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3.1

Vision
In 2040, Eagle Pass is known as the City of
Opportunity and continues to lead the region
in manufacturing, warehousing and distribution,
healthcare and social services, and technology
applications. Eagle Pass has become an
incredibly diverse community, full of hard
workers, entrepreneurs and innovators who wish
to contribute, add value, and benefit from the
City’s expanding economy. The community’s
collaborative efforts in talent development,
enhanced coordination between area
academic institutions and local industry, and
related business support services continue to
attract and sustain an accomplished workforce
endowed with a breadth of new skill-sets to
address an ever-changing global economy.
Eagle Pass’ small town character, steeped in
local culture and the arts, diverse and affordable
housing options, and high quality of life continues
to attract new businesses to the region while
long-standing employers continue to expand.
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Introduction
The Eagle Pass Opportunity 2040 Comprehensive
Plan is intended to guide future development,
redevelopment, and community enhancement
efforts over the next 20 years, through 2040. This plan
serves as a policy framework to stimulate and guide
thoughtful community discussion on the current real
and perceived challenges and opportunities facing
Eagle Pass that will ultimately shape its future. Through
long-range planning efforts, the community can
accommodate its projected growth in a manner that
preserves its history, culture, and overall quality of life for
current and future residents.
The Eagle Pass Opportunity 2040 Comprehensive
Plan is the result of a 14-month planning and citizen
engagement process. The plan’s findings and
recommendations focus on the physical and economic
aspects of the community’s projected growth and
development in the coming years. The plan provides
guiding principles, goals, objectives, strategies, and
courses of action that will help City officials and staff in
determining the location, financing, and sequencing
of public improvements; administering development
regulations; and guiding reinvestment efforts. The
plan also provides a basis for coordinating the actions
of many different functions and interests within and
outside of municipal government.

Purpose
A comprehensive plan is usually the most important
policy document a municipal government prepares
and maintains. This is because the plan:
►► Lays out a “big picture” vision regarding the future
growth and enhancement of the community.
►► Considers at once the entire geographic area
of the community, including areas where new
development and redevelopment may occur.
►► Assesses near- and longer-term needs and
desires across a variety of inter-related topics
that represent the key “building blocks” of a
community (e.g., land use, transportation, urban
design, economic development, redevelopment,
housing, neighborhoods, parks and recreation, utility
infrastructure, public facilities and services, cultural
facilities, etc.).

1.4
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Through a comprehensive plan, a community
determines how best to accommodate and manage
its projected growth, as well as the redevelopment
of older neighborhoods and commercial and
industrial areas. The Eagle Pass Opportunity 2040
Comprehensive Plan is aimed at ensuring that ongoing
development and redevelopment will proceed in an
orderly, well-planned manner so that public facilities
and services can keep pace and residents’ quality
of life will be enhanced. Significantly, by clarifying
and stating the City’s intentions regarding the area’s
physical development and infrastructure investment,
the plan also creates a greater level of predictability
for residents, land owners, developers, and potential
investors.

Use of This Plan
A comprehensive plan, if embraced by the community
and its leadership, has the potential to take a
community to a whole new level in terms of livability
and tangible accomplishments. The plan is ultimately
a guidance document for City officials and staff,
who must make decisions on a daily basis that will
determine the future direction, financial health, and
“look and feel” of the community. These decisions are
carried out through:
►► targeted programs and expenditures prioritized
through the City’s annual budget process, including
routine but essential functions such as code
compliance;
►► major public improvements and land acquisitions
financed through the City’s annual budgeting
program and related bond initiatives;
►► new and amended City ordinances and regulations
closely linked to comprehensive plan objectives
(and associated review and approval procedures
in the case of subdivision and land development
activities);
►► departmental work plans and resources in key
areas;
►► support for ongoing planning and studies that will
further clarify needs, costs, benefits, and strategies;
►► pursuit of external grant funding to supplement
local budgets and/or expedite certain projects;
and

Comprehensive Plan
Focus Areas
Economic Performance
Growth Capacity and Infrastructure
Transportation Infrastructure
Downtown
Housing and Neighborhoods
Quality of life and Parks
Land Use and Community Character

►► initiatives pursued in conjunction with other public
and private partners to leverage resources and
achieve successes neither could accomplish on their
own.
Despite these many avenues for action, a
comprehensive plan should not be considered a
“cure all” for every tough problem a community
faces. These plans focus primarily on the responsibilities
of City government in the physical planning arena,
where municipalities normally have a more direct and
extensive role than in other areas that residents value,
such as education and social services. Of necessity,
comprehensive plans, as vision and policy documents,
also must remain relatively general. The resulting
plan may not touch on every challenge before the
community, but it is meant to set a tone and motivate
concerted efforts to move the community forward in
coming years.

Planning Authority
Unlike some other states, municipalities in Texas are
not mandated by state government to prepare and
maintain local master plans. However, Section 213
of the Texas Local Government Code provides that,
“The governing body of a municipality may adopt a
comprehensive plan for the long-range development

The Future City
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Why Plan?
Local planning allows the City of Eagle Pass to have
a greater measure of control over its future rather
than simply reacting to change. Planning enables
the City to manage future growth and development
actively as opposed to reacting to development and
redevelopment proposals on a case-by-case basis
without adequate and necessary consideration of
community-wide issues. The process for developing
or updating a comprehensive plan involves major
community decisions about where development and
redevelopment will occur, the nature and extent of
future development, and the community’s capability
to provide the necessary public services and facilities
to support this development. This leads to pivotal
discussions about what is “best” for the community
and how everything from taxes to quality of life will be
affected.
Long-range planning also provides an opportunity for
the City’s elected and appointed officials to step back
from pressing, day-to-day issues and clarify their ideas
regarding the kind of community they are trying to
create and maintain. Through the plan development
process, they can look broadly at programs for
neighborhoods, housing, economic development,

1.6

and provision of public infrastructure and facilities
and how these efforts may relate to one another.
The comprehensive plan ultimately represents a “big
picture” of the community and its near-term and
longer-range future. Bottom line, the essential reasons
for long-range planning include:
►► Providing a balance of land uses and services
throughout the community to meet the needs and
desires of the population.
►► Ensuring adequate public facilities to meet
the demands of future development and
redevelopment.
►► Achieving and maintaining a development pattern
that reflects the values of the community, and
which ensures a balanced tax base between
residential and nonresidential development.
►► Ensuring the long-term protection and
enhancement of the image and visual appearance
of the community.
►► Involving local citizens in the decision-making
process and reach consensus on the future vision
for Eagle Pass and its ongoing development.
►► Enhancing the quality of life of Eagle Pass residents.
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Planning Framework
of the municipality.” The Code also cites the
basic reasons for long-range community planning
by stating that, “The powers granted under this
chapter are for the purposes of promoting sound
development of municipalities and promoting
public health, safety and welfare.”
The Code also gives Texas municipalities the
freedom to “define the content and design” of
their plans, although Section 213 suggests that a
master plan may:
►► include, but is not limited to, provisions on land
use, transportation, and public facilities;
►► consist of a single plan or a coordinated set of
plans organized by subject and geographic
area; and
►► be used to coordinate and guide the
establishment of development regulations.

The Future City
While The Existing City report provides background
and insights about Eagle Pass as it is today, The
Future City portion of the Comprehensive Plan
focuses on Eagle Pass as it intends to be in the
years ahead. These aspirations are presented in
topic areas that are central to Eagle Pass’ physical
growth and development as listed on this page.
Each topical section highlights key issues and
considerations followed by a framework for action
portion. A final section on plan implementation
considerations, priorities, and procedures rounds
out The Future City report.

Firm in Intent, Yet Flexible
in its Application
The Comprehensive Plan is not cast in stone.
Revisions will be made when warranted and the
plan will be formally updated periodically. The
plan will be continually monitored to track the
extent to which the plan has been implemented
and to determine if plan implementation causes
the desired results. This process will protect
the plan from misuse, keep the plan a living
document, protect the will of the citizens, and
allow change to the plan where the proposed
amendment meets the intent of the plan.

A planning framework defines the basic planning process
structure. The guiding principles, goals and objectives
presented provide guidance for an appropriate pattern and
pace of development. The goals indicate how development
should relate to the existing and future community. They also
provide a logical framework for land-use decision-making
at a conceptual level as well as on an area-wide and sitespecific basis. Uniform application of these goals, objectives
and subsequent strategies and actions should result in a
balanced and harmonious community where a high quality
of life and economic wellbeing can be maintained. This
typically includes the following components:
►► Guiding Principles – A basic rule or concept used for
decision-making.
►► Vision – A general description of the desired result of the
planning process.
►► Problem – An undesirable condition to be mitigated
(solved, reduced or compensated).
►► Goals – A general desirable condition to be achieved,
usually too general to be quantified, such as wealth,
health, equity and freedom.
►► Objectives – Specific, potentially quantifiable ways to
achieve goals, such as increased income and economic
activity, reduced vehicular crashes, and improved
accessibility for non-drivers.
►► Targets or standards – Quantitative levels of objectives
to be achieved, such as a particular increase in income
or reduction in crash rates. Standards are sometimes
required by law or regulation, such as minimum parking
requirements in zoning codes.
►► Performance Indicators and Metrics – Practical ways to
measure progress toward objectives, such as specific
definitions of income, crash rates, and accessibility.
►► Plans – A scheme or set of actions. This may be a strategic
(general and broad) or an action (specific and narrow)
plan.
►► Options – Possible ways to achieve an objective or
solutions to a problem.
►► Policies and Strategies – A specific thing to be
accomplished.
►► Programs – A specific set of objectives, responsibilities and
tasks within an organization.
►► Actions and Initiatives – A course of action implemented
by a jurisdiction or organization.
►► Evaluation criteria – The impacts (costs and benefits)
considered in an analysis.1
1 2013, Litman, Todd. Planning Principles and Practices. Victoria Transport
Policy Institute.
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Introduction

Demographic Projections
As depicted in TFC Figure 1, 2040 Population
Projections, population projections to the year
2040 were analyzed for the City of Eagle Pass, the
Colonias surrounding Eagle Pass (within a 5 mile ETJ),
and for the City and Colonias Combined. The City’s
2040 population horizon saw an addition of 15,540
people bringing the population to 44,160 persons. The
Colonias’ 2040 population is projected to reach 42,701
persons, growing by 14,811 people. And finally the City
and Colonias Combined 2040 population is 86,861
persons, growing by a total of 30,421 people.
The projected population for Eagle Pass and
surrounding Colonias will serve as an important
determinant in future decisions. The information will be
used to:
►► Quantify the demands on public facilities and
services, such as fire and police protection, water
and wastewater facilities, transportation and
drainage infrastructure, parks and open space,
and municipal buildings and staff, among other
development impacts.
►► Guide advanced planning for new development,
coordinate timely provision of adequate
infrastructure, and appropriately direct available
resources.
►► Create an economic development strategy to seize
opportunities and overcome foreseen challenges.
►► Inform regional agencies of changes and demands
to local- and region-wide networks.

Sources of Data
Three data sources were used to develop the
demographic projections for Horizon Year 2040:
►► The Step Down Model. The source for this projection
is the Texas Demographic Center (TDC). The TDC
produces biennial projections of the population of
the state and all counties in the state. In this model
the TDC’s projection numbers for Maverick County
were “stepped down” to the City and Colonias
level based on the City’s and Colonias’ share of
county population.
►► The Texas Water Development Board (TWDB) Model.
TWBD’s mission is to provide leadership, information,
education, and support for planning, financial
assistance, and outreach for the conservation and
responsible development of water for Texas. Similar
to the TDC Step Down Model described above, the
TWDB makes its projections at the county level and
then “steps down” these numbers to teh city level
based on the city’s share of county population.
►► The Tetra Tech EPWWS CIP and LUA Model. The
source for this projection is from the Eagle Pass
Water Works System (EPWWS) Capital Improvements
Plan (CIP) and Land Use Assumptions (LUA) for
Impact Fee Assessment Evaluation (June 2016)
prepared by Tetra Tech. The CIP establishes current
and future water demands, and establishes
what projects would be needed to meet future
demands. The LUA proposed four growth scenarios
based upon the average increase in connections
from 2001 to 2016. For the CIP and LUA, Tetra Tech
focused recommendations on the third scenario,
which assumes a 2.30% average annual growth rate
during the 10 year planning period.
For purposes of this summary the AVERAGE of the three
projections was used (see table on the following page)
to see the population growth to 2040 for the City, the
Colonias, and the City and Colonias Combined.

1 Compound Annual Growth Rate (CAGR) represents the annual rate at which the City, Planning Area, and/or County has grown or is projected
to grow over a designated period. It is a useful metric for comparing across different jurisdictions and for short- and long-range growth periods.
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TFC Figure 1, 2040 Population Projections

City
Historical
Population
Growth

Year
CAGR1

Colonias

AVERAGE
of all three
projection
methods

Historical
Population
Growth

1.8%

Combined

AVERAGE
of all three
projection
methods

Historical
Population
Growth

1.7%

1.7%

1990

21,491

13,887

35,378

1995

22,385

18,447

40,832

2000

23,278

23,007

46,285

2005

24,443

25,009

49,452

2010

26,248

2015

28,620

27,010
28,620

AVERAGE
of all three
projection
methods

53,258

27,820

27,820

56,440

56,440

2020

31,523

30,850

62,373

2025

34,434

33,578

68,013

2030

37,568

36,501

74,069

2035

40,731

39,480

80,211

2040

44,160

42,701

86,861

15,540

14,881

30,421

Absolute Growth:

99,650
80,243
88,941
75,742

High: 63,236
Low: 61,775

Combined
City

35,378

40,832

46,285

49,452

23,278 24,443
21,491 22,385

1990

1995

2000

2005

53,258

26,248

2010

70,851
66,551

79,382
71,335

56,440

50,531
45,101 40,833
40,254 38,464
35,927 36,157
High: 32,066 33,610
Low: 31,124
28,620

2016

2020

2025

2030

2035

2040

Tetra Tech Model
99,650 people
AVERAGE
86,861 people
Step Down Model
80,691 people
TWDB Model
80,243 people
Tetra Tech Model
50,531 people
AVERAGE
44,160 people
TWDB Model
41,116 people
Step Down Model
40,833 people

1 Compound Annual Growth Rate (CAGR) represents the annual rate at which the City, Planning Area, and/or County has grown or is projected
to grow over a designated period. It is a useful metric for comparing across different jurisdictions and for short- and long-range growth periods.
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Introduction
As depicted in TFC Figure 2, Land Use Area: Existing
and Projected, the area (in acres) of existing
residential, commercial, parkland, and industrial
land uses was calculated for the lands within the City
Limits, the lands within the Planning Area minus the
area within the City Limits (entitled, “Colonias”), and
the area within the entire Planning Area (entitled,
“Combined”). Land use areas were then divided
by the exiting population (28,620) to determine
a per capita land use area. The per capita land
use areas were then multiplied with the projected

TFC Figure 2, Land Use Area:
Existing and Projected

City

28,620 persons

Residential Land
Residential Land Acres / Population
Acres

per

%

Acres

%

1,672.2

28.1%

4,150.5

7.2%

5,822.7

9.1%

1

0.10

1

11.3%

0.02

282.2

0.5%

0.01

953.3

1.5%

0.02

5.4%

0.01

24.2

0.04%

0.001

342.5

0.5%

0.01

Population

Industrial Land

297.6

Industrial Land Acres / Population 1
per

0.15

Population

Park Land Acres / Population

Acres

56,440 persons

Acres

318.3

per

Combined

%

671.1

Park Land
Acres

27,820 persons

Population

Commercial Land Acres / Population
per

Colonias

Acres

0.06

1

Commercial Land
Acres

2040 population to determine estimated land use
areas required to accommodate the horizon year
population. The land use area calculations for 2040-B
were used to determine land use areas for TFC Map 13,
Future Land Use (Future Land Use Map).

5.0%

0.01

219.6

0.4%

0.01

517.2

0.8%

0.01

Population

Land Use Subtotal 3

2,959.2

49.8%

4,676.5

8.1%

7,635.7

12.0%

Existing Undeveloped Land

1,336.3

22.5%

49,686.9

86.1%

51,023.2

80.1%

Water Bodies

76.0

1.3%

1,607.4

2.8%

1,683.4

2.6%

Public Facilities

476.2

8.0%

636.9

1.1%

1,113.0

1.7%

Schools

316.1

5.3%

228.7

0.4%

544.8

0.9%

5,163.7

86.9%

56,863.0

98.5%

62,026.7

97.4%

780.9

13.1%

869.9

1.5%

1,650.8

2.6%

5,944.6

100.0%

57,732.9

100.0%

63,677.5

100.0%

Subtotal

4

Right-of-Way (ROW) 5
Total Area
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City

44,160 persons
(an additional 15,540 persons)
City Limits
(Acres) 2

%

Residential Land

2,580.1

Commercial Land

Colonias

42,701 persons
(an additional 14,881 persons)

Additional
Acres 7,8

ETJ
(Acres) 2

%

39.0%

908.0
1,134.9

6,370.6

1,035.5

15.6%

364.4
455.5

Park Land10

457.9

7.0%

Industrial Land

459.2

Land Use Subtotal 3
Existing
Undeveloped Land
less the Additional
Acres 9

Combined

86,861 persons
(an additional 30,421 persons)

Additional
Acres 7,8

Planning
Area (Acres) 2

%

11.0%

2,234.3
2,792.9

8,961.1

14.1%

3,152.8
3,940.9

433.2

0.8%

151.0
188.7

1,467.2

2.3%

513.8
642.3

139.6
174.5

364.9

0.6%

340.7
425.9

892.5

1.4%

550.0
687.5

6.9%

161.6
202.0

337.1

0.6%

117.5
146.9

796.0

1.3%

278.8
348.5

4,532.7

68.9%

1,966.9

7,505.8

13.0%

3,554.4

12,116.7

19.0%

5,619.2

-

0.0%

46,150.3

79.9%

45,422.0

71.3%

76.0

1.3%

1,607.4

2.8%

1,683.4

2.6%

Public Facilities

476.2

8.0%

636.9

1.1%

1,113.0

1.7%

Schools

316.1

5.3%

228.7

0.4%

544.8

0.9%

Subtotal 4

5,400.9

83.5%

1,966.9

56,152.1

97.3%

3,554.4

60,902.9

95.6%

5,619.2

ROW 6

1,174.2

19.8%

393.38

1,580.8

2.7%

710.9

2,774.6

4.4%

1,123.84

Projected Total Area

6,575.2

103.3%

2,360.3

57,732.9

100.0%

4,265.3

63,677.5

100.0%

6,743.1

Existing Total Area

5,944.6

100.0%

57,732.9

100.0%

63,677.5

100.0%

Delta
(Needed Land Area)

(630.6)

(3.3%)

-

-

-

-

2018 Annexation
Area11

1,867.3

Water Bodies

Additional
Acres 7,8

Assumptions:
1 ‘Land Use’ Acres / Population calculated by dividing the existing (2016) Land Use area (acres) by the 2016 Population.
2 2040 ‘Land Use’ areas calculated by multiplying the projected 2040. Total Population by the ‘Land Use’ Acres/Population factor (see Assumption 1).
3 “Land Use Subtotal” is the sum of “Residential Land” area; “Commercial Land: area; “Park Land” area; and “Industrial Land” area.
4 “Subtotal” is the sum of “Land Use Subtotal”; “Existing Undeveloped Land”; and “Water Bodies”.
5 “Right-of-Way (ROW)” area is the remaining acreage after subtracting the “Subtotal” (see Assumption 5) from the “TOTAL AREA”.
6 2040 “ROW” area is the 2016 - Existing ROW in addition to twenty percent of the “Additional Acres Subtotal”.
7 “Additional Acres” area is calculated by subtracting the 2040 ‘Land Use’ areas from 2016 ‘Land Use’ areas.
8 A twenty-five percent contingency is added to the “Additional Acres” area (see Assumption 8) to account for market variability over the next 20 years, the resulting
number is highlighted in bold red.
9 2040 “Existing Undeveloped Land less the Additional Acres” is found by subtracting the “Additional Acres Land Use Subtotal” from the 2016 “Existing Undeveloped
Land”.
10 For estimated Park Land 2040 Projected area refer to Eagle Pass Parks and Recreation Master Plan 2018 Update Chapter 3, Analysis and Recommendations Table
3.1, Parks Needs by Type Based on NRPA Parkland Area Standards.
11 ‘2018 Annexation Area’ is the total area of five tracts (Tracts A - E) proposed for annexation in December of 2017 by City of Eagle Pass.
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Introduction

Strategic Outlook:
Focus Areas, Goals, and
Recommendations
The Comprehensive Plan is based on the premise that
the adopted plan accurately reflects what the City
wants to become in the future. The guiding principles,
goals and objectives, strategies and courses of action,
and policies presented in this report provide guidance
for an appropriate pattern and pace of development.
The goals indicate how development should relate to
the existing and future community. They also provide a
logical framework for land-use decision-making at a
conceptual level as well as on an area-wide and
site-specific basis. Uniform application of these goals,
objectives and subsequent strategies and actions
should result in a balanced and harmonious
community where a high quality of life and economic
wellbeing can be achieved and maintained.

Focus Areas
The Future City portion of the Comprehensive Plan is
divided into seven focus areas, within which goals and
objectives are grouped:
1. Economic Performance
This element identifies several economic
development tools needed to retain and grow
existing businesses, stimulate entrepreneurship, and
maintain a strong workforce.
2. Growth Capacity and Infrastructure
Growth capacity describes the suite of tools
needed to monitor growth and considers the merits
of balancing “green grass” development with
infill and redevelopment of commercial districts
and residential areas. This focus area describes
the utilities infrastructural improvements (potable
water, wastewater, and storm drainage) and public
services (fire and police) which will need to be
expanded in order to serve a growing population.

3. Transportation Infrastructure
The Transportation focus area identifies what intracity vehicular and pedestrian facilities need to
be improved, developed or expanded upon to
accommodate future population growth, in terms
of thoroughfare capacity and level of service, and
expanded on-street bicycle lanes and recreational
trails anticipated to serve an increasingly multimodal constituency.
4. Downtown
Strengthen efforts to promote and establish
Downtown Eagle Pass as a viable commercial
center as well as the social core of the community
– the place to go for City activities, and
entertainment.
5. Housing and Neighborhoods
This focus area describes the array of housing
prototypes that will be required to accommodate
the full lifecycle of Eagle Pass’growing population.
The focus area also recommends how
neighborhoods should be organized to promote
social interaction among residents (neighbors) to
ultimately promote a resilient community.
6. Quality of Life and Parks
The purpose of this focus area is to determine the
community’s future needs for parks and recreation
facilities. This plan element provides policy direction
pertaining to the timing of park development, park
siting within the City and planning area, the type
and quality of facilities, and the method by which
improvements are funded.
7. Land Use and Community Character
The land use focus area describes land use
designations and character classifications used
to develop the Future Land Use Map. It describes
the rationale behind the proposed growth and
development districts.
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The following terms are defined as they relate to the
general organization of The Future City report and
Implementation section, which together, compose the
City of Eagle Pass’Comprehensive Plan (refer also to
Planning Framework sidebar on page 1.7).

Courses of Action

Guiding Principles

Policies

Each focus area begins with a series of guiding
principles, which provide the framework, both
theoretical and practical, regarding how issues,
challenges, and opportunities will be addressed and
qualified. Guiding principles are ideas that influence
or guide for behavior or evaluation in determining
a path forward. They provide the general direction
and foundation for developing goals and objectives,
strategies and actions.

Goals

A course of action is a possible sequence of
operations, that are open to an individual or
organization intent on accomplishing a particular
objective.

A policy is a statement of intent, and is implemented as
a procedure or protocol. Policies can be understood
as political, managerial, financial, and administrative
mechanisms arranged to reach explicit goals.2
As will be discussed in the Implementation section,
Indicators and metrics will be identified through which
one can quantifiably determine progress being made
in implementing a set course of actions to achieve a
particular objective or goal.

Goals are the observable and measurable end result
having one or more objectives to be achieved within
a more or less fixed timeframe. For the purposes of this
Comprehensive Plan, goals are phrased in a future
tense, and characterize what the City will be like
having achieved the goal.

Objectives

Objectives represent the specific result to be achieved
within a given time frame and with available resources,
having followed a specific course of action. In general,
objectives are more specific and easier to measure
than goals. Objectives are basic tools that underlie
all planning and strategic activities. They serve as the
basis for creating policy and evaluating performance.1

Strategies

A strategy is method or plan chosen to bring about
a desired future, such as achievement of a goal or
solution to a problem. A strategy connotes a longrange planning program, as compared to a series of
short-range, tactics.

1 Business Dictionary (Available at: http://www.businessdictionary.
com/definition/objective.html)

2 Wikipedia definition (Available at: https://en.wikipedia.org/wiki/
Policy)
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Focus Area 1: Economic Performance
GUIDING PRINCIPLES
Economic Principle 1: Good Planning = Good
Economic Development. Attract companies by
attracting talent. Attract talent by managing land
development, maintaining great schools, and making
strategic investments in quality public services and
amenities.
Economic Principle 2: Economic Development is a
Team Sport. Partnering with allied organizations to bring
new companies into the region needs to be a key
tenet of the City’s economic development mindset.
Utilize prudent allocation of local, regional, state, and
federal resources to support economic development
and environmental sustainability. Currently the City has
very little existing capacity of its own to do this work. It
will need to build this capacity from the ground up.
Economic Principle 3: Place-based Strategies are More
Effective than Off-the-Shelf, “Best Practices.” Cities are
often tempted to copy the programs and strategies
of other cities whose success they hope to emulate.
Marketing and branding activities are frequently done
in a strategic vacuum and are sold as (or mistaken for)
real economic planning. While there are indeed some
universal programs and activities that most cities should
adopt simply to stay apace of the competition, these
alone will not yield remarkable results unless paired
with a more unique, place-based strategy. Eagle
Pass’ key competitive advantage resides in being a
border community and key truck / rail transportation
hub into Mexico; and the City’s economic relationship
to Piedras Negras and the maquiladora industries. A
truly strategic economic approach therefore should
attempt to leverage and maximize these assets
by creating programs and special infrastructure to
optimize and accelerate their growth.
Economic Principle 4: Maximize Indigenous Growth.
Although most economic development budgets are
spent on trying to recruit new companies, most job
growth is the result of the expansion of existing local
companies and new start-up activity. Because of this,
the City needs to be in regular contact with its larger
employers regarding expansion opportunities, and
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make programs and resources available to wouldbe entrepreneurs as its main economic priorities.
The City should also be persistent in its efforts to fully
incorporate/annex key geographic areas emanating
outward to the State Highway 480 perimeter
corridor, particularly around the 480 / U.S. Highway
57 interchange, in order to capture and control the
economic activity that will naturally be drawn to this
powerful location in coming years.
Economic Principle 5: Vibrant Economies. Create and
enhance vibrant commercial areas and recreational
amenities to meet the wide range of economic needs
and interests of residents, visitors, businesses, and the
City; provide employment opportunities; and take
advantage of Eagle Pass’ proximity and connections
to surrounding areas, including Piedras Negras, Laredo,
Del Rio, and Uvalde.
Economic Principle 6: Align Regulatory Framework
with Economic Vision. Low costs plus low regulations
will ultimately result in low outcomes. Competing
purely on a low regulation, low cost basis may make
sense for asset-poor, low-skilled, opportunity-deprived
communities (where assets are few, barriers-to-entry
had better be too). This profile should not describe
Eagle Pass. The City needs to position itself as an
economically-diversified, recreation and wellnessfocused, destination city. The City therefore shouldn’t
try to compete mainly on price and ease of entry
especially at the expense of strategic, talent-attracting
investments in quality public services and amenities.
Economic Principle 7: “Strategic” and “Opportunistic”
are not Mutually Exclusive Terms. When it comes
to economic opportunity, cities need to be both
strategically focused and light-on-their-feet. Plans
should be dutifully implemented. However, there are
times when opportunities materialize seemingly out of
nowhere that may require pivoting and/or diverting
energies away from the chosen course. Although an
economic development plan or strategy can identify
a city’s competitive advantages and lay out strategies
to capitalize on them, economic development
does not unfold in linear fashion. When opportunities
emerge that are not discordant with the plan, the

City will need to mobilize quickly and aggressively to
make them a reality. There is no shame in the reactive
pursuit of a special opportunity that wasn’t laid-out in
the plan, provided that it is “real” and a good fit for the
community.
Economic Principle 8: Economic Development is a
Verb. It needs to be a proactive, facilitated endeavor.
Few communities are fortunate enough to have great
companies and projects simply fall in their laps. Most
places need to work for it with dedicated staff and
financial tools and resources. In Eagle Pass’ case,
the effort should focus mainly on working alongside
commercial property brokers, the Eagle Pass Chamber
of Commerce, an arm of the recently organized
Business and Economic Development Committee
(BEDC), the Maverick County Development
Corporation, and others, to connect prospective
commercial office tenants to regional developers
and property-owners. Another major task will be
to further develop strategic relationships with the
Southwest Texas Junior College (SWTJC) and evolve
it into an active economic partnership with the City.
On the physical re/development side, there is a need
for a quasi-governmental arm of the City to help
package and serve-up real estate development
deals that wouldn’t otherwise happen without public
involvement.
Economic Principle 9: Encourage Entrepreneurship. The
City needs to embrace entrepreneurship with funded
programs and facilities. Implement and execute
seamless strategies and programs with both economic
development and community development to drive
systemic change. Integrating community development
with economic development will empower individuals,
neighborhoods, and Colonias within the Planning Area
to make changes through education, volunteerism
and community development strategies. Strategies
and policies that effectively involve and build
community must ensure that all citizens and businesses
work together to build an inclusive environment. This is
supported by involving various community approaches
including community outreach programs and cultural
diversity capacity building.
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Focus Areas 1: Economic Performance

Economic Performance
This focus area discusses policies and programs to
grow and diversify the City’s economy. It includes
specific recommendations intended to expand the
tax base, promote new capital investment, grow
jobs, increase household wealth, and support the
attraction and formation of new businesses. The
recommendations are made with the understanding
that Eagle Pass’ economy is a part of a much larger
regional economic system, the overall performance of
which will directly affect the City’s local economy. Like
other fluid systems such as transportation and energy,
Eagle Pass’ economy does not exist in a vacuum. It
is dynamic, interdependent, and constantly in-flux.
It doesn’t adhere to municipal boundaries and is
driven by internal as well as external forces. For this
reason, the City’s economic development policies and
programs should be established and implemented
within a regional and international context with
the understanding that, “What is good for Piedras
Negras and Uvalde is good for Eagle Pass and viceversa.” Eagle Pass needs to do more to attract more
professional white-collar employment. Such a specific
target requires a specific strategy using very different
tools and programs than say, a strategy focused more
on industrial development or logistics. A professional
jobs-leaning strategy will likely require more up-front
public infrastructural investments in things such as
public space, downtown regeneration and education
– things that attract people as well as companies
instead of trying to compete exclusively on cost or
ease of entry.
As stated within the International Economic
Development Council’s (IEDC) Economic
Development Reference Guide, the main goal of
economic development is improving the economic
well-being of a community through efforts that entail
job creation, job retention, tax base enhancements
and quality of life. There is no single definition
for economic development; nor is there a single
strategy, policy, or program for achieving successful
economic development. Communities differ in their
geographic and political strengths and weaknesses.

Each community, therefore, will have a unique set of
challenges for economic development.
This element proceeds from the assumption that the
key objective of an economic development strategy
is business development and job growth, which comes
from the creation of new businesses, the expansion
of existing businesses, and the attraction or retention
of existing businesses. Thus, a key question for public
policy is, what are the factors that influence business
and job growth, and what is their relative importance?
Some simple assumptions, grounded in basic
economic principles, provide a point of departure for
answering that question:
►► Businesses want to be profitable.
►► Profitability is the excess of revenues over costs.
Thus, profitability can be achieved and increased
by increasing revenues or reducing costs.
►► Increasing revenues is primarily a function of the
market for the goods and services a firm produces
(the demand side of the equation), and decreasing
costs is primarily a function of reducing the costs of
producing and delivering goods and services (the
supply side of the equation).
►► Every good or service produced has multiple
inputs. Thus, if one wants to influence the costs
of production, one should focus on the costs of
individual inputs. Some inputs are more important
(as a percentage of total production costs) than
others, and some are more amenable to the
influence of public policy than others (e.g., the
costs of infrastructure).
►► There are a few things that local governments can
do to influence the demand side of the equation
(e.g., marketing of regional products, buying
locally, assisting local producers in finding local
suppliers (import substitution). The most significant
ways that the public sector can influence business
profitability are on the supply (cost) side of the
equation.
This focus area provides strategies and actions that
the City of Eagle Pass can employ to encourage
economic development in the context of quality
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growth. It describes a process for selecting strategies
for coordinated regional economic development, and
provides guidance in how to monitor strategies. These
strategies include:
►► coordinating economic development programs
and support services;
►► engaging in business development;
►► providing development incentives and financing;
►► engaging in business attraction and retention;
►► educating the workforce;
►► ensuring an adequate land supply;
►► providing adequate infrastructure; and
►► providing a quality of life conducive to business
innovation.

Place/Asset-Based Economic
Development
Although various economic doctrines abound,
there is no set prescription, formula, or set of rules
to do economic development at the local level.
Each community faces a different set of challenges,

opportunities, assets and aspirations that call for
unique combinations, applications and the mixing
and matching of various tools and actions. One thing
is for sure however; the best economic development
programs involve one or more highly inventive
responses to a local condition or opportunity (i.e.,
a place/asset-based strategy), while mediocre
outcomes usually fall to less successful communities
which are followers/hopefuls that rely too heavily on
formulaic “best practices.” This more place/ assetresponsive approach can be thought of more simply
as “opportunity development.” Finally, at this point,
the City does not have any dedicated staff/resource
capacity to carry out many of the recommendations
outlined below. It will have to start virtually from the
ground up to build this capacity. Despite its many
opportunities, Eagle Pass is also presented with a
number of potential concerns and challenges. These
include: increased traffic congestion both locally
and regionally; poor visual quality; a retail landscape
dominated (and being siphoned-off) by generic
national franchises; and offering diverse housing
options that appeal to a professional / executive
workforce. Such housing options are increasingly
important in attracting lifestyle-driven talent workers.
Source: 57 Industrial Park
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One commonly held notion needs to be debunked
from the outset. That is, that a strong planning regime,
with firm rules governing the placement, intensity
and type of development, is anathema to economic
growth. While that may once have been partially true
for jobs-strapped, low-skilled, asset-poor manufacturing
communities, it no longer applies to places like
Eagle Pass that have many more options available
to them. More than ever before, today’s family/
lifestyle-first, talent-driven, technology-enabled, mobile
economy demands more emphasis on enhancing
and preserving place-quality than the old thinking of
development for development’s sake. This new reality
makes planning and land controls more important
than ever.

Employee-First vs. Employer-Direct
Business Attraction
Today talent is king, and in its war for mobile, lifestylefocused talent workers, companies are increasingly
following the talent as much as the other way around.
Because of this, communities that want to attract
high-wage companies would be wise to focus first
on attracting workers with good public amenities
and services instead of vying for the companies
directly using the traditional “slings and arrows” of
high incentives, low taxes and low regulations. For
their part, the companies, in pursuit of development
predictability, will often also welcome a stricter
planning regime to help protect their own real estate
investments and the place-quality that their workers
increasingly demand. In today’s world then, basic
economic development practice looks largely like
good overall planning and community management
practice. It means good: transportation, schools, public
safety, housing/ neighborhood choices, recreation
opportunities and varied places to shop. It also means
a quality public domain as reflected in attractive
streets, an active downtown, quality parks and other
public infrastructure - in short - all of the things that
attract talented people and the companies that wish
to hire (and will follow) them. Taxes should strive to be
reasonable for the public benefits conferred, rather

than the lowest around with a greater emphasis on
value for the tax dollar rather than just on the cost of
taxes.

Local Government Policies and Strategies
Even though government cannot affect all the
factors important to economic development, it can
have a significant impact through both its traditional
role as public service provider and regulator, and
its entrepreneurial role as a dealmaker and business
recruiter. Of these two roles, the former is essential;
government must provide quality basic services and
an efficient regulatory environment if it wishes to
create economic development. Providing further
incentives to businesses is optional—whether it makes
sense depends on what government can reasonably
offer, the extent to which such offerings are necessary
to attract firms, and the cost of those offerings.
Local government involvement in economic
development can take several forms, including:
►► clearing and assembling adequate land for
business (zoning, urban renewal, remediation and
abatement, and similar devices);
►► underwriting risk (industrial development bonds, tax
abatement, low interest loan programs);
►► providing amenities and infrastructure (construction
of utilities, tax increment financing, urban renewal);
►► promoting economic development (participation in
chambers of commerce, economic development
organizations, trade missions, other nonprofit
groups);
►► providing job training, or establishing or supporting
institutions that provide job training (e.g.,
community colleges and technical schools);
►► changing the tax structure to promote economic
development; and
►► modifying regulations that are seen as burdensome
to business.
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Sidebar

Factors that Matter to Businesses
Direct Inputs
1. Natural Resources and Supplies
–– The quality, quantity, and cost of the locally available natural resources and supplies are all
relevant.
2. Land and Built Space
–– To be effective, communities must have an available supply of shovel-ready land,
appropriately zoned and supplied with utilities and services, to accommodate the needs of
business.
–– Existing buildings are useful for businesses that do not have the time or funding to pay for a
purpose-built structure on previously vacant land.
3. Labor
–– The relative productivity and cost of labor is often the single most important factor for
businesses (especially service businesses).

