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The Deck Plaza will strengthen El Paso as an attractive and welcoming place to live, 
work, and play by increasing access to highly activated open space.

San Jacinto Plaza

Grace Chope Park

Caruso Park

The proposed Deck Plaza will increase the 
amount of park space per person 60% in this 
neighborhood, from 28 to 45 sq ft of park space 
per person, which is comparable to the national 
average.

Within a half-mile radius of the proposed 
deck plaza there are 12 existing urban parks 
with 10.2 acres.

These parks have limited programming 
and spaces for recreation

ESTIMATED IMPACTS | AN ATTRACTIVE PLACE FOR FAMILIES

28 park sf/ 
resident

2,047 park 
sf/ resident

44 park sf/ 
resident

Half-Mile Average El Paso Average National Average

Source: National Recreation and Park Association, ParkScore Trust for Public Land. Image sources: El Paso Parks and Recreation, Visit El Paso
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The City of El Paso is currently facing a declining birth rate and significant out-
migration. National research shows that open space is a key factor in retaining and 
attracting families and businesses. 

The City of El Paso’s population has been shrinking over the past decade, particularly younger demographics. 
The share of households with children fell from 42% in 2013 to 33% in 2023. On the other hand, the County 
population has increased by 8.4% since 2019, suggesting that residents and new residents are finding more 
attractive living places outside of the City.  

552,341 541,673
516,601

2.95 2.93

2.7

2013 2018 2023

Total Population in City of El Paso (2013-2023)

Total Population Average Household Size -1.43%

-2.06%

-0.65%

-0.19%

0.84%

3.48%

Difference in Share of City Population by Age 
Cohort (2013-2023)

Older Adulthood (65+)

Later Adulthood (55-64)

Prime Working Age (25-54)

Young Adulthood (18-24)

School Age (5-17)

Early Childhood (0-4)

ESTIMATED IMPACTS | AN ATTRACTIVE PLACE FOR FAMILIES

Sources: ACS 2023 5-Year Estimates, US Census Population Estimates Program
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Google Office in AustinAustin Waller Creek Park advocacy

Place-based investments are as much as

50%
more important to young workers than to older 

workers.

Open space is the

#5
driver of site selection for commercial tenants 

and investors.

Ann Morrison Park in Boise

Population in Boise, ID grew by

12%
as young professionals & families seek economic 
opportunities and easy access to outdoor spaces.

ESTIMATED IMPACTS | AN ATTRACTIVE PLACE FOR FAMILIES

Sources: Insight Endeavors, “What Do the Best Entrepreneurs Want in a City?” 2014, Gensler, “Investing in Open Space,” 2012
Image sources: City of Austin, Curbed Austin, Visit Boise
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19%

13%

21%

9%

Boston Minneapolis Atlanta Boise

Change in Total Prime Working Adult Labor Force 
(Aged 25-54)

2011-2021

Greater park accessibility and park investments are correlated with more young 
workers and families. 

ESTIMATED IMPACTS | AN ATTRACTIVE PLACE FOR FAMILIES 

3% National 
average

100 99 75 63
TPL ParkScore 
- Accessibility 
to Parks 

Sources: ACS 2021 5-Year Estimates. TPL ParkScores.
Image sources: Visit Plano
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10%

11%

10%

9%

Boston Atlanta Boise Plano

Change in Total Housing Units
2011 to 2021

$116

$86

$130

$160
$179

$261

$194 $202

Boston Atlanta Boise Plano

Annual Park Investment Per Capita
2011 and 2021

2011

2021

US cities with more park investments and child-focused programming are considered 
more child-friendly and can attract and retain more families. This could help 
contribute to increased housing development.  

7%
National 
average

ESTIMATED IMPACTS | AN ATTRACTIVE PLACE FOR FAMILIES

~$131 per capita
100 most populous 
cities (2021); +41% 
between 2011-2021

Paired with the right policy 
updates to address 
development barriers and 
protect legacy residents, the 
creation of new open space 
can act as a catalyst for 
housing production without 
displacing anyone. 

