was abandoned multiple 
significant mobility projects have been constructed, are under construction, or completing 
the design process in this immediate vicinity, including the METRO Fulton/North Central 
NB Rail Alignment, the Elysian Viaduct Project, the North Highway Improvement Project 
(“NHHIP”), and the Hardy Toll Road Connector Project.  Collectively all these projects are 
located within a narrow 3.5-mile-wide band of each other and will provide sufficient 
capacity utilizing multiple modes of transportation well into the next century (see Exhibit 
5).  Additionally, these projects did not contemplate a Bridge at this location.  For example, 
if you compare the proposed alignment of the San Jacinto Bridge as represented in the 
MTRP and the future elevated TxDOT I-10 lanes at that same location you will see two 
proposed elevated structures are being proposed to be constructed in the same place, 
one north to south and one east to west (see Exhibits 6 and 6A).  Additionally, as a Tax 
Increment Reinvestment Zone, we get notifications when properties are taken off the tax 
rolls, and we know the proposed San Jacinto Bridge right-of-way needed for the bridge 
abutments has now been purchased by TxDOT for their use on the NHHIP.   
 
Finally, an Overpass connecting Fulton Street to San Jacinto infers connection to points 
northward via the construction of a Major Thoroughfare on Fulton Street within the limits 
of the Near Northside.  METRO’s Fulton/North Central NB Rail Alignment, constructed in 
2013 now occupies Fulton Street.  Extending a Major Thoroughfare on Fulton Street could 
only be accomplished by razing dozens of homes and displacing hundreds of residents 
(see Exhibits 7, 7A, 7B,7C), as the METRO facility now occupies the former vehicular 
lanes of Fulton Street.  As much of the existing single-family homes is oriented north to 
south on 100’ x 50’ parcels, this could only be accomplished by use of condemnation as 
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the taking would need to be approximately four homes per block face on an alignment 
that stretched from Burnett Street to the 610 Loop.   
 
The Near Northside community has endured each of the previously described mobility 
projects over the past decade and yet continues to preserve its integrity as a walkable, 
bicycle accessible community immediately adjacent to Downtown Houston.  The City 
confirmed this upon adoption of The City of Houston User’s Guide for Walkable Places 
and Transit Oriented Development and by designating, by Ordinance, the Hogan-Lorraine 
Corridor as such.  Today, the Hogan-Lorraine Corridor is a tight compact vibrant 
pedestrian experience undergoing a renaissance of activity as new residents move to the 
Near Northside.  Bisecting it with a Major Thoroughfare would destroy its further transition 
into a neighborhood oriented walkable place.   
 
Please note submittal of this Application was included on the January 24, 2022, Near 
Northside Redevelopment Authority Agenda and is wholly supported by the Board of 
Directors.   
 
 
 
 
Regards,  
Ralph De Leon 
 
 
 
Administrator of the Zone 
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Tax Increment Reinvestment Zone (“TIRZ”) Number Twenty-One 
 

Justification for Removal of San Jacinto/Fulton Overpass over Union Pacific Rail Road in the 
Near Northside. 
 

• In 2008, the City facilitated a reimbursement with CR V Hardy Yards L.P. (“Cypress”) to 
remediate a 50 acre brownfield site formerly used by Union Pacific (“UP”) as a rail yard.  
The City created the Near Northside Authority (“Authority”) in 2009, and pledged TIRZ 21 
tax increments as the funding source to reimburse the developer for their costs.  At that 
time, Cypress proposed to construct a mixed-use development on the site and desired a 
direct vehicular connection to the Central Business District.  Both the City and Cypress 
identified an overpass over the rail tracks connecting Fulton Street to San Jacinto and 
memorialized reimbursement for the infrastructure costs into a Development Agreement 
between the Authority and Cypress (see Exhibit 1 and 1A).  Also note Exhibit 1A, Offsite 
Public Improvements, included costs for San Jacinto Bridge Improvements and cost for 
right-of-way acquisition but did not contemplate the purchase of an aerial easement from 
UP.  When the City and the developer attempted to purchase the aerial easement from 
UP the cost for same was valued by UP in the millions of dollars and neither the City nor 
Cypress could fund the purchase of the easement, and the initiative was abandoned.   