Factors Directly Affecting the Cost of Inputs and the Revenues from Outputs
1. Location Relative to Supplies and Markets
–– Firms need to bring their supplies (including labor) from other locations. The closer the
supplying markets, generally the less expensive this transfer is. The final stage of the production
process is getting the product (either goods or services) to market. As with supplies, the closer
the receiving markets, the less expensive this transfer is.
–– The move to a knowledge-based economy with high-speed communication infrastructure
and improved transportation links has enables firms to locate at a greater distance from their
markets.
2. Infrastructure and Utilities (including Transportation and Telecommunications)
–– An important role of government is to increase economic capacity by improving the quality
and efficiency of infrastructure (e.g., roads, bridges, water and sewer systems, airport and
cargo facilities, energy systems, and telecommunications).
3. Business Clusters
–– Firms co-located with other similar businesses can reduce their direct input costs by sharing
a large labor pool and suppliers that have emerged to service the cluster. Clusters also have
advantages beyond direct inputs. The interchange of ideas that occurs through proximity
can benefit business innovation, creativity, and efficiency.

Factors Indirectly Affecting the Cost of Inputs
1. Amenity and Other Quality of Life Factors
–– A local jurisdiction with a high level of amenity and other quality-of-life factors (e.g., good schools, a
clean environment, affordable and appropriate housing, and a diverse and exciting culture) attracts
people simply because it is a nice place to be. In particular, it attracts skilled workers, decreasing labor
costs for businesses.
2. Local Government Policies and Strategies
–– In addition to direct public provision of infrastructure and services, public policy can affect the costs of
doing business through regulation, taxes, and incentives.
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GOAL 1.0:
A balanced, diversified economy
assures desirable local employment
opportunities, strengthens the City’s tax
base, and sustains quality of life and
economic well-being.
OBJECTIVE 1.1: Foster a strong and diverse

economy which provides a range of employment
and economic choices for individuals and
families in all parts of the City and Planning Area.
STRATEGY 1.1.1: Engage with, and Leverage the
Entire Regional Asset-base.
As previously summarized, for most cities the region is
the geographic unit that has the greatest impact on
local prosperity. Regions represent larger markets and
collections of resources (and have a drawing power)
that most cities, by themselves, cannot command.
For this reason, Eagle Pass’s economic development
programs should be conceived in a regional context
(expanded Trade Area) while also being responsive to
local circumstances and opportunities.

ACTIONS AND INITIATIVES
1. Continue to work with regional partners to
advance, secure, and execute initiatives aimed
at improving the quality of life and economic
well-being of communities within the region. These
include:
–– Maverick County Development Corporation;
–– Eagle Pass Chamber of Commerce;
–– Texas Center for Border Economic and Enterprise
Development;
–– Piedras Negras Economic Development
Department.

STRATEGY 1.1.2: Continue to Pursue Place/AssetBased, Opportunity Development.
Although various economic doctrines abound,
there is no set prescription, formula, or set of rules
to do economic development at the local level.
Each community faces a different set of challenges,
opportunities, assets and aspirations that call for

unique combinations, applications, and the mixing
and matching of various tools and actions. One thing
is for sure however; the best economic development
programs involve one or more highly inventive
responses to a local condition or opportunity (i.e.,
a place/asset-based strategy), while mediocre
outcomes usually fall to less successful communities
which are followers/hopefuls that rely too heavily on
formulaic “best practices.” This more place/assetresponsive approach can be thought of more simply
as “opportunity development.”

STRATEGY 1.1.3: Prepare for the arrival of the
TransMigrantes.
Transmigrantes are large groups of Central and South
American nationals who purchase used goods in
the United States and take them to Latin America to
sell. They typically travel together in a large convoy
and, upon reaching the United States, will split into
smaller groups and travel to major metropolitan areas
in search of good deals on automobiles, which they
will fill with appliances and other merchandise. The
Transmigrantes have typically crossed into the United
States at Laredo, but this route has become very
dangerous for them as they are often attacked by
robbers as they travel through Mexico. Therefore, to
increase their safety, the Transmigrantes are beginning
to travel through Eagle Pass and Piedras Negras. This
could be a significant windfall for Eagle Pass, as the
Transmigrantes will often stay overnight in Eagle Pass
before crossing the bridge into Mexico.

ACTIONS AND INITIATIVES
1. Consider the staging needs of the Transmigrantes
and identify areas where they might gather to
prepare for their trip through Mexico. Over time,
formalize the staging area and provide amenities
such as lighting and electricity, and restroom
facilities.
2. Consider providing shuttle services for the
Transmigrantes so they can shop Downtown as well
as at the Mall and other big box commercial stores
along Bibb Avenue.
3. Upon locating a staging area for the
Transmigrantes, consider setting up a location for
food trucks and other concessions to further support
the Transmigrantes.
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STRATEGY 1.1.4: Encourage business growth in
infill locations.
In addition to encouraging expansion of existing
businesses and attracting new businesses, the
community can consider where businesses locate
within the community. Encouraging business growth in
specific locations, such as historic downtowns or other
core activity centers, can help improve the overall
quality of life for existing and future residents, workers,
and visitors. This improved quality of life also translates
into a competitive advantage for local businesses and
is critical for strengthening the local economy. See
plans for emplty lots along Industrial Park Boulevard in
TFC Figure 3, Industry Way Business Campus.

Inverted Tariffs
Inverted tariff benefits exist when the duty rate for the
overall finished good is lower than the duty rate of
the component parts. Therefore, by manufacturing
finished goods within an FTZ, US importers can
take advantage of the inverted tariff duty rate,
all while keeping manufacturing operations within

the US. Inverted tariff works when an importer with
manufacturing authority within an FTZ is allowed to
admit their components into the zone duty-free,
manufacture the finished good, and pay CBP duties on
the foreign content in the finished good at the lower
duty rate of the finished goods at the time of entry.
The importer avoids paying the higher duty rate on the
component parts and defers the lower duty payment
on the value of the foreign content until the time of
consumption in the commerce of the US. Inverted tariff
is seen predominantly in the manufacturing industry,
benefiting automotive, petroleum, pharmaceutical,
aerospace, electronics, textile companies and many
more.1
Some of the benefits of operating a FTZ include:
►► Improved inventory management;
►► Automated recordkeeping and document storage;
►► Increased visibility of the supply chain;
►► Improved cash flow;
►► Improved company compliance;
►► Lessened U.S. regulatory agency requirements for
re-export.
1 “Inverted tariff – What it is, and how should it be used?”.
Integrationpoint.com. Retrieved 2013-05-14.

TFC Figure 3, Industry Way Business Campus
(Source: Maverick County Development Corporation)
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Any company in any industry can apply to be a part
of a FTZ. Companies importing to the U.S. on a regular
basis and in high volume are the main participants. It
is a way to reduce importing costs and save money
by participating in special Customs procedures and
simplifies processes to run more efficient inventory
control systems.
Grantee: City of Eagle Pass
P.O. Box 3693, Eagle Pass, TX 78853
Raul E. Perez (830) 773-6166
Fax (830) 773-6287
raul.perez@eaglepassmcdc.com

STRATEGY 1.1.5: Take full advantage of Eagle
Pass’ status as a Foreign Trade Zone (96).
U.S. FTZs pose multiple benefits, other than duty
deferred and inverted tariff, which companies can
use to benefit their bottom line. However, a majority
of companies are not utilizing FTZs to their full potential
because sometimes the unknown creates uncertainty.2

ACTIONS AND INITIATIVES
1. Advertise and offer the FTZ federal incentive on
a case-by-case to stimulate business attraction,
retention, redevelopment and expansion.

STRATEGY 1.1.6: Pursue “Opportunity Economics.”
As stated in the Introduction, the strongest and most
sustainable economic programs attempt to leverage
distinctive local assets or advantages. These can
consist of a combination of geographic location,
climate, and natural resources, as well as defined
industry clusters, unique infrastructure, wealthy civicminded citizens or institutional assets that have
accrued over long periods of time. “Opportunity
economics” refers to maximizing these assets and
realigning them toward new or emerging global
markets. It also means seizing upon “found” or latent
opportunities that may present themselves either by
historical accident or intentionally through the random
actions, investments and interests of wealthy or
motivated private individuals. Other opportunities arise
from taking a first-mover position on emerging trends
that a city has a legitimate chance to lead on. Work to
uncover and exploit latent economic assets.

ACTIONS AND INITIATIVES
1. Work to understand the missions and investment
strategies of area foundations, corporations and
wealthy individuals. Align City development
strategies to leverage them to the extent possible.
2. Cultivate a strategic relationship with the Kickapoo
Nation, and working together, capitalize on
environmental and cultural heritage projects that
are unique to this area and have the potential to
be significant tourst draws (i.e. world birding center
site, Kickapoo museum Downtown, Rio Grande
Blueways, etc.)

OBJECTIVE 1.2: Develop a highly skilled and

trained workforce that is prepared to meet and
exceed the employment needs of future business
and industry.
Workforce development and/or training refers to
community efforts to train individuals for specific jobs
or industries. Training may cover everything from soft
skills (work ethic, attitude, getting to work on time)
to basic skills (literacy, numeracy) to specific job skills
(carpentry, website development, etc.). Community
workforce efforts may also include job placement
assistance, resume writing, interview skills, and retention
services such as legal advice and child care, that help
people stay in a job once placed there. The goal of
workforce training programs is to improve the quality
and skill sets of individuals, to place them in jobs, and
help businesses find an employee base in line with their
needs. A good workforce training program, therefore,
serves two customers: individuals and businesses.
According to the Civilian Labor Force data from U.S.
Bureau of Labor Statistics, in June 2018, the labor force
within Maverick County consisted of 23,858 persons,
down from 24,115 persons in May. Over the past 12
months, the labor force has remained fairly steady, just
down 43 persons. Of the labor force, 21,831 persons
were employed and 2,027 persons were unemployed
(Unemployment Rate: 8.5 percent).
According to the 2016 U.S. Census Bureau Business
Patterns, the following key industries contributed to the
Gross Regional Product (GRP):
►► Health and Social Services (4,195 jobs in 2016): 33
percent

2 “How FTZs Work with the Rest of the Company”. Integrationpoint.
com. Retrieved 2013-05-14.
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–– Job Concentration: 18 percent above national
average
–– Industry job growth (2010 to 2016): -5 percent
►► Retail (2,781 jobs in 2016): 22 percent
–– Job Concentration: 9 percent above national
average
–– Industry job growth (2010 to 2016): 16 percent
►► Hospitality (2,342 jobs in 2016): 19 percent
–– Job Concentration: 8 percent above national
average
–– Industry job growth (2010 to 2016): 119 percent
►► Transportation and Warehousing: (740 jobs in 2016):
5.9 percent
–– Job Concentration: 2 percent above national
average
–– Industry job growth (2010 to 2016): 20 percent
►► Manufacturing: (593 jobs in 2016): 5 percent
–– Job Concentration: 4 percent below national
average
–– Industry job growth (2010 to 2016): 84 percent

STRATEGY 1.2.1: Provide a range of workforce
training programs and opportunities in Eagle Pass.
Providing workers with an opportunity to educate
themselves and train for more skilled jobs helps them
compete for jobs in the community now and in the
future. A workforce with the right mix of skills and
education is an important asset for attracting new
industries. Offering local residents the opportunity to
gain skills for a wider range of jobs can also reduce the
need for residents to commute long distances to find
appropriate employment, thereby improving quality
of life for workers and reducing traffic congestion and
air pollution. To tailor this objective to local conditions,
City staff would need to know the education and
skill levels of their local workforce and the skills that
potential growth industries need. This analysis might
result in objectives tailored to different industries and
types of advanced education and workforce training,
including community and four-year colleges and
job training programs that teach both job-specific
technical skills and soft skills such as communication,
teamwork, and time management. Local educational

institutions and job training centers can be key partners
in achieving these goals.

ACTIONS AND INITIATIVES
1. Consider partnering with Southwest Texas Junior
College to expand the number of industryrecognized manufacturing certification courses.

STRATEGY 1.2.2: Continue to conduct quarterly
career fairs.
ACTIONS AND INITIATIVES
1. Establish a partnership with the Texas Workforce
Commission (TWC) and Workforce Solutions for Skills
Program.

STRATEGY 1.2.3: Continue to work with local
business and industry to provide internship
opportunities.
ACTIONS AND INITIATIVES
1. Partner with the Eagle Pass Chamber of Commerce
and the Maverick County Development
Corporation to interview major employers within
the community and region; determine their shortand long-term staffing needs and internship
opportunities; and identify and vet candidates to fill
positions.

OBJECTIVE 1.3: Promote Entrepreneurial
Activity.

Entrepreneurship is a powerful force driving
innovation, productivity, job creation, and economic
growth. Studies show that places with a high level
of entrepreneurial activity tend to be better off
economically. The challenge is that 50 percent of
all new small businesses fail; often because they lack
sufficient financing, business networks and skilled
employees in their early days. Young organizations
face many vulnerabilities and liabilities. They may
lack sufficient financing, business networks and skilled
employees in their early days. They may still be having
problems ensuring consistent production quality. It
takes time to develop a reputation in the market and a
stable set of customers and suppliers.
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Innovation and
Entrepreneurs
Entrepreneurship is a powerful force driving
innovation, productivity, job creation, and economic
growth. Studies show that places with a high level
of entrepreneurial activity tend to be better off
economically. The challenge is that 50 percent of
all new small businesses fail; often because they lack
sufficient financing, business networks and skilled
employees in their early days. Young organizations
face many vulnerabilities and liabilities. They may
lack sufficient financing, business networks and skilled
employees in their early days. They may still be having
problems ensuring consistent production quality. It
takes time to develop a reputation in the market and a
stable set of customers and suppliers.
Numerous studies show that high-growth and “gazelle”
firms consistently outperform other businesses in the
economy in terms of growth in sales and/or growth in
employment. Gazelles are the subset of high-growth
firms that are very young, nimble, light on their feet,
and able to seize opportunities; and ultimately are
economically important to the economy because they
contribute disproportionately to job creation. Indeed,
since 1979, more than 75 percent of all new jobs
created in the United States have been generated by
fewer than 10 percent of small businesses.

Entrepreneurship Ecosystems
Business incubators reduce the risk of small business
failures, reporting success rates as high as 87 percent.
Business accelerators and incubators provide
innovative, early-stage entrepreneurs with resources,
facilities, and expertise to help them develop their
business plans and seek follow-on financing. They play
an important role in the venture capital system, helping
innovators gain strategic advantage in a competitive,
international marketplace. To retain these startups,
according to the Harvard Business Review, the new
holy grail for governments is to create an environment
that nurtures and sustains entrepreneurship, or an
“Entrepreneurship Ecosystem.” There is a growing
amount of evidence that business incubation should
be tailored to a community’s character, needs, and
desires – as there is no silver bullet. According to

Forbes, entrepreneurship ecosystems are unique, each
being the result of the hundreds of elements interacting
in complex ways. However, there are some basic
elements that tend to appear in most ecosystems,
including:
►► physical space;
►► business incubation services;
►► partnerships with governments, universities and
business organizations; and
►► some form of government fiscal support.

Necessity for Business Incubation
The National Business Incubation Association (NBIA)
states that business survival rates can be increased
through business support services such as incubation
and mentorship. The NBIA claims that business
incubators reduce the risk of small business failures,
reporting that 87 percent of all firms that have
graduated from their incubators are still in business.
Business accelerators and incubators provide innovative,
early-stage entrepreneurs with resources, facilities, and
expertise to help them develop their business plans and
seek follow-on financing. They play an important role
in the venture capital system, helping innovators gain
strategic advantage in a competitive international
marketplace.

Return on Investment
Incubation and innovation centers have shown a
positive return on investment in dollars, new jobs,
company retention, and increased attractiveness. The
Okanagan Research & Innovation Centre, now known
as Accelerate Okanagan, claims that for every dollar
spent on business incubators, $30 is returned to the
local economy in wages, taxes, sales, and services.
The Economic Development Administration of the U.S.
Department of Commerce has shown that business
incubation has a much larger economic impact
and return on investment than other forms of public
infrastructure expenditure. They report that incubators
can provide up to 20 times more jobs than infrastructure
projects such as water and sewer improvements.
The University of Saskatchewan reports that start-up
companies tend to remain within the community,
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Innovation Cafe in Kansas City, MO, Sells membership to
a collaborative community with access to professional
infrastructure.

contributing to the economic development and
diversification of the local economy. Studies from around
the globe consistently link entrepreneurship with rapid
job creation, GDP growth, and long-term productivity
increases. Perhaps most importantly, the NBIA states
that 84 percent of incubated graduates stay in the
community where they were incubated.

On Place Ballet
“Place ballet” describes the regularity of place founded
in habit, routine, and supportive physical environment.

Indy Hall, Coworking space in Philadelphia, PA.

Small Business + Creative Jobs

= LOCAL GROWTH

–– The majority of new jobs are produced by small
local businesses.
–– Entrepreneurs convert ideas into jobs, wealth, and
competitiveness.

Conducting their own daily activities, people
come together in space, which takes on a sense of
place. Individual participants using the same space
unintentionally create a larger place with its own tempo
of activity and rest, bustle, and calm.
“Place ballets may occur at various scales, indoors and
out. A lounge, office building, village square, or any other
situation where some users come together regularly,
face-to-face, may provide a foundation for place ballet.”
(David Seamon, PhD. Kansas State University)

–– Small businesses are better at replacing jobs
following a recession.

Co-working Facilities

–– Creative industries account for 35 percent of the
jobs, and 51 percent of the wages.

Coworking is a new form of membership-based officing
where small businesses, startups, and telecommuters
conduct their individual work in a shared office
environment. A mixture of open work spaces and private
offices provides choice and flexibility for members to work
in a community setting. The first coworking space was
founded in 2005 in San Francisco, and at last count there
were over 12,000 coworking spaces up and running in the
world.3

Refinery 46 Home Services and Construction coworking facility.
Source: Refinery 46 Facebook page

Torpedo Factory Art Center, Publicly accessible working artist studios
in Alexandria, VA. Source: http://www.pixelsatanexhibition.com/

Typical coworking members are small businesses that
come from the technology, advertising, marketing and
information sector but there are other examples of
small and large businesses joining coworking facilities. In
Indianapolis, for example, Refinery46 coworking facility is
based around home service and construction agencies.
And in Boston, larger companies are using coworking
space and buildings because there is little space to lease
in the city as well as because of their growth needs, the
ability to move quickly to find space, the flexibility of
3 Local Office, Houston, Texas. What is Coworking? localoffice.com/
coworking/
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the lease, and the convenience of collaboration and
access to talent. The over arching reason the coworking
market is growing is because of the collaborative
atmosphere. In the Refinery 46 example, this facility
brings businesses together that are just starting out and
may not be able to afford or have access tools to help
them grow and succeed. This collaborative atmosphere,
flexible space and convenience is a tool to attract
talent, develop a workforce, and grow the economy.

STRATEGY 1.3.1: Expand programs to promote and
sustain entrepreneurship.
Encouraging entrepreneurs to start businesses gives
people power over their own lives and lets them build
wealth in their own communities. Business owners who
also live in the community tend to spend more on local
business services and keep more of their earnings in
the local economy. They also have a vested interest in
the community and are less likely to move elsewhere in
response to incentives offered by other cities.
Entrepreneurship development programs provide
potential entrepreneurs with the capital, training, and
technical assistance they need to start-up and grow
their business. Incubators are one of the many initiatives
used for entrepreneurship development, but programs
also include technical assistance, financing, legislation,
marketing, accounting, and networking.

ACTIONS AND INITIATIVES
1. As discussed within Strategy 5.4.6, the City’s Main
Street program should allocate space within its
Culture and Arts Center, which is currently under
construction, to provide office space for SCORE
mentors to provide business and technical assistance
to start-up entrepreneurs.

STRATEGY 1.3.2: Consider developing a micro-loan
program.
“Microfinance” refers to the financial services provided
to low-income people, traditionally to support selfemployment. This includes small loans, savings plans,
insurance, money transfers and other basic financial
services. Microloans are typically defined as very small,
short-term loans with a low-interest rate, extended to
self-employed individuals, new startups with very low
capital requirements, or small businesses with only a

few employees. The U.S. Small Business Administration’s
(SBA) average microloan is about $13,000.

ACTIONS AND INITIATIVES
1. Consider the conditions upon which a low-interest
microloan program could be launched within Eagle
Pass, and administered by either the proposed
economic development arm of the City or by the
Maverick County Development Corporation.

STRATEGY 1.3.3: Establish a small business
incubator.
A small business incubator is a facility that supports and
facilitates the growth of start-up business enterprises
through providing discounted office space and
conference rooms, shared office equipment (i.e.,
copiers, plotters, furniture); multi-media advertising and
marketing support, business counseling, and clerical /
secretarial / accounting support.

ACTIONS AND INITIATIVES
1. Develop a business plan program (schedule and
budget) for establishing a business incubator in
Eagle Pass. Consider likely funding sources, support
services, and potential locations.

STRATEGY 1.3.4: Evaluate the feasibility and timing
of developing a co-working facility.
As previously described, a co-working is a membershipbased officing facility where small businesses, startups,
and telecommuters can conduct their individual work
in a shared office environment. According to Brian
Schutt, co-founder of Refinery46, a co-working facility
in Indianapolis which is 60 percent occupied, coworking facilities can provide start-ups with essential
“business pieces,” like legal and accounting services.
Their plan: “first, attract good people and companies
that want to collaborate and grow; second, work with
those companies on talent attraction and workforce
development.”

ACTIONS AND INITIATIVES
1. Consider conducting a market assessment
regarding the feasibility of administering a coworking facility in Eagle Pass. The facility could
be administered by the proposed City economic
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development / redevelopment department (refer to
Strategy 1.5.1).
2. In conjunction with the development of the Culture
and Arts Center downtown, consider developing a
co-working space for artists to assemble and finish
large art works.

OBJECTIVE 1.4: Support business development

activities to retain, expand and recruit businesses.
A business retention and expansion (BR&E) program will
create and maintain relationships and monitor taxing
situations to assure the Eagle Pass’ local businesses
are appreciated, given excellent customer service,
and allow the City to be the voice of the business
community. A successful BR&E program is an important
facet in keeping quality jobs in a community as well
as marketing to external prospects and creating an
environment that is conducive to business investment.
Business retention programs assist small businesses to
prevent their relocation and to help them survive in
difficult times. Retention programs typically involve
partnerships among public and private organizations
that assess the assets and opportunities of individual
companies through periodic surveys, interviews, and
visitations. The purpose is to establish relationships
between community businesses and economic
developers to strengthen existing companies, establish
early warning systems to flag at-risk businesses that
require assistance, and ensure that public programs
meet local business needs. Business retention initiatives
usually include a mechanism for linking expanding
businesses with public programs designed to mitigate
growing pains and regulatory issues.

Certainly the lack of available “turnkey” Class A office
space contributes to the City’s inability to attract more
professional jobs. Most developers (and commercial real
estate lenders) meanwhile, are generally loath to build
(finance) new office construction without firm tenant
commitments in-hand. This puts Eagle Pass in a catch-22
situation when it comes to landing large commercial
office tenants, especially companies that are expanding
quickly or new to the region. These types of companies
can’t wait out the typical two-year timeframe it takes
to deliver a new building to the market. Consequently,
Eagle Pass, with little to no Class A space to begin
with, may be missing out on key opportunities. This
enviable situation should make developers and lenders
more confident in undertaking speculative office
construction as long as the area’s economy continues
to grow, and both interest rates and rents remain stable.
Together, Eagle Pass and major property-owners need
to aggressively market the City and its commercial
office development opportunities to area developers
and brokers. Incentive programs such as tax increment
financing (TIF) also need to be developed and included
as part of the marketing message.

ACTIONS AND INITIATIVES
1. Conduct a commercial office market study to
understand current and projected supply/demand
factors; optimal office sites and configurations; and
target tenant profiles.
2. Consider implementing the use of tax increment
financing (TIF) to incent office development in
designated redevelopment areas.
3. Reach-out to property-owners to expand the
availability of prime office sites on the market.

STRATEGY 1.4.1: Maximize Indigenous Growth.

4. Pre-zone key sites for office development based on
the Comprehensive Plan’s Future Land Use Map.

Although most economic development budgets are
spent on trying to recruit new companies, most job
growth is the result of the expansion of existing local
companies and new start-up activity. Because of this,
the City needs to be in regular contact with its larger
employers regarding expansion opportunities, and
make programs and resources available to would-be
entrepreneurs as its main economic priorities.

5. Create an avenue for development projects that
meet specific performance criteria to receive
expedited (fast-tracked) permitting consideration.

STRATEGY 1.4.2: Work to expand professional
employment and office development
opportunities. Incent/Market Class A Office Space.

6. Convene a commercial brokers roundtable to
discuss commercial office market trends and ways to
improve Eagle Pass’ competitiveness for new Class A
office space.
7. Create and update an interactive available
commercial sites tab on a new economic
development website.
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8. Produce an “Office Opportunities” marketing piece
showcasing the regional asset-base, key office sites
and incentives. Distribute widely within the real estate
community.
9. Consider authorizing a newly formed Redevelopment
Authority as a “quasi-public developer” through
direct control and marketing of key sites (i.e. option
transfer and deal packaging).

STRATEGY 1.4.3: Ensure that local businesses
receive the necessary support and attention
with their needs/issues to compete in the global
marketplace.
ACTIONS AND INITIATIVES
1. As discussed within the Downtown focus area,
establish a local office for a SCORE representatives
to provide business consultation to start-up and
established businesses. As summarized on the
SCORE website (https://www.score.org/), SCORE
is the nation’s largest network of volunteer, expert
business mentors, with more than 10,000 volunteers
in 300 chapters. As a resource partner of the U.S.
Small Business Administration (SBA), SCORE has
helped more than 10 million entrepreneurs through
mentoring, workshops and educational resources
since 1964. SCORE’s Mission is to, “foster vibrant
small business communities through mentoring and
education.” The closest SCORE office is located in
San Antonio.		

STRATEGY 1.4.4: Encourage Business relocation to
Eagle Pass.
ACTIONS AND INITIATIVES
1. Establish a shovel-ready sites program.
2. Determine possible tax and other incentives
for business relocation to Eagle Pass; as well as
approving incentives for retention of existing
customer base.

OBJECTIVE 1.5: Enhance Eagle Pass’ image and

reputation with all trade, industry, government, and
public organizations.
STRATEGY 1.5.1: Develop an internal economic
development / redevelopment department within
the City.

Formalize economic development as a key function
of the City. Evaluate the utility of having an economic
development / redevelopment arm within the City
Administration. The responsibilities of this department,
board or commission would include:
►► updating municipal / regional economic profile
information;
►► administering tax increment financing (TIF) and
payment in lieu of taxes (PILOT) programs;
►► sponsoring and funding redevelopment studies and
municipal grant programs that may reduce the
financial impact of front-end redevelopment costs;
►► business retention programs, including workshops,
educational sessions, administering municipal
incentives;
►► maintaining an online directory of available sites and
properties; etc.

ACTIONS AND INITIATIVES
1. Discuss with the Business and Economic Development
Committee (BEDC) whether the economic
development / redevelopment office should be a
department of the City or a quasi-governmental entity
that is funded in part by the City.
2. As a means of launching this strategy, consider hiring
a community (re)development City staff position
within the City of Eagle Pass’ Planning Department.
The Officer would work with the Eagle Pass Chamber
of Commerce, the Economic Development and
Tourism of Piedras Negras, and the Maverick County
Development Corporation, and the development
community to identify infill development and
redevelopment opportunities, administer incentive
programs, and manage consultant studies.

STRATEGY 1.5.2: Establish a robust, multi-media
marketing platform to reach regional, state and
international audiences.
Enhance Eagle Pass’ image and reputation with all trade,
industry, government, and public organizations.

ACTIONS AND INITIATIVES
1. Optimize current trends in technology and social
media to maximize marketing program.
2. Improve local and regional communications. Develop
an Eagle Pass Television station / channel.
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Policies: Economic Performance (EP)
EP Policy 1: Provide the training resources necessary to ensure a highly skilled workforce.
EP Policy 2: Reduce barriers to economic growth, while recognizing regulatory function.
EP Policy 2: Promote diversification of the commercial/industrial base.
EP Policy 3: Expand economic opportunity and improve economic equity for Eagle Pass’
growing population through sustained business growth.

EP Policy 4: Foster an environment that encourages innovation and entrepreneurship, builds
on local strengths for business success and growth, and offers businesses a functional and
attractive place to locate.

EP Policy 5: Ensure parks, trails, natural areas, and a healthy environment continue to protect
the City’s quality of life that attracts and retains businesses and work force.

EP Policy 6: Use land efficiently. Encourage infill development and redevelopment,
particularly of brownfield sites. Cluster businesses to ensure transportation efficiency.

EP Policy 7: Use plans and investments to help create a positive business environment in the
City and provide strategic assistance to retain, expand, and attract businesses.

EP Policy 8: Facilitate the success and growth of small businesses and coordinate plans

and investments with programs that provide technical and financial assistance to promote
sustainable operating practices.

EP Policy 9: Encourage innovation, research, development, and commercialization of

new technologies, products, and services through responsive regulations and public sector
approaches.
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Growth Capacity
GUIDING PRINCIPLES
Growth Principle 1: Incent Performance. Maximize the
use of planning and financial tools to reduce the cost
of development to the community while providing
incentives for well-planned development that
achieves stated City principles and goals.
Growth Principle 2: Direct Growth. Establish a
balance between contiguous outward growth and
inward directed infill development, redevelopment,
rehabilitation, and reuse projects. Direct growth into
areas where basic services such as utilities infrastructure
(e.g., sanitary sewer, water supply facilities), police and
fire protection can be efficiently and economically
provided; in order to promote the responsible use of
land, infrastructure, energy, and other resources.
Growth Principle 3: Manage Growth. Improve and
expand the City’s capacity to enact effective growth
management policies while encouraging compatible
economic development.
Growth Principle 4: Leverage Growth. Encourage
shops and services to locate where existing or planned
residential and employment densities are sufficient
to make delivery of services efficient; and where the
City and the private sector can collaborate on further
enhancements to the urban environment.
Growth Principle 5: Adhere to Systems’ Capacity.
Encourage new development and significant
redevelopment where adequate public services and
utility infrastructure capacity are already in place or
projected for improvement.
Growth Principle 6: Preserve Community Character.
As Eagle Pass continues to grow, strive to preserve
the attributes of the community’s unique, hometown
character and identity, the beauty of its natural
environment, and the strengths of its neighborhoods,
while minimizing the adverse effects of growth.
Growth Principle 7: Promote Livable Urban Centers.
Restoring, revitalizing, and infilling urban centers
takes advantage of existing streets, services, and
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buildings and avoids the need for new infrastructure.
This helps curb sprawl and promote stability for City
neighborhoods.1
Growth Principle 8: Plan for Robust and Timely Public
Facilities and Infrastructure Development. Growth
should be planned for areas with existing infrastructure
or where infrastructure can be expanded with minimal
financial burden to the public. Providing these services
can be extremely costly, thus expanding these systems
to accommodate future growth must be well planned
so as not to waste public resources.

Planning for Growth
The City of Eagle Pass has the opportunity to utilize
several strategies, tools and techniques for influencing
and managing the pattern and timing of development
within its corporate limits and Extraterritorial Jurisdiction
(ETJ). While there is no single approach that meets
all needs, a combination of planning, regulatory,
and financing mechanisms can be used to influence
what is constructed. Given the limitations that state
law places on Texas cities and especially counties,
there are few, if any, mechanisms currently available
to entirely prevent haphazard growth patterns,
particularly within the City’s ETJ. While it is important
that policy and regulatory provisions are in place
to guide and direct where and how growth should
occur, Eagle Pass is faced with the challenge of first,
stimulating and incenting the type of growth and
development which it ultimately hopes to manage.

Growth Context
Existing Opportunities and Constraints
One of the most important factors in Eagle Pass’
objective of creating sustainable future growth is the
community’s ability to attract and accommodate new
residents and businesses. As discussed in subsequent
sections of this report, several factors will influence the
direction, pattern, and pace of future growth over the
next 10-20 year planning horizon.
1

APA PAS No. 565, p. 22

Most important, however, is the expectation that
projected growth will be accommodated efficiently
while conserving natural resources and protecting rural
areas on the City’s periphery from the more random,
scattered development, as has occurred within the
Colonias south of the City, along El Indio Highway
(State Highway 1021). As expressed through the
public participation process, Eagle Pass’ citizens and
leaders recognize that in order to sustain gradual and
deliberate growth, it will require preserving the intrinsic
qualities that make Eagle Pass unique and provide a
sense of place; such as the community’s relationship
to the Rio Grande and the historical resources related
to the Fort Duncan State Historic Site. It will also require
the enhancement of special districts and residential
neighborhoods, such as those around the Downtown
historic commercial district.
The following represent some of Eagle Pass’ perceived
opportunities that can be built upon to foster
economic growth and enhanced quality of life; as
well as those factors which need to be overcome
to improve social, economic, and environmental
conditions within the community.

Conventional Growth Management
Methods
Within the current context of marginal economic and
population growth, it is wise for Eagle Pass to consider
ways in which it can exert maximum influence over
the direction, timing, pattern, mix and quality of new
development within the City limits – growth that will
require the provision of public utilities and services in a
cost-efficient manner; that in turn, may be catalytic in
attracting businesses and people to the area.
It is currently within the City’s capacity to exercise the
following tools to manage growth:
►► Long-range planning is a process of identifying,
analyzing and documenting locations in the City
that are targeted for the gradual expansion of its
urbanized area, in contrast with areas that are less
conducive for intensive development because
of environmental or other identifiable constraints
(e.g., terrain, wetlands, historic sites, etc.), existing
patterns of use and ownership, or service provision
constraints.
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►► Annexation brings key growth areas and areas
intended for limited development into the City
limits well before any significant development
activity begins, and so appropriate land use and
development standards may be established early
on. Annexation is a mechanism to expand the
City’s tax base, especially to incorporate the pool
of tax and fee payers who benefit from municipal
infrastructure and services. Consequently, as
outlined within the Texas Local Government Code,
the City assumes responsibility for providing services
to newly annexed areas, in the form of expanded
utilities infrastructure and police and fire protection,
among other services.
►► Subdivision and development regulations can be
used to carry out growth strategies, particularly
in terms of the quality of new development or
redevelopment. Clear infrastructure standards in
the regulations, and associated City specifications
and criteria, shall establish minimum improvements
required of private development.
►► Development agreements, where appropriate,
require that development in the ETJ must comply
with certain aspects of the regulations that apply to
similar development within City limits, prior to their
annexation into the City. Development agreements
can be negotiated with private interests that request
extension of the City’s utility infrastructure to fringe
and/or ETJ locations, especially to clarify the timing
of future planned improvements and any conditions
in exchange for the City’s infrastructure and service
commitments. They can also be used to establish
levels of participation in public-private cost-sharing
arrangements for infrastructure improvements, as
well as reimbursement provisions for infrastructure
oversizing or other special circumstances.
►► Impact fees assessed on new residential and
nonresidential development provide dedicated
funding for particular capital improvements that are
specifically needed to serve the new development
(as authorized by Texas state law for water, sanitary
sewer, drainage, and roads).
►► Multi-year capital improvements programming
clearly establishes the City’s intentions for extending
its primary arterial streets, trunk water mains, and
wastewater collection lines to targeted growth
areas.