Sources: The Financial Times: “The prospect of the childless city”, 2023; Vox: “Young families typically leave cities for the suburbs. Here’s how to keep them downtown”, 2018. TPL City Park Facts®, U.S. Census Bureau (ACS 5-
Year), 2011-2021, 2011-2021; 2011 Boise Comprehensive Park and Recreation Plan; City of Boise Annual Financial Report for FY 2011.
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• Downtown El Paso is identified as a priority health area for the County. The highest-impact interventions 
suggested include promoting regular physical activity and exercise to produce better physical and mental 
health outcomes.

• Key chronic health issues in El Paso are related to obesity, including cardiovascular health, diabetes, and 
hypertension. 34% of all adults in El Paso County are obese.

• There is an average of 4.2 mentally unhealthy days across El Paso County residents, which is higher than 
the Texas average of 3.9 days.

• Hispanic populations, which form the majority of El Paso, are likely to have significantly lower access to 
mental health services than their peers.

Increased open space and recreational programming can also support existing public 
health intervention efforts across the urban core of El Paso.

ESTIMATED IMPACTS | A HEALTHIER COMMUNITY

El Paso County Community Health Assessment 2022

Sources: El Paso County 2022 Community Health Assessment
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Klyde Warren Park

Research suggests an 
association between parks and 
social cohesion and belonging 

whereby users experience 
greater community 

attachment with exposure to, 
and activities or programs in, 

local green spaces.

Research suggests green and 
open spaces are especially 

beneficial to minority and low-
income communities because 

they are more likely to have 
limited access to other health 

resources.

Buffalo Bayou Park

Preschoolers who spend at 
least an hour a day outdoors

at school are half as likely to be 
obese at the end of the school 
year than those who spend less 

than an hour.

El Paso Zoo

Parks provide physical and mental health benefits for communities due to increased 
physical activity, greater social cohesion, reduced stress levels, and improved 
environmental health.

ESTIMATED IMPACTS | A HEALTHIER COMMUNITY

Sources: Active Living Research, “The Economic Benefits of Open Space, Recreation Facilities and Walkable Community Design,” (2010); Journal of Developmental Behavior Pediatrics, “Combating Obesity in Head Start: Outdoor 
Play and Change in Children’s BMI,” (2015); Int’l Journal of Environmental Research & Public Health, “Green Space and Health Equity: A Systematic Review of the Potential of Green Space to Reduce Health Disparities,” (2021).
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Peer cities with better composite Park Scores tend to have lower physical inactivity 
rates, which is a factor leading to better physical health outcomes.

ESTIMATED IMPACTS | A HEALTHIER COMMUNITY

Sources: CDC’s PLACES: Local Data for Better Health; TPL ParkScore
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The proposed Deck Plaza could induce up to 1.4 million annual bicycle and pedestrian 
trips by 2040, improving the health of residents living around the park and reducing 
greenhouse gas emissions by over 280 tons a year.

ESTIMATED IMPACTS | A HEALTHIER COMMUNITY

826K

1.4M
167

287

2028 2040

Annual Induced Bicycle and Pedestrian Trips by 
Proposed Deck Plaza

Annual Bicycle & Pedestrian Trips GHG Reduction Tons per Year

Living close to parks and other recreation facilities 
is consistently related to higher physical activity 

levels for both adults and youth.

Discovery Green Annual Total GHG Reduction Benefits
$49K $82K

Sources: Urban Land Institute, “The Health Benefits of Parks and Their Economic Impacts,” (2022), I-10 Deck Plaza Benefit-Cost Analysis (provided by City of El Paso)
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Beyond individual health impacts, the proposed Deck Plaza could help the City as it 
contends with increasing daytime temperatures and dust storm occurrences.

ESTIMATED IMPACTS | IMPROVED ENVIRONMENTAL RESILIENCY

El Paso is the 3rd fastest warming city in the US 
over the past three decades, with summers being 
+6°F warmer compared to the 1970s.

INCREASING DAYTIME TEMPERATURES

Proposed Deck Plaza

10909°9°F99.59. °5°F

FREQUENT DUST STORMS

Within the first five months of 2025, El Paso 
experienced over 34 dust events, significantly 
higher than the historic average of 22 per year. 
Dust storms elevate the risk of health issues.

Sources: El Paso Times: “Is Texas getting hotter? El Paso is No. 3 fastest-warming US city in the last 50 years”; Dusty days are here again for El Paso”.
Images: Inside Climate News, CAPA Heat Watch El Paso
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The Deck Plaza can help to mitigate local heat impacts by adding more shade and 
vegetation.

