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PREFACE

Over the past several months the City of Edinburg
and their consultant team, consisting of Broaddus
Planning, Townscape, and Pegasus Planning, have
orchestrated a series of community workshops, on-
line surveys, and in-depth analysis in order to gen-
erate a plan for reinvigorating the Downtown both
economically and aesthetically.

Drawing from the observations, analysis, and com-
munity input, twelve Guiding Principles were devel-
oped to direct the creation of the Downtown Master
Plan. These principles serve as benchmarks for the
plan, and encompass tested urban design philoso-
phies, market-driven economic revitalization recom-
mendations, current socio-cultural trends, and com-
munity goals.

The implementation of the Downtown Master Plan
will be realized through several Catalyst Projects.

The Catalyst Projects will act as drivers for eco- Th e ViS | ons, p | ans, an d
nomic revitalization by incentivizing private p rOj ec TS eXp resse d in Th|S

investment either through public-private

partnerships or simple public infrastructure  CJOcCcuUumMent INco roora te the

improvements. These Catalyst Projects

reflect the Guiding Principles and offer inpUT of ClTy |€Oder5hip, key

e | regiesthatean®e - stakeholders, and concerned
citizens; it represents the goals

The creation of a Downtown Mas- . .

ter Plan is a key step in revitalizing and ideals of Edlﬂburg.

the historic core of Edinburg,
and it will guide City work,
improvements, and invest-
ment in years to come.



PREFACE

Key Terms
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ECONOMIC DEVELOPMENT:

The application of public resources to stimulate private-sector
investment.

PLACEMAKING:

The process of creating memorable places such as parks, plazas,
& streetscapes where people like to gather. Placemaking helps
to strengthen a city’s “sense of place” or identity.

FORM-BASED CODE:

A type of development code that focuses primarily on control-
ling the physical form of buildings and secondarily on land-us-
es. Form-based codes are comparible to zoning ordinances but
do not replace building safety codes such as the international
building code.

WALKABILITY:
A measure of the pedestrian’s experience or walking condi-
tions.

STREETSCAPES:

The public areas of the city; the parts of the city landscape
that are visible from the street. A streetscape encompasses
building facades, sidewalks, street furniture, tree canopy, pav-
ing, crosswalks, lighting, parking, and streets.

WAYFINDING:

All the ways in which people orient themselves and navigate
from place to place. Wayfinding features can include any
parts of the streetscape such as lighting, street furniture, and
landscaping as well as signage and branding.
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EXECUTIVE SUMMARY

Observations & Analysis - Physical Context

Like many Texas county-seats, Downtown Edinburg
is designed around a Courthouse Square that is ac-
cessed off two, main thoroughfares. Surrounding the
square are several historic buildings, retail spaces,
and City offices, and a few blocks from the square is
the University of Texas Pan-American campus.

Despite extensive population and job growth in re-
cent years, the majority of investment has occured
outside Edinburg’s Downtown area. Additionally,
several infrastructure issues have negatively impact-
ed the quality of the Downtown environment:

« The main north-south highway has divided the
square, making it difficult to traverse on foot

« The grading of the highways causes occasional
flooding, which impacts local businesses

e The streetscape offers few amenities and Despi‘l’e ex‘l’eﬂSive pOpUk]—

little shading, making it uncomfortable for

pedestrians tion and job growth in recent
« The Courthouse Square is filled years, the mojori.l.y Of inves.l.men.l.

with parking, which means there

is no place for public gathering QS occurred outside Edinburg’s

Downtown.

Downtown areaq.



EXECUTIVE SUMMARY

Observations & Analysis - Market Context

The Edinburg market outlook is very good, and .
the downtown should benefit from the expected CITY OF EDINBURG: POPULATION
growth. In order to focus some of that growth down- 400000
town, public policy and infrastructure investments
are necessary. In the implementation section of this
plan possible ways to shape both public policy and 84772

the public realm, through infrastructure improve-
ments to help direct that growth towards revitalizing

. . 71961
downtown will be discussed. Along with the general 75000

. X . CAGR
recommendations, Catalyst Projects that the public 3.39%
sector can facilitate are discussed and will also spur
private sector investment.

48465

The McAllen-Edinburg-Mission MSA has weathered 50000
the economic downturn particularly well. As of July

2009, it was one of only 3 of the top 100 metro areas

in the US that recorded a net gain of jobs over the

previous 12 months. The MSA recently ranked #1 in

terms of jobs forecast based on Moody's Analytics 25000 -
3-year, and as the "Best Mid-Sized Cities list for Job

Seekers” (Forbes.com September 2009). Over the

next five years, Edinburg'’s population growth rate is

expected to slow, but continue to outpace the re-

gion as a whole. Population growth is 2nd in Texas 0 4
behind the Austin-San Marcos MSA. 2000 2009 2014

CAGR
4.5%

The University of Texas Pan American ranked as one
of the “Best Public Colleges in the Country” (Forbes
September 2000). The projected growth of the uni-
versity and the desire among university leaders to
have the downtown serve as a magnet and attrac-
tion to potential students and faculty bodes well for
the future of downtown.



EXECUTIVE SUMMARY

Observations & Analysis - Market Context

Edinburg’'s MSA was in the top five regions in the na-
tion that gained jobs in the second quarter of 2009

o (Brookings Institute September 2009). Government,
America's Best Bang-For-The-Buck Cities healthcare, retail, and professional services led the

Francesca Levy, 11.30.09, 06:00 PM EST . . )
Y e growth in jobs. Nearly all of these industries can be

solid housing markets, relatively stable employment, enviable cost of living and quick commutes make located in d ¢

these metros among the country's most affordable to live. Ocated In downtown.

Downtown Edinburg can capture a modest 5% or

orlg Housing  Traver Red yop  Home less of the projected City growth. The more aggres-
The.  Metropolan — op, sty Time CoiMe Unemployment Vacancies .. .o Price Forecloswres sive capture rate will depend largely on public sector
Buck  Statistical Area < Rank> Ranke Jaxes Rank + Rank = Rank> Forecast Rank ¢ L X .
i Rank * Rank * decisions related to infrastructure investments and
, marketing support, as well as overall public policies
Omaha-Council K L . .
1 | Bluffs, NE-14 Metro 2 37 68 1 18 8 19 3 of the City, County, School District, and University.
Area Working cooperatively, their efforts can pay large
Little Rock-North dividends for the Downtown.
Little Rock-
2 Conway, AR Metro 40 27 8 4 17 1 29 42
Area
Gl Antison, WS el a8 8 4 14 14 72 18 ?
Area
Des Moines-WWest
4 | Des Moines, & 11 80 i 4 9 57 13
Metro Area
Augusta-
5 | Richmond County, 24 2 5 56 30 16 42 19
GA-SC Metro Area
| Y9, 1o el 2 T om 2 7 a8 a5 8
Area
McAllen-Edinburg-
7 | Mission, TX Metro 19 5 18 82 43 1 27 25
Area
Chattanooga, TN-
U Pt 37 3 12 50 19 a 33 26
B Cokiraaq SpmgR, 64 23 N 18 27 14 1" 64
CO Metro Area
Tqy| Qaden-Cleardeld, 3 142N 8 2 89 B4 35

UT Metro Area



EXECUTIVE SUMMARY

Guiding Principles / Catalyst Projects

Edinburg is at a critical juncture for guiding future
investment into its Downtown. The City will need to
take a proactive role in the revitalization process in
order to ensure that private investments and growth
are directed Downtown. Initiating Catalyst Projects
like public-private partnerships and infrastructure
improvements will help the City to spur future de-
velopment and make Downtown Edinburg an active
and lively urban center.

In order to focus Downtown Plan recommendations,
twelve Guiding Principles were developed during
the planning process. The Guiding Principles en-
compass tested urban design philosophies, market-
driven economic revitalization recommendations,
current socio-cultural trends, and community goals.

Also, in order to ensure the feasibility of its recom-
mendations, the Downtown Master Plan outlines
several Catalyst Projects that the City can implement
beginning today.

The following lists the Guiding Principles and Cata-
lyst projects for the Downtown Plan.

GUIDING PRINCIPLES

1. Create Distinctive Destination Districts
2. Create a Symbolic Heart

3. Create a Mixed-Use District

4. Design Complete Streets

5. Design Engaging Street Walls

6. Design parking to Support Urban Design
Goals

7. Build Upon Authenticity

8. Design for Visual Richness

9. Design for Sustainability

10. Focus on Downtown Economics

11. Leverage Downtown as a Magnet
12. Develop Niche Markets

CATALYST PROJECTS

1. Hotel / Bookstore

2. West McIntyre Promenade
3. TOD / ECISD Development
4. East Campus Edge

5. Arts Collaborative

6. East McIntyre Promenade
7. Town Square

8. East University Boulevard
9. South 13th District

10. North and South Closner



EXECUTIVE SUMMARY

Catalyst Projects
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INTRODUCTION

The City of Edinburg has just passed its centennial
and its rapid growth in its suburban areas to the
west and north has left the Downtown largely in the
dust. Downtown Edinburg is no longer the vibrant
marketplace of commerce and public activity it once
was, and the City and its citizens wish to reverse
that trend immediately. 2005's Gateway Plan, which
is Edinburg’s adopted comprehensive plan, recom-
mended that the City develop a plan for investment
Downtown, so this Downtown Master Plan project
can be viewed as an extension of that earlier work.

In 2009, the Mayor and the Planning and Zoning
Commission hired a team led by Broaddus Plan-
ning to assist in developing an implementable
Downtown Master Plan. The Plan will act as a big
picture vision to direct City projects and involve-
ment for the revitalization of Downtown Edin-

burg. It is a strategic implementation plan that McAllen-Edinbu rg- Mission

is based on collaboratively-developed, Guid-

ing Principles, and it establishes a frame- MeTrOpO“TOn STOhShCOl Area
work of Catalyst Projects that will enable (MSA) Is the second-fastest

the City to realize the collective vision for

Downtown. growing MSA in Texas.




INTRODUCTION

Methods & Process

Picture from the Initiation Workshop

The participants in this Master Plan were guided
through a very “participatory” process developed to
allow continual review and refinement throughout
the entire development of the Master Plan. This pro-
cess is based around five planning steps or phases
that incrementally advance the decision-making of
the planning while continually testing what has been
developed prior.

Step 1 - “Initiation.” In this first step the project goals
are established and expectations are aligned in or-
der to chart the path for the planning project. Com-
munity Workshops and Forums are utilized to allow
the community voice to be heard. Surveys are also
administered to capture a broader audience and ob-
tain support from the entire community.

Picture from the Walking Tour

Step 2 is "Analysis." This step involves the accu-
mulation and analysis of quantitative and qualita-
tive data necessary to generate a realistic portrait
of the downtown area. Information obtained from
workshops, surveys, independent research and best
practices is gathered and analyzed to identify the
strengths and weaknesses of the Downtown area.
This information allows the planning team and the
City's stakeholders to postulate possibilities for fu-
ture revitalization. Additional workshops helped to
provide feedback to ideas and to refine and improve
the Guiding Principles.