 
• In 2013, the City and Cypress subsequently Amended the Development Agreement, 

removed the San Jacinto Bridge from the Agreement, and replaced it with the Hernandez 
Tunnel Project (see Exhibit 2 and 2A).  Note the project cost included on Exhibit 2A 
contemplate the removal of the northern portion of the Hernandez Tunnel, removal of the 
grade separation at Burnett Street and Main Street; and replaced it with an at-grade 
intersection at Burnett Street and Main Street and the reconstruction of Burnett Street to 
Hardy Street.  If one drives out there today, they will see that is what got built.  Additionally, 
as of the most recent Audit of the Authority (FY21) dated June 30, 2021, the remaining 
balance owed to Cypress for the reimbursement at Hardy Yards is $6,004,992.00 (See 
Exhibit 3 and 3A).  However, when the Zone terminates on December 31, 2040, the total 
remaining increment paid to Cypress will be $4,687,085.00 (see Exhibit 4).  Thus, the 
Zone will terminate, and Cypress will never be fully reimbursed for their cost to remediate 
the site, reconstruct Burnett Street and the Hernandez Tunnel.  We point this out as the 
San Jacinto Bridge, as originally included in the MTFP Plan in 2010 was intended to be a 
TIRZ funded project.   Additionally, as previously mentioned, there will be no second 
opportunity for the Zone to fund a second major infrastructure project at that location prior 
to termination.  

 
• In the decade plus since the San Jacinto Bridge project was abandoned multiple 

significant mobility projects have been constructed, are under construction, or completing 
the design process in this immediate vicinity, including the METRO Fulton/North Central 
NB Rail Alignment, the Elysian Viaduct Project, the North Highway Improvement Project 
(“NHHIP”), and the Hardy Toll Road Connector Project.  Collectively all these projects are 

https://nearnorthsidetirz21.com/


2 
 

located within a narrow 3.5-mile-wide band of each other and will provide sufficient 
capacity utilizing multiple modes of transportation well into the next century (see Exhibit 
5).  Additionally, these projects did not contemplate a Bridge at this location.  For example, 
if you compare the proposed alignment of the San Jacinto Bridge as represented in the 
MTRP and the future elevated TxDOT I-10 lanes at that same location you will see two 
proposed elevated structures are being proposed to be constructed in the same place, 
one north to south and one east to west (see Exhibits 6 and 6A).  Additionally, as a Tax 
Increment Reinvestment Zone, we get notifications when properties are taken off the tax 
rolls, and we know the proposed San Jacinto Bridge right-of-way needed for the bridge 
abutments has now been purchased by TxDOT for their use on the NHHIP.   

 
• Finally, an Overpass connecting Fulton Street to San Jacinto infers connection to points 

northward via the construction of a Major Thoroughfare on Fulton Street within the limits 
of the Near Northside.  METRO’s Fulton/North Central NB Rail Alignment, constructed in 
2013 now occupies Fulton Street.  Extending a Major Thoroughfare on Fulton Street could 
only be accomplished by razing dozens of homes and displacing hundreds of residents 
(see Exhibits 7, 7A, 7B,7C), as the METRO facility now occupies the former vehicular 
lanes of Fulton Street.  As much of the existing single-family homes is oriented north to 
south on 100’ x 50’ parcels, this could only be accomplished by use of condemnation as 
the taking would need to be approximately four homes per block face on an alignment that 
stretched from Burnett Street to the 610 Loop.   

 
• The Near Northside community has endured each of the previously described mobility 

projects over the past decade and yet continues to preserve its integrity as a walkable, 
bicycle accessible community immediately adjacent to Downtown Houston.  The City 
confirmed this upon adoption of The City of Houston User’s Guide for Walkable Places 
and Transit Oriented Development and by designating, by Ordinance, the Hogan-Lorraine 
Corridor as such.  Today, the Hogan-Lorraine Corridor is a tight compact vibrant 
pedestrian experience undergoing a renaissance of activity as new residents move to the 
Near Northside.  Bisecting it with a Major Thoroughfare would destroy its further transition 
into a neighborhood oriented walkable place.   

 
 
 
 
 
 
 



Exhibit 1

Cover Sheet: Reimbursement Agreement with CR V Hardy Yards, L.P.