ESTIMATED IMPACTS | IMPROVED ENVIRONMENTAL RESILIENCY

The High Line (NYC)

- 8°F

Railroad Park (Birmingham)

- 8°F
The 606 (Chicago)

- 6-8°F

Klyde Warren Park (Dallas)

- 4-6°F

URBAN PARKS CAN LOWER TEMPERATURES IN CITIES

Research have shown that urban parks can lower the temperatures in cities significantly from the 
additional shading, transpiration, and overall cooling benefits of additional trees and plants.

Sources: Fast Company: “Innovative parks aren’t just bold urban design – they lower the temperature in cities”
Image sources: CAPA Heat Watch El Paso
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Vegetation also can mitigate the impacts of increasing dust storm occurrences in El 
Paso.

Wind erosion and dust from US drylands: a review of causes, 
consequences, and solutions in a changing world

PARKS CAN REDUCE DUST AND IMPROVE AIR QUALITY

Vegetation can reduce up to 30% of airborne pollutants by 
absorbing and filtering the air.

Additional trees and vegetation in parks will reduce loose, dry dust 
from being swept up by winds

Cleaner air can mitigate the harmful impacts of polluted air on 
health conditions like asthma, particularly for lower-income 
households who live closer to the I-10.

ESTIMATED IMPACTS | IMPROVED ENVIRONMENTAL RESILIENCY

Sources: EPA Benefits of Trees and Vegetation; National Park Service “Air pollution removal by urban forests”; Duniway et al. 2019 “Wind erosion and dust from US drylands: a review of causes, consequences, and solutions in a 
changing world.
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GENERAL IMPACT ANALYSIS ASSUMPTIONS

Economic impacts are measured in terms of direct, indirect, 
and induced employment, labor income, and economic 

Employment: The number of jobs (both full- and part-time) 
in the area of analysis. 

Labor income: Includes wages and benefits received by 
workers and income received by independent proprietors 
and contractors in the area of 

Economic output: The total value of production across all 
industries. It is equivalent to the aggregate spending in the 
area of analysis.

HR&A conducted its analysis using the IMPLAN input-output 
model for the zip codes that make up the city of El Paso and El 
Paso County. IMPLAN analysis traces the pattern of commodity 
purchases and sales between industries that are associated with 
each dollar’s worth of a product or service sold to a customer, 
analyzing interactions among 528 industry sectors. The model 
makes adjustments to exclude spending that takes place outside 
of the study area.  

In addition to overall economic output, the IMPLAN input-output 
model also produces estimates of the number of jobs supported 
and compensation. It includes wage and salary income plus 
benefits and employer paid taxes, in addition to income earned 
by independent proprietors.

A full description of IMPLAN and its data methods and sources 
can be found at www.implan.com.

HR&A used IMPLAN, an industry standard input-output model, to estimate the economic 
impacts of the development and operation of the proposed Deck Plaza on the local 
economy. 
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To understand potential impacts, we simplified the development program to reflect uses 
with differing job creation and spending potential. The economic impact analysis does 
not take into account the construction of park-adjacent soft sites.

GENERAL IMPACT ANALYSIS ASSUMPTIONS

Program (GSF) Park Parkside Gallery/ 
Mesa St Pavilion Café Kiosks Fieldhouse Total

Phase 1 208,885 6,200 2,500 -                217,585 

Phase 2 106,743 6,200 2,500 39,000 154,543

Total 315,628 12,400 2,500 39,000 372,128 

Note that the calculations of economic and fiscal impacts are based on the construction and operations of the park and its direct amenities, and do not take 
into account the construction of park-adjacent soft sites. 

Phasing Schedule Start Year Completion Year Stabilized Year

Phase 1 2027 2030 2031

Phase 2 2028 2031 2032

Total 2027 2031 2032

Inflation

Annual Inflation Rate 3%
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INFRASTRUCTURE & DEVELOPMENT COST ASSUMPTIONS