Step 3 - “Vision” focused on the early development
of planning scenarios that holistically addressed the
Downtown'’s development. Urban design principles
and identification of market driven catalyst projects
as well as low-hanging fruit (projects which could be
undertaken in the short term with minimal invest-
ment) are combined to create a possible scenario for
the Master Plan.

Picture from the Initiation Community Forum

From there the "Development” and “Refinement”
steps take those agreed upon visions and further ex-
plore all implications, including evaluation in greater
detail of discrete site areas and provide options and
strategies in order to obtain further input and build
consensus among stakeholders. Then those ideas
are continually refined into the “Final Plan.”



Citizen input is key to our process. It helps build
community support by creating a hands on plan-
ning environement where every stakeholder gets a
chance to have their voice heard. In order to bring
the community into the process we intiated a survey
which was administered throught the City’s Down-
town Master Plan Website, the University's Bronc
Notes Newsletter, as well as in person at the City Hall
and Public Library. The survey is structured to illicit
responses that reflect the needs and desires of Ed-
inburg for it's future development and revitalization.
It is used to identify weaknesses and strengths and
give the planning team important feedback to create
a solid framework for the plan built from the aspi-
rations of the community. A total of 459 responses
have been tallied and the results are spelled out in
this section of the document.

17 or younger
181025
26-35

36-45

46-55

56-65

B66-75

76 ar alder

0 40 80 120 160 200

Choose a Department below:
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Side Menu
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Planning & Zoning Home
About the Project
Project Team

Project Schedule

News

Downloads

Photo Gallery
Community Survey
General Comments
Contact Us

Information
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Survey Results

DTMP Community Survey

Flanning & Zoning Department

415 'W. University Drive
Edinburg, TX. 78541
Phone: 956 - 388 - 8202
Fax: 956 - 292 - 2080

Contact Us

Female [236]

City of Edinburg Downtown Master Plan - Public Survey

Thank you for taking a few minutes to complete this survey for the City of Edinburg Downtown Master

Male [210]




INTRODUCTION

Survey Results

The chart below represents the weighted average of town Edinburg being a ghosttown after 5pm. It also
the fourteen principles organized by the priority of reflects the lack of lunch options for County, City,
the community. As you can see all of these aspects School District, and University employees as well as
of the community need improfvement are are char-  students and visitors.

actized as important or higher. The most important

thing to the community is to secure more entertain-

ment venues and eateries in the downtown area.

This represents the perception and reality of Down-

Entertainment Venues
Additional Public Events (Art
University
Infrastructure (Roads,
and Plazas
Aesthetics (Trees,
Furniture, Sidewalks)
Walkability and
Accessability

More Restaurants and
Shows, Farmer's Market, etc.)

Drainage, Utilities)
Improved Public Parks
Improved Parking

©
T
>
=
(@]

Enhanced Connection to
More Retail Businesses

Improved Traffic Flow

More Offices

O
+—
c
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-
(8]
(9}
c
c
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Signage and Wayfinding

More Urban /Mixed-Use

Planning Goals

.
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GUIDING PRINCIPLES

In order to focus Downtown Plan recommenda-
tions, twelve Guiding Principles were developed
during the planning process. The Guiding Principles
encompass tested urban design philosophies, mar-
ket-driven economic revitalization recommenda-
tions, current socio-cultural trends, and community
goals.

It is understood that projects can change, land can
shift hands, and market forces can be unpredictable,
however, if a particular project changes it should
still adhere to the visionary framework laid out in
these principles, which reflect the desired outcomes
of future development in the Downtown. The Guid-
ing Principles act independently of the Master Plan
and shall serve as a benchmark for future projects,
either expressly recommended through this plan,
or transpiring independently of its recommenda-
tions or timeframe.

o . These Twelve Guiding Principles
These principles were collaboratively de- .
veloped and agreed upon in the visioning will serve as a benchmark for

phase of this process. They are uniquely

catered to this community based on future developmenT in Downtown
goals, needs, and community analysis. Edinburg.

i11:



GUIDING PRINCIPLES

Urban Design Principles

1. Create Distinctive Destination Districts

The city benefits from distinct districts and neigh-
borhoods that provide citizens and visitors with di-
versity, variety and choice. The Downtown core and
the adjacent University district should be linked to
but distinct from each other and from other districts
and neighborhoods in the City. Each should be per-
ceived as an engaging and distinctive place in its
own right, complementing but not duplicating the
character and offerings of the other.

.....
. .
212

.
Y

Plaza Murillo La Paz

2. Create a Symbolic Heart

Establish the Courthouse Square as the symbolic
heart of the City and its primary public space—a fo-
cus for cultural activities, markets and celebrations.
The square should be augmented with a diverse of-
fering of secondary public spaces—small greens,
plazas, pocket parks, and pedestrian ways that are
linked by walkable streets and furnished with ameni-
ties that support and encourage activity in the pub-
lic realm.

Mixed-Use District

3. Create a Mixed-Use District

Downtown should be a mixture of land uses includ-
ing retail, personal service, residential and office.
This can provide activity during days, evenings and
weekends that help energize and animate the dis-
trict.

Retail space should be constructed along all primary
pedestrian corridors in the Downtown, and should
include windows and entries directly from the side-
walk. These spaces can be populated with stores,
restaurants and “third places” such as coffee shops,
internet cafes and bookstores that will provide an
engaging walking environment.

A variety of housing types should be encouraged, in
order to fill a variety of needs and markets.

«  Lofts with or without retail at grade

« Live-work units

« Townhomes

«  Condominiums



Complete Street

4. Design Complete Streets

Complete streets are those that comfortably accom-

modate multiple users—transit, cars, pedestrians

and bicycles—and are designed to function as both

vehicular ways and civic space. When streets are de-

signed for traffic to move between 20 and 25 mph,

all users can share the street. Drivers move slowly

enough to watch for pedestrians and see signs and

signals. Pedestrians feel safe crossing the roadway;

and cyclists can blend in with vehicular movement.

Downtown patrons happily “park once” and enjoy

walking to multiple destinations. Other street im-

provements that help achieve this goal include:

e Bulb-outs at pedestrian crossings

¢ Minimal turn radii at corners

«  Special paving at pedestrian crosswalks

«  On-street parking and street trees

«  Street furniture such as pedestrian level lighting,
seating and trash bins

« Pedestrian-oriented signage

{:,Lb“b o= ‘amﬁt_(; ?rﬁvrﬂz

=

N
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Engaging Street Wall

5. Design Engaging Street Walls

New and redeveloped buildings in the Downtown
should generally be placed at the sidewalk to give
streets and blocks a comfortable “outdoor room”
feeling. Continuity of windows and doors should
create a permeable relationship between the build-
ings and the sidewalk, creating a flow between in-
side and outside. A consistent “visual texture,” for
the street wall, created by complementary arrange-
ments of floor lines, window and door openings and
other features are more important to a cohesive im-
age than a consistent architectural period or style.

GUIDING PRINCIPLES

Urban Design Principles

6. Design Parking to Support Urban Design Goals
Parking should be maximized on streets to provide
easy customer access to businesses and to aid in
traffic calming. Additional parking should be de-
signed at the center of blocks and lined with build-
ings. When masking surface lot parking isn't possi-
ble, lots should be behind or to the side of buildings
to minimize disruption of the street wall.

113



GUIDING PRINCIPLES

Urban Design Principles

Picture from the Initiation Workshop - Source: Townscape

7. Build Upon Authenticity

Preserve and build upon the unique assets that dif-
ferentiate Downtown Edinburg from other districts
in the City and region. Retain older buildings and
blocks that lend a sense of roots and character, and
that provide lower rent options for creative entre-
preneurs and new business startups. Recruit and re-
tain locally-owned businesses when possible.
Respect and build upon historic and cultural prec-
edents and traditions in site design and architecture.
Solid, enduring materials should be used. Buildings
should be articulated in a way that establishes a
rhythm of bays, and windows should be “punched”
and have shadow lines rather than be flush with the
building wall surface.

114

South Austin - Source: Townscape

8. Design for Visual Richness

Great streets have “a thousand points of detail,” in-
cluding diverse and detailed architectural facades,
engaging signage, attractive furnishings, color-
ful plantings, sidewalk commerce and public art.
The City's regulatory framework should be flexible
enough to allow the unfolding of a diverse and stim-
ulus-rich environment over time.

Green Roof

9. Design for Sustainability

New projects should reflect best practices for green
urban design strategies and building techniques,
“light imprint” site design and cleaner transporta-
tion. Design for new buildings and the public realm
must respond to the Valley's climate extremes, es-
pecially in the provision of shade to enhance walk-
ability.



Vibrant Downtown Commerce

10. Focus on Downtown Economics

Competing market forces exist within Edinburg and
Hidalgo County that present opportunities and
challenges to Downtown revitalization. While the
Downtown Study Area shows investment and devel-
opment activity, the south side of town is currently
the major focus of development activity in Edinburg.
Downtown won't revitalize on its own. The role
of the public sector is to generate the demand for
Downtown “products” through infrastructure invest-
ments, marketing, outreach, public relations, and in-
centives that support Downtown development.

Coffee Shop WiFi

11. Leverage Downtown as a Magnet

Economic development has changed over the last
several decades from industry recruitment to talent
attraction. A city’'s downtown can play a major role
in talent attraction. Technology workers are mobile,
jobs are following the talent, and talent is attracted
to Quality of Place. Baby boomers will be retiring in
droves over the next 5-10 years. The baby boomer
demographic and the younger 25-35 year old de-
mographic are clearly attracted to revitalizing down-
towns. These two sectors will move to downtowns
and can be major stimulants in your Downtown'’s re-
vitalization. Attracting and retaining talent supports
retail and entertainment. Retail and entertainment
create a strong sense of place that attracts talent.

GUIDING PRINCIPLES

Economic Principles

e

Example of a Niche Market

12. Develop Niche Markets

The public sector needs to serve as the catalyst to
get the private sector interested in Downtown. Le-
veraging publicly-owned land and buildings are cru-
cial to stimulating private investment in Downtown
versus existing development centers in the region.
Catalyst Projects can jumpstart private sector invest-
ment in key downtown areas. Tourism through cul-
tural arts programs is often a successful economic
development initiative in downtowns, as is stimulat-
ing the housing and office sectors.

115 :
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DOWNTOWN PLAN

Concept Sketch

=

3iE

- e ?

The Edinburg Downtown Plan represents a creative
synthesis of community aspirations and ideas with
identified market opportunities and attractive re-
development sites. The overarching concept en-
visions ten strategically sited Catalyst Projects,
each addressing a viable market niche or pub-

lic opportunity and each a distinctive place The COﬂcepT for the Cl_l_y

in its own right, linked with a safe, comfort-

able and highly walkable public realm of Of Ediﬂburg Downtown iS

great streets, tree-shaded sidewalks, pe-

destrian amenities, eye-catching detail to m(]ke |T a diSﬂnCﬂVG Ond
and public art. Through these strate- Oppedling deSﬂnOﬂOn d|S1T|CT

gic initiatives, Downtown Edinburg
will evolve into a distinctive and
appealing destination district
whose character and vitality
make it more than the sum

of the individual enterprises
located there.

l....
. .
17 ¢
cere®



DOWNTOWN PLAN

Existing Downtown
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DOWNTOWN PLAN

Catalyst Projects

HOTEL / BOOKSTORE

Concept: Foster the development of a hotel and meeting facil-
ity between City Hall and the University. This site is centrally
located to the University, City Hall, Courthouse, and school ad-
ministration buildings. If the project should happen on the cur-
rent site of the University Bookstore, than the Bookstore should
be re-incoprorated into the new facility possibly accessible to

both students and the public.