►► Joint Powers Agreements are a means for the City
and other units of government to coordinate on the
provision of infrastructure (as well as public services
and administrative functions), as regulated in
Chapter 163 of the Texas Utilities Code.
►► Adequate Facilities Ordinance requires that
approvals for projects are contingent upon evidence
that public facilities have adequate capacity for the
proposed development. When facilities are found
to be inadequate, development is postponed or
developers may contribute funds to improve facilities.
►► City-County coordination facilitates synchronization
of development policies and procedures in rural parts
of Maverick County and helps to improve regulatory
enforcement in the City’s ETJ.
►► Zoning is the land use regulatory concept through
which a municipality establishes rules for the use and
development of land. A zoning structure consists
of two separate components. The first is the text of
the ordinance, which establishes permitted uses
and specific development regulations that will be
applicable to structures and property within the
community. The second component is the zoning
map, which allocates the various zoning districts
geographically within the community. In adopting
zoning the City establishes a series of districts, and
within each district, sets forth the uses to which
structures or land may be placed. Section 211.004
of the Texas Local Government Code specifically
requires that zoning regulations must be adopted in
conformance with a comprehensive plan.
►► Urban Growth Boundary / Urban Service Limit
established around a community within which the
local government plans to provide public services
and facilities and beyond which urban development
is discouraged or prohibited. Boundaries are usually
set to accommodate growth over 10 to 20 years and
are intended to provide more efficient services and
to protect rural land and natural resources.
►► Designated Development Area is similar to an urban
growth boundary in that certain areas within a
community are designated as urbanized, urbanizing,
future urban and/or rural, within which different
policies for future development apply. This is often
used to encourage development in an urbanizing
area or redevelopment in an urbanized area.
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Consequences of Ineffective Growth
Management

Examples of Unmanaged Growth
in Eagle Pass Today

There are several reasons why the City of Eagle Pass
should try to encourage a balance of development
within and contiguous to its municipal boundaries. The
term “sprawl” refers to the reduction of rural land due
to the inefficient increase of the total size of the land
area of a city and its suburbs over a particular period
of time. Sprawl is a spatial development pattern or
condition that occurs when large tracts of land are
devoted to a single use (single-use zoning); where
individual buildings take-up increasingly large portions
of land (low-density zoning); and the only way to
navigate from one area to another is by automobile
(auto-dependency). Urban sprawl and car-dependent
communities results in another land use symptom
related to employment: “job sprawl.” Job sprawl is
defined as low-density, geographically spread-out
patterns of employment, where the majority of jobs
in a given metropolitan area are located outside of
the main city’s Central Business District (CBD), and
increasingly in the suburban periphery. As a pattern
of land development, sprawl consumes precious
landscape resources, requires substantial amounts
of utilities and transportation infrastructure and, as a
consequence, is very costly to both construct and
maintain.
Without adequate foresight and preparedness, Eagle
Pass’ unmanaged physical growth can have several
negative consequences, including:
►► erosion of a defined community edge, thereby
blurring its boundaries and contributing to a general
loss of community character, identity and sense of
place;
►► degradation of environmental resources, such as
floodplains, wetlands, and mature tree canopy;
►► overwhelmed utilities and transportation
infrastructure (e.g., roads, water and wastewater
systems);
►► a lack of coordinated planning between individual
developments, which can lead to unexpected shifts
in traffic patterns, which causes congestion and
environmental impacts as development occurs in
an uncoordinated fashion before adequate road
infrastructure is in place; and

The Future City 1.33

Sidebar

Patterns of Growth
Several conditions and factors can influence how and where physical growth and development occurs in a municipal
planning area. Over time, patterns of development emerge, along transportation corridors, at crossroads, adjacent
to water bodies, etc.. Sometimes growth is logical and contiguous following an already established development
pattern. Other times, growth is haphazard and scattered, the result of economic influences, like the availability of
inexpensive land, or access to a utility trunk line. The following represent different types of growth scenarios that could
occur in Eagle Pass:

Scattered Development
Often referred to as “leapfrog” development, scattered
development represents an inefficient pattern of random
development that skips over empty land to build in a
remote locations. It is a major cause of urban sprawl.
Leapfrogging often occurs in areas where there are few
land use regulations or development standards that
properly assign infrastructure costs to the developer.
In other cases, developers attempt to move beyond
city boundaries to either avoid municipal land use and
development regulations; or to ensure some degree of
predictability regarding adjacent future development
(refer to TFC Figure 4a, Scattered Development).

Infill and Revitalization/Redevelopment
Infill development is a highly desirable form of
development, which occurs when leftover land gets

Figure 4,
Patterns of Growth Diagrams

developed - often years after development has passed
by. It can take the form of infilling individual vacant
lots in existing subdivisions or through the development
of larger, undeveloped tracts located within existing
development. The advantages of infill development are
that significant investments in additional infrastructure
are rarely needed to support it. Also, public services
such as parks and neighborhood schools are already in
place and immediately available. Potential locations
for infill / redevelopment in Eagle Pass are identified on
TFC Figure 4b, Infill and Revitalization / Redevelopment.
Redevelopment opportunities were identified and
include such places as areas where there is a
predominant presence of deteriorating or obsolete
homes, older strip centers, and large stand-alone
commercial buildings. These areas are typically located
in the older parts of the City and can be combined
with vacant land to create a larger revitalization/
redevelopment project. As will be discussed later in this
chapter, there may be opportunities to foster public-

Figure 4a,
Scattered Development

Figure 4b,
Infill and Revitalization/Redevelopment
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private partnerships whereby the City of Eagle Pass can
donate City-owned land as a means of incenting new,
mixed-use development opportunities (refer to TFC Figure
4b, Infill and Revitalization / Redevelopment).

Corridor Development
This common form of development occurs along
major highways, and takes advantage of the access
afforded by an existing highway and its accompanying
utility services. Corridor development, if developed to
a standard that is compatible with the community’s
vision for the future, provides infrastructure cost savings
and contiguous growth patterns. Care must be taken,
however, to manage the intensity and quality of
development to avoid overbuilding, which can place
undue stress on roadways and infrastructure and result in
clutter and a perceived lowering of quality of life (refer to
TFC Figure 4c, Corridor Development).

Cluster Development
Clustering is a form of contiguous development that
results in better land utilization by preserving natural
assets while still allowing some degree of development
on smaller, constrained building sites. In the best
examples, natural features, ponds and open spaces are
preserved and become development focal points and

Figure 4c,
Corridor Development

amenities, thereby adding value for both the developer
and homeowners over time, especially when homes
and/or other uses are arranged and oriented to take
advantage of open space views. By setting aside natural
areas, ponds, and open space, cluster designs are also
effective at reducing storm water runoff and improving
water quality. Better drainage practices can reduce site
infrastructure costs, and more compact development
generally requires less linear feet of streets, sidewalks, and
utilities infrastructure components (refer to TFC Figure 4d,
Cluster Development).

Contiguous Development
This form of new development provides for gradual
outward growth adjacent or in very close proximity
to existing development. When carefully planned,
this development form is highly efficient and the least
obtrusive to existing neighborhoods or businesses. Under
real-world circumstances, perfectly staged contiguous
development rarely occurs, especially in Texas. Land
ownership patterns or natural features usually result in
small amounts of short-distance skipping, occasional
leapfrogging, or checkerboard patterns of development
(refer to TFC Figure 4e, Contiguous Development).

Figure 4d,
Cluster Development

Figure 4e,
Contiguous Development
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►► inefficient provision of public services, such as
police and fire protection, the dedication and
maintenance of parks and open space, and the
delivery of health care and education.

Preserving Choices:
Principles of Smart Growth

These consequences, if left unchecked, can
significantly erode the quality of life and economic
well-being within a community. While many of these
development issues are largely driven by market
forces, the City has the ability to guide and direct the
trajectory of development by implementing sound
growth management policies.

Smart growth describes an approach to urban
planning that concentrates growth in compact,
walkable, urban centers to avoid sprawl. Smart growth
planning advocates for land use that is compact,
transit-oriented, walkable, and bicycle-friendly.
Neighborhood schools, complete streets, and mixeduse development with a range of housing choices are
examples of smart growth.

New development is best accommodated and most
economically served where transportation, utilities,
and other public services are already existing or readily
available. Given their cost efficiency, development
of areas already within, or contiguous to, the City
limits and closer to existing infrastructure and services
is more suitable than development which occurs in
outlying areas. Costs associated with the provision of
both capital and social infrastructure are much higher
than they are for a compact pattern of development.
Research has shown that compact (versus sporadic)
developments result in:

When communities choose smart growth strategies,
they can create new neighborhoods and maintain
existing ones that are attractive, convenient and safe.
They can protect the environment while stimulating
economic growth. Most of all, they can create more
choices for residents, workers, visitors, children, families,
single people, and older adults—choices regarding
where to live, how to get around, and how to interact
with the people around them. When communities do
this kind of planning, they preserve the best of their
past while creating a bright future for generations to
come.

►► 25 percent lower road costs;
►► 50 to 75 percent reduction in road length; and
►► 20 to 40 percent lower costs of sewer and water
hookups.
The cost of public service provision is also reduced by
a compact development pattern. For fire and police
services, outward development requires greater travel
distance from police and fire stations to emergency
sites. This increased distance results in longer response
times, which, in turn, may compromise life and loss
of real property. Additionally, response time impacts
the City’s ISO rating, which in turn can affect local
insurance rates. Clearly, the pattern and timing of
development is important on many fronts.
Similar to the provision of public safety services, Eagle
Pass ISD benefits from well-managed growth due
to their building and transportation costs. Given the
location of school campuses, it is prudent to consider
the directions of future growth to align with other major
community and infrastructure investments.

The Smart Growth Network (SGN) is a network of
private, public, and non-governmental partner
organizations seeking to improve development
practices in neighborhoods, communities, and regions
across the United States. SGN has developed 10 smart
growth principles, which, when applied, can help to
create compact, sustainable, livable communities. The
principles will be discussed in subsequent focus areas
and include:
1. Encouraging community and stakeholder
collaboration in development decisions.
2. Preserving open space, farmland, natural beauty,
and critical environmental areas.
3. Providing a mix of land uses.
4. Taking advantage of compact building design.
5. Creating a range of housing opportunities and
choices.
6. Creating walkable neighborhoods.
7. Fostering distinctive, attractive communities with a
strong sense of place.
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8. Strengthening and directing development towards
existing communities.
9. Providing a variety of transportation choices.
10. Making development decisions predictable, fair,
and cost effective.
Communities that are successful in translating these
principles into planning policies are well on their way to
achieving socially, environmentally and economically
sustainable places for their citizens to live work, and
play.

Coordinated Growth
A new future land use plan for growth within the
Planning Area (lands within the City limits extending
two miles into the ETJ) will provide a basis for
coordinating a range of other community-building
investments by the City (and others), particularly
through the City’s initiation of a multi-year capital
improvements program. This will help to ensure that
the thoroughfare network and other infrastructure and
public facilities are extended and located consistent
with anticipated directions, types, and intensities of
new development. Additionally, coordination with
Eagle Pass ISD regarding future facility siting is essential.
This can provide opportunities for joint City parkland
acquisition and development in conjunction with

On Smart Growth
Growth is smart when it gives us
great communities, with more
choices and personal freedom,
good return on public investment,
greater opportunity across the
community, a thriving natural
environment, and a legacy
we can be proud to leave our
children and grandchildren.
Source: Smart Growth Network. This is Smart Growth. www.
smartgrowth.org

new public facilities, as well as advance planning for
area trail linkages as residential and nonresidential
development plans take shape.
It is ironic, and ultimately unfortunate, that people
who move to more remote locations just outside cities,
intending to get away from denser, in-city living, can
end up being part of a trend that gradually erodes
rural character through piecemeal, less regulated
development. This dispersed development activity can
begin to impact daily quality of life as traffic increases
and raises safety issues on minimally improved county
roads and at intersections. Eventually, the City—and its
existing taxpayers—may have to bear the burden of
bringing substandard infrastructure and public facilities
up to municipal standards if and when previously
developed land is annexed and such standards
were not met originally. The strategies in this Growth
Capacity and Infrastructure focus area elaborate on
these themes and community priorities.

GOAL 2.0:
Fiscally responsible and carefully
managed development that is aligned
with growth expectations and is in
concert with the City’s ability to deliver
infrastructure and services in a safe,
timely, and effective manner.
OBJECTIVE 2.1: Monitor and manage growth to

ensure consistency with the Future Land Use Map.
STRATEGY 2.1.1: Develop the tools to identify and
monitor land use demands based on projected
population growth.
ACTIONS AND INITIATIVES
1. Coordinated Planning. Ensure that the strategies
and actions of this Comprehensive Plan
carry through to the City’s development and
redevelopment plans. Comprehensive Plan
updates should include provisions that relate
directly to the City’s Future Land Use Map; the Eagle
Pass Water Works System future utility master plans
and Capital Improvements Plan; the Eagle Pass
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Parks and Recreation Master Plan 2018 Update; and
other municipal plans and programs.
2. Maintain a Growth Planning Map. Beyond the City’s
core development area, and largely contiguous
developed area (where infill opportunities are
available, along with existing infrastructure and
public services), the growth planning map should
build-off of analytical maps generated for this
chapter and generally delineate, with increasing
specificity:
–– Protection Areas / Environmental Constraints
(e.g., surface waters - streams and drainage
ways and their associated 100- and 500-year
floodplains, wetland areas, designated surface/
ground water protection areas; steep slope and
ridgeline areas; and other natural features and
areas that warrant permanent protection); and
–– Growth Areas that delineate where projected
population growth and associated land
development activity, beyond the 2040
projected population and spatial area
demands, can best be accommodated and
served.
The Growth Planning Map should be developed in
conjunction with the City’s Planning Department,
Public Works Department, and Eagle Pass Water
Works System; and maintained by the Planning
Department. The map is not intended to be a
rigid regulatory mechanism but rather function as
a tool for general long-range planning purposes.
It is very likely that some development outside
identified growth areas may make sense and
cause no difficulties from a public service or fiscal
impact standpoint within the 20-year timeframe.
Likewise, some locations included within the growth
areas may turn out not to be conducive for nearterm development, at least with the support of
City utilities and services. However, the Growth
Planning Map should directly influence periodic
updates to the Future Land Use Map that is part of
this Comprehensive Plan. Additionally, to ensure
that the growth timing aspect of municipal zoning
is employed effectively, a direct link should be
established between character areas indicated
on the Future Land Use Map and the development
intensities permitted in these areas through the

City’s Zoning Ordinance and the City’s Official
Zoning Map.
For this mapping tool to be effective as part of the
City’s ongoing growth management efforts, the
various designated areas must be reviewed at least
quarterly and updated, as appropriate, based on
changed market (or other) conditions, economic
development opportunities, ongoing capital
improvements and their timing/location/capacity,
annexation activity by the City, etc.
3. Promote Zoning Integrity. Guard against Zoning
Map amendments that, cumulatively, can lead to
extensive residential development in growth areas
without adequate land reserves for a balance of
commercial, public, educational and recreational
uses.
4. Monitor Trends. In conjunction with periodic reviews
of the Comprehensive Plan, identify market shifts
that could have implications for desired housing
types, retail or other commercial offerings, and
particular public service and recreational needs.
Also, monitor actual population and development
trends and various community indicators (e.g.,
traffic counts and collision frequency, roadway and
intersection capacities, police and fire call volumes
and response times, storm drainage volumes and
rates in key locations, floodplain changes, water
quality parameters, etc.) to detect any growthrelated impacts of concern.
5. Evaluate likely population-dependent thresholds
for public facilities and services. At some point in
the future, population demands may approach the
desired capacity of important public facilities and
services, whether it is water and wastewater systems,
roadways, parks, or schools; to accommodate
growth and development. Generally, the difference
between the established threshold and the
existing level of service is the amount available
for development. These thresholds will need to be
determined as part of feasibility analyses when
considering annexation.
6. Traffic Impact Analyses. Protect road capacity and
safety by requiring traffic impact analyses when
proposed developments exceed a designated size
or projected trip generation.
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7. Provide for Lot Size Averaging. With the ability to
reduce lot sizes on some areas of a particular site,
land planners can lay out larger lots in more sensitive
or scenic areas, such as along a water feature or
wetland fringe, steep-slope, or where a floodplain
covers a portion of the property (and also to buffer
homes from a highway or railroad corridor, pipeline
easement, abutting incompatible land use, etc.).
The average-lot design would have the same total
number of lots as a conventional layout to ensure no
density increase and, therefore, no increased traffic
generation or utility demands. However, density
bonuses (with offsetting open space requirements)
could also be offered as an incentive since lot size
averaging, like clustering, can help to achieve
expressed community objectives.
8. Provide for Cluster and Conservation Development
Approaches. Clustering results in better land
utilization by preserving natural assets while
still allowing some degree of development
on constrained sites, which provides return on
investment to property owners and addresses
area housing needs (including incorporation of
townhomes, patio homes, and other housing options
in a well-planned setting). In the best designs,
natural features are preserved and incorporated as
development focal points and amenities, thereby
adding value for both the developer and home
owners over time, especially when homes and/
or other uses are arranged and oriented to take
advantage of open space views. By setting aside
natural areas and open space, cluster designs are
also effective at reducing both storm water runoff
and water quality impairment. Better drainage
practices can reduce site infrastructure costs, and
more compact development generally requires less
linear feet of street, water and sewer lines, sidewalks,
other utilities, etc.
9. The increased concentration of units/buildings
allowed through each successive category would
be offset by a higher open space requirement
for the overall site. Particularly for suburban
and rural character areas, this is meant to
ensure compatibility of the development with
area character, with more space on the site
automatically set aside for buffering purposes. As
with lot size averaging, discussed below, various

Cluster Development
The reduction of lot size is offset by an increase in the
percentage of open space thereby holding density
neutral. The open space may protect sensitive resources,
preserve valued open space for parks and greenways,
and be used to buffer adjacent development.

Development Site
Before

►► 2 acres
►► 85% Open Space
Reserve

Standard

►► 15 units
►► 2 acres
►► 15% Open Space
Reserve

Cluster

►► 15 units
►► 1.5 acres
►► 15% Open Space
Reserve

Planned

►► 24 units
►► 10,000 square feet
►► 65% Open Space
Reserve
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incentive provisions can be incorporated directly
into the standards to promote use of clustering
on sites where a conventional layout would work
against community character and resource
preservation objectives. Incentive possibilities
include density bonuses, reduced building setbacks,
narrower streets, and greater reliance on natural
infiltration and drainage versus “hard” infrastructure
to handle storm drainage. Cluster development
methods should be promoted with applicants at
the concept plan stage and through educational
seminars for area land planners and developers.
10. County Coordination. Coordinate with Maverick
County to achieve uniform development standards
for future growth within the City’s ETJ and beyond.
11. Education and Training. Establish an educational
initiative with the Planning and Zoning Commission,
Board of Zoning Appeals, and other public bodies
stressing the importance of the Comprehensive
Plan’s role in guiding decisions on development
approvals, zoning map amendments, use
variances, capital budgeting, and similar planning
decisions related to the location of schools relative
to new development.

STRATEGY 2.1.2: Adopt policies to promote
the construction of high-performance, green
buildings within the Planning Area.
ACTIONS AND INITIATIVES
1. Continue to monitor evolving trends and practices
in building codes, land development, and public
facilities arenas related to high-performance,
“green” building and operational standards
(including for energy efficiency; water conservation,
capture, and re-use; waste reduction and
recycling, renewable energy generation, etc.) to
ensure that the City’s codes and policies promote
and do not discourage such activity in Eagle Pass.
The U.S. Green Building Council (USGBC) is an
important resource, along with other governmental
and non-profit resources.
2. Adopt a City-wide policy to review and evaluate
the construction or remodelling of new and existing
public buildings in responding to the minimum
requirements to achieve the EPA’s Energy Star
rating.

3. Incent green building in the City’s Code of
Ordinances. Most incentives are based on a
“bonus” system where there are relaxed standards
or expedited administrative procedures as a reward
for providing a public amenity. In such a project,
the green design features would be considered a
public amenity even though they are not public in
the same sense as a plaza, fountain, or pedestrian
walkway. The “bonus” can focus on the height
of buildings, floor area ratio (FAR) requirements,
parking ratios, or setbacks. Develop and adopt
a long-term municipal energy strategy to include
an energy plan that enumerates reduction goals
based on current energy usage.
For the programming and design of public
buildings, consider:
–– Encouraging solar-oriented (passive and active)
design in development.
–– Evaluate the potential for geothermal
technologies application.
–– Utilize chemical-free and toxic-free building
materials as readily available.
–– Remove any pre-existing regulatory obstacles to
using recycled materials for building.
4. Consider installing solar panels on all public
buildings, particularly the Internation Center for
Trade (ICT).

STRATEGY 2.1.3: Build community consensus
around a preferred character for future growth
and development by establishing a series of
growth covenants that will promote a responsible
urban form of varying densities, including, but not
limited to the following provisions:
1. Encourage compact development that maximizes
investment in infrastructure and minimizes the need
to drive.
2. Create human-scaled development that is
pedestrian-friendly.
3. Promote regional and local designs that respect the
regional ecosystems and natural functions, which, in
turn, support human communities.
4. Encourage development patterns that respect
natural systems, such as watersheds and wildlife
corridors.
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5. Encourage landscaping that utilizes plant types that
are native, require less water, and are less prone to
insect damage.
6. Guide development to areas with existing or readily
available infrastructure and minimize development
in outlying, undeveloped areas.
7. Remediate and redevelop brownfield sites
and other developed lands that suffer from
environmental or other constraints.

STRATEGY 2.1.4: Identify and implement growth
management techniques for areas within the
Planning Area.
ACTIONS AND INITIATIVES
1. Interlocal Cooperation. In anticipation of future
municipal annexations within the Planning Area,
pursue interlocal cooperation agreements with
Maverick County in order to address coordination
of subdivision review, thoroughfare planning and
construction, floodplain management, signage,
utilities infrastructure and other service provision,
among other matters of mutual interest.

OBJECTIVE 2.2: Balance outward growth

and development with infill development and
redevelopment.
The intent of many of the principles, actions, and
policies outlined within this chapter are to encourage
compact and efficient development patterns, thereby
minimizing fiscal and other likely impacts caused by
outward, sprawling development. For Eagle Pass,
sprawl is becoming a substantive issue at the present
time, as fragmented commercial development
continues to move away from the Downtown core
and extends outward in a linear fashion along key
thoroughfares, including Main Street, E. Garrison Street,
N. Bibb Avenue, El Indio Highway (State Highway 1021)
and U.S. Highway 277. Newer residential subdivisions
are developing off of U.S. Highway 277, departing from
traditional residential patterns that exist near Eagle
Pass’ Downtown area.
This Comprehensive Plan makes assumptions
anticipating the pattern of future growth and offers
the necessary policy guidance to effectively manage

it. Through advance planning, an opportunity exists to
ensure that new development occurs in a contiguous,
orderly and fiscally responsible manner, in accordance
with zoning and subdivision regulations, and other
regulatory policies and incentives, at the appropriate
time.
Managed growth involves promoting and ensuring a
sequential development pattern that encourages the
efficient use of resources, of which land is of greatest
value. The most efficient pattern of growth for the
community is infill and contiguous growth that occurs
sequentially from existing developed areas and is
closely coordinated and timed to occur concurrent
with adequate utilities infrastructure service provision.
Conversely, haphazard development that occurs in
an unplanned and uncontrolled manner is inefficient,
undesirable and costly. Eagle Pass must establish a
plan for sequencing growth. Combining a fiscal impact
model with a growth sequencing plan can provide
guidance to the City’s future capital improvements
facilities (infrastructure) plans.
Ultimately, growth management and utility extension
policies should be based on the community’s
stated goals and objectives pertaining to the kind
of community within which residents want to live.
Eagle Pass’ residents have expressed the following
community development aspirations:
►► developing public – private partnerships to
stimulate economic and residential development;
►► developing strategies and actions to retain Eagle
Pass’ next generation of citizens;
►► investing in neighborhood and community
revitalization efforts, with regard to enhancing
public infrastructure, amenities and general
appearance; and
►► focusing on Downtown enhancements, as will be
discussed in subsequent sections of this report.
The long-term pattern of growth should be managed
to balance market demands with economic
development objectives. Indeed, future growth should
be coordinated with infrastructure and public service
investments such that the pattern and timing of
development occurs in a fiscally responsible manner.
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Growth Sequencing Program
STRATEGY 2.2.1: Establish a well-managed pattern
of development that is fiscally responsible.

Within the City limits, the population is projected
to grow from 28,620 persons to 44,160 persons, an
increase of 15,540 persons.

With the assistance and input from the City’s Planning
and Public Works Departments, and Water Works
System. TFC Map 1, Growth Sequencing, was produced
to depict areas projected to be developed within
the Planning Area over the 20 year time horizon of this
Comprehensive Plan. The timeframe was then broken
into three planning periods. The first period, termed
“Primary Growth Areas,” extends from 2018-2025, and
includes all of the construction projects are currently
permitted. The second period, termed “Secondary
Growth Areas,” includes those lands projected to be
developed between 2025 - 2030. The third period,
termed “Tertiary Growth Areas,” includes those lands
projected to be developed between 2030 and 2040.
These areas became the primary focus of the Future
Land Use Map. TFC Table 1, Growth Sequencing and
Demographic Projections, compares Base Year (BY)
2016 land use percentages with subsequent five year
growth periods. As discussed, over the next 20 years
or so, it is estimated that the population within the
Planning Area will grow from 56,440 persons to 86,861
persons; which equates to 30,421 additional persons.

ACTIONS AND INITIATIVES
1. Continue to update a growth sequencing plan
(refer to TFC Map 1, Growth Sequencing) and
management strategy that identifies areas of
development for the next five, 10, and 20 years,
to accommodate the targeted population of
44,160 persons in Plan Horizon Year 2040. These
sequential areas identify when and where capital
improvements and services should be directed.
2. Evaluate the City’s Water Works System capital
improvement program (CIP) and annual capital
plan against the growth sequencing plan to ensure
utility extensions and capacity improvement
projects are consistent with the defined growth
area. The capital improvement program and
capital plan should be prioritized in accordance
with the sequencing and timing of development.
3. Periodically revisit the growth sequencing plan and
update as appropriate to maintain currency.

TFC Table 1, Growth Sequencing and Demographic Projections (Areas in Acres)

Land Use

2018-2025

2025 - 2030

2030 - 2040

CITY + COLONIAS
COMBINED
2040 - Population:
86,861, an additional
30,421 persons

Total
Growth
Sequencing
Areas
in 2040

Additional Acres
needed for 2040
projected population

Total Growth
Sequencing Areas in
2040 LESS Additional
Land Use Acres
needed for 2040
projected population

1,201.7

99.5

74.8

1,376.1

3,923.0

(2,546.9)

Commercial Land

154.5

969.9

486.6

1,610.9

642.3

968.6

Mixed-Use

281.5

-

509.7

791.3

-

791.3

Industrial Land

354.4

473.1

-

827.5

348.5

479.0

Public Facilities

80.5

-

-

80.5

-

80.5

2,072.6

1,542.6

1,071.1

4,686.3

6,721.5

(2,035.2)

Residential Land

Total Area
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Economic Growth
Special Financing Districts
There are several tools cities use to influence where
growth occurs within their jurisdictional authority.
By way of example, delineating special financing
districts within which to promote and incent new
development and redevelopment can be an effective
tool within the City’s urban core; as long as it can
be demonstrated that an increase in tax base can
reasonably be expected and the overall quality of
life for people who live and work in the City can be
improved. While special districts can be very diverse
in their application, they share the same general
objectives, including:
1. Improving the overall quality and performance of
the City’s infrastructure and facilities, where new
development should make significant positive
economic contributions that will have broad
reaching benefits for older and blighted areas of
the City.
2. Promoting diversification and balance in the local
economy, to encourage environmentally friendly,
clean industry; and attract high-paying jobs.
3. Ensuring high-quality, well-planned developments,
that are comprehensive in scope, taking into
consideration the impact of the proposed
development on potential future development
opportunities on adjacent lands; that are mixeduse, including a strong environmentally-friendly
commercial / industrial component, where
appropriate, that will include high-paying jobs; and
that provide a broad range of housing options,
including a variety of high-end and affordable
housing. to promote only the highest and best use
of land in order to foster a sustainable tax base.
4. Protecting the City’s tax-base, where development
should generate the highest possible ad valorem
value and sales tax revenue; and development
should not create a burden on existing taxpayers.

Tax Increment Financing (TIF)
Tax Increment Financing (TIF) is a way to encourage
reinvestment in blighted or under-utilized areas

that probably will not redevelop on their own. Put
simply, it is a way to self-finance new development
projects by capturing their back-end tax proceeds
to amortize front-end project costs. This happens by
withholding new tax revenues generated within the
district from a city’s general fund for a specified period
of time, usually greater than 15 years. The withheld
amount (the “increment”) is used to pay off the
district’s debts, which are typically funded by public
bonds. TIF does not mean an increase in property
tax rates within the district. Instead, TIF helps expand
the district’s overall tax base by stimulating private
development with new TIF-financed infrastructure
or developer incentives. Most private development
would not otherwise happen in TIF-designated areas
because of blight or other impeding conditions. Since
TIF-funded projects create their own debt-payment
streams (from the additional tax revenue that they
themselves generate), they are a type of self-financing
mechanism. Also, because the increment is unlikely
to accrue at the same level without the TIF (again,
TIF-funded investments are needed to induce the
revenue-generating investment) it does not equate to
a dollar-for-dollar reduction to the general fund absent
the TIF (refer to TFC Figure 5, Tax Increment Financing
Model). In other words, most of the increment would
not otherwise exist were it not for the public debt
needed to create it. Generally, TIF works through the
following steps:
►► a geographic area is designated (the TIF district);
►► a plan for specific improvements in the TIF district is
developed;
►► bonds are issued and the proceeds are used to pay
for the planned improvements; the improvements
encourage private development and thus raise
property values above where they would have
been without the improvements;
►► with higher values, property tax revenues rise; and
►► property tax revenue from increased assessments
over and above the level before the TIF project
began (the tax increment) is used to finance the
debt.
TIFs, however, can cause harmful fiscal impacts if used
to finance development projects with high public
service burdens, such as single-family housing. This is
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because district tax revenues flowing into the general
fund are frozen at their current levels, resulting in the
need to spread new service costs system-wide with
no commensurate increase in general revenues
emanating from the district. Therefore, TIFs are typically
used to help finance mostly commercial and industrial
development. Many cities establish eligibility criteria for
the use of TIF. Common requirements usually include
many of the following:

►► project scale (usually defined by minimum capital
investment);
►► public benefits and amenities;
►► catalytic effects (i.e., ability to spawn follow-on/
spillover investment);

►► job creation;

►► proposed amount and timing of public return on
investment (i.e., how soon will the project pay for
itself and what is the long-term contribution to the
public purse);

►► blight elimination;

►► amount of private investment leveraged; and
►► clear community need.

Creation of a TIF District
Tax increment financing is one of the most powerful redevelopment tools available to municipalities throughout the
U.S. When used responsibly, it is a highly effective way to partially fund infrastructure and lessen taxpayer burdens.
TIF districts can fund hard and soft costs associated with redevelopment, including land purchase, relocation costs,
public infrastructure, streetscape amenities, recreational facilities, developer cash incentives, developer financing,
marketing and brokerage fees, consultant fees, and staff salaries (or portions thereof).
In establishing a TIF boundary, the City should attempt to avoid non-redevelopment areas (especially singlefamily areas) where change is unlikely or unintended. Conversely, the TIF district should extend beyond the main
redevelopment area where new, non-TIF revenues can be anticipated and captured in the district.

TFC Figure 5, Tax Increment Financing Model
End TIRZ

Revenues

Start TIF District

ase

d Incre

Induce

r

Regula

Increment

se
Increa

General Revenues
-0-

Time

Debt

TIF Debt

Year 1

~20 Years

Year 20

Tax Increment Financing
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Infill Opportunities
STRATEGY 2.2.2: Utilize administrative, regulatory
and financial mechanisms to stimulate public
and private investment into redevelopmentrelated activities within the City limits.
ACTIONS AND INITIATIVES
1. Evaluate the City’s land development regulations to
determine potential regulatory barriers to mixed-use
development and redevelopment.
2. Density/Intensity Bonuses. Evaluate the prospect of
increased development yield (retail/office square
footage and/or additional residential units in
mixed-use developments) to entice redevelopment
projects aiming for increased development
intensity (e.g., assembly of four adjacent parcels
and re-platting to reduce parcel size to create five
parcels). This approach is particularly useful when
land assembly is critical to making redevelopment
financially feasible. Establish minimum requirements,
such as assembling parcels that compose one
side of a city block, to encourage townhouse
development.
3. Consider the development of a dedicated source
of funding to pay for special market and other
studies to prove redevelopment feasibility and
subsequent financing.

STRATEGY 2.2.3: Develop policies and incentives
that encourage and promote infill development.
ACTIONS AND INITIATIVES
1. Meet with property owners within the potential infill
areas, as well as with developers, to identify the
constraints to infill development. Consequently,
amend the zoning and subdivision regulations and
other standards and requirements so as to mitigate
the obstacles to infill development.
2. Consider appropriate incentives to overcome
infrastructure-related constraints to infill

development, or redevelopment, of areas within
the City limits by providing adequate street
and utility infrastructure, and other measures to
accommodate new development requirements.
Requirements pertaining to setbacks, lot coverage,
and building height may need to be modified to
allow feasible development of constrained infill sites.
3. Study the infrastructure needs of the infill
opportunity sites (refer also to TFC Map 14,
Development Districts) and prepare a schedule
of capital improvements, including the timing and
methods of funding the improvements. Prioritize
capital projects that will benefit undeveloped sites,
potentially increase density and the efficiency of
the infrastructure system.
4. Create and adopt infill development standards
concerning density, intensity, and other dimensional
requirements to maintain a consistent character
with existing adjacent development. Of particular
importance within many of the older, historic
areas is to ensure that the architecture, including
façade treatments, massing and materials, density
and intensity, etc., are consistent with those in the
immediate neighborhood. For instance, a brick
building may not be appropriate or desirable in an
area where existing housing primarily has clapboard
siding.
5. Identify the areas that are most conducive for
infill development and either pre-zone them or
develop interim zoning regulations to ensure that
development conforms to the future intent of
the area and is compatible with the scale and
character of adjacent development.
6. Zoning in Support of Redevelopment. Together
with other incentive measures, apply targeted
zoning strategies and performance standards to
designated redevelopment zones. Options may
include items such as reduced setbacks, waiver
to height limitations, increased density, reduced
parking standards, and reduced impact fees.
For example, the Light (L-1) and Heavy (H-1)
Industrial Districts need to be re-evaluated as to
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Public–Private Partnerships
The National Council for Public Private Partnerships defines a “public-private
partnership” as “a contractual agreement between a public agency (federal, state
or local) and a private sector entity. Through this agreement, the skills and assets of
each sector (public and private) are shared in delivering a service or facility for the
use of the general public. In addition to the sharing of resources, each party shares in
the risks and rewards potential in the delivery of the service and/or facility.”

One way to stimulate growth is through a proactive
economic development program, which sometimes
include capital investments in the community.
However, developing large projects within the public
realm can be costly and complex and oftentimes
requires collaboration between the public and
private sectors. This is because many of these projects
require the aggregation of parcels; expansion of
utilities, transportation, and energy transmission
infrastructure; provision of additional public services;
and the construction, operation, and maintenance of
structures and public open space. Expertise from both
the private and public sectors must be combined
to determine infrastructure capacities, navigate the
regulatory environment, and solve other issues related
to developing a project according to specific criteria
and requirements. While this is standard operating
procedure for most development projects it can
lead to a “siloing” of responsibilities. More ambitious
municipal development projects, particularly in difficult
economic times, often require the traditional players
to move beyond their “comfort zones,” adopt new

ways of thinking’ and assume new roles. Indeed,
public–private partnerships have become the vehicle
of choice when planning and executing many largescale development projects that neither private nor
public sector participants can accomplish on their
own.
For the purposes of this comprehensive plan, publicprivate partnerships describe collaborations between
public agencies and private businesses to finance,
plan, build, manage, and/or operate and maintain
real estate development-related projects. As such,
each chapter of this plan identifies a series of priority
improvement projects, as well as the conditions and
mechanisms through which they may be implemented
over time. Given the current economic climate and
considering the prospects for growth in Eagle Pass over
the next 20+ years, it is anticipated that projects will
require a non-traditional relationship between private
and public sectors that will most likely be other than
business as usual.
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their future feasibility of being developed for an
industrial use. Many of these industrial zones are
centrally located parcels of land that may be more
suitable for residential or mixed use development.
Redevelopment of commercial / retail areas.
Continue to emphasize redevelopment and
revitalization opportunities for large, underutilized
retail sites.
7. Establish “green-light” procedures to streamline
approval of applications that comply with the City’s
established infill development standards, including
expedited review and permitting, waiving permit
fees, etc.

STRATEGY 2.2.4: Create and adopt infill
development standards concerning density,
intensity, and other dimensional requirements
to maintain a consistent character with existing
adjacent development.

Of particular importance within many of the older,
historic areas, as well as Downtown, is to ensure that the
architecture, including façade treatments, massing and
materials, etc., are consistent with those in the immediate
neighborhood. For instance, a brick building is not
appropriate or desirable in an area where existing housing
is primarily stucco.

ACTIONS AND INITIATIVES
1. Adopt a policy regarding the provision of infrastructure
to prioritized infill development sites, as depicted in TFC
Map 2, Priority Infill Areas. Extend adequate infrastructure
to serve infill development sites. Additionally, prioritize
capital projects that will benefit undeveloped sites,
potentially increase density and the efficiency of the
infrastructure system.
2. Establish a formalized annual rehabilitation and
replacement program for water distribution and
wastewater collection systems within the wellestablished areas of the community so as to enable infill
development and/or redevelopment.
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Redevelopment
Opportunities
One of the ways to address growth is to focus on
redeveloping underutilized properties or obsolete
building sites. This may involve construction on
individual lots or small undeveloped parcels in
established neighborhoods and commercial districts.
There are several sizeable underdeveloped parcels
that provide the opportunity for infill development
where streets and utilities may be readily extended.
In addition, there are several areas that warrant
consideration of redevelopment during the horizon of
this plan.
There are multiple reasons for resulting undeveloped
or under-utilized lands within an existing urban or
suburban fabric, and Eagle Pass is no exception.
Common constraints that result in so much left-over
land may include the following:
►► there may be environmental / brownfield
constraints;
►► over time land development patterns may result in
zoning that is inappropriate to the existing context;
►► there may be administrative hurdles, e.g., parcels
may require time to replat / rezone before they can
be developed; the ability to rezone is problematic;
and/or zoning regulations may be cumbersome,
time-consuming and costly;
►► because zoning ordinances are typically written
for development of “green grass” parcels, infill
development / redevelopment may be subject to
increased procedural and other costs;
►► the likelihood of an increase in intensity is unrealistic
compared to adjacent parcels;

►► existing streets / utilities infrastructure do not have
the capacity to support infill development;
►► the property may be encumbered by easements
that may need to be relocated; and
►► individual parcels may be too small in area to
accommodate the prescribed building intensity,
and must be assembled with adjacent parcels in
order to make development financially feasible.