Construction 
Costs (2025$) Infrastructure Park

Parkside 
Gallery/Mesa 

St Pavilion
Café Kiosks Fieldhouse Total

Phase 1 $89,269,428 $5,336,323 $4,629,850 $2,240,250 - $101,475,851 

Phase 2 $57,545,104 $2,219,356 $4,629,850 $2,240,250 $29,123,250 $95,757,810 

Total $146,814,532 $7,555,679 $9,259,700 $4,480,500 $29,123,250 $197,233,661 

These numbers are based on the July 2024 budget estimate created by Stantec, which aligns with the budget estimate in the April 2025 Feasibility Study. One 
typo has been corrected to assume that the kiosks are the same cost for Phase 1 and Phase 2. All soft costs have been included, including 15% for general 
conditions, fees, permits, insurance and mobilization; 20% for a construction contingency; and 10% for a design contingency. Numbers are inflated from 2024$ 
to 2025$ using a 3% inflation rate. 
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ONSITE SPENDING AND DIRECT EMPLOYMENT ASSUMPTIONS

Anticipated Offsite 
Spending (2025$) Park Parkside Gallery/ 

Mesa St Pavilion Café Kiosks Fieldhouse

Spending PSF $16* $325 $694 $280

Spending PSF Source

60% of 2024 high 
scenario estimated 

operating expenses 
with inflation to 2025 

Retail Maxim 2021 
Sales for soft goods, 

with inflation to 2025

Retail Maxim 2021 
Sales for limited service 

food and beverage, 
with inflation to 2025

Retail Maxim 2021 
Sales for niche sports 
and fitness spending, 
with inflation to 2025

Associated IMPLAN Code 483 (Parks, Museums, 
etc.)

395 (Retail – 
Miscellaneous)

492 (Limited Service 
Restaurants)

486 (Other Amusement 
& Recreation)

GSF Per Worker 11,000 – 12,000 GSF 300 – 350 GSF 300-350 GSF 1,150 – 1,200 GSF

GSF Per Worker Source Klyde Warren Park, 
HR&A Assumptions

NY Economic 
Development 

Corporation Survey, 
HR&A Assumptions

NY Economic 
Development 

Corporation Survey, 
HR&A Assumptions

NY Economic 
Development 

Corporation Survey, 
HR&A Assumptions

*The estimation of park spending at $16/SF is based on the 2024 Funding and Implementation Strategy Memo prepared by HR&A for the feasibility study, 
which estimated at full buildout, O&M expenses would cost $1,150,000/acre. HR&A assumed 60% of those expenses would be spent within the City and County.
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OFFSITE SPENDING ASSUMPTIONS

Anticipated Offsite Spending (2025$) Spending Per Visit** Share of Visitors Spending Off-Site

Downtown Core Residents $11.60 10%

Regional Residents $11.60 15%

Workers $17.90 10%

Tourists $21.00 15%

**Spending for residents is based on the Bureau of Labor Statistics consumer expenditure survey and its estimate of food away from home, assuming 5% of 
residents visiting the park buy food off-site (buying food within the park is already accounted for with the park spending analysis). Spending for workers is based 
on a study done by the International Council of Shopping Centers on office worker retail spending in a digital age (2011), using 2025$. Tourist spending is based 
on a 2013 City of El Paso Convention and Visitors Bureau budget report that found tourists spend $180 (2013$) on average a day in El Paso. We got the tourist 
spending per visit by assuming for 10% of tourist visitors, an activity at the park could extend their stay 2 hours, thus increasing their spending potential.
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TAX ASSUMPTIONS

Property Tax Juris 2024 Rate

City of El Paso Property Tax 0.76%

County of El Paso Property Tax 0.43%

County Taxes

Sales and Use Tax – applicable for Construction and Ongoing Sales 0.5%

City Taxes

Sales and Use Tax – applicable for Construction and Ongoing Sales 1.0%

City Transit Department Sales Tax 0.5%

Source: City of El Paso, 2024 Taxing Entities and Rates
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PROPERTY VALUE ANALYSIS ASSUMPTIONS

TIRZs in the Half Mile Around the Deck Plaza Base Year End Date Taxing Unit

TAX INCREMENT REINVESTMENT ZONE 2 CORRIDOR 3 2010 9/15/2040 City of El Paso

TAX INCREMENT REINVESTMENT ZONE 2 CORRIDOR 4 2010 9/15/2040 City of El Paso

TAX INCREMENT REINVESTMENT ZONE 5 2006 12/31/2036 City of El Paso

TAX INCREMENT REINVESTMENT ZONE 5B 2006 12/31/2036 City of El Paso

It is our understanding that TIRZ2-3 and TIRZ2-4 are soon to be retired and their bond obligations are paid off. As such, we assumed that the only existing TIRZ 
commitments to account for when thinking about a new proposed TIRZ in the half-mile radius around the Deck Plaza were related to TIRZ5. 