WEST MCINTYRE PROMENADE

Concept: Provide a pedestrian oriented streetscape to illicit
the perferation between the City and the University. A strong
physical connection will create the necessary framework to en-
rich the social connection between UTPA and it's host city, Ed-
inburg. The streetscape improvements should emphasize and
promote heavy foot traffic through generously wide sidewalks,
and thoughtfully designed medians and planters, as well as

consistent street furniture and lighting.

TRANSIT ORIENTED DEVELOPMENT (TOD) / E.CLS.D.
Concept: Create a commuter rail station along existing rail line
between University and Downtown. Only one block can ac-
commodate a potential 500’ station and that is between Peter
and Kuhn Streets. The area to the east of the rail line at this
location has potential to be the densest mixed-use area in all
of Edinburg. Therefore, it is imperative to clean up this area and

preserve the development potential.

UTPA - EAST CAMPUS EDGE

ARTS COLLABORATIVE

Concept: Use vacant building and land to create a synergis-
tic arts and culture mixed-use campus between the University
and County Courthouse. Two locations exist for this project
and both are recommended to be developed in different yet

complimentary ways.

EAST MCINTYRE PROMENADE

Concept: Enhance the connection between the Town Square
and City Hall by introducing a pedestrian oriented streetscape
with medians, shade trees, enhanced lighting, and thoughtful

street furniture.

TOWN SQUARE

Concept: A unique “"square within a square” development—a
traditional open-air plaza in the center of the existing Court-
house Square, framed on three sides by future buildings, to
once again serve as a venue of choice for community gath-
erings and the symbolic heart of the town. This new “Town
Square” would be a unique signature element for Edinburg,
providing a lively setting for public ceremonies, community
gatherings, art showings, farmers’ and artists' markets, perfor-

mances, outdoor movies and fitness events.

EAST UNIVERSITY BLVD.

Concept: As the street section narrows at 17th there should
be a change in paving pattern and signage to denote the en-
trance into the Downtown. The established pattern of streetlin-
ing palms will be continued as well as pedestrian scaled canopy
trees to provide shade. More crosswalks, and Bulbouts will calm
traffic further to promote a more intimate “park once” district

lined with street front retail.

SOUTH 13TH DISTRICT

Concept: Create an entertainment district that will keep people
Downtown after hours with upscale eateries, theaters, music
venues, bars, as well as space for the arts. This district could

host events for crafts or have farmer’s markets.

NORTH AND SOUTH CLOSNER

Concept: Re-Introduce medians to calm traffic approaching
the Square. Define the corridor with palm trees to enhance
the procession towards the heart of the City. Additional shade
trees, street furniture, and lighting will create a comfortable

walking environment.
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Downtown Master Plan
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The following are specific recommendations that will
assist the City and its partners in achieving the vision
of the Downtown Master Plan.

« Develop public policies focusing on Downtown,
such as Memorandums of Understanding be-
tween City, County, ISD, and UTPA (and Com-
muter Rail District) discussing potential col-
laboration; or incentive policies that specifically
address the Downtown as a local investment
zone.

« For each of the Catalyst Projects described ear-
lier, lease or sell property to developer through
Request for Proposal (RFP) process:

1. Clearly define the vision for the site/project
(desired by public entities as well as other
stakeholders)

2. Do an appraisal and Phase I Environmental
Assessment on property

3. Draft an articulating vision, available fund-
ing, and legal issues in RFP process

4. Solicit proposals from private developers for
each project

« Create a SWAT team of “implementers”, com-
prised of one primary staff person (plus alter-
nates) from City, University, School District,
County, Commuter Rail District, Casa Cultura,
and others as appropriate. Meet weekly for first
three months.

« Create a facade enhancement grant program

« Identify grants to assist existing businesses, as
well as the City and its partners.

Commission a Downtown Retail Leakage Analy-

sis focused on business that could succeed in

the Downtown.

Create an Urban Workshop / Studios at UTPA

and in conjunction with South Texas College to

provide student assistance with the following

expertise:

1. Market Analysis

2. Graphics / Marketing

3. Architectural Rendering

4. Ensure that building code, planning & de-
velopment process, and incentives encour-
age development Downtown. Allow light
commercial uses (artist, restaurant, office) in
certain residential areas between UTPA and
City Hall (along MclIntyre), and modify zon-
ing at all Catalyst Project sites.

IMPLEMENTATION

General Recommendations

A plan is only successful if
implemented.
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IMPLEMENTATION

General Recommendations
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Facade Improvement Program - Before

Work to relocate existing industrial users along
railroad tracks by finding space elsewhere that is
sufficient for their growth needs.

Aggressively market Downtown to raise aware-
ness of the revitalization initiative and to gener-
ate demand for Downtown spaces. Target spe-
cific demographic groups, such as students at
UTPA, and Tourists (domestic and Mexican)
Focus on accommodating appropriate target in-
dustries in the Downtown.

Use special events to showcase progress and
build awareness of revitalization initiatives.

T T S_—

Facade Improvement Program - After

Create Public Improvement district for funding

and organization capacity (EDC to manage):

1. Identify Capital Improvement Projects and
cost estimates for Downtown (drainage,
sidewalks, streets, parking garage)

2. Designate area of focus for improvements
(courthouse to rail)

3. Hire an attorney & consultant to  assist
City in developing appropriate district & fi-
nancing structure.

SORRY verc| I8

cL0SED

Need for Public Improvement District (PID)

Create a Public Improvement District

Finalize District Boundaries

Analyze potential revenue generated in
future development

Hold referendum (if necessary)

Obtain & incorporate private-sector in-
put during process

Identify appropriate organization to
spearhead implementation. Given the
nature of the implementation, the Ed-
inburg Economic Development Corpo-
ration should lead the implementation,
convene the other stakeholders and fa-
cilitate the private-public partnerships
for the Catalyst Projects. The EDC should
budget for and maintain one full-time
employee with experience in Downtown
revitalization at a similar-sized city.



Streetscape Example

STREETSCAPE:
GENERAL RECOMMENDATIONS

The Downtown Plan’s recommended street improve-
ments are intended to foster a healthy balance be-
tween efficiently moving vehicular traffic with the
needs and safety of pedestrians and cyclists, ulti-
mately resulting in a district that is perceived as safe,
comfortable and pleasurable for all three modes.
This is accomplished through traffic calming mea-
sures such as medians and plantings, enhancing the
comfort and walkability of the sidewalk and cross-
walk system, and creating a visual image that con-
veys a message that Downtown is a special, pedes-
trian-friendly district.

Raised Crosswalk

Crosswalks

Where shown on the concept plan, pedestrian cross-
walks should be widened to 12 ft. minimum and
enhanced with special contrasting paving to better
define their locations, to make them more visible
to motorists and pedestrians, and to contribute to
the perception of the Downtown as a special, pe-
destrian-friendly destination district. In most cases
stamped asphalt paving would be most attractive
and economical.

Street Trees

The defining attribute of a successful streetscape
is the creation of a comfort zone—an “outdoor
room"—between automobiles and the building wall.
This is usually best accomplished with a formal row
of tall street trees with spreading canopies planted in
a 5-foot wide “furnishing zone" adjacent to the curb,
and planted no more than 25 feet apart.

IMPLEMENTATION

General Recommendations

Street Lining Palm Trees

In this arrangement, the trunks of the trees act as
architectural columns along the street, defining a
comfortable space for the pedestrian as well as pro-
viding much-needed shade and visual relief from
paving and building walls. This rhythm of large trees
also contributes to traffic calming. Deciduous cano-
py trees make excellent streetscape trees, providing
seasonal interest and summer shade, while allow-
ing sunlight to penetrate to the sidewalk in winter
months.

In most cases, ornamental trees such as yaupons and
crepe myrtles will not reach the height necessary to
spatially define the “outdoor room” successfully; in
fact their lower canopies may block smooth pedes-
trian flow and conflict with higher profile vehicles.
Their use should be reserved for plazas, small parks
and other areas where more detailed planting de-
sign is appropriate.
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IMPLEMENTATION

General Recommendations

Street Tree

Similarly, the use of Live Oaks should be avoided
in future streetscape designs. Their low, spreading
growth habit and opaque canopies block building
fronts and attractive views as they grow, while their
shallow root systems tend to damage sidewalks and
curbs over time. Moreover, their attractiveness to
flocks of grackles has become a growing problem
for urban areas in recent years. These attributes
make them a less desirable choice than many other
available tree species.
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Bike Racks

Furnishings

Benches are recommended to provide resting areas
for Downtown patrons. They should be of durable,
low maintenance materials, preferably metal, and
of a dark green or black color. Consistincy should
be strived for in color and material of all furnishings
that occupy the Downtown, including but not lim-
ited to bike racks, trash cans, street lights, bench-
es, etc. They are usually best located in the 5-foot
“furnishing zone" adjacent to the curb as described
previously, so that their placement doesn’t impede
pedestrian flow. Drinking fountains with dog dishes
are also recommended in areas with the most pe-
destrian activity.

Street Furniture

Pedestrian-scaled street lights should be included
in future streetscape design and placed in the “fur-
nishing zone.” Pots for seasonal flowers are specifi-
cally recommended in the image sketch for the 13th
Street redevelopment; in fact they can be used to
add bright splashes of color to any of the streets rec-
ommended for enhancements. They are most effec-
tive when used as sculptural elements in clusters or
in a row, lending the design elements of repetition
and rhythm to the street.



IMPLEMENTATION

General Recommendations

SPORTSWEAR - SWEATERS - UNIQUE GIFTS

j\ 224

Small Water Feature

Small Water Features

Small, “low-key” water features should be a signa-
ture element of the Downtown District, enlivening
small nooks, gathering spots and plazas with sound
and sparkle. In the hot months of the Rio Grande
Valley they provide pedestrians with both real and
perceived relief from summer heat. They provide mi-
nor landmarks and an extra layer of richness to the
experience of the town when they are “discovered”
by visitors and adopted as cherished neighborhood
symbols by locals.

Public Art

Public Art

Aside from the specific arts-related facilities envi-
sioned for the Downtown District, Edinburg’s public
realm includes several possible locations for public
art, such as painted wall murals, sculptures and tile
mural compositions. The key elements in the success
of any public art installation are the level of quality
of the art composition and the craftsmanship of its
execution. Some of the most successful, such as the
cattle drive mural in Fort Worth’s Sundance Square
or Seattle’s sidewalk bronze of native son Jimi Hen-
drix, are specific to their context, and help to define,
reveal and expand upon the citizens' collective and
individual images of the town and region.