STRATEGY 2.2.5: Analyze areas within the Eagle
Pass that may be worthy of redevelopment.
ACTIONS AND INITIATIVES:
1. Work with the Maverick County Tax Assessor’s Office
to identify and evaluate parcels in the Planning
Area where the assessed value of the land is higher
than the appraised value of improvements to the
parcel.
2. Define contiguous areas that warrant
redevelopment and designate them as a
redevelopment district. Subsequently, prepare a
redevelopment plan to determine the type and
general form of development, which may serve as
a basis for design and implementation.
3. Identify on the Future Land Use Map the future
character of the redevelopment areas. Establish
the zoning provisions necessary to achieve the
intended development outcomes.
4. Parking Management. Encourage residential,
commercial and mixed-use development models
in the City’s targeted redevelopment areas, that
focus on integration of structured parking to enable
more productive use of the overall site in place of
extensive surface parking.
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Top Strategies to Promote Building Reuse
Cities across the country are coming up with creative and innovative approaches to make building reuse easier
and more likely. The following list of strategies and best practices for strengthening building reuse draws from the
five-city Partnership for Building Reuse as well as Preservation Green Lab research conducted in Jacksonville,
Florida; Tucson, Arizona; and Louisville, Kentucky.
1. Leverage data and mapping tools to understand reuse opportunities. Knowing a city’s built assets is the first step
to being able to target incentives, programs, and infill development. Spatial analysis can help identify needs
and develop programs that are targeted for the greatest impact.
2. Eliminate, reduce, or recalibrate parking requirements. Reducing or eliminating parking requirements in
pedestrian-friendly areas and areas near transit can incent investment in older buildings. Shared parking in
nearby locations can also fill this need.
3. Update zoning codes to meet the needs of the 21st century. Promote new uses, greater diversity of uses,
accessory dwelling units and other tools that heighten residential density, and other context-sensitive zoning
changes to provide more opportunities for reuse and infill development.
4. Retain and strengthen existing incentive programs for building reuse. Support ongoing advocacy for the
federal Historic Tax Credit and new and strengthened state historic tax credits. Revitalization tax credits, transfer
of development rights, and incentives for vacant properties are also important.
5. Remove key barriers that prevent change of use in existing vacant and underutilized buildings. Establishing
provisions within the zoning code for appropriate and compatible “sister uses” can ease the transition to a new
use by creating more certainty and reducing red tape.
6. Develop new sources of public and private capital for smaller projects, or projects in weaker markets.
Leverage new and existing funds to cover gap financing, pre-development costs, and other expenses that
may keep small scale developers out of business, hinder investment in weaker markets, or discourage reuse of
underutilized buildings.
7. Develop a "solutions database" to track and promote ways to overcome building code challenges. Daylighting
creative solutions, successful projects, and paths to navigate complex redevelopment problems can be
invaluable to small scale infill and adaptive reuse projects.
8. Adopt a comprehensive adaptive reuse program. Adaptive reuse ordinances, whether applied citywide or
adopted as an overlay, bring together incentives along with flexibility in building and zoning codes, removing
unnecessary barriers to reuse projects. The Model Adaptive Reuse Ordinance can be adapted and adopted
in any municipality, and builds upon the “gold standard” policy supporting building reuse established in Los
Angeles in 1999.
Source: Untapped Potential: Strategies for Revitalization and Reuse, National Trust For Historic Preservation – Preservation Green Lab
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OBJECTIVE 2.3: Annexation is in Accordance

with the City’s Growth Sequencing Plan and Fiscal
Impact Assessment.

Annexation
Annexation is the systematic expansion of a city’s
corporate boundaries into unincorporated (not
already part of a local governmental jurisdiction)
areas, and a corresponding extension of city services
to the newly-annexed areas.
As a general policy statement, annexation should
occur prior to or concurrent with development to
properly plan for and coordinate the extension of
adequate public facilities and services. However,
annexation can also be utilized as a growth
management strategy to protect surrounding areas
through promoting or discouraging, as appropriate,
development in key areas. The City can employ
growth management measures in areas the City
annexes for their strategic, long-term significance
rather than for purposes of promoting and directing
near-term urban development — all to prevent
premature and inappropriate development in such
areas.
Unlike most cities in Texas, growth has extended
predominantly eastward from Eagle Pass’ original City
limits, and the City’s origins along the banks of the Rio
Grande. Based on a review of the City’s annexation
history, as illustrated in TFC Map 3, Annexation, previous
annexations from 2005 to 2016 involve land in the
northeast area of the City in the 57 Industrial Park
area along 2nd Street and U.S. Highway 57. Previous
annexation has also occured in the southewast area
of the city along El Indio Highway. Refer to areas
highlighted in light purple. To date, however, much

of the City’s annexed land remains undeveloped.
Upon reviewing the utility infrastructure (i.e., potable
water, wastewater and drainage) plans for the City
it is clear that infrastructure will need to be extended
to accommodate additional growth in these areas,
particularly in the lands to the east along U.S. Highway
277, and within and along the proposed State Highway
480 beltway as it is completed.

STRATEGY 2.3.1: Prepare a staged annexation
strategy to accommodate future growth and
development and protect surrounding areas.
In the process of developing an annexation strategy
which is necessary to make prudent and fiscally
responsible decisions, the City must evaluate the value
of an increased tax base with the cost of providing
long-term infrastructure maintenance and other
associated services.

ACTIONS AND INITIATIVES:
1. Establish criteria through which to consider the
suitability and fiscal benefits of annexation.
2. Prepare and maintain an annexation plan and
associated service planning for gradual expansion
of the City limits and extension of facilities and
public services; where determined feasible
and beneficial. The annexation plan should be
consistent with the growth sequencing plan.
Coordinate the City’s capital improvement plan
with the annexation plan to ensure the availability
and capacity of “full municipal services” within the
timeframes mandated by state law.
3. Develop a fiscal impact model to assess the
feasibility of providing “full municipal services” and
compare them against the anticipated revenues of
each annexation proposal.
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OBJECTIVE 2.4: Ensure that public services and
facilities adequately serve the needs of residents
and businesses within the City of Eagle Pass, and
that such services and facilities are adaptable to
future growth.

TFC Map 4, EPFD Service Area and Growth Sequencing

Public Safety Services
STRATEGY 2.4.1: Provide for the ongoing needs
of the Fire Department to ensure adequate
protection of the population (see TFC Map 4, Fire
Service Area and Growth Sequencing).
ACTIONS AND INITIATIVES
1. Continue to adequately fund training and
certification opportunities for fire personnel to
improve job-related skills and departmental
capabilities.
2. Periodically review the Eagle Pass Fire
Department (EPFD) personnel needs and ability
to accommodate increased calls for service
concurrent with population growth.
3. To keep pace with state-of-the-art fire rescue
technology and capabilities, establish a formalized
replacement and procurement program for
vehicles and equipment that is informed by the
current City Capital Improvements Program (CIP).
At a minimum, this should include a replacement
schedule as follows:
–– Engines: 20 years;
–– Ladder trucks: 25 years; and
–– Command vehicles: 10 years.
The Fire Department is currently in need of a new
fire truck (priority for 2019).
4. Continue EPFD participation in the City’s
plan review process so that water supply and
other emergency response considerations
are incorporated into plans and plats for new
development/ redevelopment.
5. Develop a method of review and consultation with
City Planning Department staff about proposed
annexations and their potential impact to EPFD’s
current ISO rating of 3.
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6. Replace and relocate Fire Station #2. Issues
with the current facility include limited restroom
facilities, parking, lack of adequate dormitory
space, plumbing and lighting. It is estimated that
the new fire station will need to be 7,000-8,000 sq
ft. The estimated construction cost: $2.5 million.
Six additional employees will be required, at an
estimated $200k annual salary cost. As per the
Future Land Use Map, relocate Fire Station #2 to
2nd Street and U.S. Highway 57.

STRATEGY 2.4.2: Update emergency
communications system for Police, Fire, and EMT
Departments.
It is anticipated that public sector communications
technology will be changing over the next few years
and will not be compatible with the City’s current
communications technology, rendering it obsolete. A
communications system upgrade will likely cost $1-1.5
million. The new communications system technology
may also be utilized by the Public Works, Parks and
Bridge Departments.

ACTIONS AND INITIATIVES
1. Prepare a communications system program,
schedule, and budget for the City’s Capital
Improvement Program (CIP). At minimum, the
communications upgrade will include: vehicles,
tower, switcher, and APEX.

STRATEGY 2 4.4: Construct a new Public Works
Facility.
The existing Public Works facility is outdated. Prepare
upgrade plans for the following divisions: Traffic, Streets,
Shop, Vector Control, Code Enforcement, and Solid
Waste and Recycling.

ACTIONS AND INITIATIVES
1. The estimated cost of the new Public Works facility
is $2.5 million. Incorporate this cost into the City’s
Capital Improvement program (CIP).
2. Relocate the Facility closer to Eidson Road.

STRATEGY 2.4.5: Perform needed renovations on
several public buildings.
Several public buildings require needed renovations
/ improvements. Many City facilities are experiencing
heating-ventilation-air conditioning (HVAC) problems.

ACTIONS AND INITIATIVES
1. Repair the roofs of the following City buildings: City
Hall and Police department, International center
for trade (ICT), Multi-Purpose Center, International
Bridge No. 1, and the Gazebo at San Juan Plaza.
2. Develop an improved HVAC maintenance and
replacement program.

STRATEGY 2.4.3: Construct a Law Enforcement
Training Facility.
The City’s law enforcement currently utilizes a Maverick
County shooting range for practice and qualification
tests. This facility is also used by Sheriff’s Department,
Border Patrol, Customs and Border Protection, thus
making it difficult to reserve for use by local Police
officers. The training facility would facilitate better
trained officers and a safer community

ACTIONS AND INITIATIVES
1. Hire a consultant to develop a building and site
development program.
2. Locate an adequate site for the training facility.
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GM Policy 1: Strive to accommodate a projected year 2040 population of 44,160 persons in a
fiscally responsible and environmentally sensitive manner.

GM Policy 2: Promote a compact urban area by directing development into areas within

or in proximity to existing infrastructure-serviced areas. Guide development into locations where
the land use is most cost-effectively served by municipal services (i.e., accessible to water, sewer,
the urban road network, Police, Fire/EMS services), while stimulating economic development
opportunities.

GM Policy 3: Promote mixed land use at different scales. Locate retail, office, residential,
institutional, and recreational uses within walking distance of each other in compact
neighborhoods with pedestrian-oriented streets. Land use diversity will:

–– protect existing investments while providing opportunities for individual initiative and
choice;
–– promote independence of movement, especially for the young and the elderly;
–– provide safety in commercial areas, through around-the-clock presence of people; and
–– reduce the need for automobile use by enabling shorter trips.

GM Policy 4: Encourage land aggregation and/or master planning in instances where

development of an individual parcel is constrained due to its size or shape. This should be
considered where necessary to conform to land use regulations, achieve land use compatibility or
transition or provide adequate transportation improvements.

GM Policy 5: Ensure that sites are of sufficient size and a suitable shape to satisfactorily

accommodate the proposed use and achieve an acceptable design relationship with the
adjoining uses. The proposal should meet all minimum design standards and policies adopted by
the City.

GM Policy 6: Evaluate annexations for their consistency with the Growth Sequencing Program
or in instances where annexation is inconsistent but offers a net benefit to the City, base the
decision on the policies adopted by the City.
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Infrastructure
GUIDING PRINCIPLES
Utilities Principle 1: One Water. Integrate drinking water,
wastewater, and stormwater and fit the best water to
its intended use.
Utilities Principle 2: Plan for Robust and Timely Public
Facilities and Infrastructure Development. Growth
should be planned for areas with existing infrastructure
or where infrastructure can be expanded with minimal
financial burden on the public. Providing these services
can be extremely costly, thus expanding these systems
to accommodate future growth must be well planned
so as not to waste public resources.

Utilities Principle 6: Watershed Scale. Plan and
implement water infrastructure at a watershed scale.
Utilities Principle 7: Systems Approach. Storm water
management, including erosion and sediment control
and post-construction pollution prevention measures,
need to be an integral part of the site planning process
and not just an afterthought.
Utilities Principle 8: Resource Efficiency. Optimize
conservation and efficiency investments before
developing new supply or expanding treatment.

Utilities Principle 3: Recognize Water as an Economic
Good. The recognition of water as an economic
good is central to achieving equitable allocation
and sustainable usage. Water allocations should be
optimized by benefit and cost, and aim to maximize
water benefits to society per unit cost. For example,
low value uses could be reallocated to higher value
uses such as basic drinking water supplies, if water
quality permits. Similarly, lower quality water can be
allocated to agricultural or industrial use.

Utilities Principle 9: Multiple Benefits. Maximize the
environmental, social, and economic benefit of every
infrastructure dollar. Price water, wastewater, and
stormwater for ratepayers/customers to meet financial
sustainability requirements.

Utilities Principle 4: Treat Stormwater as a Resource.
Conventional development favors drains and hidden
pipes for removing stormwater from a site as efficiently
as possible. Low impact development techniques
favor natural solutions over constructed alternatives,
using trees, swales, and ponds to deal with water at
ground level (as opposed to underground) in a multifunctional and aesthetically pleasing manner.

Utilities Principle 11: Efficiency. Make efficient use of
public resources by locating facilities and providing
services within areas planned for future growth.

Utilities Principle 5: Manage Stormwater at its Source.
Instead of concentrating water treatment in large,
centralized facilities, employ a decentralized system of
structures that capture and treat precipitation where it
fall, more closely mimicking natural systems.

Utilities Principle 10: Asset Management. Apply best
industry practices for utilities infrastructure repair/
rehabilitation and replacement, and innovative
management.

Utilities Principle 12: Reliability and Resiliency. Public
facilities and service investments are reliable, able to
withstand or recover from catastrophic natural and
manmade events, and are adaptable and resilient
in the face of long-term change in the climate,
economy, and technology.
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GOAL 3.0:
An integrated water, stormwater,
and waste water system that reduces
pollution, minimizes energy use and
maximizes efficiency, and supports new
growth while accommodating existing
development.
OBJECTIVE 3.1: Ensure a reliable, efficient

and cost-effective water system which delivers
adequate quantities and quality of water
to satisfy domestic, industrial, commercial,
institutional, agricultural and fire protection
purposes without compromising the sustainability
of the City’s water resources.

Water Source / Supply
The current water source for the Eagle Pass Water
Works System (EPWWS) is comprised entirely of raw
water from the Rio Grande River. The City of Eagle Pass
currently has access to 12,609 acre-feet (11.249 MGD
average) annual water rights it draws from the Rio
Grande River. Generally, the water supply is adequate
to meet the needs of the City’s population. The EPWWS
typically withdraws four to 12 million gallons per day
(MGD) of water from the Rio Grande, with the highest
flows typically occurring during summer, and the lowest
flows typically occurring during winter. The average
daily demand is 6.63 MGD. The per capita water use is
130 gallons per day.
The EPWWS operates the Roberto Gonzales Regional
Water Treatment Plant (RGRWTP). This facility is a 15
MGD plant which utilizes a combined clarification and
ultrafiltration (UF) membrane process. The facility was
master planned for expansion to 19 MGD and includes
space for additional expansion beyond 19 MGD.
The WTP contains nine membrane treatment units,
with 1.875 MGD capacity each, for a combined firm
capacity of 15 MGD. Each membrane unit has 31
pressure vessels, holding 4 UF membrane modules
each. These membranes have been in use since
2006, when the UF WTP began operation and are

approaching the end of their useful life. Therefore
these aging membranes need to be replaced. Trains 1
and 3 have new modules that were installed in 2011.

Transmission / Distribution and Storage
According to the 2016 CIP, the existing water
distribution system consists of approximately 335
miles of water pipelines that include smaller diameter
distribution pipelines (4-inch to 12-inch) and larger
diameter transfer pipelines (14-inch to 30-inch),
elevated and ground storage tanks, and service lines.
The transmission system is separated into three
pressure planes: low, middle (upper), and high. The
WTP pump station delivers water to the transmission
mains serving the low and middle (upper) plains. In
prior recent projects, several transfer pipelines were
constructed to serve newly constructed elevated
tanks. A northern transfer main serves the Deer Run
elevated storage tank (EST), a central transfer main
serves the Vista Hermosa EST and a southern transfer
main serves the Chula Vista EST. These transfer mains
serve the elevated tanks in the middle pressure plane
and, when necessary, can also serve the elevated
tank in the upper pressure plane. The transfer system
was designed to accommodate future flows from
WTP expansion (30 MGD capacity). The lower pressure
plane is fed directly from the WTP.
The EPWWS distribution system includes two pump
stations, College Hills and Ella Heights. The College
Hills pump station fills the College Hills EST in the upper
pressure plane from the temporary onsite ground
storage tank (GST) in the middle pressure plane.
The Ella Heights pump station serves the Ella Heights
subdivision. It is connected to a hydropneumatic tank
operated on the lower pressure plane. EPPWS plans
to eliminate the Ella Heights pump station through a
connection of the subdivision to the middle pressure
plane.
The EPWWS has a combined 7.94 million gallons of
storage, including both ground and elevated tanks.
The City’s water storage system consists of 13 water
tanks; eight of which are elevated (College Hills, Deer
Run, North Loop, Vista Hermosa, Brown Street, Callejon
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Teran, and Chula Vista); and five are constructed on
the ground (College Hills, North Loop, Ella Heights,
Hillcrest, and Industrial Park) refer to TFC Table 2, Water
Storage.
As summarized within the Eagle Pass Water Works
System’s (EPWWS) Capital Improvements Program
(CIP), in accordance to the Texas Administrative
Code for minimum water system and wastewater
system capacity requirements, the following items
represent EPWWS water, storage and distribution, and
wastewater deficiencies or adequacy throughout the
10-year planning period:
►► The current raw water firm pumping capacity
is expected to exceed the state’s minimum
requirements up to the planning period of 2026.
►► The current water treatment plant capacity is
expected to be deficient within the planning
period.
►► The current/pending elevated storage capacity
is expected to exceed the state’s minimum
requirement up the planning period of 2026.
►► The current total storage capacity is expected to
exceed the state’s minimum requirements up to the
planning period of 2026.

►► The current clearwell storage capacity is expected
to exceed the state’s minimum requirements up to
the planning period of 2026.
►► The current service pump capacity is expected to
exceed the state’s minimum requirements up to the
planning period of 2026.
►► The current distribution system capacity is expected
to be sufficient through 2026.
►► The current wastewater collection system capacity
is expected to be sufficient through 2026.
►► The wastewater treatment plants’ (WWTPs)
capacity is expected to exceed to the state’s
minimum requires up to the planning period of 2026.

STRATEGY 3.1.1: Support the assumptions, findings,
and recommendations within the EPWWS 2017
CIP, which proposes the following capital
improvements to upgrade, update, improve,
expand or replace water infrastructure to meet
the City’s existing and future water needs and
ensure regulatory compliance.
The Water Works Department’s 2017 CIP identifies the
following improvements and likely costs:
1. Cast Iron Pipe Replacement: $20,000,000
Source: Eagle Pass Business Journal

TFC Table 2, Water Storage
Elevated or
Ground

Capacity
(gallons)

College Hills

Elevated

500,000

High

College Hills

Ground

30,000

Middle (Upper)

Deer Run

Elevated

1,000,000

Middle (Upper)

North Loop

Elevated

600,000

Middle (Upper)

Storage Tank

North Loop

Pressure Plane

Ground

500,000

Low

Vista Hermosa

Elevated

1,000,000

Middle (Upper)

Brown Street

Elevated

200,000

Middle (Upper)

Callejon Teran

Elevated

500,000

Middle (Upper)

Chula Vista

Elevated

1,000,000

Middle (Upper)

Seco Mines

Elevated

100,000

Low

Ella Heights

Ground

10,000

Low

Hillcrest

Ground

1,500,000

Low

Industrial Park

Ground

1,000,000

Low

Total

7,940,000
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2. Las Quintas & Jardines Verdes Water Pipeline
Replacement: $3,750,000
3. Water Tank Rehabilitation Program: $4,375,000
4. College Hills Ground Storage Tank: $2,500,000
5. Water Plant Expansion and Improvement Project:
$8,750,000
6. Sludge Dewatering Belt Press Project: $2,250,000
7. Water Rights Acquisition: $8,125,000
The 2017 CIP presents projections of the raw water
supply needed for the EPWWS for the future. The
additional new capacity needed to serve new
development over the next 20 years is projected to
exceed 13 million gallons per day (MGD). This will
require an additional 8.1 MGD. The EPWWS Regional
Water Treatment Plant Expansion program is currently
underway and will provide an additional 4.0 MGD. AS
summarized in the 2017 CIP, the proposed increase in
plant treatment capacity is one of key improvements
in this capital improvement plan of which supports
EPWWS’s current reserves and anticipated deficiencies
throughout the planning period. These improvements
are necessary to achieve compliance with State
criteria associated with the projected water demands.

STRATEGY 3.1.2: To increase visual legibility within
the City, consider painting existing and future
water tanks and towers an array of different
colors.

OBJECTIVE 3.2: Ensure a reliable and

efficient collection, transmission, and treatment
of all wastewater in a manner that protects
environmental and human resources.

Wastewater Treatment
As summarized within The Existing City report, the Eagle
Pass Water Works System currently owns and operates
two waste water treatment plants (WWTPs), the Eagle
Pass WWTP and the Rosita Valley WWTP. Constructed
in 1992, the Eagle Pass WWTP is a 6.0 MGD facility
and is situated near the Rio Grande River. The Eagle
Pass WWTP originally served the entire regional area,

including portions of the El Indio Water System area.
The plant is planned for an expanded capacity of
8.0 MGD. Planning and design of the facilities should
occur around 2027 when the WWTP flows start to reach
75 percent (4.5 MGD) of the rated capacity.
Constructed in 2008, the Rosita Valley WWTP is located
adjacent to the southern end of Rosita Creek prior
to entering the Rio Grande River. The WWTP began
operation in 2010. The 2.0 MGD facility provides
service to the Rosita Valley area and the Kickapoo
Indian Reservation. As summarized in the EPWWS’s
2017 CIP, The WWTP has sufficient capacity to meet
the projected 10-year demand (1.05 MGD) and 20year demand (1.65 MGD) for wastewater treatment;
however, near the end of the 20 year planning period
(2036), planning and engineering activities for an
expansion will need to be initiated.

STRATEGY 3.2.1: Support the EPWWS’ proposed
impact fee to fund expansion of the Rosita Valley
WWTP.
The EPWWS’s Land Use Assumptions Plan (LUAP) report
projects an additional 10,000 Living Unit Equivalents
(LUEs) by 2036. One LUE is approximately equal to
the average demand for water and sewer service
imposed by the average single-family residence in
the EPWWS service area. Grant funding will provide
the most of the capital resources needed to expand
the Rosita Valley WWTP. However, according to the
EPWWS 2017 CIP, there will remain a capital shortfall
of an estimated $780,178. The EPWWS proposes to
enact an impact fee for all new development in
order to cover this shortfall. The impact fee will also
provide the requisite capital resources required for the
Seco Mines / Elm Creek Interceptor, which collects
wastewater from the northern portion of the City of
Eagle Pass (estimated $2,072,163 capital shortfall); the
East Central Wastewater Interceptor, which collects
wastewater from the eastern region of Eagle Pass
and conveys the flow to Eagle Pass WWTP (estimated
$198,279 capital shortfall); and the El Indio / Rosita
Valley Interceptor, which collects wastewater from the
Rosita Valley and the Sotelo lift stations and conveys
wastewater to the Rosita Valley WWTP (estimated
$121,134 capital shortfall).
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OBJECTIVE 3.3: Develop, conserve and

enhance drainageways to serve multiple
functions, including the conveyance and
regulation of stormwater runoff; provision of
wildlife corridors; and greenways for active
transportation and recreation.
STRATEGY 3.3.1: With all new development,
incent the use of low impact development (LID)
strategies, tools, and techniques.
Part of a larger practice of sustainability, low impact
development techniques reduce the strain on the
environment that a typical development can produce,
especially dealing with stormwater management.
The main premise of low impact development, or
LID, is to mimic a site’s predevelopment hydrology
by using design techniques that infiltrate, filter, store,
evaporate, and detain runoff close to its source. A
typical development will deal with stormwater by
trying to direct it off site as quickly as possible. TFC
Map 5, Storm Drainage, depicts terrain high points and
water flow. These high point locations and water flow
were determined by the City’s Department of Public
Works through past experiences in observing frequent
known flood issues around the city. Practices involving
LID tend to slow the movement of stormwater, and are
intended to prevent more stormwater from leaving the
site than before development. As depicted in sidebar
Low Impact Development, techniques to help mitigate
stormwater dispersal include: bioretention, green roofs,
pervious paving, rain barrels and cisterns, vegetated
swales and rain gardens.
Another stormwater management approach is green
streets which incorporate vegetation (perennials,
shrubs, trees), soil, and engineered systems (e.g.,
pervious pavements) to slow, filter, and cleanse
stormwater runoff from impervious surfaces (e.g.,
streets, sidewalks). Green streets are designed to
capture rainwater at its source, where rain falls. Green
streets protect water quality in rivers and streams by
removing up to 90 percent of pollutants. They replenish
groundwater supplies, absorb carbon, improve air
quality and neighborhood aesthetics, and provide
green connections between parks and open space.
Additional discussion as well as strategies on how to
develop green streets can be found in Focus Area 3,
Transportation Infrastructure.

ACTIONS AND INITIATIVES
The City’s Public Works Department should work
with the EPWWS to identify realistic low impact
development applications for new development.
1. Encourage development patterns that respect
natural systems such as watersheds and wildlife
corridors. Site fingerprinting, a term that refers to
implementing minimal site disturbance techniques,
can be used to further reduce the limits of clearing
and grading on a greenfield site, thereby minimizing
the hydrologic impacts. Site fingerprinting includes
restricting ground disturbance by identifying the
smallest possible area and clearly delineating it
on the site. Land-cover impacts can be reduced
through minimal disturbance techniques that
include the following:
–– reduce paving and compaction of highly
permeable soils;
–– minimize the size of construction easements and
material storage areas;
–– site stockpiles within the development envelope
during the construction phase of a project;
–– site building layout and clearing and grading to
avoid removal of existing trees where possible;
and
–– delineate and flag the smallest site disturbance
area possible to minimize soil compaction on
the site and restricting temporary storage of
construction equipment in these areas.
2. Design and install grassed filter strips and vegetated
(bio)swales into site plans and rights-of-way to filter
pollutants from stormwater. LID filtration systems
use soils and vegetation to remove pollutants
from stormwater and include ways of capturing
and removing trash, debris and sediment from
stormwater before it reaches streams and
other tributaries. Common filtration techniques
incorporate natural features (i.e., wetlands, riparian
corridors, mature forests) into site development
plans. It is estimated that bioswales can remove
between 80 and 100 percent of total suspended
solids, zinc, and lead from stormwater as well as
between 40 and 60 percent of total phosphorus
and nitrogen.
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Sidebar

Low Impact Development
Low Impact Development (LID) is an innovative stormwater management approach with a basic principle that
is modeled after nature: manage rainfall at the source using uniformly distributed, decentralized, micro-scale
controls. The goal of LID is to mimic a site’s predevelopment hydrology by using design techniques that infiltrate,
filter, store, evaporate, and detain runoff close to its source. Techniques are based on the premise that stormwater
management should not be seen as stormwater disposal. Landscape features, known as Integrated Management
Practices (IMPs) are the building blocks of LID. Almost all components of the urban environment have the potential
to serve as an IMP; this includes not only open space, but also roof tops, streetscapes, parking lots, sidewalks, and
medians. LID is a versatile approach that can be applied equally well to new development, urban retrofits, and
redevelopment / revitalization projects.

As illustrated, a range of techniques can be utilized to achieve low-impact development
(LID). It is important to determine that the technique selected to mimic a site’s
predevelopment hydrology is consistent with the character of the built environment.

Rainwater Collection

Standard Curb Cut

Vegetated Retention Basin

Source: Low Impact Development Toolkit Prepared for the City of Mesa,
by Logan Simpson and Dibble Engineering April 2015.
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3. Require and/or incent the installation of
pervious paving materials in parking lots and
other hardscape areas to reduce the total site
imperviousness and stormwater runoff. Provisions
could be added requiring this for all parking that
exceeds the minimum required by City regulations.
Utilize infiltration systems which encourage the
downward movement of water to reduce the total
quantity of overland runoff and pollutants from
impervious surfaces.
–– design and implement systems for on-site
detention and micro-detention;

Source: Texas Water
Development
Board’s, “A Watering
Guide for Texas
Landscape.”

–– revise subdivision regulations to incorporate the
use of shared driveways whenever possible, but
especially in sensitive areas;
–– limit driveway width to nine feet (for both single
and shared driveways); and
–– minimize building setbacks, where possible to
reduce driveway length.
4. Revise subdivision regulations to incorporate
xeriscaping landscape design and maintenance
practices. Consider requiring or incentivizing
adherence to the Texas Water Development
Board’s, “A Watering Guide for Texas Landscape.”
Develop a municipal landscape ordinance that
requires all landscape sitework and planting to
adhere to xeriscape requirements.
5. Continue to provide Eagle Pass residents,
commercial, institutional and industrial water users
with guides regarding how to conserve water.
Update educational resources with information
provided by the Alliance for Water Efficiency
and other organizations that promote water
conservation strategies and techniques. To raise
awareness of water sector interdependencies and
to increase preparedness and resiliency of drinking
water and wastewater utilities into community
emergency preparedness and response efforts,
integrate the EPA’s Community-Based Water
Resiliency (CBWR) program information and
relevant materials into City educational resources.
6. Require heavy water users to conduct a water
footprint audit to analyze their facility’s water use
and identify ways to make it more efficient. Water
audits review domestic, sanitary, landscaping, and
process water use and identify ways to increase
a facility’s water-use efficiency. They are often
performed for free and can save businesses money

by reducing water use and its associated costs. Some
utilities conduct free water audits.
7. Work with parcel owners and developers regarding
the application / implementation of low impact
development best practices during the preDevelopment Review Meeting.
8. Incent the implementation of low impact development
applications by providing expedited plan review.

STRATEGY 3.3.2: Conduct a City-wide drainage
study.
ACTIONS AND INITIATIVES
1. identify areas of need and develop / prioritize a list of
capital drainage improvement projects.

STRATEGY 3.3.3: Utilize the provision of municipal
urban level services to guide and direct growth.
The Water Works System should consider adopting a
formal policy that would outline the conditions upon which
the Department, in conjunction with the City, will make
front-end investments in the implementation of water and
wastewater utilities infrastructure in order to stimulate,
guide and direct, a contiguous pattern of growth and
development along key transportation corridors, such as
State Highway 480; as illustrated on TFC Map 13, Future
Land Use. The owners of the new development would
pay their portion of construction through an impact fee.
An additional policy is that the provision of water and
wastewater utilities infrastructure services is contingent
upon annexation into the City.
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Policies: Utilities Infrastructure (U)
U Policy 1: Outdoor lighting should be fully shielded and direct light down where it is needed,
not into the sky.

U Policy 2: Use green infrastructure where feasible as an alternative to traditional grey

infrastructure systems. Encourage projects which optimize runoff capture and treatment by
incorporating features such as bioswales, infiltration areas, vegetated filter strips, porous paving,
and rain gardens that enhance stormwater infiltration and reduce peak runoff.

U Policy 3: Evaluate non-residential development proposals according to the types of

uses proposed, their compatibility with surrounding uses, and the ability of existing or planned
infrastructure to provide adequate services to these uses.

U Policy 4: Treatment. Provide adequate wastewater treatment facilities to ensure compliance
with effluent standards established in regulatory permits.

U Policy 5: All sanitary sewer system and storm drain system improvements shall be designed

in conformance with applicable City of Eagle Pass Water Works System design and construction
standards.

U Policy 6: The City shall coordinate with the Eagle Pass Water Works System to ensure that

projected developments within the Planning Area are incorporated into the Water Department’s
long-range plans for water supply and delivery.

U Policy 7: Water efficiency. Reduce the need for additional water facility capacity and

maintain compliance with state water resource regulations by encouraging efficient use of water
by customers within the city.

U Policy 8: Infrastructure should be designed for the efficient integration of multiple programs

and uses. Infrastructure should be designed efficiently in order to provide for a multiplicity of uses
within a single area. This technique of hybridization can contribute to the activation of urban
areas that would otherwise be vacated, and provides for the continuous use of urban space for
diverse programs and events.

U Policy 9: Stormwater as a resource. Manage stormwater as a resource for watershed health
and public use incorporating ways to protect and restore the natural hydrology, water quality,
and habitat of Eagle Pass’ watersheds.

U Policy 10: Waste management. Ensure land use programs, rights-of-way regulations,

and public facility investments allow the City to manage waste effectively and prioritize
waste management in the following order: waste reduction, recycling, anaerobic digestion,
composting, energy recovery, and then landfill.
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Focus Area 3: Transportation
GUIDING PRINCIPLES
Transportation Principle 1: Connectivity and Public
Realm. The street and public right-of-way network
should be used to connect a range of inter-modal
activities (walking, biking, driving, etc.), and support how
neighborhood residents travel to and from destinations
such as schools, parks/open space, shops and
businesses.
Transportation Principle 2: Sustainable Transportation
Systems. Eagle Pass’ transportation network provides
and enables the basic access and development
needs of individuals, companies, and society to be met
safely and in a manner consistent with human health,
and promotes equity within and between successive
generations (Transportation Research Board Sustainable
Transportation Indicators Subcommittee).
Transportation Principle 3: Transportation Choices. Safe,
reliable, and economical transportation choices should
decrease household transportation costs, reduce
dependence on foreign oil, improve air quality, reduce
greenhouse gas emissions, and promote public health.
Transportation Principle 4: Enhance Economic
Competitiveness. Economic competitiveness is improved
through reliable and timely transportation access to
employment centers, educational opportunities, services
and other basic needs of workers, as well as expanded
business access to markets.
Transportation Principle 5: Integrated Planning. An
integrated approach to land use decisions, economic
development, environmental conservation and
transportation investments should be used to achieve a
balanced transportation system. Transportation choices
should be integrated into all new development and
redevelopment projects.
Transportation Principle 6: Inclusivity. Transportation
planning must be inclusive, taking into account all
residents and users - the old, the young, the poor, etc.
Transportation Principle 7: Temper Growth. Reduce the
rate of increase, rather than attempt to accommodate
the predicted significant increase of vehicle miles
traveled (VMT) in the Greater Eagle Pass area over the
next twenty years.
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Introduction

On Mobility

Mobility includes a multitude of components that
collectively create a system that facilitates the
movement of goods and people to, and throughout,
the community. These components include not only
roadways for motorized vehicles, but also sidewalks,
bike lanes, multi-purpose pathways, and transit
facilities. A comprehensive and efficient transportation
system provides for the ease of circulation within
a community, and enhances the community’s
environmental, economic and social environs.
People of all ages, abilities and modes of movement
must have the ability to circulate throughout the
community, from their home to their workplace, and
to engage in shopping, dining and entertainment
activities. To achieve this end, an integrated and multifaceted strategy must be implemented that addresses
the interconnections between land uses and mobility
demands.

Transportation as a Driver of Urban Form

Informed and anticipatory transportation planning and
thoroughfare development will help prepare the City
of Eagle Pass for future traffic demands and create
a safe and efficient transportation system. A wellbalanced and comprehensive transportation system
should offer a choice of travel modes for residents,
businesses, and visitors. It should also be appropriately
designed for both safety and visual appeal for
multiple modes of transportation. The Transportation
Infrastructure focus area of the Comprehensive Plan
establishes the framework for such a system in order
to accommodate local and regional travel demand
through the year 2040 and beyond.
The purpose of this element is to plan for the longrange transportation needs of the community.
This involves the preservation of rights-of-way for
thoroughfare system development, as well as
coordinating improvements and initiatives for all other
modes of transportation. This element addresses the
means for developing an adequate street network
to collect, distribute, and convey traffic within and
through the community, while also providing for the
development of pedestrian and bicycle infrastructure,
public transportation, and systems for the movement
of goods.