Exemptions Type Full or Partial Exempt Portion

EX-XV
Other Exemptions (including public property, religious 
organizations, charitable organizations, and other property not 
reported elsewhere)

Full

EX-XJ Private schools Full

HT Historical Full

HS* Homestead Partial Up to 20%

AB Abatement Partial

*For properties with multiple partial exemptions including HS, we calculated a maximum potential exemption based on the homestead categorization. Knowing 
that the exemption applications vary year to year, the potential tax is thus based on all homestead properties getting that maximum 20% exemption as a 
conservative estimate. 

Source: City of El Paso
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Considering the capacity of the soft sites and the needs of the 
surrounding market, we are forecasting significant high quality, 
multifamily development around the deck park and within a 
half mile if sufficient incentives are provided for initial 
development.

Anticipated New Development
• Fully realized catalyst sites with 440 multifamily units at 401 

Mesa St and 192 units at 205 Ange St. 
• 1,075 multifamily units adjacent to the plaza 
• 25,400 SF of standalone retail on and adjacent to the plaza 
• 18,800 SF of standalone innovation/ art/ community space 

on and adjacent to the plaza 
• 39,000 SF fieldhouse/ recreation space on the plaza

To understand revenue potential of a new TIRZ, HR&A considered how the plaza might spur 
the construction of new development in line with the initial Feasibility Study as well as the 
Downtown + Uptown Master Plan. 

PROPERTY TAX ANALYSIS AND NEW DEVELOPMENT ASSUMPTIONS

Proposed Soft Sites for Development

Source: Stantec, Downtown Uptown Master Plan
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These new developments will generate value within a TIRZ. Our model estimates the future 
taxable value by looking at comparable developments over the past five years. Our model 
also considers the pace of development, looking at historical absorption for these product 
types.

~110 Units
Projected Annual Multifamily Absorption

80 Units
Average Annual Multifamily Absorption in El Paso 

(2019-2023)

We assume absorption of the new development 
over 10 years, averaging 110 units per year. This is 
slightly above the market average, but we expect 

the new development around the deck to be top-of-
the-line product in El Paso.

We looked at recent developments in downtown El 
Paso to understand how the proposed developments 
could be assessed. While there are no direct comps, 
we looked at multifamily projects like Martin Lofts 
and Blue Flame Apartments and retail and innovation 
space like Downtown Spaces. These values may be 
changed upon discussion with the City.

New Development Value Generation
Land Use Assessed Value Per Unit

Mixed-Use Multifamily $80,000 per Unit

Standalone Retail $85 per SF

Standalone Innovation or 
Fieldhouse Space

$220 per SF

NEW DEVELOPMENT ASSUMPTIONS

Sources: CoStar, El Paso County
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Recent development in downtown El Paso has relied on the support of tax abatements or 
other subsidies to be feasible. Given construction costs, developers would have to achieve 
rents, before land acquisition costs, of $2.30 per SF per month, 13% higher than existing 
market rents of $2.10 per SF per month, for projects to be feasible.

Looking at the proposed soft site development program at 
a high level, based on recent developments and market 
characteristics, a multifamily project would require a 
subsidy to be feasible for a developer. 

$36.8M Total Project Value +
($41.3) Total Project Cost

($4.5M) Residual Land Value

Assumptions:
• Market Rent = $2.05 SF/ month
• Net Operating Income = $1.6M, $14 PSF/ year
• Hard Construction Costs = $180 PSF
• Multifamily Cap Rate = 5.0%
• Developer Profit = 10%

NEW DEVELOPMENT ASSUMPTIONS

Theoretical Feasibility Assessment

Theoretical Development Prototype
Referring to Parcel W-5

• 67,000 Lot Area
• 5-story stick-build multifamily building
• 122 Market Rate Units
• 122 Structured Parking Units

Sources: Downtown, Uptown, and Surrounding Neighborhoods Master Plan, CoStar, El Paso County Tax Assessor’s Office
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Given current market conditions, the proposed projects are not likely to be financially 
feasible without additional tools to support development. 