Commercial Signage

Commercial Signs and Symbols

While a city sign ordinance is beyond the scope of
this study, it is recognized that commercial signage
has a major impact on how a downtown district is
perceived by visitors as well as local patrons. This
plan’s goals relative to walkability are best served by
ensuring that signs on commercial streets are easily
viewed by pedestrians through the use of hanging
or blade signs, as well as by restaurant menu boards
and standing “sandwich signs” on the sidewalk. Reg-
ulations should be flexible enough to allow for art
that doubles as signage, such as the bicycle hanging
above the door of the bike shop, the classic turning
barber’s pole or the hanging tuba or guitar case over
the music store.
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Downtown District.
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Third Scenario

A second alternative leaves N. 5th Avenue in its cur-
rent location and design, shifting the hotel/book-
store site to off-campus land and thus simplifying
the land assembly and development process. This
concept envisions the hotel/bookstore as two small-
er buildings arranged to form a paved courtyard,
with a smaller parking structure lined with retail im-
mediately to the north. The existing drive-through
bank facility remains in its current location, and the
residential project opportunity between N. 6th and
the tracks is shown occupied with townhome units.

A third alternative leaves N. 5th Avenue and the ex-
isting bookstore in place, and sites a much smaller
hotel building between the tracks and N. 6th Avenue.
This more modest concept would be appropriate if
market opportunities called for a smaller boutique
hotel in the short term; parking would need to be
accommodated in a structure on the north side of W.
Mclntyre Street.

First Scenario - After

IMPLEMENTATION

Catalyst Projects
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Close-Up

Before Section

Creating a strong pedestrian connection to the uni-
versity from the Downtown is a key aspect to mak-
ing the plan successful. In order to capitalize on the
18,000 students that currently attend the University
of Texas Pan-American, their must be a comfortably
walkable linkage. West McIntyre provides a perfect
opportuinity for this connection.

Currently the street is occupied by a handful of sin-
gle family bungalows, which overtime, with a few
key changes in the zoning to allow it, will evolve
into a culture of their own through adaptive reuse.
Cafes, antique shops, boutiques, and other entrepe-
neurial endeavors will line this pedestrian oriented
streetscape.



After Section

Consistent sidewalks with attractive paving patterns
lined with shade trees, planters, and thoughtful street
furniture will create a comfortable environment for
students and citizens alike to traverse the current
gap between the City and the University. Street lights
and signage will also be utilized to emphasize the
uniqueness of the district and help with wayfinding
for visitors that will be staying in close proximity at
the new hotel proposed by this plan.

IMPLEMENTATION

Catalyst Projects
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Concept

The ten Catalyst Projects are sited and planned to be
successful independent of future rail transit oppor-
tunities. Each, however, is designed “transit-ready”
to preserve the best opportunities for commuter rail
service and transit-oriented development should the
opportunity present itself in the future.

The concept plan recognizes that the long block be-
tween N. 6th, N. 5th, W. Peter and W. Kuhn is of ad-
equate length to accommodate a 500-ft. rail station
platform, and so reserves space for a bus loop and
commuter “kiss and ride” loop off N. 6th Avenue
to serve the potential platform site. This proposed
loop is adjacent to the potential parking structure
site on the east side of N. 6th and accommodates a
mid-block pedestrian crossing, providing future rail
patrons with a full range of access possibilities.



TOD Development Example

The E.C.LS.D. currently owns the property to the east
of the proposed rail platform, and although they cur-
rently have no plans for that land, the City should
work together with the School District to ensure any
interum development does not interfer with the vi-
sion for this area. This collaborative effort between
the School District and the City should start with
discussions about this property and its possibilities
in the near future to ensure the preservation of this
opportunity.
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Plaza Saltillo - East Austin
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UTPA - East Campus Edge
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LOVETT ST.

5TH STREET
7TH STREET

" KUHN ST,

ECISD Building Adaptive Reuse

The Arts Collaborative project is recommended to be
sited on key blocks fronting N. 7th Avenue between
EISD facilities and the UTPA campus. This location is
an easy walk to the campus, several ECISD buildings
and Downtown, encouraging a cross-pollination of arts
programs and ideas between working artists and art
students of all ages.

Two existing buildings on W. 7th Ave. have short-term
potential for adaptive reuse as studios and galleries.
Longer term, the site plan calls for additional buildings
fronting W. 7th, W. Peter and W. Kuhn. These build-
ings might eventually house artists’ workspaces, loft
and studio apartments, galleries, design offices, and
retail uses associated with the arts theme. Creative ar-
chitecture, building placement at the sidewalks, small
courtyards between buildings and creative streetscape
design featuring public art by the working artists would
contribute to creating an informal, funky sense of place
that would complement but not compete with the
other commercial and arts-related venues in the Down-
town area.
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MCINTYRE ST.

Casa Cultural in Sam Houston School

This site must be planned to accommodate parking
for adjacent ECISD facilities and the Arts Collabora-
tive uses with surface parking in the short term. These
lots should be sited along W. 6th Ave. as shown on the
site plan. Should rail transit become a reality in the
longer term, the block between W. Peter and W. Kuhn
could provide for additional parking for commuter rail
patrons in the form of a multi-level parking structure
on the interior of the block. The ground level of the
structure should be designed to accommodate a cen-
tral pedestrian pass-through, providing easy access be-
tween ECISD facilities, Arts Collaborative buildings, and
the rail station platform.

To create a more interconnected street network, facili-
tating traffic dispersal and better walkability and cre-
ating more attractive development sites, it is recom-
mended that W. Lovett, W. Peter and W. Kuhn all be
made through streets that connect to W. 5th Avenue on
the campus edge. The Sam Houston facility caddy cor-
ner from City Hall represents a second site to be a part
of the arts collaborative project — Casa Cultura should
be the main tenant in the main building; the adjacent
facility should be used for museum and retail space; the
grounds in front of the Sam Houston building should
be used for an outdoor art exhibit, and the land to the
east along McIntyre should be developed as a mixed-
use project catering to a young professional market.

IMPLEMENTATION

Catalyst Projects
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The possibility of attaining more Right of Way on the
section of McIntyre between City Hall and the square
is currently being explored. This proposed section ex-
[ presses a possible scenario for what the streetscape
could look like if that property is attained. The idea
would be to utilize the street for farmer’s market
| type activities with street vendors occupying a large
.-, center median dedicated to pedestrians. This would
=t maintain one vehicular travel lane on either side of
- the median with on-street parking nestled in be-
L tween bulb-outs on both sides of the street.

Key The same care and detailing would be taken with
. the enhancement of the sidewalks, street lighting,
street furniture, signage, and paving patterns as seen
i — elsewhere in the overall plan to ensure that the con-
nectivity of the public realm network be maintained
through a similar vernacular. This concept is part of
the context of the larger district we have termed the
Firehouse District, which includes the possible reno-
vation of the Sam Houston school as Casa Cultural,
and the introduction of a mixed-use development
with housing for young professionals, and possible
retail or third place.

®@ 0000000000000 00000000000000000000

[ [

©c0c0ccc000c00000000000000000 0000 ceccccccccccn |1

1l
R
_|_|
=lun=

= [

TH STREE

CLOSNE
1T
I
[

s [===—=]

] I
IR = =m0

Close-Up

n....
S
238

.
Y



IMPLEMENTATION

Catalyst Projects

elwiteertire

[

Before Section

After Section

139



IMPLEMENTATION

Catalyst Projects

© 0000 000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000 n
. o " 9

/ e

TOWN SQUARE

VLA Al I il I ety

= , LIELE

Sy = L
0 Ll \,/ T
. L /ff % ‘l
: = (‘aL m B2y
: ‘ |CEEED L9 (T il o
: 10} [0 (0 e el Tl | | i
] II B ‘ I
. ‘ [ s ‘
: 1] (é' I
: - Key Concept Plan

Community memory and historic photos reveal the
Hidalgo County courthouse square as the town's
central heart and focal point, the site of community
gatherings, ceremonies and celebrations. Subse-
= quent evolution of the square and associated Coun-
JUIRNsE RS ty functions have altered both the appearance and
activities of this landmark. Yet its central location,
high visibility, and importance as the seat of county
government suggest that short-term enhancement
and longer- term redevelopment of the courthouse
square has dramatic potential to redefine the com-

0000000000000 0000000000000000000 eecccccccccoe

10TH STREET
CLOSNER
C

L1

UNIVERSITY AVE.

1T ] F:J munity’s image for residents and visitors alike.
] -ﬂ . G sy e The recommended concept envisions a unique
] Iﬂ [ o “square within a square” development—a traditional
] u ' open-air plaza in the center of the existing court-
] B [ house square, frarr_med on three sides by future.build—
] H | | | ings, to once again serve as a venue of choice for
e community gatherings and the symbolic heart of the
Nl ]I[DI[ ED]D ‘:“:' l:D LT DI[D IIDH town. This new “Town Square” would be a unique

Close Up

I....
. .
240 ¢

.
Y



vertical aceent o

\I&f‘hc’éd ac(&vﬁ’s on W\\@/‘S\ﬁﬂ NS
Closner 3t AXI5 padestrian pags-tha e buT
fﬁﬂdﬂ tree’s y haded collonade
g . ak :Par\ meter
A i 5 / Vi _7t—
1/ ; i Dyin.
7 / cieate serse ot

PLAZA, WIDTH

‘owtdoor o

240t

Concept Section

signature element for Edinburg, providing a lively
setting for public ceremonies, community gatherings,
art showings, farmers’ and artists’ markets, perfor-
mances, outdoor movies and fitness events. The de-
sign could also include ancillary elements such as a
shaded promenade at the square’s perimeter to en-
courage exercise and casual strolling, adding more
life and activity to the heart of downtown. Atten-
tion to site design fundamentals and key elements,
illustrated in Fig. __, will help ensure the success of
the redevelopment as an iconic landmark and the
town'’s premiere public space. In this sense the con-
cept returns the square to the center of community
life, building on the traditions of the past to inform a
vision for the future.

The accompanying illustrations show how this rede-
velopment can be accomplished over time through a
series of projects, including creation of a green fore-
court, closure of Closner Street through the square,
the strategic siting of new buildings as expansion
and replacement needs dictate, and the creation of
the public plaza at the heart of the redevelopment.
This phasing strategy will allow short-term decisions
to be guided by a long-term vision for redevelopment.