Traffic congestion, street maintenance, and safety
along roadways are often the most prevalent and
most talked about issues when addressing current
and future community needs. As with many other
communities, increased congestion brought about
by new development, confusing intersections, lack of
connectivity, and lack of sidewalks and trails are all
issues that have been endured by the citizens of Eagle
Pass. Residents’ inability to move with relative ease
throughout their community leads to frustration and
detracts from local quality of life. Likewise, retaining
and attracting businesses requires having adequate
roadway, rail, air and other facilities to move people
and goods to and from this area in an effective and
efficient manner.
Much of the emphasis of this focus area is placed on
the roadway system as it connects the entire region
and is the most predominant form of mobility in Eagle
Pass. However, this plan recognizes that building
and widening roadways will not fully address future
transportation needs in the community. With continued
growth, high costs of developing infrastructure,
escalating fuel costs, and impacts to air quality and
the environment, planning for all of the future travel
needs in the City requires looking at transportation as
an integrated and interconnected system with multiple
options for traveling within the community and around
the region.
Options should apply not only in terms of offering
different modes of transportation but also in offering
multiple connections and choices of route. Part of
providing multiple options and enhancing mobility in
the community will include promoting development
patterns that encourage alternative land uses and
efficient trips (i.e., mixed-use developments, and
compatible commercial uses within close proximity
to neighborhoods). The transportation system has a
strong influence on the quality and type of growth, the
character of development, and should therefore be
closely coordinated with the community’s overall land
use goals and policies.
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Transportation and Land Use
To foster a sustainable community, planners must
consider the effect of projected transportation
improvements on future land use patterns as
transportation improvements spur economic growth
and development, and influence housing choices.
Transportation and land use participate in a reciprocal
relationship. Activity related to land uses generates
the need for transportation infrastructure and good
transportation supports increases in land use activities.
At the larger scale, land use drives the general location
of transportation facilities. But at a more granular
scale, transportation drives the location, mix, density
and intensity of land uses. As will be discussed, it is
recommended that transportation modeling efforts be
undertaken as part of a long-range transportation plan
(LRTP) to measure existing traffic flow patterns and
model future transportation needs based on projected
land uses, in particular, new residential areas and
employment centers.

Coordinated Planning
Transportation planning is closely related to
other elements of Eagle Pass’ Opportunity 2040
Comprehensive Plan including Growth Capacity
and Infrastructure, Economic Performance; Housing
and Neighborhoods; and Land Use and Community
Character. For instance, the future land use and
overall development patterns help determine the
transportation infrastructure necessary to meet future
mobility needs. Additionally, the transportation system
is vital to the movement of goods, and thereby
has direct influence on the community’s economic
development. Businesses seeking to locate or expand
are interested in their access to and circulation within
the community and, in the case of a major industry,
the proximity to efficient freeways. Transportation
arteries also provide opportunities for linear
connections by way of sidewalks, recreational trails,
and/or bicycle routes, which complement the parks
and recreation system. Clearly, the location, design
and capacity of roadways also determine the type
and character of development.

A coordinated planning approach was utilized in
developing the Transportation Infrastructure focus
area, ensuring the plan and its recommended policies
and strategies are compatible with the community’s
land use goals and economic development
objectives.

Issues and Challenges
As mentioned, while vehicular circulation is the primary
mode of transportation within the Planning Area, it is
important that alternative modes of transportation,
including pedestrian and bicycle facilities, and public
transit be considered in order to decrease the load on
infrastructure, reduce emissions, and increase livability.
This chapter provides a 20-year (and beyond) policy
framework for the future development of Eagle Pass’
multi-modal transportation network, addressing:
►► Regional Multi-modal Mobility. Engaging the full
spectrum of transportation assets and facilities for
the movement of citizens, goods and services.
►► Thoroughfare Development. Preservation of rightsof-way both within the City and its Extraterritorial
Jurisdiction (ETJ), and development of “complete
streets,” with respect to suitability for all modes of
transportation.
►► Traffic Management and Level of Service. In order
to provide for an efficient movement of vehicles,
the traffic carrying capacities of area roadways
must be preserved. This relates to the use of land
adjacent to the City’s thoroughfares, as well as their
means of access. It also relates to the design of
roadways.
►► Active Transportation. There must be an increased
emphasis on pedestrian mobility improvements
to safeguard the community’s small-town feel
and quality of life, and provide healthy and safe
alternatives to vehicular travel – for those who
desire options to driving, and those who cannot
afford to own a car. This includes sidewalks along
area roadways, safe and accessible crossings, and
provisions for on-street bike lanes and off-street
recreational trails.
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►► Corridor Appearance. The community’s corridors
offer an opportunity to establish a positive
first impression of Eagle Pass. The design and
appearance of the roadway, as well as the
properties that abut it, are of essential importance
to enhance community aesthetics and contribute
to a quality visual environment.

►► Increased Connectivity. Connectivity between
neighborhoods and commercial and public areas
through the roadway system, sidewalks, and trails.

►► Traffic Calming. Neighborhood design that calms
traffic and encourages slower speeds, including
narrower streets where appropriate (which can
also reduce impervious surface and resulting storm
water runoff).

In developing a major transportation plan that will
serve the City of Eagle Pass, it is imperative that
these alternative transportation networks should
be interconnected and integrated with vehicular
thoroughfares into one comprehensive system.
The following goals and objectives inform the
Transportation Infrastructure focus area.

►► Compatibility. Thoroughfare development that is
compatible with and complements community and
neighborhood character.

TFC Figure 6, Corridor Appearance
E Main Street Commercial Corridor in Eagle Pass shows an example auto-oriented street unusable for bike
and pedestrian mobility.

Examples of corridor improvements include bike lanes, crosswalks, trees and tree lawans, traffic and signals.
Renderings from The Future of San Antonio’s Broadway Corridor.

Source: Texas Public Radio
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GOAL 4.0:
A highly efficient, multi-modal
transportation system that is responsive to
a growing regional economy.
OBJECTIVE 4.1: Ensure a well-connected and
high-quality street network.

Thoroughfare Development
The basic transportation system is formed by a network
of streets, each having a different functional role
and designed traffic carrying capacity. Each street
segment contributes to the interconnectivity of the
network. Without a continuous system, there are
unnecessary interruptions that divert traffic movements
onto streets that are not designed to carry an
increased volume, which quickly become congested
and unsafe. For a network to operate efficiently, it is
essential for there to be a hierarchical system including
highways (such as U.S. Highway 57 and State Highway
480), arterial streets (such as E. Main Street and
Veterans Boulevard), collector roadways (including
2nd Street, and N. Ceylon Street), and local residential
streets. Each link in the system is intended to function
according to its design capacity, in effect, distributing
traffic from the lowest (e.g., local streets) to the
highest (e.g., arterial streets and highways) functional
classification. Connectivity is essential for providing an
efficient, safe, and convenient roadway network.
An optimum street network is composed of a grid of
streets, with parallel and perpendicular arterial streets
spaced uniformly, forming neighborhood superblocks.
Within the superblock, collector roadways should be
spaced at roughly equal intervals in each direction.
While Eagle Pass’ street network generally follows
this arrangement, growth and development within
Eagle Pass has happened incrementally and without
formal adherence to an adopted thoroughfare plan.
As a result, the street network has been constructed
in a piecemeal fashion, resulting in a pattern of
discontinuous and disconnected streets.

Therefore, a primary purpose of this plan is to avoid
perpetuating these circumstances in the developing
areas of the City and the Planning Area. Subdivision
regulations that stipulate roadway design criteria and
capacities are necessary to accomplish an efficient
street network.
The amount of development within and adjacent
to the City strongly warrants the development and
implementation of a Thoroughfare Plan. Over time, a
complete grid of thoroughfares is needed to provide
an efficient local system that may be integrated into
the larger metropolitan transportation plan.
At the time of land subdivision, the City must ensure
conformance with the adopted Thoroughfare
Plan and compliance of the street and lot layout
consistent with the subdivision design standards. The
subdivision regulations must, therefore, have definitive
rules relating to street continuity, rights-of-way and
pavement cross sections, intersections and street
offsets, lot access, medians and entranceways, traffic
calming, and provisions regarding the development of
cul-de-sacs and alleys, among others. It is imperative
for each subdivision to provide connection to the
adjacent land as a means for continuing development
of the street pattern established by the Thoroughfare
Plan. Whether the development is small or large or
constructed in one or more phases, it must adequately
tie into to the planned roadway network.

Corridor Conditions: Traffic Volumes /
Levels of Service
The assessment of traffic volumes includes a
connectivity analysis of travel patterns, vehicle miles
traveled (VMT), travel times and/or trip length and
level of service (LOS).
To fully understand local traffic patterns and the
operating conditions of City streets, a level of service
(LOS) analysis should be performed. LOS is a letter
designation that describes a range of operating
conditions on a particular type of facility. The 1994
Highway Capacity Manual defines levels of service as,
“qualitative measures that characterize operational

1.72 Eagle Pass Opportunity 2040 Comprehensive Plan | Kendig Keast Collaborative DRAFT August 2018

conditions within a traffic stream and their perception
by motorists and passengers.” Within a LOS analysis,
several key measures are used to describe service
quality, including:
►► speed and travel time - one of the most easily
perceived measures of service quality is speed, or its
inverse, travel time;
►► density - describes the proximity of vehicles to each
other in the traffic stream, and reflects ease of
maneuverability in the traffic stream;
►► delay - the excess or additional travel time due to
traffic conditions or controls.
For the purposes of this chapter, the LOS was based
on an analysis of traffic volume relative to the design
capacity (vehicles per day) of each street. LOS is
represented by letter designations along a continuum
from “A” to “F” with “A” meaning free flow conditions
and “F” indicating heavy congestion. General
descriptions of each are as follows:
LOS “A” - Free flow traffic conditions with very little
delay;
LOS “B” - Good traffic flow and signal progression with
some delays at intersections (more than A);
LOS “C” - Stable operating conditions with average
traffic delays;
LOS “D” - Rating conditions result in lower travel speeds
and higher delays at intersections;
LOS “E” - Unstable flow, poor signal progression, traffic
near or at roadway capacity; and
LOS “F” - Roadway operations are over capacity with
extreme delays at intersections.
A Volume to Capacity (V/C) rating of less than 1.0
indicates that a roadway is operating relatively
smoothly and corresponds to a LOS of A, B, or C. Any
V/C ratio greater than 1.0 indicates congestion and
recurring delays.
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STRATEGY 4.1.1: Confirm and map the current
Level of Service (LOS) of municipal thoroughfares.

Thoroughfare Plan

The TxDOT traffic counts for the City’s thoroughfares
are indicated on TFC Map 6, Traffic Counts. Compare
the functional classification and design capacity of the
thoroughfare to the current traffic counts to determine
Level of Service. Based on the thoroughfare’s LOS,
determine whether the thoroughfare needs to be
expanded to serve future land use demands.

Thoroughfare system planning is intended to facilitate
the development of the most efficient and appropriate
street system necessary to meet existing and future
travel needs. The primary objective of the Thoroughfare
Plan is to ensure that adequate right-of-way is preserved
on appropriate alignments to allow the orderly and
efficient expansion and improvement of the street
system.

STRATEGY 4.1.2: Prepare a Travel Demand Model
for the Comprehensive Plan’s Future Land Use
Map.
Determine the LOS for key thoroughfares based on
projected land uses identified on TFC Map 13, Future
Land Use.

ACTIONS AND INITIATIVES
1. Develop Baseline (2018) and Horizon Year (2040)
data for current and projected population and
employment estimates per Traffic Analysis Zone
(TAZ), in order to determine trip generation.
2. Analyze LOS for major and minor arterials and
principal collectors to determine whether key
thoroughfares require expansion to accommodate
projected additional trips.

STRATEGY 4.1.3: Utilize the Thoroughfare Plan
map and functional classification of roadways to
achieve adequate mobility within the community
and preserve rights-of-way.
ACTIONS AND INITIATIVES
1. Periodically conduct signal warrant studies as area
travel volumes increase with new development. In
areas that are already managed by traffic signals,
signal timing should be reviewed, particularly in
congested areas, to determine if timed traffic
signals are appropriate relative to the volume and
peaks in traffic flow. Adjustments should be made
to traffic signals so they are timed accordingly.
Pedestrian- and bicycle-actuated traffic signals
should be installed at intersections near schools,
parks, and other areas with high pedestrian traffic.

The Thoroughfare Plan is a long-range plan that identifies
the location and type of roadway facilities that are
needed to meet projected long-term growth within the
area. The Thoroughfare Plan is not a list of construction
projects but rather serves as a tool to enable the City
to preserve future corridors for transportation system
development as the need arises. The Thoroughfare Plan
will affect the growth and development of Eagle Pass
as it guides the future development of the City’s street
network. While other elements of the plan examine
foreseeable changes and needs over a 20-year horizon,
thoroughfare planning requires a much longer-range
perspective.
Future changes in transportation technology, cost
structure, service demand, and long-term shifts in
the economy and urban growth patterns require a
farsighted approach to thoroughfare planning decisions.
As depicted in TFC Map 7, Thoroughfare Plan, the
proposed general conceptual future alignments for
new and existing arterial and collector streets are
illustrated for the Planning Area based on anticipated
growth within this 20-year planning horizon (refer to
TFC Map 1, Growth Sequencing, and TFC Map 13,
Future Land Use). The location and alignment of
thoroughfares within proposed future residential and
nonresidential developments should generally conform
to the Thoroughfare Plan, but actual alignments
will be determined at the time of development in
consideration of topography and surface water, parcel
configuration, existing development, logical and orderly
development layout, thoroughfare connectivity, and
other considerations. Any proposed significant change
in thoroughfare alignment should be reviewed to ensure
it will not adversely impact the function and connectivity
of the street system.

1.74 Eagle Pass Opportunity 2040 Comprehensive Plan | Kendig Keast Collaborative DRAFT August 2018

Legend
Eagle Pass City Limits
City Limits with Annexation
Extra-Territorial Jurisdiction

TxDOT Traffic Counts
Functional Classification

Freeways
Major Arterial
Minor Arterial
Collector
Local

TFC Map 6,
Traffic Counts
0

2,750 5,500

11,000

Feet

Focus Areas 3: Transportation

Some elements of the thoroughfare system may
require new or wider rights-of-way; and depending on
need, may be developed as two-lane or multi-lane
roadways with various cross sections. Some streets
identified as Collectors on the plan may not ever be
widened due to physical constraints and right-of-way
limitations. However, the collector designation signifies
its traffic-handling role in the overall street system and
the importance of maintaining it in good condition.
The Thoroughfare Plan does not show future Residential
Sub-Collectors, or Local streets because they function
to provide access to individual sites and parcels
and their future alignments will vary depending
upon individual land development plans. Local
street alignment can be determined by the City in
conjunction with landowners and developers as part
of the subdivision development process. Likewise,
collectors are required with new development, but
may not all be reflected on the Thoroughfare Plan,
since their alignments will depend on the surrounding
street system and the particular development
concept. They are, nevertheless, vital to an efficient
and viable transportation network and must, therefore,
not be overlooked during the subdivision development
review process.
Thoroughfare planning requires coordination with other
plans for the future of the Planning Area, including
comprehensive plans and long range transportation
plans (LRTPs). A community vision and goals must
be known, or developed, for the thoroughfare plan.
Technical analysis of road network performance
and a public review of the proposed plan and
design standards are both necessary components of
thoroughfare planning.

Analysis Approach
A systematic and analytical process was employed to
develop the proposed Thoroughfare Plan. This process
involved evaluation of the following factors:
►► Hierarchical Connections. As a general rule, higher
classified facilities should not end at lower classified
facilities; the principal exception being when a
roadway facility extends into increasingly rural

areas, as well as when collectors are allowed to
end at a local road, typically in a neighborhood
setting. Ideally, where possible, roadway facilities
should only connect to facilities that are either the
next higher or lower classification, so as not to skip a
functional category.
►► Thoroughfare Length. In order to promote the
development of metropolitan routes, the desired
length of major arterials was considered to be
at least five miles. Lengths for minor arterials and
collectors in existing and projected suburban and
urban areas were aimed at two miles and three
miles, respectively.
►► Thoroughfare Spacing. A concerted effort was
made to build the thoroughfare network using
conventional planning criteria for spacing between
thoroughfares. In general, spacing for major arterials
was sought to be between two and four miles;
while minor arterials were targeted to be spaced
between one and two miles apart. These spacing
requirements were slightly relaxed when dealing
with extremely rural portions of the planning area.
►► Rural Collectors. Because the Thoroughfare Plan
has a very long-term planning horizon, existing rural
roads were sought to provide the alignment for
future arterials, major and minor.
►► Jogs and Offsets. To maintain the capacity of
higher classified facilities as well as maintain route
continuity of the lower classified facilities, some
jogged intersections were replaced with typical
four-way intersections. Similarly, facilities with sharp,
angular turns were replaced with gentler, more
smoothed-out turns.
►► Parcel Boundaries. To the extent possible,
conceptual, proposed thoroughfares were aligned
to follow existing parcel boundaries.
►► Constraints, Environmental and other. Special care
was given to minimize the traversal of critical natural
environmental features including lakes, rivers, creeks
and steep terrain. Additionally, care was taken to
utilize existing railroad crossings when considering
the alignment of proposed thoroughfares.
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STRATEGY 4.1.4: Balance changes in land use with
the capabilities of the transportation system.

OBJECTIVE 4.2: Increase the capacity and

ACTIONS AND INITIATIVES

STRATEGY 4.2.1: Consider the benefits of keeping
Bridge 1 open 24 hours per day, seven days per
week (24/7).

1. Adopt and implement the Future Land Use Map
contained in this Plan.

efficiency of international trade and commerce.

2. Continue to evaluate the capacity of the
existing and proposed transportation system in
Comprehensive Plan amendments, rezoning
requests, and site plan reviews.

Determine the conditions under which Bridge 1 could
remain open.

3. Continue to collect and monitor transportation
data including vehicle miles traveled, traffic counts,
levels of service, transit ridership, and pedestrian
and bicycle facility usage, crashes.

1. The City’s Bridge Operations Manager should
continue to work with the U.S. Customs and Border
Protection (U.S. CBP) Port Director in maintaining
efficient pedestrian and vehicular traffic flow across
Bridge 1.

4. Require traffic impact analyses for all development
proposals anticipated to generate significant
volumes of traffic.

ACTIONS AND INITIATIVES:

2. Strive to maintain a maximum delay of no more
than 15 minutes to cross the bridge.

5. Develop and adopt street connectivity regulations
for new development areas.

July 2018
2018
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STRATEGY 4.2.2: Improve the efficiency of U.S. CBP
checkpoint station on U.S. Highway 57.
There are often significant delays in truck traffic at the
U.S. CBP inspection station. Anticipated increases in
truck traffic from Eagle Pass to San Antonio along U.S.
57 will only exacerbate this congestion problem.

ACTIONS AND INITIATIVES:
1. Consider alternative U.S. CBP checkpoint station
site plan alternatives that may expedite inspection
and traffic flow. This may include additional lanes
of traffic and inspections, which would require an
increase in CBP officers.

OBJECTIVE 4.3: Plan for inter-city transportation
efficiency.

STRATEGY 4.3.1: Develop a plan for expanding
U.S. Highway 57, from Eagle Pass eastward to
Interstate 35.
Although there are multiple sections of U.S. Highway
57, in both directions, where there are passing lanes,
the projected increase in truck traffic warrants
expanding the highway to four continuous lanes (two
lanes in both directions) from Eagle Pass eastward to
Interstate 35.

ACTIONS AND INITIATIVES:

STRATEGY 4.2.3: Prepare a long-range plan for a
third international bridge.

1. Work with TxDOT (Laredo District) to develop a U.S.
Highway 57 expansion program, schedule and
budget.

Although it cannot be determined at this time whether
a third international bridge will be required in the next
20 years, it is prudent to perform the requisite market
and traffic flow analysis and transportation planning
to prepare for the inevitability of a third international
crossing. A third international bridge would likely
be located north of Eagle Pass in proximity to the
proposed alignment of the northwestern end of State
Highway 480. The plan would be to connect S.H.
480 with the Libramiento Nte bypass currently being
constructed around Piedras Negras.

2. Inform Eagle Pass’ Legislative and Congressional
Delegation about plans to expand U.S. Highway
57 and request their assistance in prioritizing the
expansion program; to be constructed within the
next 20 years.

ACTIONS AND INITIATIVES:
1. Work with the Maverick County Judge and
Commissioners Court to determine the most
effective means of administering the construction,
operations and management of a third
international bridge.
2. Coordinate with officials in Piedras Negras
to determine the optimal location of a third
international crossing.

STRATEGY 4.3.2: Develop an efficient, direct
transportation corridor between the Cities of
Eagle Pass and Laredo.
Currently, the most direct route from Eagle Pass to
Laredo is to take U.S. Highway 277 to U.S. Highway
83, a distance of 124.7 miles (requiring more than two
hours). A faster route is on the Mexican side of the Rio
Grande, where one can take Libramiento José López
Portillo (MEX 2) from Piedras Negras south to Laredo.

ACTIONS AND INITIATIVES:
1. In association with large landholders in the area
and TxDOT, Laredo District, develop an alternative,
more direct transportation corridor between the
two cities. This may be constructed, operated,
maintained, and administered as a privately
funded toll road.
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Montana St.

Willow Trail

Maria del Refugio Dr.

N Bibb Avenue

2. Implement the recommendations within the
North Bibb Avenue Traffic Study (2015). The study
recommends a variety of devices to improve
vehicular flow, increase safety and manage
access; including guidance for additional traffic
control devices, multi-way stop signs, enhanced
pedestrian crossing facilities (striped crosswalks with
signs, high visibility crosswalks, colored/textured
crosswalks, pedestrian activated flashers, curb
extensions at crosswalks [bulb-outs], and motorist
awareness and education). Refer to TFC Figure 7,
North Bibb Avenue Hot Spots.

.

1. Identify hots spots within the City and plan remedial
treatment options, including more efficient access
management regulations, to reduce the number of
access points along the thoroughfare.
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ACTIONS AND INITIATIVES:

.

There are multiple transportation corridors in Eagle
Pass that possess areas (hot spots) where, due to the
geometric alignment of the transportation facility, and/
or its level of service (LOS), or due to an abundance
of access points along the thoroughfare, there is
significant traffic congestion. North Bibb Avenue is a
good example of a thoroughfare that has several hot
spots, which result in poor traffic flow from north to
south, along the corridor; and from east to west, due to
having to cross the corridor.
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TFC Figure 7,
North Bibb Ave.
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STRATEGY 4.4.1: Identify vehicular hot spots that
contribute to congestion.
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OBJECTIVE 4.4: Plan for intra-city transportation
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STRATEGY 4.4.2: Ensure there are adequate and
efficient north-south and east-west thoroughfares
within the City limits.
Hillcrest Blvd.

TFC Map 8, East-West and North-South Corridors,
depicts the principal east-west and north-south
transportation corridors within the City limits.
1. Increase the capacity of Flowers Drive; 5th Street/
Buckley Street/Royal Ridge Drive; N Comal Street;
2nd Street/Antonio M. Garcia; and Industrial
Boulevard streets to distribute daily trips and reduce
pressure on major corridors.
2. Update the intersections of 5th Street / Buckley
Avenue and Buckeley Avenue / Royal Ridge Drive

Edna Dr.

Stanley Dr.

E Main St.
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to make the connection between both roads a
through road (see areas highlighted with yellow
circle in TFC Map 8).
3. Update the intersection of 2nd St / Antonio M
Garcia to make the connection between both
roads a through road (see areas highlighted with
yellow circle in TFC Map 8).
4. Connect N Veterans Boulevard to Paseo Del Rio
Boulevard to accommodate new residential
development.
5. Create a new road connection between E Main
Street and El Indio Highway connecting the east
and southeast areas of the city reducing pressure
on El Indio Highway and S Veterans Boulevard.

OBJECTIVE 4.5: Expand multi-modal

transportation system to improve connectivity
and access.
STRATEGY 4.5.1: Implement a phased Public
Transit Expansion Program.
While community mobility is often primarily focused
upon the ability to move and circulate within the
community, thoroughfare planning is also concerned
with the interactions and interconnections of the
local circulation system with broader regional, state
and federal, multi-modal transportation facilities. The
economic viability of a community is dependent upon
the ability for people, products, and goods to circulate
to and throughout the community.
Currently, public transit in Eagle Pass is inadequate
and does not serve the needs of the community’s
business interests or the citizens’ needs. SWART needs
to determine under what conditions:
►► service hours can be extended;
►► service can be provided on Sundays;
►► SWART can acquire and operate more buses, thus
decreasing the amount of time between scheduled
service, which currently is at least one hour.
For transit service to remain viable it must maintain
efficiencies that are on par with individual commuting
times; as well as provide the requisite infrastructure at
pick-up and drop-off points (parking, transportation

modes from drop-off points to destination points).
The operational efficiency of local bus and
commuter transit systems varies by system; though
will undoubtedly improve over time with increased
ridership and subsequent investment.
Citizens within the Planning Area have access to a
para-transit system, the Southwest Area Regional
Transit District (SWART). SWART is the Lead Agency
for the Middle Rio Grande Region Transit Planning
Initiative. The Middle Rio Grande Region is composed
of the counties of Dimmit, Edwards, Kinney, La Salle,
Maverick, Real, Uvalde, Val Verde, and Zavala. The
overall population of the nine (9) counties is 157,014 of
which 61.86 percent is of Hispanic origin. The Middle
Rio Grande Planning region is comprised of 14,333
square miles southwest of metro San Antonio to the
Texas-Mexico border, between Eagle Pass and Del
Rio. The SWART system provides pick-up and drop-off
to destinations within and outside the City limits, as
well as transportation to San Antonio, Laredo, Del Rio,
and Uvalde. SWART also provides trips to the Kickapoo
Lucky Eagle Casino.
In 2016 SWART began the El Paseo flex route public
transit system, which provides transportation to the
downtown district, mall areas, Walmart and HEB. The
route runs hourly, seven days a week from 8:00 am until
8:00 pm. Refer to TFC Figure 8, El Paseo Flex Route.

ACTIONS AND INITIATIVES:
1. Expand the SWART public transit system to travel to
key employment centers, the Fort Duncan Regional
Medical Center, and the Southwest Texas Junior
College.
2. Consider expansion of public transit service and
route to new industrial areas, as delineated on the
Future Land Use Map.

STRATEGY 4.5.2: Work closely with local, regional,
state, and federal agencies to advance the land
use and transportation-related policies, strategies
and recommendations associated with this
Comprehensive Plan.
Coordinate with SWART, the Middle Rio Grande
Development Council, TxDOT, Federal Highway
Administration (FHWA) in promoting regional
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TFC Figure 8, El Paseo Flex Route.
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cooperation, securing capital partnerships, and
prioritizing implementation schedules for the
implementation of key Plan recommendations.

ACTIONS AND INITIATIVES
1. Encourage consistency between local
transportation recommendations and regional
infrastructure priorities. Coordinating between
local plans and regional infrastructure priorities
helps ensure that local investments are in line with
regional visions and mobility goals.

OBJECTIVE 4.6: Improve the Design,

Appearance, and Maintenance of Eagle Pass’
Transportation Corridors.
The overall quality and appearance of the City’s
thoroughfare corridors can be a major asset or a
significant liability; one which improves the overall
quality of life and economic competitiveness of the
City; or one that detracts from it. In fact, streets were
once the center of public life for a city. Today, and
since the 1950s, good street design, construction,
and maintenance have been undermined by the
ever-growing demands of the automobile. Planners,
engineers, and the government sector focused solely
on creating an efficient and safer system of moving
the automobile through an area (i.e., creating wider
and faster streets and intersections, improving visibility
by removing trees and other vegetation, etc.). This
was often at the expense of all other considerations,
including pedestrian safety, walkability, and overall
quality of appearance of the built and natural
environment. Developers, builders, and property
owners followed suit, relocating to the edges of town,
creating bigger and more expansive parking lots,
and larger, more auto-oriented scaled signage, etc.
Now, after a half century of implementation, many
jurisdictions are starting to realize that their street
system is often degrading the very destinations they
were meant to connect (consider the poor visual
quality of E. Garrison Street from Bibb Avenue heading
toward Downtown). They are starting to re-realize
that the street system is an integral part of overall
community fabric and it needs the same attention
and consideration as developing other parts of
community life, like public safety. This new respect

for viewing streets as part of the overall community
fabric, will, over time, play a critical role in creating
and maintaining a unique sense of place, in addition
to improving community identity, fostering a healthy
business environment, and creating public spaces for
citizens to use and enjoy.

STRATEGY 4.6.1: Develop a comprehensive street
maintenance program.
ACTIONS AND INITIATIVES
1. Allocate $800,000 in annual budget for street
maintenance and upgrades.
2. Develop a three-year maintenance program,
schedule and budget.

Green Streets
A green street is a stormwater management approach
that incorporates vegetation (perennials, shrubs,
trees), soil, and engineered systems (e.g., permeable
pavements) to slow, filter, and cleanse stormwater
runoff from impervious surfaces (e.g., streets,
sidewalks). Green streets are designed to capture
rainwater at its source, where rain falls. Whereas, a
traditional street is designed to direct stormwater runoff
from impervious surfaces into storm sewer systems
(gutters, drains, pipes) that discharge directly into
surface waters, rivers, and streams.
Streets comprise a significant percentage of publicly
owned land in most communities, and thereby offer
a unique opportunity to incorporate green street
elements that will not only protect the environment,
but can improve community health and prosperity.
Green streets protect water quality in rivers and
streams by removing up to 90 percent of pollutants.
They replenish groundwater supplies, absorb carbon,
improve air quality and neighborhood aesthetics, and
provide green connections between parks and open
space. Vegetated curb extensions improve pedestrian
and bicycle safety, and calm traffic.
Green streets incorporate a wide variety of design
elements including street trees, permeable pavements,
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Sidebar

Greenroads
bioretention, and swales. Successful application of
green techniques will encourage soil and vegetation
contact and infiltration and retention of stormwater.
Although the design and appearance of green streets
will vary, the functional goals are the same:
►► Minimize stormwater impacts on the surrounding
area through a natural system approach that
incorporates a variety of water quality, energyefficiency, and other environmental best practices;
►► Integrate green stormwater management features
to increase infiltration and/or filtration of runoff,
reduce flows, and enhance watershed health;

Bagby Street, Houston, Texas. The Bagby Street
Reconstruction Project is the first Greenroads-certified
project in Texas, recognized for improvements to
pedestrian and parking facilities and access to local
businesses and the Midtown Park. Notable features
include rain gardens, artistic elements, installation
of cool pavements, use of regional and recycled
materials, and wayfinding to the local park. (Source
and Images: Design Workshop).

►► Reduce the amount of water that is piped and
discharged directly to streams and rivers;
►► Make the best use of the street tree canopy for
stormwater interception, as well as temperature
mitigation and air quality improvement;
►► Mitigate or prevent localized flooding;
►► Encourage pedestrian and/or bicycle access;
►► Improve the aesthetics of a community; and,
►► Increase community health and livability.

STRATEGY 4.6.2: Implement a Green Streets
program for thoroughfares within the Planning
Area.
Almost any type of street can be greened, including
main arterial roads, residential streets, and alleys.
Green streets can incorporate a variety of elements,
including rain gardens, sidewalk planters, vegetated
swales, landscaped medians, and pervious paving.

ACTIONS AND INITIATIVES
1. Identify and produce a map of all of the existing
surface swales and drainage ways, and subsurface
storm drains within the City limits and Planning Area
that drain into the Rio Grande. Refer to TFC Map 5,
Storm Drainage.
2. Identify thoroughfares where there is ample rightof-way to convert drainage swales into vegetated
swales.
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Parking
Parking is an integral component of the vehicular
transportation system. During public meetings, citizens
expressed concerns about the lack of adequate
parking in Downtown Eagle Pass. On-street parking
within Downtown is typically angled.

STRATEGY 4.6.3: Maximize parking availability in
Downtown Eagle Pass.
ACTIONS AND INITIATIVES
1. Inventory all of the available on-street parking in
Downtown Eagle Pass. Utilize the boundaries of the
City’s Main Street District.
2. Identify the times when there is greatest demand
for parking and compare to on-street parking
availability.
3. Work with property owners to determine the
potential availability of and physical renovation
requirements for on-site parking.
4. Conduct a professional study to determine whether
regulation and metering of on-street parking may
be the most effective means of controlling parking
and increasing turnover on the highest volume
streets.
5. Require shared parking for commercial businesses,
public and community facilities, and downtown
developments. Develop a parking management
plan to take advantage of existing supply, and
reduce parking requirements for new buildings and
redevelopment accordingly.

Streetscape
Trees
Trees are highly visible elements within any streetscape.
As a dominant element, they define spatial volume
and rhythm along the length of the streetscape. They
provide spring bloom, summer shade, fall foliage color,
winter branching, and an opportunity for holiday
lighting and decorating during the winter.

Trees provide more than just a decorative element in
a streetscape. In addition to softening an otherwise
hard urban environment, trees increase storm water
retention, provide a defense against the “urban
heat island effect,” and protect residents from harsh
summer conditions. Trees and plantings improve air
quality by producing oxygen and removing carbon
dioxide and particulate matter. For example, 13
mature trees remove the particulate matter generated
by a car driven 12,000 miles a year.
According to the Eagle Pass Parks and Recreation
Master Plan 2018 Update’s community survey,
participants rated the need for more trees in the City
as one of the top priorities. When selecting street
tree species for Eagle Pass‘ roadways it is important
to select species that are drought-tolerant, have
minimal die-back, minimal vegetative litter (i.e., seed
pods, berries, sap) and maintain an upright branching
pattern.

STRATEGY 4.6.4: Identify transportation corridors in
need of visual / landscape enhancements.
ACTIONS AND INITIATIVES
1. Evaluate the quality and condition of street trees
planted along principal gateway / entrances into
the City.
2. Develop a prioritized plant list, identifying locations,
types, and sizes of trees to be planted.
3. Identify additional means of providing legibility
through the planting of specific types of trees along
key east-west, and north-south corridors.

Furnishings
Eagle Pass’ streets play an important role in the
livability, vitality, and character of its neighborhoods
and commercial areas. They form the grid that weaves
the quilt of the City into a whole fabric. Through
renovating and improving the quality of Eagle Pass’
streetscapes, the City can promote the economic and
social development of neighborhood commercial
areas, thereby beautifying the City and creating
a greener, friendlier environment in which citizens
live, work, and play. Just as rooms within a house
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are not complete without furniture - tables, chairs, a
couch, decorative wall treatments, etc.; streets are
not complete without proper furnishings which are
provided for the comfort of pedestrians.
As discussed, drought-tolerant street trees are very
beneficial in providing shade and human scale to
a busy thoroughfare; but additional elements are
needed to complete the pedestrian dimension.
Indeed, corridors are designed to assist in traveling
from one place to another, but there can be several
nodes, or resting points along the way. At these nodes,
a bench or arrangement of seating, in combination
with street trees, can transform an area traditionally
for movement, into an area for temporary relaxation.
Additional streetscape furnishings may include a
drinking fountain, a waste receptacle and ornamental
street lighting. These elements serve the basic needs of
pedestrians. Where the pedestrian corridor expands to
become a plaza or public square, additional elements
may include drought-tolerant landscape (“xeriscape”)
planting treatments, a decorative fountain, a kiosk
where information can be displayed, interpretative
signage that may explain the significance of the plaza,
and tables and chairs that provide places for people
to have lunch.

Public Art
As will be discussed in the Downtown focus area,
cities gain value through public art – cultural, social,
and economic value. Public art is a distinguishing
part of civic history and an evolving culture. Public art
humanizes the built environment and invigorates public
spaces and streetscapes, place and identity.

STRATEGY 4.6.5: Create and implement a
comprehensive streetscape improvement plan
for major commercial corridors, so as to improve
visual quality and pedestrian comfort.
Refer to TFC Figure 9, Recommended Streetscape
Furnishings.

ACTIONS AND INITIATIVES:
1. Strengthen Eagle Pass’ identity through
establishing a family of streetscape elements to be
implemented throughout the City.
2. Develop a phased streetscape improvement
program, schedule and annual budget, beginning
with Downtown, and emanating outward.

TFC Figure 9, Recommended Streetscape Furnishings
The following streetscape enhancement are examples of the types,
quality, and familial character of furnishing the City of Eagle Pass
should consider.

Trash Receptacle

Metal Bench

Planter

Bike Bollard
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STRATEGY 4.6.6: Establish gateway entrance
features for the principal entrance corridors into
Eagle Pass.

►► U.S. Highway 277 eastbound;

Create an appropriate sense of arrival and departure
into and from the City. Entrances include (clockwise
from the north):

►► International Bridge 1 (refer to TFC Figure 10,
Gateway Corridors).

►► State Highway 1021 eastbound (El Indio Highway);
►► International Bridge 2; and

Eagle Pass’ residents would like to portray a positive
first impression on those who visit or pass through
the community. The City’s principal entrances offer

►► U.S. Highway 277 southbound (Del Rio Boulevard);
►► U.S. Highway 57 southbound;

TFC Figure 10, Gateway Corridors

277 Gateway traffice
coming in from Del Rio
(connecting to Del Rio Boulevard
and N Veterans Boulevard)

57

Del Ri
o Blvd

N Bibb Ave

Gateway traffic coming
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(connecting to 2nd Street and
E Main Street)
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lon St

N Cey

E Main St

Main St
E Garrison St

Gateway traffic coming
277 in from Carrizo Springs

277

57

Gateway traffic coming
in from Piedras Negras

(connecting to E Main Street)

o

di
In
y
Hw

S Veterans Blvd

El

(connecting to E Garrison Street
and S Monroe Street)
480

1021

1021

Gateway traffic coming in
from Lower Rio Grande Valley
(connecting to El Indio Highway and
S Veterans Boulevard)
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opportunities to establish an image, communicate
community values, and attract attention to local
attractions and tourist destinations. Eagle Pass should
ensure a high level of design quality for its major
community corridors, allowing them to serve as
attractive gateways into the City while enhancing
positive business and community environments.
Formal points of entry – or gateways – define a City’s
boundaries so as to distinguish it from other jurisdictions.
These visual cues stimulate the sense of arrival at a
distinguishable place that is notable in more ways than
a City Limit sign.