One of the tools available is the County’s Infill 
Development Property Tax Rebate program, 
tiered depending on the level of investment. A 
project in this development program would fall 
into the Commercial Investment, $275,000+ tier, 
which follows a five-year rebate schedule. 

Given the scale of these development projects, 
additional incentives could be offered, but our 
analysis uses this schedule as a conservative 
baseline.

Year 1 2 3 4 5
75% 60% 50% 25% 25%

WestStar Tower Deal (Completed 2021)

262,000 rentable square feet of Class A office space, 13,000 
square feet of ground-level office and retail space and 735 
parking spaces

• Received $2.9 million in tax 
incentives from the County, $3.5 
million in rebates from the City

• Additional $2 million in 
development grant payments, 
$4.76 million in annual payments 
tied to tax abatements over 10 
years, and $787,000 in sales tax 
rebates over 15 years.

NEW DEVELOPMENT ASSUMPTIONS

Infill Development Rebate Schedule

Sources: El Paso County, El Paso Times
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GENERAL AND LIMITING CONDITIONS

1. Any person who relies on or otherwise uses this Study is required to have first read, understood and accepted the disclosures, limitations and disclaimers herein, and will, by reason of 
such reliance or other use, be deemed to have read, understood and accepted the same.

2. HR&A Advisors, Inc. (HR&A) has been engaged and compensated by the Downtown Deck Plaza Foundation to prepare this Study.  In preparing this Study, HR&A has used its independent 
professional judgment and skills in good faith, subject to the limitations, disclosures and disclaimers herein.  

3. This Study is based on estimates, assumptions and other information developed by HR&A and the foundation.  Every reasonable effort has been made to ensure that the data contained 
in this Study are accurate as of the date of this Study; however, factors exist that are outside the control of HR&A and that may affect the estimates and/or projections noted herein.  
HR&A neither guarantees any results nor takes responsibility for their actual achievement or continuing applicability, as actual outcomes will depend on future events and circumstances 
beyond HR&A’s control. 

4. HR&A reviewed the information and projections provided by third parties using its independent professional judgment and skills in good faith, but assumes no liability resulting from 
errors, omissions or any other inaccuracies with respect to the information provided by such third parties referenced in this Study.

5. HR&A also relied on data provided by or purchased from the U.S. Census, American Community Survey, IMPLAN, and discussion with staff at the Downtown Deck Plaza Foundation and 
the City of El Paso.  HR&A assumes no liability resulting from errors, omissions or any other inaccuracies with respect to the information provided by these parties. 

6. In addition to relying on data, information, projections and forecasts of others as referred to above, HR&A has included in this Study estimates and assumptions made by HR&A that 
HR&A believes are appropriate, but HR&A makes no representation that there will be no variances between actual outcomes and such estimates and assumptions.

7. No summary or abstract of this Study, and no excerpts from this Study, may be made for any purpose without HR&A’s prior written consent.  
8. HR&A has provided estimates of potential tax impacts in El Paso based on our experience and familiarity with national best practices.  HR&A is not a licensed real estate appraiser and 

makes no further representations regarding such estimates.
9. No opinion is intended to be expressed and no responsibility is assumed for any matters that are legal in nature or require legal expertise or specialized knowledge beyond that of a real 

estate consultant.
10. Many of the figures presented in this report will be rounded.  HR&A disclaims any and all liability relating to rounding errors. 
11. This Study may be relied on and otherwise used only by persons who receive this Study from HR&A or with HR&A’s prior written consent and only for the purpose stated in writing in 

conjunction with such receipt or consent.  No reliance on or other use of this Study by any person or for any purpose other than as stated in the previous sentence is permitted.  HR&A 
disclaims all responsibility in the case of any reliance on or other use of this Study in conflict with the above portions of this paragraph. 

12. If the Study is referred to or included in any offering material or prospectus, the Study shall be deemed to have been included for informational purposes only and its use shall be subject 
to these General and Limiting Conditions.  HR&A, its directors, officers and employees have no liability to recipients of any such offering material or prospectus.  HR&A disclaims any and 
all liability to any party.

13. This Study is qualified in its entirety by, and should be considered in light of, these General and Limiting Conditions.  By use of this Study, each party that uses this Study agrees to be 
bound by all of the General and Limiting Conditions stated herein.
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