IMPLEMENTATION
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Step 1: Parking Reclaimation

i

Step 2: Close Closner

Catalyst Projects

Step 3: 1st Additional Building

o

Step 4: 2nd Additional Building
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Step 5: Final Building & Plaza
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As the street section narrows at 17th there should
be a change in paving pattern and signage to de-
note the entrance into the Downtown. The pattern
of street lining palms established on the rest of the
thoroughfare will continue as well as pedestrian
scaled canopy trees to provide shade. More cross-
walks and bulbouts will calm traffic further to pro-
mote a more intimate “park once” district lined with
street front retail and comfortable sidewalks. Build-
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ing height restrictions could allow taller buildings
along this section approaching the square to create
a perceived gateway before you reach the square
and open up into the town plaza. A key aspect to
making this section of the street successful will be
solving the flooding issue. Reducing the crown of the
street, and ensuring drainage capacity will handle
the amount of runoff created by the street and other
impervious materials.
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This concept envisions a combination of public
streetscape enhancements with adaptive reuse of
existing buildings to create a lively district that can
capture a fair share of the dining and entertainment
market that currently travels out of Edinburg to expe-
rience a choice of restaurants, clubs, pubs and music
venues in a funky, walkable district. Thirteenth Ave-
nue was chosen as the heart of this concept because
its relatively narrow width and good stock of existing
buildings already project a comfortable image that
can be readily enhanced with upgraded crosswalks,
pedestrian-scaled street lighting, festive over-the-
street lighting, street trees, pots and furnishings, and

SOUTH 13TH DISTRICT signage oriented to sidewalk patrons.
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It is recommended that these enhancements be ini-
tiated and centered on 13th Avenue between Mc-
Intyre and E. Cano, but ultimately be extended to
south to East Mahl and along E. Cano from S. 12th
Avenue to the old library.
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Once again, flooding will need to be resolved in order
to allow for the success of the proposed streetscape
improvements. The median could possibly create
opportunities for decreasing imperviousness and
possible stormwater holding or diversion. The auto-
oriented strip that is Business 281 will be slowed as it
approaches the square, signage and paving patterns
will change to denote entering the downtown dis-
trict, and the introduction of the median along with
streetscape improvements will also signify this gate-
way to the district. Buildings should front the streets
with generous sidewalks to create a more urban at-
mosphere.



GENERAL RECOMMENDATIONS

Standards and procedures for development have a
direct impact on the amount, type and quality of de-
velopment in the Downtown. They can also have the
effect of attracting quality developers and investors
through

1. Providing greater certainty of the quality of
development by requiring enhanced mini-
mum standards for only elements that are
key to creating a great pedestrian district
and to durability over time.

2. Creating a quality building infrastructure
that will attract re-investment over time.

3. Addressing how buildings address the street
(public realm) and create “great places”.

4. Providing for flexibility in land use over time
to meet changing markets and reduce the
tendency to tear-down and rebuild for suc-
cessive uses.

5. Reducing the amount of land given over
to surface parking, but providing suitable
parking accessibility for this type of district.

6. Accelerating the Development Review pro-
cess by minimizing public hearings
and political review, and by relying on ad-
ministrative and professional decision-mak-
ing as an incentive for developers to meet
strong development standards.

7. Encouraging infill development (thus taking
advantage of existing infrastructure).

8. Encouraging the creation of a stronger
Downtown mixed use Neighborhood.

Form based codes (FBCs) are an effective tool to
achieve these objectives. They are different from
regular zoning and subdivision ordinances (but can
be easily nestled within them). FBCs focus on cre-
ating “great public spaces” and encourage a mix of
uses. They address only those key elements of site
layout, building form and development standards
that have a direct impact on the public realm.

Areas (marked in purple) to be considered for Form-Based Code

IMPLEMENTATION
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They are a particularly appropriate way to implement
and build upon a Plan like this one, that evolves from
public engagement and support.

As part of the Downtown Planning exercise, the cur-
rent Unified Development Code (UDC) and Design
Guidelines were reviewed.
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Street Fronting Buildings

UDC RECOMMENDATIONS
This Review relates to standards and procedures for
the Downtown Study Area only. It addresses primar-
ily the UC (Urban Center) zoning district, but could
have implications for the UR (Urban Residential) dis-
trict adjacent to UC-zoned areas.

General

The current UDC is well thought out, laid out, and
includes good standards. However, the town center
is unique compared to other types of development.
It generally has tighter block sizes, smaller lots and
a mixture of retail, entertainment, office and residen-
tial land uses in close proximity. “Form-Based Codes”
(FBCs) are considered to provide cities with a pow-
erful tool to both encourage development, and to
shape it in a way that reinforces a “sense of place”. An
FBC would address this unique development condi-
tion within the City, and should be considered for the
Downtown area.

Article 3 District and Bulk Standards

If the objective is to encourage infill and reinvest-
ment that will result in an attractive pedestrian-
friendly environment, then the focus of regulation
should be on the site layout, building massing and
how facades address the street. Actual density and
setbacks will be a result of these standards.

1. Simplify Bulk Standards to achieve a more con-
sistent pedestrian-friendly form. If height and
setbacks are established, then density does not
need to be regulated. In addition, beyond the
occasional pocket park and dining plaza setback,
there is generally no need to require open space.

A focus on streetscaping with trees and pedes-
trian lighting creates a great public outdoor
room and effectively ties the district together.
This will ensure a high density, relatively low rise
pedestrian-friendly environment. Minimum site
area standards should be avoided since they can
prevent compatible infill development. How-
ever, there should be a parking program that
encourages such infill. (Discussed later under
“Parking".)
Consider removing all requirements for Open
Space, Density, Minimum Site Area and Build-
ing Height; and replacing with the following:
a. Height: Minimum 2 stories, Maximum 4
stories
b. Encourage and allow greater height at
landmark locations like block corners
and termini of view corridors
¢. Provide for special landmark buildings
such as churches, government and oth-
er civic buildings with a special approval
process.
Ensure buildings have “build-to lines” gener-
ally within 5 feet of the property line in the
Downtown, with exceptions for civic landmark
buildings. However, provide the ability to set-
back further for the purposes of providing
public plazas, dining areas or entries, not to
exceed 75 % of the site frontage.
Limit residential unit types to multiplex and mul-
tifamily (condos and flats) and traditional town-
houses (prohibit “weak-link” townhouses), and
ensure that residential unit types meet height
and setback requirements for other buildings
within the district, with the exception that the
“build-to line is increased to up to 10 feet to pro-
vide for private patios/yards, stairs and stoops.
Access to onsite townhouse parking should only
be from an alley.



Article 5 Housing Bonus

With the standards above, smaller units will be en-
couraged and will likely yield more affordable hous-
ing, especially for young professionals and service-
sector workers. Special housing incentives could
be provided for affordable family sized units, SRO
(single room occupancy) or other types by allowing
an additional floor or two, provided that at least 75%
of the additional units are deed restricted to the af-
fordability program.

Where affordable units are to be sold, they should
be deed restricted to between 60%-75% of the mar-
ket rate, and sold to qualifying buyers only, to en-
sure a long term supply of units for this important
demographic, and still allow owners to benefit from
increasing property values.

Article 8 Streets, Utilities and Drainage

Site distance requirements should be modified for
the urban environment since streets are generally
narrower, and the arrangement of buildings at prop-
erty lines combined with street trees and pedestri-
ans ensure that traffic is slower.

The minimum corner clip at intersections should be
reduced from 25 feet to O feet or no more than 5
feet along the property lines. (5 feet would allow for
a front entry to be placed on the diagonal facing the
intersection.)

Article 9 Parking, Loading, Access and Lighting

1. Parking, General. Typically, cities and towns uti-
lize at least 60-80% of the total surface area for
parking and circulation, with a large majority of
parking spaces being vacant at any one time
throughout the day and week.

In addition, applying suburban parking standards to
smaller downtown sites often prevents flexibility of
use of buildings. For example, if a building that was
built originally for office use was to be occupied by
retail or a restaurant, such a change in use would
likely be prevented because of a shortage in parking;
yet this is just the kind of flexibility that buildings in
any downtown area should have in order to avoid
the “single purpose building syndrome we find in
the suburbs.”

By maximizing on-street and shared-use parking (i.e.
not reserved for a specific tenant or use), the total
amount of parking can be reduced by more than
50%. One way this can be accomplished is by estab-
lishing a public parking system that is supported by
“cash-in-lieu” of providing on-site parking. Shared
parking would then be consolidated in a few strate-
gically located public lots or garages.

In any event, in downtown areas where there is
on-street parking and a pedestrian-oriented envi-
ronment, the required number of off-street spaces
should be reduced to avoid unnecessary, unsightly
and expensive paved areas that contribute to heat
gain in the summer.

Consider the following, to be reflected in the City's

parking policies and standards:

« Support the creation of Shared Parking in order
to enable visitors to park once at a convenient
location and to access a variety of commercial
enterprises in a pedestrian and bicycle-friendly
environment.

« Manage parking so that it is convenient and ef-
ficient, and supports an active and vibrant mixed
use environment.

IMPLEMENTATION
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Off-Street Loading Dock

On-Street Parking

« Ensure ease of access to parking.

»  Provide flexibility for changes in land uses which
have different parking requirements within
the District.

»  Provide flexibility for the redevelopment of small
sites.

« Avoid diffused, inefficient single-purpose re-
served parking.

» Avoid adverse parking impacts on residential
neighborhoods.

«  Ensure that any parking structures do not domi-
nate the public environment by lining the edge
of structures with residential or commercial uses
where visible from public roads and open space.

2. Loading Docks. On-street loading docks
should be avoided. Loading should be provided
directly from alleys, and where necessary, the
street during off-peak hours.

Land Use

The Downtown should generally allow office, resi-
dential, retail and entertainment uses throughout.

Office uses will tend to focus on the area of the
Courthouse, and residential will gravitate to areas a
block or more off the Square and University Ave. En-
tertainment uses will likely center around the Square
and the 13th Street area. City and Arts groups could
create a focus for the Arts north and west of City
Hall.

Retail construction for the ground floor should be
required in the commercial core adjacent and east
of the Square. This will allow a range of retail, res-
taurant and entertainment uses as the market ma-

tures and develops. However, any allowed use may
occupy the space. Market forces will ensure that the
highest and best use will prevail. More importantly,
the early construction of a development will not pre-
clude such uses.

Building Form and Design

Architectural standards are included in the Archi-
tectural Design Review Handbook. Some of those
standards should be required of all developments
within the Downtown area such as a limited range
of exterior materials, site configurations and estab-
lishing how buildings address the sidewalk to create
a pedestrian-friendly environment. They should be
codified in an ordinance. These types of standards
will benefit both the particular building and the en-
tire district. There should also be flexibility in creat-
ing “landmark” structures that frame an intersection
or view corridor. Many of these conditions are very
site specific and require a level of professional review
to ensure consistency with the Downtown Vision and
Plan

The following recommendations build upon the

standards for the “Original Townsite"” area.

Walls

1. Exterior Materials. Consider allowing only Brick,
limestone and stucco as a predominant exterior
building material for new buildings and major
renovations

2. Exterior Wall Colors. Consider allowing only
white, off-white, earth tones, creams and pastels
of earth tone Hues including but not necessarily
limited to, rose, peach and terra cotta colors



3. Roof Form. Consider allowing only

«  Flat roofs entirely hidden from public view by
parapets.

« Sloping roofs with slopes between 5:12 and
12:12 having a height less than the height of
the supporting walls.

4. Roof Materials. Consider allowing only barrel
tiles of concrete or clay which are earth tone
shades of reds and browns on roofs visible from
public view.

5. Doors and Windows. Consider requiring the fol-
lowing:

« Main entry doors be inset from the front fa-
¢ade by a minimum of 4 feet.

» Non-residential uses at grade shall have glaz-
ing which comprises between 60% and 80% of
the ground floor facade.

« Allglazing shall appear to be clear with no col-
oration.