Gateway Entrance
Enhancement
Guiding Principles
In an effort to assist in the design of gateway
entrances, the following principles may serve as a
starting point to guide citizens and officials in the
design process. Other principles may be added to
further define the desired design of the entrances.
►► Gateway Principle 1: As each entry point is
unique, gateway designs should also be unique.
No one design will work for each entry; although
the gateway designs should bear a familial
resemblance.
►► Gateway Principle 2: The size and scale of the
gateway entrance is important in comparison to
the road size and right-of-way width.
►► Gateway Principle 3: Branding should be consistent
for all gateways into Eagle Pass.

Siting Criteria
Selection of locations around Eagle Pass for proposed
gateway enhancement features was based on five
major criteria. Additional factors such as existing
development, land availability, and safety were also
considered.
1. Average Daily Traffic (ADT) Counts. When selecting
roadways for gateway enhancements, only roads
with greater than 5,000 average daily trips (ADT)
were considered.
2. Natural Features. Eagle Pass has lush vegetation,
waterways, and tree coverage. Taking into
consideration these features, locations were chosen
which would display these features with only minor
modifications, such as entry signage.
3. City/Public-Owned Land. Land and/or properties
which are currently owned by the City of Eagle
Pass were given priority consideration, as this would
reduce capital expenses.
4. Pedestrian Access. Areas along roadways which
could serve as points of interest, had access to a
recreational amenity or trail, or other pedestrian
accessible features. Interactive gateway entrances
and enhancements can improve visitor experience
in Eagle Pass. Interactive gateways can be
described as sited locations with pedestrian
amenities including – but not limited to – walking
trails, natural features, fountains, etc., where
pedestrians can safely venture around the gateway
enhancement away from free-flowing traffic.
5. Proximity to City Limits. As these entrances would be
utilized by visitors driving into Eagle Pass, locations
as close as possible to existing City Limits were
considered.

►► Gateway Principle 4: if used, landscape plantings
should be very low-maintenance.
►► Gateway Principle 5: Lighting is encouraged in
order to maintain nighttime visibility, and may
include a solar power source.
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Ranking of Gateway Entrances
Just as roadways differ in functional classification and
number of travelers, the gateway enhancements
cannot be a “one size fits all” type of improvement.
Priority should be given to entrances which receive the
most traffic and have the highest visibility and potential
amenities.
The entrances in these areas require better definition
through infrastructure enhancements and design
elements that denote a formal entry. Enhancements
may include landscaped medians, preservation
of natural features and vegetation, and special
pavement treatments; significant entry monuments;
liberal open space and well-designed streetscape

treatments; upgraded lighting standards; way-finding
signage; integration of public art, fountains, and
monuments; and well-maintained and attractive
adjacent properties. Improvement types are described
in TFC Table 3, Proposed Gateway Enhancements.

ACTIONS AND INITIATIVES
1. Identify locations around the City limits boundary
demarcation for a gateway entrance feature.
Consider locations for public art within the gateway
composition.
2. Work with local artists to develop site selection
criteria and develop elements that will ensure a
familial resemblance between features. Ensure
consistency with the City’s branding program.

TFC Table 3, Proposed Gateway Enhancements
Type 1: Interactive Welcome.
Interactive Welcome. A place where
visitors can stop, exit their vehicles, and
interact with the amenities available at
the gateway entrance. This is considered
a highly visible improvement.

►► Large monument signage constructed of stone, brick, or similar
materials (>100 square feet);
►► Branding/symbology;
►► Incorporation of artistic elements;
►► Lighting (safety, ornamental, landscape);
►► Native landscaping treatments; and
►► Parking for pedestrian access to trails, creeks, rivers, and other
amenities (if available).

Type 2: Welcome Message.
Signage that welcomes visitors to Eagle
Pass and enables pedestrian access if
amenities are available. Smaller than
an interactive welcome, still considered
highly visible.

►► Medium monument signage constructed of stone, brick, or similar
materials (>50 square feet);
►► Branding/symbology;
►► Incorporation of artistic elements;
►► Lighting (safety, ornamental, landscape);
►► Native landscaping treatments; and
►► Parking for pedestrian access to amenities (if available).

Type 3: Viewing Only Welcome.
To be viewed from a passing vehicle.
The location of this type of improvement
is not conducive to accommodate
pedestrian traffic, pedestrian amenities
are not available, but the gateway is
well traveled.

►► Small monument signage or pillar signage constructed of stone,
brick, or similar materials (<50 square feet);
►► Branding/symbology;
►► Lighting (safety, ornamental, landscape);
►► Limited native landscaping treatments.

1.90 Eagle Pass Opportunity 2040 Comprehensive Plan | Kendig Keast Collaborative DRAFT August 2018

Policies: Vehicular Transportation Infrastructure (VT)
VT Policy 1: Promote safety for pedestrians, bicyclists, transit riders, automated vehicle
passengers, and all street users within the multi-modal urban context.

VT Policy 2: Rebalance the use of the right-of-way with less space for cars and more space for
people walking, cycling, using transit and recreating.

VT Policy 3: Transportation practices and new transportation investments should limit impacts
to the natural environment by reducing single-occupancy vehicle (SOV) travel, limiting long
commute distances, reducing the reliance on fossil fuels, and increasing transit, biking, and
walking.

VT Policy 4: Public transportation health equity: Ensure equal access to essential goods and
services, jobs and economic opportunities, and healthy foods and places.

VT Policy 5: When planning new thoroughfares, employ context-sensitive solutions to ensure
that the street enhances and reinforces the character of its immediate context.

VT Policy 6: Use Traffic Demand Management (TDM) Strategies. Encourage traffic demand
management strategies and institutional arrangements to anticipate and mitigate traffic
congestion.1

VT Policy 7: Avoid Exceeding Street Capacity. Discourage the expansion of existing or the

inclusion of new light industrial/business park development in areas where, even with street and
traffic signal improvements, the additional traffic generated by such development would exceed
the handling capacity of the street system.

VT Policy 8: Develop efficient public transit networks at the local and regional scale, which are
supported by location-efficient development practices, such as Transit Oriented Development
(TOD), affordable housing, functional public space, and equitable access and service to health
care facilities.

VT Policy 9: Promote greater utilization of public transit services to support employment
opportunities.

VT Policy 10: Thoroughfare design standards should promote and support the use of public
transit and non-motorized transportation modes, including walking and biking, especially to
accommodate and promote the implementation of Complete Streets policies and plans.

1

City of Overland Park, Kansas
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Active Transportation
OBJECTIVE 4.7: Ensure connected and safe,

active transportation (pedestrian and bicycle)
routes between neighborhoods, parks, schools,
and commercial centers.

Introduction
While the vehicle is the primary mode of transportation
in Eagle Pass, alternative modes of transportation
decrease the load on infrastructure, reduce emissions,
and increase livability. Alternative transportation
modes include pedestrian facilities, bicycling facilities
and public transportation facilities. To optimize ease
of utilization, alternative transportation networks
should be interconnected and integrated with
vehicular thoroughfares and public transit routes. In this
transportation element of Eagle Pass’ Comprehensive
Plan, importance has been placed on linking modes of
transportation as one comprehensive system.

National Trends
Many jurisdictions across the country are increasing
their focus on improving the quality of life for their
current and future residents and at the same time
increasing the City’s economic competitiveness,
through improved active transportation (pedestrian
and bicycle) networks. Trails and bicycling are the
second most popular activity in the United States and
over 47 percent of Americans say they want more
facilities in their community. Further, studies have
shown that homes closer to bike paths are more
valuable, and that more than 35 percent of Americans
have stated that availability of bikeways, walking
paths, and sidewalks was important to choosing a
place to live. Particularly important for Eagle Pass, an
improved non-vehicular, pedestrian mobility system
(e.g., sidewalks, trails, and enhanced public transit)
may be of the greatest help to disadvantaged and
low income individuals and families in the community
- those who cannot afford to own a vehicle and must
rely on pedestrian facilities and public transit to get
around.

A transportation system is not complete unless it meets
the needs of all travelers. Indeed, modes of active
transportation are a critical element of the overall
transportation network. Moreover, “complete streets”
(refer to Complete Streets sidebar on the following
page) are designed equally for vehicles, bicyclists, and
pedestrians. The ultimate goal should be accessibility,
where residents have the ability to reach desired
goods, services, and activities safely. Whether as a
mode of transportation or as a recreational activity,
bicycling and walking is beneficial to the community
in many ways, including diverting traffic from existing
roadways; facilitating the mobility of multi-generational
communities, including those without access to an
automobile; providing an enhanced climate for
business development; supporting the environment
(i.e., reduction in greenhouse gases); and promoting
health and livability.
Today, changing conditions call for increased
attention on the City’s active transportation system.
Overall, the population is aging and younger
generations are getting behind the wheel later
and driving less. Being able to walk and bike in
one’s own neighborhood, as well as to and from
schools and commercial centers promotes a sense
of community and as a result, makes a place feel
safer and friendlier to citizens and visitors. Active
transportation choices are not only good for residents,
but can also attract businesses, workers, and tourism.
A visible bicycling and walking culture builds on the
reputation of Eagle Pass within the region as a livable
community and attractive place to do business. This
was acknowledged by comments received through
the public engagement process (listening sessions
and online discussion forum) regarding the need for
sidewalks within and between neighborhoods, a desire
for a City-wide trail system, and concerns for the safety
of pedestrians. To abide by the premise of “complete
streets,” the pedestrian system must not be overlooked
in the City’s capital improvement program (CIP). While
there are many streets within Eagle Pass that do not
have adjacent sidewalks or ADA compliant ramps and
crosswalks, there is a strong desire on behalf of the
City to enhance street, sidewalk, and trail systems for
increased use by pedestrians and bicyclists.
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Pedestrian Mobility
So the question remains, how can Eagle Pass’
pedestrian mobility system be improved and made
safer? This can be accomplished by installing sidewalks
where they do not currently exist and fixing the
sidewalks that are in disrepair or are not Americans
with Disabilities Act (ADA)-compliant. Attention and
resources will be needed to complete the missing
sections of sidewalks in areas of the City that lack a
continuous, connected sidewalk system.
Similar to street connectivity provisions, pedestrian
connections also provide a great many benefits,
including the promotion of increased exercise and
alternate forms of transportation. Within subdivision
reviews, likely current and future pedestrian
destinations (such as parks, schools, Downtown, nearby
shopping and dining establishments, etc.) should be
carefully examined; and pedestrian pathways should
be required in mid-block and cul-de-sac locations,
to provide more direct and efficient pedestrian
route opportunities. Promoting a culture of active
transportation in Eagle Pass will require an effort to
educate residents on the benefits and processes of
utilizing bicycle and pedestrian facilities.
This Plan element suggests a three tiered approach to
promote the use of pedestrian systems:
►► provide facilities;
►► build supporting policies; and
►► educate and encourage the public regarding
available transportation choices.
This Plan’s objectives and strategies support and
encourage the development of a multi-modal
transportation plan. The first two primary objectives of
which are to:
1. Promote the increased usage of existing pedestrian
facilities (sidewalks and recreational trails); and
the construction of new greenways trailheads
and access points by identifying personal and
community needs; and benefits relating to quality
of life, health, economics, and sustainability.

2. Present strategies leading toward a transformational
attitude of Eagle Pass’ residents and workers in
which active transportation is regarded as a viable
travel option for all.

Multi-Modal Streets (Complete Streets)
The Complete Streets movement aims to develop
integrated, connected networks of streets that are safe
and accessible for all people, regardless of age, ability,
income, ethnicity, or chosen mode of travel. Complete
Streets makes active transportation such as walking
and bicycling convenient; provide increased access
to employment centers, commerce, and educational
institutions; and allow greater choice in traveling so
that transportation doesn’t drain a family budget.
The term Complete Streets means much more than
the physical changes to a community’s streets.
Complete Streets means changing transportation
planning, design, maintenance, and funding decisions.
A Complete Streets policy ensures that, from the
start, projects are planned and designed to meet the
needs of every community member, regardless of
their age, ability, or how they travel. Doing so allows
a community to save money, accommodate more
people, and create an environment where every
resident can travel safely and conveniently.
According to the National Complete Streets Coalition,
typical elements that make up a complete street
include sidewalks, bicycle lanes (or wide, paved
shoulders), shared-use paths, designated bus lanes,
safe and accessible transit stops, and frequent and
safe crossings for pedestrians, including median islands,
accessible pedestrian signals, and curb extensions.

STRATEGY 4.7.1: Consider adopting a “Complete
Streets” policy and ordinance (refer to Complete
Streets sidebar).
ACTIONS AND INITIATIVES
1. Commit to designing and constructing “Complete
Streets” in the areas of new development (and
in any area undergoing revitalization and/
or redevelopment), which will provide for the
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Sidebar

Source: Smart Growth America

Complete Streets
The streets of our cities and towns are an important
part of our communities. They allow children to get
to school and parents to get to work. They help
to organize and orient our built environment – our
neighborhoods, centers of commerce and public
institutions. As such, these streets ought to be designed
for everyone – whether young or old, on foot or on
bicycle, in a car or in a bus – but too often they are
designed only for speeding cars or creeping traffic
jams.
Now, in communities across the country, a movement
is growing to “complete” the streets. States, cities, and
towns are requesting their planners and engineers to
build roads that are safer, more accessible, and easier
for everyone. In the process, they are creating better
communities for people to live, play, work, and shop.
Complete Streets are streets for everyone. Pedestrians,
bicyclists, motorists, and public transportation users of
all ages and abilities are able to safely move along
and across a Complete Street.
According to the National Complete Streets Coalition,
instituting a complete streets policy ensures that
transportation planners and engineers consistently
design and operate the entire roadway with all users
in mind – including bicyclists, public transportation
vehicles and riders, and pedestrians of all ages and
abilities.

An ideal complete streets policy includes:
►► a vision for how and why the community wants to
complete its streets;
►► specifies that ‘all users’ includes pedestrians,
bicyclists and transit passengers of all ages and
abilities, as well as trucks, buses and automobiles;
►► applies to both new and retrofit projects, including
design, planning, maintenance, and operations, for
the entire right-of-way;
►► makes any exceptions specific and sets a clear
procedure that requires high-level approval of
exceptions;
►► encourages street connectivity and aims to create
a comprehensive, integrated, connected network
for all modes;
►► is adoptable by all agencies to cover all roads;
►► directs the use of the latest and best design criteria
and guidelines while recognizing the need for
flexibility in balancing user needs;
►► directs that Complete Streets solutions will
complement the context of the community;
►► establishes performance standards with measurable
outcomes; and
►► includes specific next steps for implementation of
the policy.1

1 Smart Growth America, National Complete Streets Coalition. http://
www.smartgrowthamerica.org/
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mobility and safety of all users of the system, rather
than just vehicular traffic. A “Complete Streets”
approach may be more difficult to apply to already
established thoroughfares, although it should be
able to be incorporated during road reconstruction
and/or streetscape improvement projects. On
thoroughfares that are constrained by narrow rightsof-way, only some “Complete Street” features, such
as wider sidewalks or streetscape enhancements,
may be feasible through a redesign and retrofitting
process.
2. Draft and adopt a Complete Street policy guide
and ordinance for adoption. A listing of Best
Complete Streets Policies can be found at: https://
smartgrowthamerica.org/resources?resource_
type=andauthors=andcategory_
name=ands=best+complete+streets

Sidewalk and Crosswalk Facilities
Sidewalk policies for future planned development
will ensure sidewalks are constructed as part of new
development. Public input during the community
workshop and listening sessions revealed a desire for
more sidewalks in existing neighborhoods, and better
pedestrian amenities such as signalized intersections,
crosswalks, and ADA compliant sidewalks in existing
dense areas.
A complete sidewalk network is essential to provide
adequate and safe connections within neighborhoods
and to nearby recreational trails, bike lanes, parks,
public institutions (e.g., libraries and schools) and
retail shopping areas. In many of the well-established
neighborhoods, there are no sidewalks, or the
condition of existing sidewalks have deteriorated to
the point where they are hazardous to use (refer to TFC
Map 9, Sidewalks).

Accessibility for People with Disabilities
A critical component of pedestrian mobility is the
provision of equal access and use of the pedestrian
network irrespective of age or ability. In accordance
with the federal Americans with Disability Act
(ADA) requirements, all new sidewalk and pathway
improvements in the City must comply with ADA
accessibility standards. Currently, many of Eagle
Pass’ existing sidewalks contain barriers to persons

with disabilities due to their poor condition or lack of
pedestrian ramps at street intersections.

STRATEGY 4.7.2: Improve the sidewalk system in
Eagle Pass.
Identify and prioritize sidewalk improvement projects.

ACTIONS AND INITIATIVES
1. Within future street improvement projects along
bus routes, incorporate design provisions relating to
sidewalks; curb cuts and handicapped-accessible
ramps; non-slip surfaces; marked, signed and/
or signaled pedestrian crossings; prevention of
obstructions for wheelchair access; and installation
of pedestrian-actuated traffic signals.
2. Support efforts to retrofit older neighborhoods with
pedestrian transportation facilities.
3. Conduct a detailed inventory and map all existing
sidewalk segments in the City, particularly along
the local streets and within a one-quarter-mile
radius of all parks, schools, and public buildings.
The inventory should include a condition index
which would facilitate the creation of Pedestrian
Level of Service Map and subsequent prioritized
improvement program.
4. Allocate $200,000 annually for sidewalks
construction, repair and maintenance. Develop
a three-year maintenance program, schedule
and budget. Earmark a specific amount to
be budgeted annually for sidewalk/crosswalk
improvements and new construction either as
separate projects or in combination with other
planned street improvements.
5. Consider narrowing the pavement width of existing
residential Minor/Local street pavement widths
from 28 feet (Sec. 06.04) to 24 feet, to enable the
construction of a four foot wide sidewalk on one
side of the street, within the existing 60 foot rightof-way. The same recommendation is feasible
with existing Collector streets and Frontage roads
that do not have sidewalks or other amenities (i.e.,
neighborhood-scale street lighting, street trees,
etc.). The City’s current right-of-way requirements
would accommodate required pavement widths
while enabling the construction of pedestrian
facilities and such amenities.
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Sidewalks

Haphazard sidewalk design can discourage usage.
For example, sidewalks located directly adjacent to
the street places pedestrians close to motor vehicle
traffic and provides an uneven surface at driveway
intersections. In addition, many older sidewalk segments
do not meet existing ADA requirements. The proper
placement of a sidewalk within a right-of-way will greatly
impact the degree to which the facility is used.
The following terms must be considered when
determining the placement of sidewalks within a street
right-of-way.

A. Curb Zone – The vertical separation of the pedestrian
area from the roadway. Also serves as part of the
drainage system.
B. Planter/Furniture Zone – The horizontal separation
between the curb and the sidewalk used to hold
utilities and pedestrian amenities (benches, bus stops,
etc.).
C. Pedestrian Zone – Sidewalk area reserved for
pedestrian movement.
D. Frontage Zone – The area between the sidewalk and
the property line.

Standard Sidewalk Design

Urban Sidewalk Design

Standard sidewalk sections serving residential and
auto-oriented commercial areas are often clearly
defined paved segments separated from the roadway
with a continuous vegetative strip. FHWA recommends
the following minimum sidewalk standards:

Sidewalks in downtowns and other urban contexts
tend to provide substantial pavement widths to
promote greater volumes of pedestrian activity. Often
times planters replace continuous planting strips.
FHWA recommends the following minimum standards
for sidewalks in urban areas:

►► Curb Zone: 6 in
►► Planter/Furniture Zone: 24 in (48 in if planting trees)
►► Pedestrian Zone: 60 in
►► Frontage Zone: 12 in, but can be eliminated if
located next to landscaped planters

►► Curb Zone: 6 in
►► Planter/Furniture Zone: 24 in (36 in if located next to
on-street parking, 48 in if Planting trees)
►► Pedestrian Zone: 60 in
►► Frontage Zone: 30 in
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6. Add provisions to Eagle Pass’ Chapter 22 - Streets,
Sidewalks and Other Public Places, to include the
following:
–– Require mid-block public access easements
when a block length exceeds 750 feet. Similarly,
require easements at the ends of cul-de-sacs to
improve connectivity. Easements should be a
minimum width of 10 feet, improved with a fivefoot sidewalk or trail.
–– Where warranted, proactively install medians in
the rights-of-way of existing arterial roadways,
particularly near public parks and buildings,
for use as a pedestrian refuge to shorten the
unprotected distance across roadways .
–– Require commercial development to provide
sidewalk connections from the front of the
commercial establishment to the sidewalk
located in the public right-of-way. This is to
ensure there is a marked, safe connection from
the street, through the parking lot, and into the
building.
–– Include a pedestrian facilities requirement for
large parking areas.
7. Coordinate with Eagle Pass Independent School
District (ISD) to prepare a “Safe Sidewalks Program,”
to identify those locations where unsafe conditions
and/or poorly maintained sidewalks exist,
particularly around, adjacent to, and leading to/
away from schools; near and adjacent to public
buildings and spaces; and other areas prone to
heavy utilization of sidewalks. In these priority areas,
conduct regular inspections of safety conditions to
ensure the walking surface is free from hazards and
dangerous obstructions.
–– Organize a public education program to notify
the community of the Safe Sidewalks Program,
priority pedestrian areas, and the individual
responsibilities for care and maintenance. Due
to the significant costs of initial construction,
maintenance of the existing sidewalk system
should be a priority and should be adequately
funded in the annual operating budget.
Additional grant funding should also be pursued
from federal, state, private entities.

–– The City should also remain diligent in submitting
grant applications to the Texas Safe Routes to
School (SRTS) program to secure external funding
support.
8. Commission a preliminary engineering report
to determine costs of essential streetscape
improvement elements such as: sidewalks,
crosswalks, trees, curb and gutter, curb extensions,
lane striping, low impact development strategies,
tools, and techniques, etc.

STRATEGY 4.7.3: Consider initiating a pedestrian
signalization improvement program.
Ensure that street intersections are designed and
constructed to provide safe crossing by pedestrians.

ACTIONS AND INITIATIVES
1. Identify intersections in the community that
are heavily used by pedestrians and prioritize
and implement safety improvements at these
intersections. Intersections should be prioritized
based on use and pedestrian risk. Improvements
could include walk overs; installing accessible
ramps for persons with disabilities; marked,
signed, and/or signaled pedestrian crossings; and
pedestrian-actuated signal detectors.
2. Revise Chapter 22 - Streets, Sidewalks and Other
Public Places in Eagle Pass’ Code of Ordinances
to include striped crosswalk facilities at all new
signalized intersections involving at least one street
classified as a Community Collector.

STRATEGY 4.7.4: Implement a formal traffic
calming program.
Periodically conduct travel speed studies to determine
appropriate speed restrictions in neighborhood
pedestrian areas. Street pavement markings and
signage for all school safety zones should be improved
and regularly maintained. Raised cross walks should be
installed along all streets that front onto public facilities,
such as schools, but also including municipal parks and
the library.
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Traffic Calming
There exist several techniques to calm and slow vehicular traffic, and to reduce traffic volumes. The images on
this page illustrate some of the many measures that can be employed including changes in paving materials,
curb extension, elevated pedestrian crossings, medians, on-street parking, speed tables, traffic circles, marked
gateways, and more. Given this list, it is apparent that traffic calming features can be employed in contrastingly
overt and subtle forms. Ultimately however, each traffic calming feature has a specific purpose. Some are meant
to specifically slow vehicles, while others are intended to reduce overall traffic volume. The common intent is to
improve the safety of roadway users.
Traffic calming is the installation of safety solutions to slow traffic in order to enhance safety for pedestrians and
motorists. Traffic calming reduces accidents, collisions, noise, vibration, pollution, and crime. Some examples
include changes in paving materials, bulb-outs (which narrow the road for some distance), elevated pedestrian
crossings, on-street parking, speed tables, marked gateways and street trees.
Speed tables are flat-topped speed humps often
constructed with brick or other textured materials.
Speed tables are good for locations where low
speeds are desired but a somewhat smooth ride
is needed for larger vehicles.

Source: National Association of City Transportation Officials

A traffic circle calms traffic, is more efficient than
a four-way stop, and creates a visual break from
a long street segment, while also providing a
streetscape opportunity.

Source: re:Streets

By extending the corner sidewalk at an
intersection, Pedestrian Bulb-outs shorten the
distance at street crossings, improve the visibility
of pedestrians by motorists, and slows traffic.

Source: SF Better Streets
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Perform localized traffic calming studies where there
are observed unsafe conditions of cut-through and/
or high-speed traffic. Traffic calming is applicable
where there are continuous and relatively straight
streets (for a distance of 500 feet or more) carrying
higher volumes of traffic in excess of 100 vehicles per
hour during peak hours; when actual speeds exceed
the posted limit on a regular basis; when a local street
functions as a collector street, and/or when the street
is in close proximity to a school, park, or other location
frequented by children. The study should identify the
recommended improvements based upon site-specific
conditions.

STRATEGY 4.7.5: Implement a neighborhood
streets improvement program that combines
elements of traffic calming, streetscape
enhancements, and pedestrian interconnectivity.
Incorporate street layout and design standards into the
subdivision regulations to accomplish traffic calming
objectives without creating discontinuous streets. See
sidebar Traffic Calming on following page. Standards
may include collector street offsets or jogs, curves, and
narrowed street sections. On-street parking also serves
to slow traffic.

ACTIONS AND INITIATIVES
1. Identify neighborhood (principally residential) streets
that may be candidates for a targeted City-wide
improvement program combining traffic calming,
streetscape enhancements, and pedestrian safety.
Candidate streets should exhibit the following
characteristics:
–– Minor Collector street or Local functional class;
–– Directly adjacent, or in close proximity to a
school, park, or other similar activity center;
–– Used as a linkage by pedestrians – particularly
special populations (children, elderly,
handicapped);
–– Sufficient right-of-way and cross-section to allow
street tree plantings; and
–– On-street parking allowed, but parking lanes not
defined.

Bicycle Mobility
Bicycle and pedestrian facilities enhance the quality of
life of Eagle Pass’ residents. Not only do these facilities
offer important mobility options within the community,
but they also help to meet the recreational needs of
its citizens. Through the public engagement process,
residents articulated their desires for Eagle Pass to
become a more pedestrian-oriented community.

Demand for On-Street Bicycle Lanes
Residents at public meetings expressed support for
extending this system throughout the City. Incremental
and phased implementation of this plan will
eventually form a thorough network of non-motorized
connections. Recreational trail improvements must
remain a funding priority for the City to achieve this
objective.
It is important that off-street greenways, greenway
connectors and multi-use paths are designed
according to AASHTO recommended recreational trail
design specifications, which recommend horizontal
and vertical curve tolerances, intersection and
signage requirements, off-trail grading and drainage
tolerances, etc. Trails alignments should be designed
for effective security and police patrolling practices.
Provisions for trail lighting should be considered.
Trails should be visible from many different vantage
points, including from a patrol car, to ensure efficient
surveillance.

Proposed Bicycle Mobility Plan
TFC Map 12,Community Trails Network, in Focus Area 6,
Quality of Life and Parks section, depicts a proposed
bicycle mobility plan, including a connected system
of on-street bike lanes and off-street recreational
trails. Functional objectives included creating linkages
between public parks, schools, neighborhoods, and
public institutions; as well as developing complete
circuits of varying lengths for recreational purposes.
A key criterion was to utilize minor arterial streets with
generous rights-of-way, wide enough to be able to
accommodate the addition of a bike lane.
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STRATEGY 4.7.6: Develop a network of connected,
on-street bicycle lanes and off-street recreational
trails throughout the City (refer also to Strategy
9.8.5).
ACTIONS AND INITIATIVES:
1. Implement “Complete Streets” policies for all
construction and maintenance of roadways in the
Planning Area (see Strategy 4.7.1).
2. Adopt new right-of-way width standards to retrofit
roadways in need of bicycle facilities.
3. Adopt AASHTO guidelines for the development and
maintenance of bicycle facilities.
4. Develop a Bicycle Master Plan.
5. Explore relatively low-cost solutions, such as lane
restriping or restriping to create bike lanes or
narrower lane widths.
6. Research, consider, promote, and implement best
design practices.

2. Offer bicycle safety training opportunities for adults
and children.
3. Establish developer incentives for inclusion of
amenities such as bike racks, lockers, showers, and
other facilities in commercial and public building
projects.
4. Provide secure bicycle parking and storage at key
destinations along bike routes and greenways.
5. Consider amending the Eagle Pass Code of
Ordinances, Chapter 7 - Bicycles and Chapter
22 Streets, Sidewalks and Other Public Places to
provide A) an option for bicycle parking in lieu
of auto parking spaces; B) a bicycle parking
requirement; and C) the addition of bicycle parking
at all governmental facilities.
6. Create promotional materials to promote walking
and bicycling as a safe, healthy, cost effective,
environmentally beneficial transportation choice.

7. Inventory and map bicycle parking opportunities in
high-demand areas and provide adequate quality
and quantity of bicycle parking.

STRATEGY 4.7.7: Support cycling culture in Eagle
Pass.
Support the development of cycling culture in Eagle
Pass by encouraging and adopting policies for the
provision of bicycle amenities at trailheads. Provision
of bicycle parking at destinations along bike routes
and greenways will encourage bicycling habits and
provide a secure location for storage of bicycles.
In addition, it reduces the need for parking spaces
and paved areas. Policies and incentives could
include, an option for bicycle parking in lieu of parking
spaces; funding for the provision of shower facilities in
government and office bathrooms; a requirement for
bicycle parking; or the addition of bicycle parking to
government facilities.

ACTIONS AND INITIATIVES
1. Identify “champions” of bicycle, pedestrian and
public transportation to be present at public
meetings involving active transportation policy and
facilities.
Source: Robinson Street Association
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Types of Bike Facilities
The facilities differ regarding degree of formality, type,
size and location and include:

Greenway
A typical 10-16 foot wide paved off-street path
generally following an established watercourse and
having few or no at-grade crossings of roadways.

Multi-use Path

Source: City of San Antonio

An off-street recreational trail constructed within the
right-of-way of a roadway; this 8 to 12 foot wide paved
path is ideally separated from the edge of the road by
at least five feet. Where curb-and gutter is used and
right-if way is constrained, the recreational trail may
be constructed without a buffer to resemble a wide
sidewalk. At-grade street crossings (signalized and
unsignalized are common.

Bike Lane
A signed, dedicated lane for cyclists on the
roadway having a minimum width of four feet. Bike
lanes provide extra width on the roadway that
allows motorists to pass bicyclists with more ease,
comfort, and safety. Bike lanes are separated from
conventional travel lanes with a lane stripe and are
identified by pavement markings and signing. Bike
lanes carry bike traffic in the same direction as the
adjacent motor vehicle traffic. A shared street is a
street in which motorists and bicyclists share the same
travel lanes. Typically this is accomplished by a wider
than normal outside travel lane which is shared by
vehicles and bicycles.

Source: City of San Antonio

Source: City of San Antonio

Bike Route
A signed route (sometimes including pavement
markings) for bicycle use but with no dedicated
infrastructure. Examples may be roads with wide
shoulders, striped shared lanes (“sharrows”), or lowspeed, low volume streets.

Source: City of San Antonio
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Policies: Active Transportation (AT)
AT Policy 1: Establish, improve, and maintain a Citywide system of local and regional public
trails that provide transportation and/or recreation options and are a component of larger
network of facilities for bicyclists, pedestrians, and recreational users.

AT Policy 2: Trail diversity. Allow a variety of trail types to reflect a trail’s transportation and
recreation roles, requirements, and physical context.

AT Policy 3: Develop complete streets that serve a full range of users and means of mobility.
AT Policy 4: A well-designed pedestrian environment increases walking, the success of

the neighborhood, and overall comfort and safety. Street, sidewalk, bike, and other pathway
interconnectivity should be a high priority in the development of transportation systems and landuse development policies, plans, and projects.

AT Policy 5: Provide Continuous Pedestrian Networks. Provide for safe, continuous pedestrian
networks to promote direct pedestrian access to neighboring residential, non-residential, and
public uses.

AT Policy 6: Design the furnishing zone as a buffer between the sidewalk and roadway. Align
trees and other streetscape features to provide a direct and continuous path of travel.

AT Policy 7: Sidewalk elements should be scaled according to their context, including the
intensity of activity, building heights, and noise.

AT Policy 8: Encourage opportunities for both on and off-street bicycle and pedestrian
facilities for commuting to work, schools, shopping, between neighborhoods, and/or other
destinations by bicycle or walking.

AT Policy 9: Locate bike racks near building entrances and other areas of activity to maximize
visibility and convenience.
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GUIDING PRINCIPLES
Downtown Principle 1: Downtown is a reflection of
Community Identity. Downtown should serve as the
community’s living room and priority location for major
activities, celebrations. Downtown’s future character
and improvements should physically reflect Eagle Pass’
unique character, traditional small town design and
values.
Downtown Principle 2: Downtown Eagle Pass is a
place for people. The Downtown district should be
a pedestrian-oriented area. The historic Downtown,
streets, parking and open space areas should be
designed to be flexible, attractive and to ensure a safe
and pleasant pedestrian environment.
Downtown Principle 3: Downtown is a hub for
community institutions. Downtown Eagle Pass should
remain the civic and cultural heart of the community.
Downtown Principle 4: Quality Redevelopment. From
storefront design to promotional campaigns to special
events, quality must be instilled in all design and
programming.
Downtown Principle 5: Incremental progress.
Downtown revitalization is a long-term process, it
will not happen overnight. Small projects make a
big difference, and demonstrate that ‘things are
happening” in Downtown Eagle Pass. Small projects
hone the skills and confidence community leaders will
require to tackle more complex projects. Frequent
visible changes in the look and activities of the
Downtown District will reinforce the perception of
positive change. Small, but dramatic, improvements
early in the process will remind the community that a
Downtown revitalization effort is underway.
Downtown Principle 6: Public-Private Partnerships.
Successful Downtown redevelopment cannot occur
unless both the public and private sectors are heavily
involved and committed.

Downtown Principle 7: Be Mindful of the Market.
Understand and capitalize on Eagle Pass’ strengths,
but be realistic about what’s possible now. Downtown
businesses must satisfy some market demand or
Downtown will fail.
Downtown Principle 8: Capitalize on Existing Assets.
Every downtown possesses a collection of assets
that can provide the foundation upon which future
downtown development efforts are focused. Due to
the smaller scale and amenities in rural downtowns
compared with their urban counterparts, it is absolutely
essential that they take advantage of the assets
available. Assets frequently found in rural downtowns,
many of which are present in Eagle Pass’ Downtown,
include the following:
►► Strong locally owned independent businesses that
have been an integral part of the community for
generations (such as Eagle Grocery);
►► The presence of government functions (i.e., City
Hall, Maverick County Courthouse, and Eagle
Pass Public library) that consistently bring people
Downtown;
►► Open spaces that have witnessed many
community events over the years and provide a
place for lingering and social gatherings (i.e., San
Juan Plaza and Hal F. Bowles Arroyo Park);
►► A riverfront that, if designed properly, naturally acts
as a magnet for human activity (i.e., Shelby Park
and the Rio Grande);
►► A cadre of dedicated individuals in the community
who care deeply about the Downtown;
►► Proximity to destinations (i.e., Bridge 1, Piedras
Negras, Fort Duncan, municipal and County
governmental centers);
►► Local community-based financial institutions (not
present in Downtown Eagle Pass);
►► Social gathering places in the Downtown area,
such as a movie theatre, church, bar or coffee
shop, that bring people together (Eagle Pass
currently lacks social gathering places).
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Introduction

OBJECTIVE 5.1: Enhance the economic

Downtown Revitalization

As stated, a lively and attractive downtown is a key
marker of a talent-friendly city. This goes beyond
street furniture and occasional programmed events to
include a full gamut of live/work/learn/play activities
and total attention to the physical environment. A wellfunctioning downtown offers:

Small city downtowns throughout the country
are being rediscovered as historic, authentic and
sustainable mixed-use centers that offer places for
shopping, employment, housing, dining, and culture.
Unlike shopping centers that primarily serve national
retail tenants, downtowns enjoy diversification of use
and typically serve governmental and civic functions,
contain office space and residential uses, and provide
entertainment venues. Downtown environments
are growing in popularity among many segments,
young and old, who seek an urban, amenity-rich,
pedestrian experience. Downtowns are also gaining
interest as places for historic preservation and
sustainable development, offering a central place
in the community with opportunities for reusing and
improving existing structures. Finally, downtowns
have become the location of choice for many
entrepreneurs and creative people. The downtown
environment offers social and business interaction,
diversity, and amenities appealing to people with
various talents.

GOAL 5.0:

vibrancy of Downtown.