Exhibit 1A

Exhibit B - Page 2 of Reimbursement Agreement with CR V Hardy Yards, L.P.



Exhibit 2

Amended and Restated Reimbursement Agreement with CR V Hardy Yards, L.P. 



Exhibit 2A

Amended and Restated Exhibit B with CR V Hardy Yards, L.P. 



HARDY/NEAR NORTHSIDE REDEVELOPMENT AUTHORITY 

CITY OF HOUSTON, TEXAS 

ANNUAL FINANCIAL REPORT 

JUNE 30, 2021 

Exhibit 3

Cover Sheet Fiscal Year 2021 Audit for Hardy Near Northside Redevelopment Authority



NOTES TO THE FINANCIAL STATEMENTS 
JUNE 30, 2021 
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NOTE 8. DEVELOPMENT AGREEMENT  

The Authority has entered into a Development Agreement dated March 4, 2010, and as amended 
on May 14, 2012, with CR V Hardy Yards, L.P. (“Hardy Yards LP”), the owner of property 
located within the Hardy/Near Northside Zone.  Hardy Yards LP is responsible for the 
inspection, supervision and management of the construction and installation of the improvements 
to the Hardy/Near Northside Zone.  The improvements are to be made in accordance with the 
terms of the Development Agreement and amendment thereto and relevant City ordinances or 
procedures. 

The Authority shall reimburse Hardy Yards LP for the amount of actual project costs incurred 
plus accrued interest.  Hardy Yards LP is responsible for determining that project costs are 
eligible in accordance with terms defined in the Developer Reimbursement Agreement and 
amendment thereto.  The costs to be reimbursed are not to exceed $33,312,000 as noted in the 
original agreement.  Included in the original reimbursable amount were costs related to the 
purchase or condemnation of right-of-way for the San Jacinto Street Extension Project in the 
amount of $2,700,000. During fiscal year 2012, an ordinance was passed that authorized the 
appropriation of $2,033,223 out of the Woodlands Regional Participation Fund to fund these 
costs. 

The Authority will utilize available tax increments in order to reimburse Hardy Yards LP for the 
costs incurred until all project costs have been fully reimbursed.  Hardy Yards LP has no right to 
claim any reimbursement other than from available tax increment or bond proceeds. 

As of June 30, 2021, Hardy Yards LP has incurred a total of $7,849,582 in development costs on 
behalf of the Authority. The Authority has reimbursed the Developer $1,844,590, of which 
$442,894 was reimbursed during the fiscal year ended June 30, 2021, leaving a balance of 
$6,004,992 due to the Developer at June 30, 2021. The total is comprised of $4,316,310 for 
onsite public improvements and $1,688,682 for offsite public improvements.  

NOTE 9. CAPITAL ASSETS – DEVELOPMENT COSTS 

During the fiscal year ended June 30, 2021, the Authority did not incur development costs with 
Central Houston Civic Improvement for planning and design work in connection with a project 
for a hike and bike trail within the Zone.  Cumulative costs for this project as of June 30, 2021, 
totaled $123,022. 

During the fiscal year ended June 30, 2021, Hardy Yards LP did not incur development costs 
related to onsite and offsite public improvements within the boundaries of the Authority. The 
project has been completed and assets were conveyed to the City of Houston for maintenance 
and operation. The Authority will reimburse the Developer for project costs in the amount of the 
actual costs of the public improvements to the extent that the Developer’s project generates tax 
increment revenues. 

Exhibit 3A

HARDY/NEAR NORTHSIDE REDEVELOPMENT AUTHORITY 

Page 20 FY21 Audit Note 8: $6,004,992 due to developer as of 6/30/2021
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Exhibit 6A

Cross Section: TxDOT North Houston Highway Improvement Project: Main Lanes I-10 Realignment at San Jacinto 
Street connection to Fulton Street (Hardy Yards Site and Burnett at Main Street shown on right)



Exhibit 7C

METRO Fulton/North Central NB Rail Alignment Street View: Fulton Street at Interstate 610
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Exhibit 7b

METRO Fulton/North Central NB Rail Alignment Street View: Fulton Street at Billingsly Street
4 foot sidewalk - 9 foot vehicular lane
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