«  Windows, except retail at grade, shall be verti-
cal in proportion. A series of vertical window
separated by a mullion shall meet this require-
ment.

6. Fences. Consider allowing only brick, limestone,
ICUM, stucco and wrought- iron style metal
fences. Prohibit wood fences and chain link.

Signs

Consider sign regulations for the Downtown that fo-
cus more specifically on the unique condition of an
urban pedestrian-friendly district.

Street Design Concepts

A key ingredient to successful pedestrian-oriented
districts is a street section that ensures that pedes-
trians, cars and bicycles can safely share the right-

of-way. On-street parking, skinny travel lanes and
abundant shade for pedestrians and paved areas are
very important.

Street sections are often included in form based
codes because they complement and furnish the
public space created by buildings.

Procedures

The type of development in Downtown is very spe-
cialized in terms of standards and site layouts. It is a
type of development that, for the past 60 years, has
been largely ignored in favor of “suburban” auto-
oriented style development standards. Because of
this, many cities across the country identify an Ur-
ban Design Officer (UDO) to assist in reviewing and
negotiating development in this special district.

The UDO would be a design professional who has a
demonstrated experience with pedestrian-oriented
mixed use district development. They will be able to
work with both the developer and the City to achieve
a high quality development. The cost of these servic-
es would be borne by the developers in the Down-
town District. This third-party review is often em-
braced by both cities and developers.

Other Recommendations

In order to ensure that new development which is con-
trary to the vision of the Downtown Plan is not allowed,
the City should adopt a requirement for all new de-
velopment in the Downtown area to require a Specific
Use Permit until existing zoning is updated. Projects
which apply for an SUP can be reviewed in light of the
adopted Downtown Plan. Once a Form Based Code
which reflects that Plan is adopted, then its standards
and flexibility will replace the requirement for an SUP.

IMPLEMENTATION

UDC Recommendations

Areas to be considered for Form-Based Code






90 00000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000s

° APPENDICES







The Rio Grande Valley is located in the southernmost
tip of Texas. Containing the four counties of Cam-
eron, Hidalgo, Starr, and Willacy the region is known
as "The Valley” to the local community. The three
major cities in The Valley are Brownsville, Harlin-
gen and McAllen. Together with smaller cities such
as Alamo, Mission, Pharr, Weslaco, Edinburg, Port
Isabel, Raymondville and many others, the region
supports approximately 1.25 million people on the
United States side of the boarder and approximately
2 million people overall including the Mexican side.
The Valley is one of the fastest growing areas of the
nation having grown from approximately 250,000
people in the early 1970's to growth projections of
1.5 million people in 2020.

Traditionally, the economy of The Valley has been
agricultural, benefiting from its location on the
Rio Grande River Delta. Crops grown in the area
are primarily cotton, citrus fruits, grain sorghum,

APPENDIX 1
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sugar cane, vegetables and melons. Over the years
though, the economy of The Valley has diversified
greatly. Still the “staple” of the area’s economy, ag-
riculture now shares the stage with manufacturing,
tourism, health care, retail as well as oil drilling and
aquaculture. In the center of The Valley is the McAI-
len-Edinburg-Mission Metropolitan Area, located at
the junction of US Highways 281 & 83 in the center
of Hidalgo County.

Edinburg is home to a semi-professional baseball
team, The University of Texas Pan American, The
Museum of South Texas History, and the Hidalgo
County Courthouse. Approximately 72,000 people
reside in Edinburg, and it is one of the main cities
which form the larger McAllen-Edinburg-Mission
Metropolitan Statistical Area. Its main business
sectors are Health Care, Government, Retail, and
Business Services. The City is rich with Hispanic
heritage and culture, and boasts an 88 percent
Hispanic population.

The Valley is a region that is going to con-
tinue to be influenced by international
trade due to its location within the pro-
posed North American Free Trade As-
sociation (NAFTA) corridor, as well as
proximity to Mexican ports of entry
and the Intercoastal Waterway

in the nearby Gulf of Mexico.
These influences will help the

region continue to grow.

Traditionally, the economy of

The Valley has been agricultural,

benefiting from its location on the
Rio Grande River Deltq.
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Colonias are communities of self-help housing
along the Mexican Border. They lack the adequate
infrastructure, and are largely undocumented. Colo-
nias represent a large population of the Rio Grande
Valley, and Hidalgo County more specifically. Hidal-
go County has the most Colonias of all Texas border
counties. These communities place a burden on lo-
cal goverment by using services without paying tax-
es, as well as the federal government because they
usually go uncounted in the census, which affects
districting, tax boundaries, and funding allocations.
Edinburg is impacted by this phenomenon because
there is currently an effort to get the appropriate in-
frastructure to these communities which uses com-
munity tax dollars that could be invested within their
own community.



This diagram shows the elementary schools, middle
schools, and high schools that make up the Edin-
burg Consolidated Independent School District. Ed-
inburg Consolidated Independent School District
has a good reputation, and parents see Edinburg as
a quiet community to raise their children. The School
District also plays a big role in Downtown Edinburg,
because their Administrative offices represent a
large piece of the land within the Downtown.
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Edinburg Parks -

Source: Broaddus Planning

Edinburg has a good number of existing parks that
fit quite well into the fabric of the city and the grid
system. However, as you can see there are no parks,
or even any decent amount of usable green space in
the Downtown. The Town Square project that is pro-
posed with this plan will bring some much needed
green space to the Downtown, however, any new
park, as well as, all existing parks need to be con-
nected with a walkable and bikable network of green
streets, trails, and paths in order to promote the use
of these parks. Along that network the creation of
new small pocket parks should be explored along
with small water features and the consistent ad-
dressing of streetscape improvements to link all the
parks together with green. Everything from air qual-
ity, sound pollution, perception of place, thermal
quality, drainage, wind, and many other aspects of
the community will be greatly improved by creating
this additional green space and landscaping.



As a part of the Initiation and Analysis Phases all ex-
isting and current plans that impact Edinburg were
analyzed to get a better understanding of the ex-
isting conditions and any other factors which could
have an effect on the outcomes of this plan. One of
those plans was the 2005 Comprehensive plan. The
image below shows the future land use map from
that plan transposed over the Downtown Study Area
that is the focus of this plan. From this juxtaposi-
tion we were able to recognize areas of the plan that
may need to have zoning issues re-addressed. It also
establishes an intent for different areas of the Down-
town, which helped influence decisions made in our
planning process.
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COURTHOUSE SQUARE COMPARISON Y
ANALYSIS R
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On the following pages there is a series of diagrams

representing historic Texas Courthouse Squares. -
Each diagrams analyzes the main thoroughfares b -,
from which the square is accesses, as well as the city .~ 4 ;
street network which surrounds the square. All dia- s i
grams are to the same scale to allow for the com- ! T
parison in sizes. From these diagrams it is apparent ‘ ;
that most Texas Courthouse Squares consume one ‘ ;
block of city fabric, and have an assortment of dif- . ;

ferent street organizations and hierarchies. How- =~ _ ¢ AUSTIN-STATE CAPITAL
ever, Edinburg is the exception. Hidalgo County ~  "“==~._ ; Pop.(State) =243 M
Courthouse Square consists of four city blocks. The "=~ < Pop. (City) = 757,688
next closest town square in size is the Texas Capitol

complex. This enormous size provides a unique op-

portunity for the community. As a public gathering

space it would provide an incredible asset to com-

munity and assist in bringing residents and visitors EDINBURG-HIDALGO COUNTY
back downtown. However, if the square continues to Pop. (County) = 710,514
be consumed by surface parking, and bisected by a Pop. (City) = 71,520

high speed thoroughfare, then Downtown Edinburg
will continue to lack that symbolic heart which could
pump life back into Edinburg's core. Instead it will
remain empty and dead. This is why this aspect of
the plan is essential to the revitalization of Down-

. g DENTON-DENTON COUNTY
town Edinburg.

i Pop. (County) = 636,557
s i Pop. (City) = 119,454

r===%  GEORGETOWN-WILLIAMSON COUNTY
' + Pop. (County) = 394,193
""" Pop. (City) = 49,618
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Weatherford Courthouse Square
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Possible Edinburg Hike and Bike

As discussed elsewhere in this document it is an as-
piration of this community to promote the use of
alternative transportation such as bicycles. Currently
there are only two dedicated bike lanes in Edinburg,
and only one that enters the Downtown. The current
network is not efficient, and as a part of this plan we
have created a suggestion of a possible dedicated
hike and bike trail separate from traffic to create
the level of connectivity required to efficiently move
patrons, either walking or biking, from one place to

i '.ﬂ‘ [ another. This proposed trail would connect into the
1': 7// ] hike and bike trail proposed by the University to pro-

. .s; mote its use by students and bring them Downtown

‘i | rather than getting in their car and going home to

i McAllen. As a part of this proposed hike and bike

trail, there could also be a connection to McAllen
using right of way along the irrigation canals as you
can see in the diagram to the right.

fH
i

i
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Figure 4.1, Existing Sidewalks and Bike Lanes

—— Existing Sidewalk —— Roads [_] City Limits
s Existing Bike Lane —— Rail Lines @ ETJ Boundary (2 mile) uTPA lig, i 0 X 1 2 3

Edinburg’s Existing Sidewalks and Bike Lanes
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Downtown Surface Parking and Green Space

This diagram shows that of the existing parks in
Edinburg none are within the Downtown, however
there are several within a short walking or biking
distance. These existing parks should be connected
with hike and bike trails and lanes to promote
accessibility. The goal of this plan is to create a
pedestrian and bike friendly city with destinations
for physical activities. It is also an emphasis of this
plan to reduce the dependence on automobiles by
creating an efficient network of bike lanes.

Walking Distances

This diagram is showing the radius of a five, ten,
and twenty minute walk from the center of Down-
town, the County Courthouse. As you can see a
person can walk from the courthouse to the Uni-
versity in ten minutes or the other way to the edge
of the Downtown District.
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UTPA Master Plan and Downtown Figure Ground (Existing)

It is important to recognize the future plans of the
University to coordinate the efforts of this plan with
their future development. It is an important aspect
of this plan to create connectivity between the Uni-
versity and the City, therefore the campus Master
Plan may need to be further studied and explored
to align its goals with the City's plans.
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Hidalgo County

City of Edinburg

E.CIS.D.

UTPA

Diagram Legend

One of the interesting challenges of this project is
the coexistence of four major public entities which
own a large amount of the property within the
Downtown area. Those entities are the City of Edin-
burg, Hidalgo County, Edinburg Consolidated Inde-
pendent School District, and the University of Texas
Pan American. Together they own 41% of the build-
able land within the Downtown (52 Acres).

162

Public Owned Property

Those entities are called out in the diagram above.
Some of that land is unused, and is not being used
forit's highest and best use. Therefore, this plan sug-
gests leveraging some of that unused land to create
private sector investments through public-private
partnerships or land-leases. Of that 52 acres of pub-
licly owned property, 17 acres is surface parking lots
(1/3 of the public land); shown in the second dia-
gram. Most of this parking is visible from the street
and has minimal landscaping and shade. These gi-
ant surface lots are eye sores to the community and
are designed for peak demand on jury days.