►► varied housing and employment options;
►► opportunities to plug-into local arts and
entrepreneurship scenes;
►► celebration of local flavor; and most importantly,
►► the preeminence of people over cars.
More than any other part of the City, Downtown needs
to serve as both the City’s living room and its main
guest room. Given these multiple roles, Downtown
easily warrants the highest public investment per
square-block of any other area of the City.
Despite its minimal embellishments, Downtown
Eagle Pass remains unique and very attractive; with
a nearly continuous street facade along its primary
thoroughfare, Main Street, leading to the Maverick
County Courthouse and Eagle Pass Public Library. All
that said,

Downtown is the living room of the
community, and provides an authentic
shopping, dining, and entertainment
experience for local residents and visitors
alike.

►► the upper floors of most Downtown buildings are
completely “dark;”

Located along the bank of the Rio Grande and
international border, Downtown Eagle Pass was once
the center of commerce and community activity. As
in city centers across the county, much of the original,
more substantial Downtown retail and entertainment
has been drawn out of the core of the City and
relocated along arterial corridors. The emergence of
big box stores located within the fringe areas of the
community attracts fast food and small retailers to
nearby sites away from Downtown. The transition of
Downtown has occurred over many years and is the
result of an increased reliance on the automobile,
establishing a market for auto-oriented strip shopping
centers and malls.

►► there are too few unifying design elements tying it
all together.

►► many buildings are in need of façade restorations;
►► some are completely vacant;
►► few, if any stores are open at night;

The edge of Downtown is a few short blocks away
from Garrison Street which receives several hundred
cars daily making their way across Bridge 1 to and
from Piedras Negras; yet Downtown fails to be a major
draw. Those that do walk across Bridge 1 to Eagle
Pass are mainly coming to the Monday morning flea
market, an enterprise that Downtown business owners
struggle to compete against. Finally, there are too few
people actually living in or near Downtown to infuse it
with any consistent vitality.
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Realizing Downtown’s full potential will not happen
automatically. It will only occur with the deliberate,
proactive and sustained involvement of the City
in changing Downtown’s market dynamics and its
attractiveness for investment. Public money and
additional City staff must be dedicated toward things
such as:
►► incenting building restorations/conversions;
►► providing gap loans for small businesses;
►► controlling and serving-up key properties for urban
mixed-use development; and
►► eventually providing “higher-finish” public
improvements, eventually including structured
public parking.
Additional resources may also need to be allocated
to the City’s Main Street program for additional
programmed events. Refer to TFC Figure 11, Four
Planks of Redevelopment, which summarizes roles
and responsibilities (“who does what?”) in facilitating
redevelopment.

Given its central location among the City’s wellestablished neighborhoods, and its immediate
proximity to Fort Duncan and other significant parks
and open space areas, Eagle Pass’ Downtown and
associated amenities is well-suited to cater both to
residents as well as international / regional visitors and
tourists. However, City Government cannot achieve
successful revitalization of the Downtown’s District and
adjacent neighborhoods on its own. It is imperative
that strong partnerships are established that enable
the City to identify common goals with other
Downtown stakeholders and leverage their resources.
These partnerships will involve public and private
entities. City government can demonstrate this
commitment by:
►► investing in necessary physical public improvements
such as sidewalks, streetlights, and infrastructure;
►► providing incentives to businesses for expansion and
facade improvements (i.e., low-interest, revolving
loan funds, facade grants); and
►► relaxing City development regulations,, where
appropriate, to allow for adaptive reuse of
Downtown buildings.

TFC Figure 11, Four Planks of Redevelopment Diagram
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Eagle Pass’ Main Street program can identify those
areas where it can assist the private sector, including
marketing, promotions and events, and (to a lesser
degree) business recruitment, and serve as a unified
voice for Downtown interests. The tighter and more
clearly defined the partnership between the public
and private sectors, the greater the chances for a
stronger and healthier Downtown.
When formulating successful downtown revitalization
strategies, five key principles must be understood and
applied:
1. Develop a Vision and Plan for Downtown.
2. Identify and Build Upon Local Assets.
3. Build Strong Public-Private Partnerships.
4. Enhance the Downtown’s Sense of Place.
5. Determine the Downtown Market.
Regarding the last principle, a key question to ask
early when a rural community starts downtown
redevelopment efforts is, “Who do we envision using
our Downtown?” Local residents are one obvious
market because they live close by and probably
already use it for some activities. But what might
attract them to use the Downtown even more than
they currently do? What might prevent them from
driving to the nearest larger city for most of their
shopping and entertainment needs? A formal market
analysis is extremely helpful in answering these
fundamental questions.

STRATEGY 5.1.1: Conduct a Downtown market
assessment.
Conduct a study to define the market potential of
Downtown regarding its regional economic capture,
saleable / leaseable square footage, and likely rate of
absorption. Identify the range and preferred mixture
of use types, along with a retention and attraction
strategy and target marketing approach.
As discussed in the relevant article, Downtown
Market Analysis: Improving the Process1, economic
development planning for any commercial district
1 2009, Ryan, Bill and Matt Kures, Downtown Market Analysis:
Improving the Process. University of Wisconsin – Extension.

requires relevant market information to guide decisions
related to business retention, expansion, recruitment,
marketing and other efforts. This information is the
focus of a conventional market analysis. Given the
dynamic nature of the downtown environment,
the traditional retail-driven analytical models really
don’t apply to downtown districts. Nor do the more
sophisticated demand/supply techniques used by
national retailers. Instead, downtown development
professionals must analyze a complex market with a
variety of building uses; independent ownership of
buildings and businesses; distinct consumer segments;
and intense competition from surrounding commercial
centers. One city’s downtown can’t simply copy the
methodology or research questions used by another
as the approach used should be different depending
on the scale and demographic composition of
the community (urban, suburban, exurban, rural).
Market characteristics are dynamic, not static, often
changing within the timeframe of a typical study.
Multiple business districts in an area can complicate
an analysis, requiring the analysis to recognize the
Downtown District as one unit within a larger municipal
/ regional economy.
However, there are multiple benefits to conducting a
market analysis for Downtown. The findings will enable
local businesses to:
►► Improve sales, through better understanding the
trade area’s customer base;
►► Demonstrate the economic importance of
downtown;
►► Determine retail/service business expansion or
recruitment opportunities; and
►► Better understand the market.

ACTIONS AND INITIATIVES:
The following recommendations can help effectively
launch a market analysis for Downtown:
1. For starters, use an assessment tool such as a
Strengths – Weaknesses - Opportunities - Threats
(SWOT) process to help launch research. This
process can engage local stakeholders from the
start and help focus research around Downtown’s
existing assets and market segments.
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The Eight Principles of Main Street
While the Main Street Four-Point Approach provides
the format for successful revitalization, implementing it
is based on eight principles that pertain to all areas of
the revitalization effort.
1. Comprehensive. Downtown revitalization is a
complex process that cannot be accomplished
through a single project. For successful, long-term
revitalization, a comprehensive approach must be
used.
2. Incremental. Small projects and simple activities
lead to a more sophisticated understanding of the
revitalization process and help to develop skills so
that more complex problems can be addressed
and more ambitious projects undertaken.
3. Self-Help. Local leaders must have the desire
and will to make the project successful. The
NMSC provides direction, ideas and training,
but continued and long-term success depends
upon the involvement and commitment of the
community.
4. Public-Private Partnership. Both the public and
private sectors have a vital interest in the economic
health and physical viability of downtown.
Each sector has a role to play, and each must
understand the other's strengths and limitations so
that an effective partnership can be forged.

5. Identifying and Capitalizing on Existing Assets.
Business districts must capitalize on the assets
that make them unique. Every district has unique
qualities, like distinctive buildings and scale, that
give people a sense of place. These local assets
must serve as the foundation for all aspects of the
revitalization program.
6. Quality. Quality must be emphasized in every
aspect of the revitalization program. This applies
equally to each element of the program, from
storefront design to promotional campaigns to
educational programs.
7. Change. Changes in attitude and practice are
necessary to improve current economic conditions.
Public support for change will build as the program
grows.
8. Implementation Oriented. Activity creates
confidence in the program and even greater levels
of participation. Frequent, visible changes are a
reminder that the revitalization effort is underway.
Small projects at the beginning pave the way for
larger activities as the program matures.
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2. Determine what has already been done and
don’t reinvent the wheel. This is a problem in many
communities that have experienced turnover in
their downtown leadership. Often past research
is forgotten or ignored, or simply needs to be
refreshed. Similarly, research conducted in peer
communities should be utilized as it might offer
some transferability.
3. Establish specific goals for research. It is important
to clearly define the need for research. Information
may be needed on how to support businesses in a
tough economy, how to fill vacancies, or how to
improve sales.
4. Establish benchmark indicators. Measures of
progress in downtown economic development
should be identified and used as a basis for
evaluating market analysis efforts. These indicators
can include building vacancy levels, business
sales, private investment and other measures of
economic activity.
5. Make sure the research effort is participatory. Local
buy-in is important and requires communicating
the expected return on investment that will result
from research. Key Downtown stakeholders who
should participate in the research include business
operators, building owners, public officials and
others.
6. Create a market analysis action committee. A study
or oversight group should be assembled to prepare
for, conduct and/or supervise the research. The
limitations of staff and volunteer time should be
recognized. A realistic timetable of project events
should be developed so that the process does not
“drag on.”
7. Determine which research elements can be done
internally and which require an outside consultant.
Some communities prefer a community-initiated
analysis while others prefer to hire the technical
services of a consultant. The University of Texas (UT)
- San Antonio, and UT Pan American services that
can serve as a research partner in a communityinitiated approach.
8. When hiring an outside consultant, it is important to
fully engage and immerse them in the community.
Funding sources should be explored as early as
possible.

STRATEGY 5.1.2: Use the Market Analysis to make
better informed decisions regarding Downtown
revitalization.
Using the Market Analysis involves applying the
data to strategy development for all aspects of a
downtown revitalization program (including the Main
Street program’s four point approach). For economic
development efforts, this can include business
retention and expansion, business recruitment, and
niche development. It also involves making the data
and findings easily accessible and usable.

ACTIONS AND INITIATIVES:
1. Utilize research to guide the application of the
four points (and associated committees). Fully
utilize data to launch marketing programs, retain
and expand businesses, recruit businesses, launch
redevelopment projects, brand downtown, create
synergy, etc. Consider hosting a strategy planning
workshop to apply data to each component of the
downtown redevelopment program.
2. Make research findings available to likely users.
Prospective entrepreneurs are a major user of these
studies, as are community leaders and planners,
developers, existing business owners and brokers.
Deliver research results in meaningful pieces and in
an exciting way.
3. Use research honestly and correctly. Downtown
leaders should take ownership of their analysis and
help others use it correctly. Some disagreement in
the findings is likely and some unexpected strategies
or results may develop. Nevertheless, the market
analysis, if grounded in reliable data, can be used
to foster better informed decision-making.
4. Fully utilize the data to address specific questions.
Many in the business community will be interested
in how the research will bring in additional sales to
their businesses. They may look for specific direction
on how to make Downtown a destination, what
type of niches that might thrive, or how downtown
development can encourage 24/7 activity. Use the
study on-the-fly to address market related questions
as they arise.2
2 Spring, 2006. Kent Robertson. Rural Downtown Development:
Guiding Principles for Small Cities. Rural Research Report, Volume 17,
Issue 3. Illinois Institute for Rural Affairs).
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Building Improvement Incentive Programs
Bad redesign and “dark” or underused upper floors
are common problems of many older downtowns.
Both conditions detract from the attractiveness and
vitality of downtown districts and can pose a drag on
visitor and investor interest alike. Some fairly common
incentive programs can help impel property owners
to maximize the value of their buildings while restoring
and revitalizing Downtown Eagle Pass in the process.
None should be used in-lieu of, but rather in addition
to, aggressive code enforcement.

Façade Grants and Loans
The most common form of building incentive is façade
grants and loans. These are typically small-dollar
matching funds for the exterior repair and restoration
of formerly historic buildings.
A typical transaction would involve the City putting
up a dollar-for-dollar match to return a highly visible,
but inappropriately modernized historic building
to something closer to its original look. Funds are
usually set aside from the city’s general fund or from
an existing TIF district and design oversight is guided
by historic preservation guidelines promulgated
by a city’s historic preservation commission, civic
design commission or Main Street board. Main Street
organizations and staff often provide technical and
architectural assistance.

Upper-Floor Occupancy Grants
To help relieve the deadening effects of dark upper
floors in downtowns aspiring to be more lively, some
cities offer financial assistance for substantial upperfloor renovations intended to reactivate long dormant
spaces above street level.
These grants and loans are often funded in the same
way as façade grants described above. However
because of the high cost and often upside-down
economics of returning vacant space to active use
(including Americans with Disabilities Act compliance,
e.g., elevators and Universal Design), funding needs
to be more liberal and tied to the estimated post
renovation value of the property.
Generally speaking, any grant that can be amortized
through incremental property tax revenues over a term
of five to eight years is probably a good candidate
for this type of program. This can be discerned
through a before and after (estimated) appraisal of
the property, and with a firm agreement from the
property-owner to pay any and all new taxes needed
to replenish the program within the stated time frame.
As with most façade grants, the applicant should be
required to front at least 50 percent of the total cost of
rehabilitation. Also, since the intent is to help enliven
Downtown at different times of the day and week,
preference should be given to residential units over
offices.
City and/or Main Street staff should poll Downtown
property-owners about their interest in taking
advantage of such programs before any time and
effort is spent establishing them.
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OBJECTIVE 5.2: Re-establish the traditional
urban character of Downtown.

Over time, the pattern of buildings and parking has
dramatically shifted the character of the peripheral
areas of Downtown from an urban to an auto-urban
character. This is caused by the placement of newer
buildings set back relative to the street and the
percent of highly valued Downtown property that is
devoted to surface parking and vehicular accessways.
As a result, the pedestrian orientation of these areas
of Downtown has declined in favor of the automobile.
If the City is to re-establish Downtown as a destination
and site for its economic opportunities, it should
reconsider the form and design of development,
including how parking is handled and treated.

STRATEGY 5.2.1: Prepare a Downtown master plan
that is of sufficient detail to result in a regulating
plan that illustrates the intended arrangement
and form of development.
This would include typical building footprints and
massing (bulk and intensity) to reflect general
character and scale, public spaces, the location of
parking areas, and contextual relationship with existing
uses and adjacent properties.

ACTIONS AND INITIATIVES
1. Conduct a Downtown parking study to evaluate
the existing and planned use types (based on
recommendations from the market study) and their
respective space requirements. Utilize the findings
to determine the options to provide adequate
parking. Study the alternatives and feasibility of
public versus private and surface versus structured
parking schemes.
2. Utilize the Downtown plan to amend the Central
Business District (CBD) regulations to specify
allowable parking configurations, such as midblock only lots, as well as building form standards
including building massing, height, placement,
allowable frontage types and conditions, and
allowable encroachments. The use of standards
may allow more general use types with a greater
emphasis placed on design.

3. Include attached residential dwellings as a special
use within the Central Business District (CBD).
Additionally, consider rezoning the fringes of
Downtown for more intensive urban residential uses.
This may include housing for mature residents as
a means for increasing the Downtown population
while offering convenient access to community
services.
4. In the interim, before the Downtown master plan
and regulating plan are prepared, amend the CBD
regulations to require a site design study to evaluate
alternative siting and configurations of parking,
subject to the review and recommendation of the
City’s Planning and Zoning Commission.
5. Revise existing design standards to guide the
construction of new, and improvement of existing,
buildings to ensure compatibility of the architecture
and cohesion with the historic integrity of
Downtown.
6. Preserve and strengthen Downtown as the hub for
community institutions. Downtown should continue
to serve as the primary hub for community and
civic institutions, both public and semi-public,
including City and County government facilities,
schools, churches, library, history center, arts and
culture, social services, and senior living facilities.
The Maverick County Courthouse and Eagle Pass
Public Library are significant institutions that are
located Downtown. The Eagle Pass Main Street
program Office will also be moving Downtown. The
City should develop collaborative relationships with
these important community institutions to ensure
their continuing success and support their future
expansion needs.
7. Consider making the strings of lights that span Main
Street a permanent fixture. As depicted in the
picture on page 1.111, taken during the Christmas
holidays, the strings of individual white lights adds a
festive character to Downtown.

STRATEGY 5.2.2: Identify several Downtown
beautification / enhancement projects.
ACTIONS AND INITIATIVES:
1. Identify a design theme for the Downtown
District. This may include parameters related to
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architecture, signage (including street signage
specific to the Downtown District), streetscape
furnishings, and public art amenities. The theme
should allow for individual expression while ensuring
design cohesion, thus enhancing the identity of the
Downtown District.

are redesigned to better serve pedestrians, cyclists and
(future) public transit vehicles. These improvements are
particularly warranted in Downtown as its function and
character are intended to be pedestrian-oriented.

2. Work with business owners to enhance the sidewalk
in front of their stores with floral displays in planters
and window boxes, awnings and enhanced
signage, outdoor seating, etc.

1. In conjunction with the Downtown Master Plan, and
as depicted in TFC Figure 12, Enhanced Pedestrian
Linkages, create a plan for pedestrian precincts
and civic spaces within the Downtown CBD with
connections to City-wide active transportation
network of recreational trails and on-street bike
lanes (refer to the TFC Map 11, Community Trails
Network). Establish a significant pedestrian linkage
from Downtown to Hal F. Bowles Arroyo Park, Shelby
Park and Fort Duncan.

3. Build-in to the City’s Capital Improvements Program
(CIP) dedicated funding to pay for scheduled street
cleaning and trash pickup.

STRATEGY 5.2.3: Create signature community
gathering places Downtown.
An expanded network of high quality community
gathering places should be created in Downtown to
attract and accommodate a wide variety of uses by
residents, workers, and visitors.

ACTIONS AND INITIATIVES:
1. Restore the Hal F. Bowles Arroyo Park to serve
as a major gathering place and recreational
amenity Downtown. For additional strategies and
recommendations for this park and others in the
Downtown area, refer to the Parks and Recreation
Master Plan 2018 Update.
2. Work with the owner of the Mercado Flores to
determine a viable use for the structure; such as
relocating the Flea Market, or housing a weekly
farmers market within the structure.

STRATEGY 5.2.4: Improve connections to, through
and within Downtown and its surrounding
neighborhoods.
To aid in the success of a Downtown revitalization
and expansion program, there must be improved
linkages to adjacent areas that are both direct and
safe. Convenient, well-lighted pedestrian connections
should be created between Downtown and
surrounding areas. Additionally, the existing rights-ofway need to become complete streets, meaning they

ACTIONS AND INITIATIVES:

2. Reconnect adjacent neighborhoods to Downtown
by way of sidewalk maintenance improvements
(including widening where feasible), and/
or construction; handicapped accessibility
improvements at intersections, including curb
cuts and ramps; bulb-outs at key intersections,
refer to TFC Figure 13, Bulb-outs; pedestrian and
bicycle actuated signal detectors; increased signal
timing for pedestrian crossings; possible alleyway
pathways; and on-street bike lanes.
3. Strengthen the pedestrian connection between
Main Street and San Juan Plaza, along Jefferson
Street and Madison Street.
4. Prepare a multi-year implementation program
to initiate the recommended strategies and
improvements stemming from market research,
branding, and design studies. The program
should outline implementation authorities and
responsibilities, specific timelines, and the methods
and means of funding for individual projects.
5. Design and install distinct monuments and gateway
treatments at the primary entries to the Downtown
District, along with unifying design elements like
vegetated walls, decorative lighting, street and
sidewalk paving materials and patterns, and other
unique design treatments (refer to TFC Figure
12, Enhanced Pedestrian Linkages, for potential
locations of gateway features.
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TFC Figure 12,
Enhanced Pedestrian Linkages
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TFC Figure 13,

Bulb-Outs
Curb extensions, or “bulb-outs,”
provide many benefits, including:
►► Increased pedestrian visibility
at intersections through
improved sight lines;
►► Decreased pedestrian
exposure to vehicles by
shortening the crossing
distance;
►► Reduced vehicle turn speeds
by physically and visually
narrowing the roadway;
►► Increased pedestrian waiting
space;
►► Additional space for street
furnishings, plantings and other
amenities; and
Lavaca County Courthouse, Hallettsville, Texas.
Source: Kendig Keast Collaborative

STRATEGY 5.2.5: Expand the Main Street design
guidelines for Downtown to include the full range
of urban design elements, including signage,
streetscape furnishings, building massing,
materials, etc.
ACTIONS AND INITIATIVES:
1. Continue to expand the façade grant program
and create a simple design guideline booklet laying
out specific eligibility and matching criteria.
2. Develop design guidelines and standards to guide
the construction of new, and improvement of
existing, buildings to ensure compatibility of the
architecture and cohesion with the historic integrity
of Downtown. See TFC Figure 19, Eagle Pass Culture
and Arts Center for an example of Downtown
revitalization.

►► Facilitated ability to provide
two handicapped curb ramps
per corner.

3. In keeping with a central design theme and
character, develop a unifying family of streetscape
elements for the Downtown District, including
benches, bollards, waste receptacles, ornamental
street lights, street and sidewalk paving materials,
business and wayfinding signage, and banners.
4. Use street trees, building canopies and awnings,
covered walkways, and other design treatments as
not only pedestrian shelter from inclement weather
but to announce entrance into the Downtown
District.
5. Improve the pedestrian experience Downtown
with active storefront displays; informational and
interactive kiosks; public seating, including the
use of parklets (refer to TFC Figure 14, Parklets)
pedestrian-scaled ornamental street lighting;
landscaped planters; public art displays; sidewalk
displays; and interpretive signage focused on Eagle
Pass’ collective heritage.
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STRATEGY 5.2.6: Consider acquiring the Riskind
Department Store.
The former Riskind Department Store (hereafter, Riskind
building) is located on the South side of Main Street,
between Adams Street and Jefferson Street (refer to
TFC Figure 15, Google Earth Aerial Map of Downtown
Eagle Pass, 2013; and TFC Figure 16, Google Earth
View (detail). The total square footage of the Riskind
building, including its associated additions, is 22,000
square feet. The City is planning on leasing a portion
of the Riskind building for the new Culture and Arts
Center (refer to TFC Figure 19, Eagle Pass Culture and
Arts Center). Based on the annual lease amount it may
make more sense to purchase the entire building and
prepare an adaptive reuse program for the building,
based in part on the University of Texas San Antonio
(UTSA) College of Architecture 2014 report, The Riskind
Building – Eagle Pass, TX: A Vision for the Adaptive
Reuse of a Historic Building. According to the report,
the largest area of the building by far is the former
main sales floor, which takes up the entire first floor and
is approximately 10,100 square feet (about half the
space of the entire building). In addition to its former
use as retail space, a space of this size is suitable for
many public uses, such as a community center, a
learning or educational center, a health clinic, or
various city or county government services” (refer to
TFC Figure 17a, Proposed First Floor Space Plan).
One particularly relevant use of this space would
be for the Fort Duncan Historical Museum and an
associated visitor’s center focused on Eagle Pass
and the surrounding area. The center of the area
would contain the historical exhibits; and the visitor’s
center would be located in the front of the building
near the entrance. This use would encompass
about 8,800 square feet. One of the most logical
adaptive re-uses for the second floor of the building
would be as residential lofts or a bed and breakfast
establishment for travelers and tourists (refer to TFC
Figure 18, Proposed Riskind Building with Rehabilitated
Facade). Travelers who stay in bed-and-breakfast
accommodations often look for unique experiences in
their lodging as well as in their sightseeing (refer to TFC
Figure 17b, Proposed Second Floor Space Plan).

ACTIONS AND INITIATIVES
1. Determine likely adaptive reuse costs associated
with renovating both floors of the building.

2. The City’s Finance Department should develop a
financial analysis regarding the return on investment
(ROI) of purchasing and renovating the building,
compared to leasing a portion of the building for
the City’s Culture and Arts Center.

STRATEGY 5.2.7: Consider acquiring the Pan
American Fabrics building on the north side of
Main Street.
The Pan American Fabrics Building is immediately
west of Eagle Grocery, adjacent to Chico’s Pizza. The
building is a façade only and is boarded op. Little of
the building’s roof remains. It is an eyesore, a health
hazard, and does not contribute to the integrity of the
building façade along Main Street.

ACTIONS AND INITIATIVES
1. Consider offering the property owner the appraised
value for the property, with the intention of
demolishing and clearing the site.
2. Consider utilizing the site for a pocket park, with
tables for outdoor dining, and a stage for musical
performances (refer to TFC Figure 20, Pocket Park,
Toubin Park, Brenham, Texas.

STRATEGY 5.2.8: Consider developing a public
restroom facility Downtown.
ACTIONS AND INITIATIVES
1. Determine whether there is City-owned land
available for a public restroom facility.
2. Develop a building program, space plan and
design for the facility (refer to TFC Figure 21, Public
Restrooms beside Chamber of Commerce).

STRATEGY 5.2.9: Promote higher quality
development around the perimeter of Downtown.
Land uses located around the perimeter of Downtown
generally consist of a wide array of small-scale, strip
commercial uses that generally do not present a
positive image for visitors approaching the Downtown
District. In most cases, development is of poor quality,
appears to have occurred in a piecemeal fashion over
an extended period of time, or has simply become
obsolete.
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TFC Figure 14,

Parklets

The term “parklet” was first used to represent the
conversion of an automobile parking space into a
mini-park for passive recreation. Parklets emerge from
the low-cost conversion of small and under-utilized
residual spaces originally devoted to cars into spaces
for the passive or active recreation of people. Parklets
vary based on the following characteristics:
►► Location: Parklets can occupy former parking
spaces, street medians, traffic triangles, repurposed
travel lanes and parking lots or excess asphalt
space at angled or irregular intersections;
►► Surrounding land uses: Commercial or residential;
►► Size: From a couple of parking of spaces to spaces
extending along the length a block, to larger
spaces occupying entire parts of a block;
►► Shape: Linear, square, rectangular, triangular, or
irregular;
►► Duration: From a few hours, to one day, to part
of the year (during spring and summer), to yeararound installations;
►► Type of activity: Passive or active recreation.
The following general design guidelines are
recommended:
►► Parklet should be easily accessible from the
sidewalk;
►► Some landscaping is expected;
►► Parklet should be visually permeable to enable
people to rest and experience the street off the
sidewalk;
►► Parklet should conform to ADA access guidelines.
Parklet must be open to the public and display two
standard signs (per city template) stating “public
parklet;”
►► Should feel public and be devoid of cues (e.g.,
umbrellas and condiment bottles on tables) that
signify that the space’s primary function is for
commercial activity;
►► Seating should be included and any removable
furniture must be distinct from those of restaurants.
Source: Reclaiming the Right of Way: A Toolkit for Creating and
Implementing Parklets. UCLA Luskin School of Public Affairs. UCLA
Complete Streets Initiative. September 2012.

July 2018
2018
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Parklets emerge from the low-cost conversion of small and
under-utilized residual spaces originally devoted to cars
into spaces for the passive or active recreation of people.
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Riskind Department Store
TFC Figure 15, Google Earth Aerial Map of Downtown Eagle Pass, 2013

TFC Figure 16, Google Earth View (detail)

TFC Figure 17, Proposed Floor Plans:
TFC Figure 17a, First Floor

TFC Figure 17b, Second Floor

Source: Google Dearth
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TFC Figure 18, Proposed Riskind Building with Rehabilitated Facade

TFC Figure 19, Eagle Pass Culture and Arts Center

Source: Texas Main Street, Texas Historical Commission
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TFC Figure 20, Pocket Park Example,
Toubin Park Brenham, TX

Uses in these locations will likely continue to be
commercial or office, however, higher density
residential should also be encouraged to further boost
Downtown’s population. Where residential uses are
being converted to non-residential uses such as limited
commercial or office, the adaptive reuse of existing
residences for this purpose should be encouraged
to retain the residential character of the perimeter.
Infill and redevelopment should be encouraged as a
means of increasing the density and variety of housing
types in Downtown’s transitional neighborhoods.

ACTIONS AND INITIATIVES:

Source: Google Earth

TFC Figure 21, Public Restrooms beside
Eagle Pass Chamber of Commerce

1. Enhance Downtown’s adjacent neighborhoods
and housing options. As the community’s oldest
neighborhoods, the Downtown North and
Downtown East neighborhoods maintain the
greatest historical integrity. Due to the age of the
Downtown neighborhoods they are ripe for housing
reinvestment and neighborhood enhancements.
Revitalization of existing housing and addition of
new housing options is encouraged to strengthen
downtown as a complete neighborhood with
desirable housing options and amenities. The City
should initiate public improvements and assistance
programs that target revitalization of Downtown’s
neighborhoods to become great places to live.
2. Encourage the consolidation of smaller lots for
redevelopment to promote a more unified pattern
of development (i.e., coordinated access points,
consolidated signage). Or, for smaller lots incent the
development of “tiny houses” or “skinny houses”
in order to provide affordable housing typologies
(refer to Sidebar, Examples of Tiny Houses).
3. Include attached residential dwellings (i.e.,
townhouses) as a special use within the Downtown
District. Additionally, consider rezoning the fringes
of Downtown for more intensive urban residential
uses. This may include housing for senior citizens as
a means for increasing the Downtown population
while offering convenient access to community
services.
4. To reduce the impact of surface parking lots in the
Downtown District consider extending elements
of existing building facades to bridge the gap in
between buildings.

Source: Google Earth
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STRATEGY 5.2.10: Convene a Main Street
Downtown Redevelopment Symposium and
Charrette.

Examples of Tiny Houses

As a Texas-certified Main Street community, work
with the Texas Historical Commission’s Main Street
Program to host a symposium focused on downtown
redevelopment best practices.

ACTIONS AND INITIATIVES:
1. Invite Main Street Managers from other Texas Main
Street cities.
2. Contact the Texas state chapters of the American
Planning Association (APA), Urban Land Institute
(ULI), American Institute of Architects (AIA), and
American Society of Landscape Architects (ASLA)
to participate in a full-day charrette focused on
Downtown revitalization concepts and strategies. To
incent participation, provide continuing education
credits.

Tiny Home in Austin, Texas
Source: Tiny House Design, www.tinyhouse-design.com

3. Identify, and apply for funding, through federal and
state grant programs.

OBJECTIVE 5.3: Improve upon Downtown’s
Qualities of Place.

STRATEGY 5.3.1: Develop a Downtown public art
program.
Art in public spaces is a visible symbol of the standards,
values, and aspirations of the community. At its best,
the citizens feel a closer connection than they would
without it and its existence becomes a part of the
environment. When most successful, it becomes a
unifying element that ties together the streetscape,
the architecture, and the natural elements of the
community. The purpose of a municipal public art
program is to strengthen the positive reputation of the
community, enhance its natural resources, coordinate
an artistic vision and enrich the lives of its citizens, the
business community, and visitors to a community.

Tiny Home in Spur, Texas
Source: SpurFreedom, www.spurfreedom.org

Three good tests of public art are:
1. Who sees it?
2. What does it make them think about?
3. How does it make them feel?

Tiny Home in La Junta, Colorado
Source: Sprout Tiny Homes, sprouttinyhomes.com
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Since the 1960s many artists, arts administrators, and
project sponsors have recognized that the most
meaningful public art engages its location and asks
questions about the meaning of the site itself. What
potential lessons about perception, history, nature,
space, and human interaction does the site itself
contain?

representative of “Culture,” and as a capital asset. This
is especially true of bronzes and other metal sculptures
because of their high purchase price and evident
longevity (although this longevity, or durability can be
an illusion, however, if one considers that metals do
corrode without committed maintenance, and repairs
can be very expensive).

Along with architecture and landscape architecture,
public art shares a purpose, a program, or intention
that is “site-specific,” and commonly seeks to identify
the specific characteristics, strengths, potentials and
opportunities in a site before the artwork is created.

Some negative aspects of this model include:

Art objects that are created for neutral gallery spaces,
home and office appreciation, general “outdoor”
spaces, and/or collection by museums can also be
used to enhance public spaces, often by drawing
attention to themselves, to “culture,” or the distinction
and taste of their owners.

►► a setting with only a few works on display can seem
skimpy compared to other potential artistic uses of
the site;

Regardless of which selection process or processes
a city employs in developing a public arts program
(including public art locations, media, themes, artists,
or artwork development, etc.) the greatest success will
result from establishing a clear purpose for each work,
related to a consistent view of the power and potential
in the place as a whole.

►► the traditional association of this type of art display
with private, exclusive wealth may not be the best
model to start with in a municipal space that aims
to make all of its citizens feel welcome and at
home.

Programming Models

Commissions, or custom-built installations based
on evaluation of an individual artist’s past work,
requirements of the site and curatorial program,
and available budget. Detailed drawings, models,
and/or on-site mock-ups may be included in project
development.

The following models describe ways art can be
incorporated into the public realm:

Sculpture Park or Garden
A collection of existing or commissioned work that is
arranged in a formal setting where works are seen
as objects on display. Displays can be long or short
term, or both. Art selection criteria can range by artist,
medium, theme, and/or curatorial preference. Refer to
Sidebar, Sculpture Park.
The chief distinction of this model is the display setting,
which is controlled and orderly, familiar to most
audiences as a setting for contemplation, and readily

►► given the rarity and cost of even one masterwork of
this type, sculpture gardens and parks are extremely
expensive, and usually grow over a very long time
period or in private hands exclusively;

►► sculptures on pedestals can actually limit the
imagination of the public toward art, and more
importantly, toward their experience of the
environment or context the art is within;

Commissions for Specific Locations or Themes

The chief distinction of this program model is the
custom design of an artwork to address the client’s
vision of the site, program themes, and funding or
fundraising potential. Additionally, artworks of this type
are unique creations, and have the potential to reveal,
transform, or remedy strengths or weaknesses in the
artwork setting.
Commissions can be for permanent and temporary
works. Some sites, such as busy or multiple-use
public spaces, can only accommodate temporary
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Sidebar

installations, which may actually benefit the artist and
curatorial program by enabling more experimental,
extravagant, or socially challenging works that may
be problematic on a permanent basis. Administrative
models for municipal public art commissions include
percent-for-art programs; private foundations and
endowments; open or limited competitions; and artist
residencies.

Sculpture Park
The City of Salado, Texas has a sculpture garden
along Salado Creek. The garden is the vision of the
Public Arts League of Salado and Keep Salado
Beautiful. The community wanted to create an area to
not only enjoy nature but also to integrate art into the
daily lives of residents and visitors to the community.

Additional positive aspects of this model include:
►► working collaboration between curator and artist is
flexible, personal, and responsive to input from other
sources of expertise;
►► artists can respond to larger issues and contexts
beyond the physical installation site;
–– media, themes, and concepts can include the
widest range of art practices, innovations, and
–– individual artists’ specializations, insights and
abilities.
Some negative aspects of this model include:
►► administrative complexity of managing artist
selection, artwork construction and fundraising for
new works and concepts;

Salado Sculpture Garden, Salado Texas
Source: Wonders of Back Roads Wordpress

►► public relations burden if works generate public
discussion or special attention;
►► some works take many months to develop
conceptually, logistically, and financially, and
require very dedicated, long-term administrative
commitments.

Artist-initiated Projects
Art works of varying scale, expense, time duration,
and media type, resulting from proposals conceived
and submitted by artists or groups of artists. Proposalinviting agency, foundation, or institution may provide
sponsorship, fundraising, administrative or technical
assistance, publicity, and/or maintenance support.
The chief distinction of this program model is that it
gives artists freedom to imagine the best and most
fitting use of the site or place, choose their own
locations, and explore their deepest insights, personal
Salado Sculpture Garden, Salado Texas
Source: Public Arts League of Salado (P.A.L.S.)
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experiences, and understanding of what public art
can achieve here.
►► Additional positive aspects of this model include:
artists’ proposals may bring the most innovations,
surprises, insights, and variety of approaches to
public view;
►► art works can be developed for diverse budgets,
accommodating both younger and more
established artists;
►► good quality projects are not always expensive;
proposals can be invited according to themes,
media, budget size, locations, and may also
employ guest curators, as desired; proposal
deadlines can be annual, more or less frequent, or
random.
Some negative aspects of this model include:
►► proposals may be of poor quality, depending on
the degree of sophistication of the submitting artists;
random or divergent artworks may fail to achieve
a unified presence in the site, or neglect to address
locations or themes that are essential to the site
program.

Artists’ Design Solutions
This category includes artists’ designs for benches,
pavilions, kiosks, shade structures, walls and barriers,
fences, railings, paving, bus stops, gateways, ticket
booths, etc. Consultation opportunities will bring artists
into the design process at the earliest possible point for
City redevelopment, renovation or new construction
projects. As design consultants, artists will provide input
and advice into the decision-making that will shape
public spaces, enhancing and unifying the newly
developed or redeveloped projects.
Positive aspects:
►► artists may bring insights derived from extensive
focused studies and multiple alternative scenarios;
►► artists may incorporate welcome degrees of detail
and elaboration based on their own skills and
practices;
►► artists may see worthy opportunities to incorporate
unusual content, materials, or media, to enhance
the function of routine or neglected site features.

Negative aspects:
►► mere decorative elaboration by an “artist” can be
a distraction in a site, especially compared to a
clean design by an architect or industrial designer
who understands the overall program and focus of
the site.