Public Owned Property Parking

However, if the on-street parking system were im-
proved, along with a more efficient public transit
system, the number of spaces needed could be de-
creased. Also, a shift in procedures from the county
side could be administered to reduce the demand
even further. They could spread the jury days out
to three days, which would reduce the number of
people coming on any one day. This plan suggests
future surface parking should be hidden or screened
from view with street trees or thoughtful streetwalls.
The county may also want to consider structured
parking eventually.



Downtown Flooding

The crown of the TXDOT highways that run through
town have been resurfaced too many times with-
out scraping the crown. The buildup over the years
has created a crown that now stands taller than the
curb. When it rains the water quickly collects along
the curb eventually overtaking them and flooding
peoples’ shops and places of business. Downtown
flooding has acted as a deterrent to investors be-
cause of the additional costs required to raise the
front stoop or raise the floor inside. It is imperative
that this issue be solved in order to assure prospec-
tive investors that it is once again safe to invest
Downtown without the fear of damages or the up
front cost to prevent those damages.

Traffic Signals and Railroad Crossings

This diagram shows in blue all the railroad cross-
ings impacting the Downtown area, as well as all
the traffic signals impacting the Downtown area. It
shows that there are plenty of railroad crossings,
and along with the current improvements made to
those crossings, and the infrequent schedule of the
freight trains, the rail currently does not create that
much of a barrier. Also, from the diagram you can
see that there is currently a high density of traffic
signals around the square which is causing the per-
ception of traffic congestion. If traffic were slowed
prior to arriving at the square by either the addi-
tion of a signal or the streetscape improvements
suggested in other areas of this document, such
as raised crosswalks with different paving patterns,
bulbouts, on-street parking, and other pedestrian-
oriented improvements, then the perception of the
vehicular traffic would not be that there was conges-
tion, but that the downtown was lively. They would
then appreciate traveling slowly, because they could
see the activities taking place.

APPENDIX 1

Analysis Diagrams

The current bus system is inadequate and does not
serve the needs of the community. Currently, buses
run every two hours, and there are only a few stops
in the Downtown area, represented by the purple
asterisks in the diagram. In order to reduce the de-
pendence on the automobile it is imperative that
there be other modes of transportation available to
the public. Buses can be very effective in that cause,
however, there needs to be a certain frequency in
order to serve the needs of the community, such as
those who may not own a car, or the handicapped
and elderly. There also needs to be a greater number
of stops to create more accessibility throughout the
City.
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WEAKNESSES & CONSTRAINTS

Unfriendly Pedestrian Infrastructure

There currently exists no buffer between traffic and
sidewalks on most streets in the downtown. Limited
on-street trees, awnings, and shading devices cre-
ate an uncomfortable pedestrian experience with
no refuge from the extreme summer climate. Insuf-
ficient number of crosswalks along university, insuffi-
cient street lighting, and inconsistent building fabric
along retail corridors create an unsafe environment
for evening pedestrians.

Through Traffic

Fast moving vehicles create a dangerous environ-
ment for pedestrians. Thoroughfare reduces oppor-
tunities for ‘chance’ consumers.

Vacant Storefronts and Lots

Inconsistent building fabric creates an unfriendly
pedestrian environment while vacant buildings di-
lapidate rapidly and decrease property value, which
turns away investors and de-incentivizes revitaliza-
tion.

Auto-Oriented Buildings and Developments

Parking in the front of a lot creates a disruption in
the visual alignment of the building facades, which
in turn decreases the definition of enclosure. The
level of enclosure of a corridor greatly impacts the
comfort of pedestrians, and can increase directional
orientation, which allows for destinations to devel-
op. Increased vehicular access points, which creates
a dangerous interaction between automobiles and
pedestrians.
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Too Much Surface parking

Public entities within the downtwon, namely Hidalgo
County, require a large amount of parking both for
their employees, and for patrons, such as jurors on
jury day for the county. These large surface lots are
not thoughtfully designed, nor are they the highest
and best use for the land. On-street parking should
be more efficiently marketed and monitered to re-
duce the peak demand for surface lots.

Lack of Green Space Downtown

Limited gathering space and pocket parks reduces
the desire to walk or bike around town. A balance
between urban fabric and green space can reduce
pollution, increase moral, decrease noise pollution,
create shaded stopping points, allow for gatherings
or assemblies, increase air quality, and decrease im-
perviousness,

Inadequate Metro System

Reliable public transit can improve political efficacy,
increase community involvement, bring more peo-
ple downtown to shop, reduce emissions by reliev-
ing the dependence on automobiles, as well as offer
means of transportation for the handicapped or any
individual that does not own an automobile.

Inconsistent Character of Street-fronting Buildings
The various slipcovers that have been retroactively
applid to historic buildings in the downtown have
no contiguous features. fenestration patterns, floor
heights, awnings, and entry conditions should be
collobaratively designed to create a consistent char-
acter of building facades. A urban design tool used
to ensure this kind of consistency is a form-based
code, which this plan is proposing be applied to a
large amount of the downtown area.

Lack of Entertainment Venues Downtown
Destinations create traffic, which increase the op-
portunities for ‘chance’ consumption and boost the
economy. Events, exhibits, plays, and concerts all
bring people downtown to experience what Edin-
burg has to offer.

Lack of Hotels

People will always tend to eat and shop near their
hotels. They might also decide against attendance
based on hotels in the proximity. People like con-
venience, and want to stay close to where they're
going. If they're going to Edinburg they don’t have
enough options.

Limited Connectivity to University (Physical and So-
cial)

Attracting students to the downtown area is a must
for this plan to be successful. It should also be at-
tempted to create more opportunities for the public
to go on campus for sporting events, exhibits, plays,
speakers, etc.

Flooding

The flooding downtown is keeping investors away.
Business owners must either raise the floor level in
the building or create a raised entry point to prevent
damage which is added expense that may make an
investment not worth the while.



STRENGTHS & OPPORTUNITIES

Large Student Population (18,000)

It should be a goal of this plan and the vision for
this community to engage the student population
and harness their exuberant youthfulness and entre-
preneurial ambitions. If Edinburg is to once again be
a lively center of commerce and activity it will de-
pend on getting the students actively involved in the
downtown.

Influx of County Residents for County Business

Jury days bring a lot of out of towners to the core
of downtown Edinburg. Lawsuits bring consulants,
lawyers, and family from out of town. This creates a
great opportunity for sales tax revenue and hotel tax
revenue, however, currently these patrons are stay-
ing in McAllen, shopping in McAllen, and only stay in
downtown Edinburg as long as they need to.

Large Central Square

The Courthouse square offers a visual focus of con-
centricity and acts as a monumental magnet, draw-
ing businesses, residents, and visitors to its lawn to
gather, rally, assemble, party, legislate, and any other
functions which may transpire within its square. It is
because of these different meanings and uses that
the courthouse square has become so appealing.
The square creates accessibility to a variety of func-
tions, businesses, and retailers.

Existing parks
It should be a goal of this plan to preserve all exist-
ing green space and create some sort of connectivity

in the form of hike and bike trails. New pocket parks
can then be added to the trail creating a network
of green space that will promote the shift from au-
tomobile dependency, and bring people back out-
doors.

Strong City Grid

Repetition and redundancy emphasize anything that
breaks the pattern. Therefore the grid creates an op-
portunity to draw attention to any park, church, uni-
versity, or townsquare that disturbs the grid. These
will then become destination points, and wayfinding
mechanisms.

Existing Rail Corridor

Creates an opportunity to create a commuter line
which could connect Edinburg to McAllen or even
San Antonio.

Possible NAFTA Corridor

This could be huge for Edinburg and the entire re-
gion. Commerce would sky rocket and the amount
of outside revenue would increase dramatically.

High Growth Rate

With a high rate of growth expected to continue in
the region, it should be Edinburg’s goal to allow for
most of that growth to happen there, and should fo-
cus on ways to attract both migratory growth, and
retain its newly educated.

Museum of South Texas History

The Museum adds to the cultural heritage of Edin-
burg, and draws ‘Winter Texans' and other visitors to
Edinburg to learn about Texas History.

APPENDIX 1

Observations & Analysis

County Courthouse

The American County Courthouse square has be-
come an Archetype for urban development. Usually
the most ornate building in the county, and centrally
located. It acts as a monumental magnet and can be
used to draw people to Edinburg.

Community Advocate (EDC, Chamber, etc.)

Already have passionately concerned advocacy
groups working to improve Edinburg'’s quality of life
and economic success. The plan should utilize their
influence, and encourage other groups to contribute
to Edinburg’s future.

E.CL1S.D.

The Edinburg Consolidated School District is known
as the best school district in the county, and should
try to capitalize on that reputation by advertising
in nearby cities. The School District also has politi-
cal influence and should participate in this planning
process to create a synergy between the city and the
school district.

South Texas BETA Campus

The only one of its kind in the area, and can help
draw more young residents with advertising, and
help create a successful workforce or college bound
graduate.
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DTMP Community Survey

| Choose a Depariment below:
-Departments--

Side Menu
Downtown Master Plan Home
Planning & Zoning Home
About the Project
Project Team
Project Schedule
News
Downloads
Photo Gallery
Community Survey
General Comments

Contact Us

Information

Planning & Zoning Department
415 W. University Drive
Edinburg, TX. 78541
Phone: 956 - 388 - 8202
Fax: 956 - 292 - 2080

Contact Us

City of Edinburg Downtown Master Plan - Public Survey

Thank you for taking a few minutes to complete this survey for the City of Edinburg Downtown Master

17 ar younger 17 or younger 7 2%
1810 25 18 to 25 199  44%
26-35 26-35 103 23%
36-45 36-45 61 13%
46-55 46-55 55 12%

56-65 56-65 29 6%

66-75 66-75 2 0%

76 or older 76 or older 0 0%

0 40 80 120 160 200

-....
R
5 66 :

.
Y

Citizen input is key to our process. It helps build
community support by creating a hands on plan-
ning environement where every stakeholder gets a
chance to have their voice heard. In order to bring
the community into the process we intiated a survey
which was administered throught the City's Down-
town Master Plan Website, the University's Bronc
Notes Newsletter, as well as in person at the City Hall
and Public Library. The survey is structured to illicit
responses that reflect the needs and desires of Ed-
inburg for it's future development and revitalization.
It is used to identify weaknesses and strengths and
give the planning team important feedback to create
a solid framework for the plan built from the aspi-
rations of the community. A total of 459 responses
have been tallied and the results are spelled out in
this section of the document.

Female [236) ————

Male [210]



On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved Traffic Flow

1 Mat Important

2 Somewhat Important
3 Important

4 Very Impaortant

5 Critically Impo...

145

116

0 29 58 87

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved Parking

1 Mot Important
2 Somewhat Important
3 Important

4 Very Important

5 Critically Impo...

36 72 108 144 180 216

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved “Walkability” & Accessibility

1 Mot Impaortant
2 Somewhat Important .
3 Impaortant

4 Very Impartant

0 40 80 120 160 200

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved Signage & Wayfinding

1 Mot Impaortant

2 Somewhat Impartant
3 Important

4 Very Important

5 Critically Impa...

APPENDIX 2

Survey Results

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved Aesthetics (trees, furniture, sidewalks)

1 Not Important

2 Somewhat Impartant
3 Important

4 Very Important

& Critically Impa...

0 40 80

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved Infrastructure (roads, drainage, utilities)

1 Mot Important

2 Somewhat Important
3 Impaortant

4 Very Impartant

& Critically Impa...

0 38 76 114 152 190 228

.
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On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. -
More Retail Businesses

1 Mot Important

2 Somewhat Important
3 Important

4 Very Impaortant

5 Critically Impa...

0 38 76 114 152 190

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. -
More Restaurants & Entertainment Venues

1 Mot Important

2 Somewhat Important
3 Important

4 Very Impaortant

5 Critically Impa...

.
.. ..
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On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. -
More Offices

1 Mot Important

2 Somewhat Important
3 Important

4 Very Important

5 Critically Impo...

0 27 54 81 108 135 162

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful.
- More Urban/Mixed-use Housing (1st floor retail
with housing above)

1 Mot Important
2 Somewhat Important

3 Important

4 Very Important

5 Critically Impo...

0 20 40 60 80 100 120

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - Im-
proved Public Parks & Plazas

1 Mot Impartant

2 Somewhat Important
3 Important

4 Very Impartant

5 Critically Impao...

0 42 84 126 168 210 252

On a scale of 1-5, assess the importance of the fol-

lowing goals for making Downtown successful. - Ad-

ditional Public Events (art shows, parades, farmer's
markets)

1 Mot Impartant

2 Somewhat Important

3 Important

4 Very Important

5 Critically Impao...




On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - En-
hanced Connection to University

1 Mat Important
2 Somewhat Important
3 Important

4 Very Impartant

§ Critically Impao...
: 102 153 204 255

=
|
iy

On a scale of 1-5, assess the importance of the fol-
lowing goals for making Downtown successful. - En-
hanced Connection to City Hall

1 Mot Impartant

2 Somewhat Important
3 Important

4 Very Important

5 Critically Impa...

0 29 58 87 116 145 174

The chart below represents the weighted average of
the fourteen principles organized by the priority of
the community. As you can see all of these aspects
of the community need improfvement are are char-
actized as important or higher. The most important
thing to the community is to secure more entertain-
ment venues and eateries in the downtown area.
This represents the perception and reality of Down-
town Edinburg being a ghosttown after 5pm. It also
reflects the lack of lunch options for County, City,
School District, and University employees as well as
students and visitors.
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Which types of amenities would you like to see in

Zone A?

0

Haotel / Conferenc...
Bars 1
Restaurants
Retail - Boutiques -
Retail - Canvenie... |
Parking Structures
Professional Offices -
Artist Studios |
Low-rise Housing ...
Mid-rise Housing ...
Single-family (de...
Cinema !/ Theater |
University Facili... |
Industrial / Ware... |
Municipal (Govern..
Cther

Green Space / Parks |
Mixed-Use Develop... |
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Which types of amenities would you like to see in

Zone B?

Hotel / Conferenc...
Bars

Restaurants

Retail - Boutiques
Retail - Convenie...
Parking Structures
Green Space / Parks
Professional Offices
Artist Studios
Mixed-Use Develop...
Low-rise Housing ...
Mid-rise Housing ...
Single-family (de...
Cinema / Theater
University Facili...
Industrial / Ware...
Municipal (Govern...

Other

Zone C?

Hotel / Conferenc... -
Bars

Restaurants -

Retail - Boutiques -
Retail - Convenie... -
parking Swucures ]
Green Space / Parks -
Professional Offices -
Artist Studios -
Mixed-Use Dvelupm._.-
Low-rise Housing ...
Mid-rise Housing ...
Single-family (de...
Cinema / Theatre -
University Facili___-
Industrial / Ware... |

Municipal (Govern... -

Dther!

0 48 96 144

Which types of amenities would you like to see in

192 240 0 44 BB 132

176 220 264
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Which types of amenities would you like to see in
Zone D?

Hotel / Conferenc...
Bars

Restaurants

Retail - Boutiques
Retail - Convenie...
Parking Structures
Green Space / Parks
Professional Offices
Artist Studios
Mixed-Use Develop...
Low-rise Housing ...
Mid-rise Housing ...
Single-family (de...
Cinema / Theatre
University Facili...
Industrial / Ware...
Municipal (Govern...

Other

0 43 86

129 172 215
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Economic Analysis

HIDALGO COUNTY: POPULATION CITY OF EDINBURG: POPULATION
900000 1 849676 100000 -
| 747020 / 84772
750000 CAGR
75000 -
600000 - 569463
450000 - 50000 -
300000 -
25000 -
150000 -
0 + 0 A
2000 2009 2014 2000 2009 2014
SOURCE: US Census Bureau, Claritas. SOURCE: US Census Bureau, Claritas.
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HIDALGO COUNTY: EMPLOYMENT BY SECTOR

NAICS Code Description 2009 Jobs 2014 Jobs Change
62 Health care and social assistance 56,909 71,714 14,805
90 Government 54,798 65,235 10,437
44-45 Retail trade 40,633 46,654 6,021
56 Administrative and waste services 18,271 23,131 4,860
72 Accommodation and food services 21,134 25,505 4,371
23 Construction 19,048 21,543 2,495
48-49 Transportation and warehousing 11,866 14,184 2,318
53 Real estate and rental and leasing 7,178 9,085 1,907
81 Other services, except public administration 12,032 13,453 1,421
52 Finance and insurance 9,388 10,797 1,409
54 Professional and technical services 7,820 9,220 1,400
42 Wholesale trade 8,612 9,534 922
31-33 Manufacturing 8,088 8,895 807
21 Mining 2,937 3,516 579
71 Arts, entertainment, and recreation 2,609 3,143 534
51 Information 2,643 2,988 345
61 Educational services 2,722 3,061 339
22 Utilities 898 966 68
55 Management of companies and enterprises 442 497 55
11 Agriculture, forestry, fishing and hunting 6,741 6,607 (134)
TOTAL 294,769 349,728 54,959
SOURCE: EMSI.
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MCALLEN-MISSION-EDINBURG 5+ FAMILY BUILDING PERMITS
1200 1

1000 4

800 1

600

400

200

0
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SOURCE: U.S. Bureau of Census and Real Estate Centerat Texas A&M University
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APARTMENT STATISTICS 2008 ESTIMATED POTENTIAL DEMAND FOR HOUSING UNITS
Rio Grande Valley Downtown Edinburg
Change
Rio Grande Texas Metro 2009-14
Valley Average

Average rent per square foot $0.63 $0.83 Hidalgo Cpunty:
Average occupancy 96.20% 93.90% Change !n Householdg - 31,214
Average rent for units built since 2000 $0.62 $0.90 Change in Total Housing Units 38,346
Average occupancy for units built since 2000 97.40% 94.90% Change in Multifamily Units 4,414

SOURCE: Apartment MarketData Research via TAMU-REC Market Report.

Downtown Edinburg Potential:
Capture Rate

Scenario 1: Low 5.0%

Scenario 2: Medium 6.3%

Scenario 3: High 7.5%
Total New MF Units

Scenario 1: Low 221

Scenario 2: Medium 276

Scenario 3: Hiah 331

GROWTH IN HOUSEHOLDS, 2000 - 2014

Households Change in HH
2000 2009 2014 2000-09 2009-2014
City of Edinburg 14,183 22,101 26,540 7,918 4,439
Hidalgo County 156,824 211,123 242,337 54,299 31,214

Source: Census & Claritas.
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ESTIMATED POTENTIAL DEMAND FOR OFFICE DEVELOPMENT

Downtown Edinburg

2009-2014
Employment Growth (jobs):
Change in Total Employment, Hidalgo County 54,961
Change in Office Employment 5,792
Office Demand Growth (sq.ft):

Square feet per new employee* 250
Office Demand Growth, Hidalgo County 1,447,925
Downtown Edinburg Potential:

Capture Rate

Scenario 1: Low 10.0%

Scenario 2: Medium 12.5%

Scenario 3: High 15.0%
Additional Office Workers

Scenario 1: Low 579

Scenario 2: Medium 724

Scenario 3: High 869
Additional Office Demand

Scenario 1: Low 144,793

Scenario 2: Medium 180,991

Scenario 3: High 217,189

* Office Development Handbook (ULI 1998) estimates 1,000 per 4 workers.
Source: Pegasus Planning.

MCALLEN-EDINBURG-MISSION OFFICE LEASE RATES

APPENDIX 3

Economic Analysis

Downtown Office

Effective
(Rent/square foot/year) Low High Average Vacancy

Class A $12.00 $25.00 $24.50 70.00%
Class B $8.00 $15.00 $15.50 20.00%
Suburban Office

New Construction $12.00 $36.00 $30.00 15.00%
Class A $10.00 $21.00 $20.50 25.00%
Class B $8.00 $16.00 $16.00 12.00%

SOURCE: NAI Rio Grande Valley.
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MCALLEN-EDINBURG-MISSION RETAIL LEASE RATES

T 160000
T 140000
T 120000
T 100000
T 80000
T 60000
T 40000

T 20000

Effective
(Rent/square foot/year) Low High Average Vacancy
Downtown $10.00 $21.00 $20.50 15.00%
Neighborhood Service Center $12.00 $22.00 $23.00 12.00%
Community Power Center $15.00 $32.00 $31.00 15.00%
Regional Malls $30.00 $100.00 $80.00 4.00%
SOURCE: NAI Rio Grande Valley.
HIDALGO COUNTY RETAIL SALES CITY OF EDINBURG RETAIL SALES
9000 Outlets T 140000 800 1 ot
s000 T _SaIeSIOUtV T 120000 > 700 +  ==Sales / Outlet (Q4)
7000 + =
| 1 100000 § 0 00T
S 5000 + {80000 % S 1 /
5 3 S 1
4000 1 + 60000 S = 40
00T + 40000 § T
2000 + 200 1
1000 1 T 20000 100 +
0 | | | ; : t 0 0 | | | | ; ;
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ESTIMATED DEMAND POTENTIAL FOR RETAIL

Hidalgo County

APPENDIX 3

Economic Analysis

C

Incremental Capture Rate
Spending Additional Sq.

2009-14 Ft Low Medium High
Furniture and Home Furnishings Stores $19,792,600 107,815 5% 8% 10%
Electronics and Appliance Stores $23,237,405 86,195 0% 0% 0%
Food and Beverage Stores $168,951,727 498,868 1% 3% 5%
Health and Personal Care Stores $67,796,594 305,541 1% 3% 5%
Clothing and Clothing Accessories Stores $53,241,899 239,947 5% 8% 10%
Sporting Goods, Hobby, Book, Music Stores $18,989,320 78,546 5% 8% 10%
General Merchandise Stores $154,299,070 638,232 1% 3% 5%
Miscellaneous Store Retailers $21,307,553 88,135 1% 3% 5%
Foodservice and Drinking Places $113,687,454 375,578 10% 13% 15%
Total Retail Demand $527,616,169 2,043,281 3% 5% 7%

Source: Pegasus Planning.
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