Art Festivals, Events, Themed Projects
Sites Downtown and elsewhere in the City can be used
for annual arts events based on themes, communities,
school programs, and/or programming at existing arts
institutions within Eagle Pass.
Repeating arts-based events might include:
►► building-sized projections of historical, family, or
contemporary photos;
–– seasonal over-street, tree, or building lighting;
–– artists collaborations with local trades, fishermen,
farmers, or small industries;
–– gardening within the City, artist-produced
“discovering Eagle Pass” presentations on
themes of history, nature, music, neighborhood
businesses, architecture, street life, etc.
A special distinction of the City-wide festival approach
is that events such as building-sized projections can be
exciting in any neighborhood, and readily incorporate
photo archives and historical material that could be
researched and added to each year. Such materials
could also be projected or otherwise displayed on
municipal websites, and explored as inspiration for
additional neighborhood projects.
On an institutional level, it may be attractive for
Eagle Pass’ museums, theaters, and music and
dance groups to meet once a year to coordinate
occasional programming around common themes.
National and international institutions such as arts
festivals, cultural programs, and media, scientific,
and environmental agencies can also be considered
for collaborative projects in this site and elsewhere
in Eagle Pass. Collaboration with such organizations
may be especially feasible where video screens are
incorporated in the site design.
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Artist-in-Residence Programs
An Artist-in-Residence program offers opportunities for
diverse artists to develop project proposals that are
designed to engage the community, youth or seniors,
and tourists/visitors in a process that expands their
understanding, and knowledge of art. This program
will also provide the artist with resources to advance
the development of their work and obtain broader
exposure.

ACTIONS AND INITIATIVES:
1. Develop a Public Art Master Plan that would include
strategic perspectives (vision, mission, guiding
principles, goals and objectives, etc.), program
components, opportunities for artworks and
programming, sites considerations, curatorial and
administrative considerations (including committee
and coordinator involvement), policies, selection
procedures for commissioned art work, funding
strategies (percent for art), etc.
2. Identify thematic public art “design environments”
within Eagle Pass. The following design environments
described below should be considered as
opportunities for involvement of artists:
–– The Information Environment includes
verbal, visual, auditory information displays.
This environment includes signage for
orientation, direction, and information as
well as printed materials, such as maps and
historical photographs. Light and sound to
denote transition or destination is part of this
environment.
–– The Social Environment creates opportunities
for public gathering, watching, conversing
and interaction. It includes viewing places,
plazas and all the areas of circulation, which
might connect them. As already mentioned,
streetscape furniture to accommodate the
functional needs of the public in these settings
should be considered an opportunity for artists.
–– The Ecological Environment includes the
landscape setting that is inherent in each site.
The manipulation of materials and forms as
well as features of the site can forge strong
relationships that influence how the viewer
perceives the work of art. The historic, cultural

and geological backgrounds in which the
piece sits are part of this environment. Within
Eagle Pass, the riverfront, the gateways into
Downtown, and the City’s parks are natural sites
for art, especially works that organically relate to
the physical environment.
–– The Transportation Environment includes
movement systems such as the highways,
their built gateways, walkways, forms of public
transportation and other people passageways
that orchestrate the movement of the public
through the environment. In Eagle Pass, the Rio
Grande, International Bridges 1 and 2, and the
Union Pacific railroad would be significant sites to
consider. This area offers opportunities for artists
to develop works recalling and celebrating the
role of transportation within the community.
–– The Educational Environment includes signage
and printed materials, which serve as the basis
for the education of the viewer with displays
incorporated to encourage learning. This is an
area where artists can explore, document, and
celebrate the diverse cultures and traditions
of the City, particularly in regard to both the
past and present populations and activities of
each area. While all of these environments can
be singular, all provide opportunities for both
residents and visitors to be inspired and informed
by the work of art.
3. To stimulate economic development and
community revitalization, consider designating
Downtown an Art and Cultural District through the
Texas Commission on the Arts.
4. Continue to advance the development of the
Eagle Pass Culture and Arts Center.

STRATEGY 5.3.2: Program more events Downtown.
In 2016, the Main Street program either sponsored, or
helped to sponsor 29 cultural and promotional events
in the Downtown area. The Downtown CBD should be
regarded as one of the main areas within which the
City features programmed events and activities.

ACTIONS AND INITIATIVES:
1. Inventory all of the conditioned (interior) space
Downtown that could display and showcase
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cultural and arts exhibits; including storefronts
(occupied and vacant), space within stores, and
public buildings.

Given its central location among the City’s wellestablished neighborhoods and its proximity to Bridge
1 and Piedras Negras, Eagle Pass’ Downtown is wellsuited to cater both to residents, international visitors,
and tourists.

2. Work with the Eagle Pass Public Library to schedule
business and arts-related workshops and classes,
utilizing the Library’s second floor conference room.

STRATEGY 5.4.1: Consider the feasibility of
establishing Downtown as a special taxation
district.

OBJECTIVE 5.4: Manage and administer

Downtown as an Urban Commercial District.
Since the retail focus has moved to the City’s primary
corridors Downtown must create a new identity that
is solely unique to the community and region. There
are great opportunities to build-off of the momentum
generated by the Eagle Pass Main Street program
and recent Public Library renovation, and position
Downtown so as not to compete for the typical retail
outlets and franchise restaurants; but to become
more of a destination and niche market with an
orientation toward culture, entertainment, and
community gathering, with a healthy compliment
of local shops and eateries. Doing so will require a
public-private commitment to restore the market
attraction and expand the existing urban fabric. This
will require a combination of economic incentives and
physical improvements to create a business-friendly
environment that is both accessible and walkable.
An appropriate mix of uses is also essential to reinvigorating Downtown, including vertically-integrated
residential over retail uses, as well as higher-intensity
attached-living integrated within or on the immediate
fringes of Downtown. Moreover, the perceived
boundaries of the Downtown may warrant realignment
and expansion.

There are several types of special taxation districts
allowed in Texas. See TFC Table 4, Comparison
Communities - Special Districts, to see which
comparison communities offer which programs.
Two types of districts that are commonly used for
downtown revitalization include public improvement
districts (PIDs) and tax increment financing (TIF) districts
(see TIF discussion in Focus Area 2, Growth Capacity
and Infrastructure on page 1.44).

Public Improvement District
A Public Improvement District (PID) is a financing
tool created by the Public Improvement District
Assessment Act as found in Chapter 372 of the Texas
Local Government Code. A PID enables any city to
levy and collect special assessments on property
that is within the city or within the City’s Extraterritorial
Jurisdiction (ETJ). A county may also form a PID, but
must obtain approval from a city if the proposed PID is
within the city’s ETJ. PIDs are typically used to help fund
enhancements like special lighting and streetscape
enhancements, and/or special events that benefit
businesses in the district. They are sometimes used to
help pay for professional program development and

TFC Table 4, Comparison Communities - Special Districts
Public Improvement
District (PID)

Tax Increment
Financing (TIF) District

Pharr, Texas

Texas Certified Local
Government (CLG)

x (2003)

Del Rio, Texas
Harlingen, Texas

Texas Main Street
Program

x

x

x (1997)

x

x (2004)

x

x (2011)

x

San Juan, Texas
Uvalde, Texas
Weslaco, Texas
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management services for cooperative efforts such as
farmers markets.3

STRATEGY 5.4.2: Petition the Texas Historical
Commission to become a Certified Local
Government.
The Certified Local Government (CLG) Program is a
preservation partnership between local, state and
national governments focused on promoting historic
preservation at the grass roots level. The Texas Historical
Commission (THC) administers the program at the state
level and the National Park Service is the responsible
federal agency. CLG members are eligible to apply
to their State Historic Preservation Officer (SHPO) for
annual funding for activities such as architectural,
historical, archaeological surveys; nominations to
the National Register of Historic Places; staff work for
historic preservation commissions; design guidelines
and preservation plans; public outreach materials
such as publications, videos, exhibits, and brochures;
training for commission members and staff; and
rehabilitation or restoration of National Register listed
properties, including contributing properties within a
National Register-listed Historic District.
CLG-certified cities can leverage the maximum benefit
from the National Main Street program (of which
Eagle Pass is a member) by devoting an extra layer of
technical assistance and potential funding specifically
for preservation-related activities. In Texas, a city or a
county may apply to become a CLG.4

ACTIONS AND INITIATIVES:
To qualify as a CLG, a local government must:
1. Enforce state or local legislation that protects
historic properties;
2. Establish a qualified review commission composed
of professional and lay members;
3. Maintain a system for surveying and inventorying
historic properties;
4. Provide for public participation in the historic
3 Forman, John. What Does (“PID”) Mean in The Real Estate
Industry? Real Estate. Published: February 1, 2011. http://ezinearticles.
com/?expert=John_Foreman
4 Texas Historical Commission, Certified Local Government. http://
www.thc.state.tx.us/certifiedlocgov/clgdefault.shtml

preservation process, including recommending
properties to the National Register of Historic Places.

STRATEGY 5.4.3: Remove barriers to Downtown
residential development.
There is currently over 28,500 square feet of vacant
space in the upper floors of 10 buildings on Main Street.
This area could be subdivided into multiple loft-style
housing Downtown.

Advantages to Increasing Downtown Residential
Development
The International Downtown Association reports that
communities across the country are using residential
development as a key strategy to revitalize and
strengthen their downtowns. Advantages include the
following:
1. Downtown is primarily commercial in nature and
would be a livelier, more diverse and efficient place
with more housing.
2. A substantial residential base near the Downtown
supports retail, restaurants, and other Downtown
businesses, as well as cultural and recreational
amenities.
3. Residents are a particularly important customer
base for independently owned small businesses that
are unable to pay for the kind of advertising that is
needed to draw customers from greater distances.
4. A densely inhabited city center supplies an
important ridership base that supports a successful
public transit system. Downtown residents tend to
be more likely to walk or use buses, and less likely to
rely on automobiles for daily purposes than others,
thereby helping to ease traffic congestion. On
average, they take fewer and shorter automobile
trips than suburban residents.
5. Residents know their neighborhood. Awareness
of potential problems can serve as an important
deterrent to downtown crime.
6. Infill developments and more dense redevelopment
near the Downtown provides one of the few
remaining opportunities to expand the tax base.
7. Expanding the supply of housing can help meet
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the housing demand that is driving sale and rental
prices up.
8. Home construction in the urban core rather than
on the fringes is a far more efficient use of existing
infrastructure and City services.
9. Downtown living options increase the range of
residential choices for a diversity of homebuyers
and renters.

Possible Disadvantages to Increasing Downtown
Residential Development
It is often perceived that without proper planning and
management, increasing the Downtown population
could adversely affect the quality of life that is
desirable in Downtown Eagle Pass. Typical concerns
relating to increasing residential development include:
1. Each new resident will likely require a parking
space, and if these spaces are not provided on
site, it could increase the demand for parking in the
Downtown and the demand for publicly provided
parking. Moreover, Downtown residents can place
special demands on downtown parking, such as
the need to use loading zones to load and unload
groceries.
2. New residents will also place demand on
infrastructure that may already be taxed, including
City sewer and water systems.
3. Downtown land and construction can be very
expensive, making most new units unaffordable to
the average person.
4. It is important to note that increasing the number of
downtown residents will not by itself lead to social
goods such as new downtown retail stores.

ACTIONS AND INITIATIVES:
1. Meet with Downtown property owners to determine
the barriers to developing upper-story residential
uses. Potential barriers may include a range of
issues, including inadequate parking availability,
lack of adequate second floor access / egress,
toxic materials abatement (i.e., lead, asbestos),
electrical wiring, lack of interest.

2. Identify ways the City can participate in mitigating
real and/or perceived barriers to second floor
redevelopment. Further, identify means of incenting
second floor redevelopment.

STRATEGY 5.4.4: Develop a Downtown Branding
and Marketing Program.
Recruiting developers and new businesses requires
more than just serving up ripe development sites and
new incentive programs. The opportunities need to
be communicated and disseminated in a concise,
information-rich and stylized format using multiple
media. The messaging and packaging must also reflect
and carry the main themes of the City’s chosen “hook”
or brand. In Eagle Pass’ case, the brand should be
informed by the City’s unique assets: the international
border, Fort Duncan, etc. Too often, marketing and
branding efforts are done in a complete vacuum
without first building the underlying foundation for
economic development (which are usually more
project and program-based). It has been said that
“… marketing is often something that communities do
when they don’t really know what to do.” Therefore it
would be a mistake to launch a branding/marketing
campaign by itself without first making progress
on many of the action items previously listed. In
other words, the City needs to get more prep-work
completed to both justify the marketing effort and
use it to announce recent successes. Refer to Sidebar,
Branding and Marketing.

ACTIONS AND INITIATIVES:
1. Solicit professional assistance in developing a brand
identity for Downtown. This could be an expansion
of the “Downtown Deals Eagle Pass” and include
an advertising campaign and production of related
media materials.
2. In conjunction with some of the considerations
related to Strategies 4.2.2 and 4.2.5, identify a
design theme for the Downtown District. This may
include parameters related to architecture, signage
(including street signage specific to the Downtown
District), streetscape and public art amenities. The
theme should allow for individual expression while
ensuring design cohesion.
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Sidebar

Branding and Marketing
The City of Michigan City, Indiana recently developed a
Branding, Development and Marketing Action Plan. The
primary goals of the branding effort were to, 1) attract
people to live and work in the City; 2) to make Downtown
an economic driver and main attraction; 3) to create
inclusive activities and atmosphere for all residents of
the city; 4) to connect the major anchors within the City;
and 5) to make the City the desirable place to live, grow
a business, and raise a family. The following images are
examples of marketing materials that create a “look and
feel” of Michigan City and help differentiate the city from
surrounding communities.

3. Create a Downtown-specific website showcasing
places and events, and including a current
database of available residential, commercial
and office properties, and available economic
development programs.
4. Develop a CIP budget item and issue a consultant
RFP for wayfinding plan and design.
5. Develop a general Downtown marketing brochure
highlighting the City’s central geographic location,
its traditional “Main Street” Downtown, relationship
to the international border, and its growing cultural
focus (historic preservation, art, food, events).
Budget for the hiring of a marketing/branding
firm to develop a thematic focus and collateral
materials.
6. Create sales cut-sheets on available buildings /
properties for sale or lease.
7. Develop a social media platform and regularly
broadcast news items about Downtown.
8. Develop wayfinding signage to direct visitors to
Eagle Pass to the Downtown District.

STRATEGY 5.4.5: Continue to Build Organizational
Capacity.
Eagle Pass, like many cities of its size, runs with a
fairly lean, thinly-spread staff. Therefore, many of the
above-listed recommendations will likely not happen
quickly unless the City expands its capacity to design
and implement new projects and programs. Building
new capacity can either mean that the City adds
new dedicated staff to its Main Street program to
carry-out various aspects of the plan; or it can mean
leveraging previously untapped outside resources
(i.e., Chamber of Commerce, citizen advocates,
reactivated Downtown Merchants Association), or all
of the above. The Downtown Main Street Manager will
require the support of a motivated cadre of volunteers
and/or part-time staff to move the plan forward in a
systematic way. The City will need to lead this effort,
at least initially, until a more organic, self-supporting
management structure can take hold.
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ACTIONS AND INITIATIVES:
1. Consider Re-establishing a Downtown Merchants
Association.
2. Build a strong and reliable volunteer base, focused
on advancing the principles of the National Main
Street Program’s four point approach. Develop an
ongoing list of projects and activities that can be
accomplished by volunteers, without a great deal
of oversight.
To get things started the City should form an interim
Downtown Merchants Association. The team’s
purpose, over an approximately nine to 12-month
period, would be to prioritize projects, assess personnel
needs and develop an execution strategy. Besides City
staff, a Downtown Merchants Association should also
consist of motivated downtown merchants, bankers,
and property-owners who can help guide and advise
the lead staff and work in a supporting role in securing
grants and in-kind services (i.e., web design, printing).
Downtown Merchants Associations are typically
private, self-organizing bodies that come together to
promote their mutual interests in protecting, promoting
and enhancing the downtown business environment.
Usual activities include co-marketing efforts, special
event planning, and occasionally applying pressure
on City government to modify or enforce ordinances
or perform special services. Their budgets are usually
dues-based and they rely almost entirely on their own
membership to perform volunteer services. They may
or may not operate under a management board
structure. Occasionally, their work will be assisted by
City staff.

STRATEGY 5.4.6: Provide Professional Support and
Consultation to Downtown Business Owners.
“Build it and they will come” is not a viable strategy in
today’s economy, and simply trying to recruit outside
businesses such as national chains into Downtown
is a dubious path to follow. Downtown’s revival is
more likely to occur by making it a hotbed of local
entrepreneurial activity since it is local residents
who are more likely to appreciate the opportunities
and create the types of businesses that will make
Downtown distinctive. They will likely be more willing
to make a go of it downtown provided that there are
incentives and programs to assist them along the way.
When the City’s Main Street Program moves its office
into Downtown, consideration should be given to
providing additional professional business support
to Downtown business owners. As discussed within
the Economic Performance focus area, the Main
Street Program may be able to provide office space
within which counselors representing various business
disciplines and organizations (i.e., SBA, SCORE, and
UT San Antonio, Middle Rio Grande Development
Council) can periodically reside and provide business
assistance - through individual counseling and group
workshops - to Downtown business owners.

STRATEGY 5.4.7: Implement the Downtown Plan.
ACTIONS AND INITIATIVES:
1. Prepare a multi-year implementation program
to initiate the recommended strategies and
improvements stemming from market research,
branding, and design studies. The program
should outline implementation authorities and
responsibilities, specific timelines, and the methods
and means of funding for individual projects.
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Policies: Public Art (PA)
PA Policy 1: Place art to engage people and enhance the open space and architecture.
Consider art that interprets a natural or cultural story.

PA Policy 2: Consider site factors such as circulation and adjacent uses when selecting and
placing temporary or permanent art.

PA Policy 3: Direct the inclusion of works of art in the public works projects of the City and to
place art on municipally owned or rented property.

PA Policy 4: Continue to support collaborative, public-private partnerships in the
advancement of public art in Eagle Pass.

PA Policy 5: Allow public art to serve as a vehicle to express the City’s history and cultural
heritage.

PA Policy 6: Encourage the involvement of artists in the design and development of public

spaces by facilitating collaboration between artists, planners, architects, landscape architects,
and urban designers whenever possible in the total design process.

PA Policy 7: Increase the awareness of public art and promote opportunities to further
advance public art.

PA Policy 8: Support stakeholders and government partners to facilitate public art

opportunities. The City will facilitate a range of partnerships in order to realize opportunities for
more artworks and programs that are relevant and timely in advancing a cultural and creative
City.

PA Policy 9: Works of art must be constructed in a manner that insures its longevity. The making
of the art should include the use of correct technical processes and materials which have a
relative permanence.

PA Policy 10: Site selection will consider the relationship of materials, colors, and textures and

will exclude locations which result in visually poor and conflicting relationships between the object
and the site.
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Policies: Historic Preservation (HP)
Preservation is a key piece of sustainable development. As the City grows, retaining significant and
irreplaceable buildings or fabric may be as much a measure of achievement as building the new.
Not only is it resource conserving, it retains, refreshes, and infuses the future with the City’s historical
values, culture, and identity.1

HP Policy 1: Stewardship of Place. Foster stewardship of neighborhood, place, and landscape as
the City grows and develops.

HP Policy 2: Integrate preservation of historically significant sites, structures, and landscapes into the
land planning process, including incorporating preservation goals into the community master plan and
reconciling and coordinating preservation policies with local development policies.2

HP Policy 3: Support historic preservation programs that are holistic in scope, meaning that they:
–– Seek to involve all elements of the community in planning, development, implementation, and
feedback.
–– Strive to interpret history and cultural heritage in the most inclusive sense possible, reaching
across barriers of race, ethnicity, religion, class, or income.
–– Seek to protect not only the resources itself, but its context in the larger community by ensuring
that preservation of significant structures is not limited to preservation of a building’s “skin”
without adequate consideration of its other component parts and history.3

HP Policy 4: Context Sensitive Design. Use the existing architectural and historical character

within an area as a guide for new construction. Support preservation strategies that respect the
heritage, context, design and scale of older neighborhoods while recognizing the evolution of those
neighborhoods’ built form.

HP Policy 5: Economic Value of Preservation. Promote the City’s cultural and historic identity as an
economic asset.

HP Policy 6: National Register Listing. Support the nomination of eligible historic resources for listing
on the National Register of Historic Places.4

HP Policy 7: Contextual Historic Landscapes. Retain, protect, and maintain access to open spaces
and significant natural features such as streams, mature trees, and hills that are adjacent to and
contribute to the integrity of a historic resource.5

HP Policy 8: Adaptive Reuse. Encourage adaptive reuse of historic properties to preserve cultural
resources and conserve natural resources.

HP Policy 9: Preservation Awareness. Promote awareness and appreciation of Eagle Pass’ cultural
heritage and historic resources.6

HP Policy 10: Encourage the use of preservation tools to advance housing diversity and market

affordability, economic development, environmental sustainability, parks and recreation, and urban
design.
1
2
3
4
5
6

2017. San Francisco Urban Design Guidelines. San Francisco Planning Department. Available at:
www.sfplanning.org
1997. APA Policy Guide on Historic and Cultural Resources. Available at: https://www.planning.org/policy/guides/adopted/historic.htm
Ibid.
Chapter 12, Historic Preservation. 2030 Comprehensive Plan for the City of Raleigh, North Carolina.
Ibid.
Ibid.
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Policies: Central Business District (CBD)
CBD Policy 1: Continue to support the revitalization and redevelopment of Eagle Pass’
Downtown.

CBD Policy 2: Ensure that Downtown is the preferred location for major community facilities.
CBD Policy 3: Maintain a well-defined, compact urban form with Downtown as the “heart of
the City;” with densities and mixtures of uses that encourage walking and transit use, and more
efficient use of vehicles balanced with other transportation modes.

CBD Policy 4: Downtown is attractive and efficient, the heart of finance, commerce, and trade,
and economically competitive with new planned commercial centers.

CBD Policy 5: Consider increases in floor to area ratio (FAR) or height as compensation for

contributions to public facilities (open space, public art/sculpture, fountains). Infill development
within the CBD should have a minimum FAR of 4.0.

CBD Policy 6: Buildings should be oriented to face the street and have entrances and windows
that provide natural surveillance of the street.

CBD Policy 7: Uninterrupted expanses of parking should be avoided. Parking areas should be

broken into smaller blocks divided by landscaping and pedestrian walkways. To the extent possible,
parking areas should be distributed between the rear and sides of buildings, rather than in front of
buildings. As infill development occurs, structured parking should be encouraged and incented.

CBD Policy 8: Encourage accessory parking structures for all uses to be architecturally
compatible with the primary structure by using similar façade treatments and materials.1

CBD Policy 9: Downtown reflects the new living pattern of an increasingly urban society

and consequently must provide areas in which people can socialize, recreate, and enjoy the
living, working and shopping experience that Downtown provides. Encourage residential uses as
component to all redevelopment proposals for the Downtown area. Prohibit uses, activities and
physical building characteristics that detract from downtown’s residential opportunities.

CBD Policy 10: Encourage buildings arrangements that frame the public realm, with building
frontage that follows streets minimal setbacks. Building massing and articulation provides for
interesting spaces that can function as pocket parks and public gathering places.

CBD Policy 11: Downtown building facades possess pedestrian-scale elements, including

overhangs, awnings and canopies, which reflect the style and character of the structure, and
enable shopping and storefront gazing to continue during inclement weather.

CBD Policy 12: Encourage mix of uses vertically in same building.
CBD Policy 13: Ensure that streetscape furnishings, elements and signage unify, and provide
continuity to the Downtown Central Business District.

1 Clark County, Nevada Comprehensive Plan Urban Land Use Policies. Clark County Department of Comprehensive Planning (Available at: http://
www.clarkcountynv.gov/comprehensive-planning/land-use/Documents/Consolidated_Urban_Land-Use_Policies.pdf)
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GUIDING PRINCIPLES
Housing Principle 1: Fair and Equitable Housing Choices.
Support initiatives to develop fair and equitable housing
within neighborhoods throughout the City.
Housing Principle 2: Housding Types. Provide
opportunities for a greater mix of housing types in
sufficient quantity to serve current and future Eagle Pass
residents and workers,
Housing Principle 3: Provide Housing Choice. Include a
variety of housing types and sizes to accommodate the
needs of existing and prospective residents. This includes,
but is not limited to, youth, college students, single
professionals, families, empty nesters, seniors, and those
of varying economic ability. Ensure there are options
for convenient, affordable and dignified places to live
which are located in proximity to employment centers.
Housing Principle 4: Ensure Compatibility. Develop
multi-family housing at a density and scale that is
compatible with surrounding neighborhoods, available
utilities, and roadway capacity. Larger multi-family
developments should be located on sites with adequate
space for off-street parking, accessory structures,
adequate landscaped buffers, and recreational activity.
Housing Principle 5: Affordable Housing. Support
initiatives to develop new affordable housing.
Neighborhood Principle 6: Neighborhood Compatibility.
Encourage residential infill development and
redevelopment that is compatible with the scale and
character of existing neighborhoods.
Neighborhood Principle 7: Multi-modal Connectivity.
Promote neighborhood design that allows for multimodal connectivity between neighborhoods,
commercial areas, parks and open space.
Neighborhood Principle 8: Amenities as Focal Point.
Provide appropriate park space and recreation areas
and amenities as a focal point in all newly developing
neighborhoods.
Neighborhood Principle 9: Safety and Well-being.
Provide a neighborhood environment that promotes
safety and social well-being of residents, and preserves
sensitive natural areas.
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Introduction
Eagle Pass’ long-term future as a viable community
is inextricably tied to the condition and availability of
its housing resources. Housing is central to almost any
discussion about City affairs, no matter whether the
focus is on business recruitment and workforce housing,
multi-family housing, replacing aging, obsolete
housing stock, or the ability to simply walk from one
neighborhood to another. As Eagle Pass positions itself
as an attractive, business-friendly community within
which to live and work, the quality, affordability, and
selection of housing options will undoubtedly directly
influence the City’s ability to recruit and retain residents
and employers.
Having a diverse stock of housing - new and old,
large and small - is instrumental in offering choice and
providing for the individual needs of all households,
regardless of economic stature. However, while one
challenge is to address future housing needs, another
task is to sustain the integrity of existing neighborhoods.
Besides price and location, another consideration
is the design and composition of neighborhoods.
Recent national trends, however, reflect a growing
demand for new residential developments that
engender neighborhood-style patterns that are
once again integrated into the existing fabric of the
community; and are located near other uses for ease
of access; provide transportation options; access to
public amenities and other services; and preserve
resources and sensitive landscapes through innovative
neighborhood cluster design.
Eagle Pass residents wish to enjoy quality housing and
the positive impact that well-designed neighborhoods
can have on the image and wellbeing of the
community. Concurrent with employment and
population growth, Eagle Pass’ stock of housing
and neighborhoods will continue to grow. Providing
quality housing and neighborhoods is fundamental
in creating a desirable place to live. Considering
citizen concerns and comments about existing
residential developments, it is important to recognize
that creating a diversity of future housing options to
support changing lifestyles will likely require additional
development standards and incentives.

The purpose of this focus area is to identify strategies
and potential solutions to ensure that the community
meets its existing and future housing needs through
the provision of high-quality, affordable, and diverse
housing offerings; that exist within safe, livable, and
attractive neighborhood environments. The types
of housing, their arrangement and design, the
integration of open space and amenities all contribute
significantly to the character of the community. The
City’s economic health relies, to a large part, on its
ability to preserve its well-established neighborhoods
while planning for the development of new living
environments that meet the physical, social, and
economic needs of its residents.
Within Focus Area 2, Growth Capacity and
Infrastructure, proposed strategies promote fiscally
responsible growth patterns which balance
greenfield development with infill development
and redevelopment. Those same strategies can
be translated to assist in maintaining affordable
and desirable housing. A focus on development
of housing in proximity to employment centers that
also offer adequate infrastructure and strong service
delivery will reduce transportation costs and minimize
the long term costs associated with improvement
and maintenance of streets and utilities. Improving
the overall affordability of housing stock, without
reducing housing quality allows for improved living
conditions and, for some, a transition to prosperity. A
housing strategy must be based upon the premise of
ensuring affordability, maintaining quality, creating
opportunities for positive transition, and establishing
sustainable development patterns.

Maintaining Affordability
Affordability is complex and highly variable.
Households earning a spectrum of incomes will each
view affordability differently. Gradual increases in land
prices and housing costs in Eagle Pass may cause
some families to begin to encounter affordability issues,
and force some to move to neighboring Colonias
outside of the City limits. Beyond availability, the price
barrier created by the new housing market can create
difficulties for many families considering the purchase
of a new home in Eagle Pass. Additionally, a growing
group of seniors, young unmarried professionals, and
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lower income residents are in need of housing that is
affordable relative to their particular stage of life. These
issues and others will be discussed within this element.

Maintaining Housing Diversity
Changing demographics and lifestyles resulting from
an aging Baby Boomer generation (which composes
20 percent of the American population), the majority
of which are well into retirement (although they are
living longer); the emerging Millenials, whose vision
of the American Dream does not necessarily include
owning a home and a car; and the desire for more
walkable and bike-able community environments;
complete with multi-modal public transit options; are
having a profound impact on the urban form and
character of this country’s built environment. The quest
to attract more corporate headquarters and skilled
high-tech labor force will likely engage more young,
single professionals who are interested in outdoor
activities, dining in ethnic restaurants, and drinking
craft beers with friends. They want to be where the
action is and will most likely prefer to live in and around
Downtown Eagle Pass compared to the suburban
single-family residential neighborhoods to the south.

Developing Cities of Neighborhoods
The most vibrant and economically successful cities
in this country are those that are composed of strong,
cohesive neighborhoods that are woven together by
thriving commercial corridors and punctuated with
lively “town centers,” and entertainment districts. As
discussed in this chapter, there is a distinct difference
between a subdivision and a neighborhood, the
latter being a place that people have endowed with
cultural values and meaning. The most successful
neighborhoods fulfill the diverse housing and social
needs of every stage of one’s life and provide depth
and richness to living.

Housing Characteristics
As previously discussed, Eagle Pass’ population within
the Planning Area is anticipated to grow from 56,440
persons to 86,861 persons; which equates to 30,421
additional persons. Within the City limits, the population
is projected to grow from 28,620 persons to 44,160

persons, an increase of 15,540 persons. The average
household size in Eagle Pass in 2015 was 3.15 persons;
and average family size is 3.66 persons. Using this same
average as a starting point, Eagle Pass will require
approximately 9,657 additional viable housing units by
2040 to accommodate its projected population and
– assuming a variety of housing types are provided
– maintain a sound, balanced housing market. This
figure is conservative as it does not account for the
number of aging homes that will become functionally
obsolete, fall into disrepair, and need to be replaced.
If the same ratio of owner- versus renter-occupied
housing continues in future years (4,768 owneroccupied versus 3,363 renter-occupied in 2016), then
approximately 5,147 (53.3 percent) of the projected
9,657 new units by 2040 will be owner-occupied, and
3,631 units (37.6 percent) will be renter-occupied.
As summarized in TEC Table 10, Housing Tenure (2017)
(The Existing City report page A.63), Eagle Pass holds
a steady residential vacancy rate of approximately
9.1 percent, or 896 homes (2017). The “rule of thumb”
often used by economists is that five to eight percent
is a “natural” vacancy level that promotes the
healthy functioning of the housing market, as well as
supporting the community’s economic development.
When the vacancy rate is too low, demand for
housing will push up rents and prices as consumers
vie for scarce units. Conversely, when vacancy rates
are high, new and relocating households can often
be accommodated by the existing stock of housing,
and new units are not necessary. If housing vacancy
in Eagle Pass should fall to a sustained rate below
five percent, then the estimated number of units
needed to house its future population will need to
be somewhat higher to maintain the local market’s
vacancy cushion. While a 9.1 percent vacancy rate
would suggest that this condition may be remote,
the vacant dwellings in Eagle Pass are largely either
in poor / substandard condition, or are considered
too small to accommodate the current living space
requirements of a changing, often more affluent
demographic composition. Small lot sizes and required
setbacks constrain the ability to add floor space; and
most houses contain toxic materials, such as lead and/
or asbestos, which requires abatement.
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City’s Role

throughout the City. City government’s role in
supporting and incenting the development of housing
densities, diversity and affordability includes ensuring
an adequate supply of land zoned for residential
development which supports diverse housing types,
in locations that can be supported with the necessary
utility infrastructure and public services.

The quality, condition, and relative affordability
of Eagle Pass homes is influenced by the housing
market in Maverick County. The City has a major
role in protecting the community’s quality of life and
economic health through code enforcement and
establishment of ordinances that dictate minimum
standards. As depicted in TFC Figure 22, City
Responsibilities, the coordination of housing is a shared
effort throughout many of the prominent departments
within the City. The departments involved with housing
and neighborhoods include: Planning and Building,
Public Works, Parks and Recreation, Police and Fire,
Grants Administration, Finance, and City Secretary.
These seven departments, and the Mayor and City
Manager’s office, are intimately involved in shaping
the quality of housing and neighborhood composition

From fair housing and low-income
housing to public safety via crime
prevention, each department within the
City plays a vital role in ensuring that
the key components that make up safe,
quality neighborhoods are maintained.

TFC Figure 22, City Responsibilities
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Residential Zoning
TEC Map 21, Zoning Districts (The Existing City report
page A.93), and TFC Table 5, Zoning Districts that
Allow Residential Uses depict zoning districs that allow
residential uses. There is an even distribution of R-1, R-2,
R-3, B-1, B-2, and B-3 districts throughout the City. R-4
Townhouse Residence District is minimal to nonexistent.
Ultimately, the City’s application of its residential zoning
affects the cost of housing. The predominance of

suburban-style single family housing is not inherently
bad; however, it limits the variety of housing options
that specific user groups, such as seniors, childless
couples, and Millennials, are looking for. For instance,
seniors have distinctly different housing needs than a
young family with children. In essence, the larger lot
single family home is not a viable housing option for all
residents. In order to accommodate these groups, the
City will want to understand how these user groups can
have housing choice while maintaining the desired
community character of Eagle Pass.

TFC Table 5, Zoning Districts that Allow Residential Uses
Zoning Districts*

Minimum Lot Area in Square Feet

R-1

First One-Family Dwelling District

7,700

R-2

Second One-Family Dwelling District

5,500

R-3

Duplex District

7,000

R-3A

Apartment District

1,800 per dwelling unit (over 4 units)

R-4

Townhouse Residence District

10,000 (no more than 10 and not less than 2 units)

B-1

Neighborhood Business District

R-3A: 1,800 per dwelling unit (over 4 units)
Other: Maximum 8,000

B-2

Central Business District

R-3A: 1,800 per dwelling unit (over 4 units)
Other: No minimum or maximum

B-3

General Business District

R-3A: 1,800 per dwelling unit (over 4 units)
Other: Minimum 8,000

* Zoning is not available for the following areas in the Planning Area: Porter County and the Towns of Trail Creek, Pottawattamie Park, Long Beach
and Michiana Shores.
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Goal 6.0:
A diversity of affordable and adaptable
housing types in sufficient quantity to
accommodate a range of family sizes
and income levels.
OBJECTIVE 6.1: Encourage an economically

diverse population through a variety of housing
ownership opportunities suitable and attractive to
people at different stages in their life. Expand the
opportunities for homeownership, especially for
moderate income households.

Affordability
The affordability of local housing is a key factor
regarding a community’s economic development
potential and ability to attract and retain a quality
workforce. As more new and existing homes come to
market at higher sale prices, maintaining affordability
for a large proportion of the local population, and
especially for first-time home buyers, will be an
ongoing challenge. In response to area growth and
housing demand, and the need for diversity in housing
typology as well as price point, it is important to bring
more “starter,” intermediate and custom homes – as
well as multi-family projects – to the market that aim for
price points and rents that balance affordability with
value and quality.
One-third of households in 2015 were “cost burdened,”
meaning they spend 30 percent or more of their
incomes to cover housing costs. Of that group, nearly
19 million are paying more than 50 percent of their
income to cover their housing needs. In Eagle Pass 54.3
percent are paying 30 percent or more of owner costs,
and 52.6 percent of people in Maverick County are
cost-burdened.

Housing and Transportation: A More
Complete Measure of Affordability
The search for affordable housing drives some
households to move farther away from employment
centers to cheaper, rural land that may also offer

an escape from the urban environment. Yet recent
studies show that much of the “affordability” of
this more distant housing is offset by increased
transportation costs. As more people move into fringe
or unincorporated areas, the unimproved (or improved
but unable to keep up with growth) transportation
network becomes increasingly congested, adding
further to commute times and travel costs.
The Center for Housing Policy, in coordination with
the Center for Neighborhood Technology, notes that
households across the country with a median income
of between $20,000 and $35,000 spend roughly 54
percent of their annual income on housing and
transportation costs – if they live in the central city. The
same households located farther away pay roughly
70 percent of their annual income to cover such costs.
For households earning between $35,000 and $50,000
the percentage spent on housing and transportation if
living away from employment drops to 51 percent, but
remains a very substantial cost burden, particularly in
comparison to those living in or near an employment
center.

Jobs Housing Balance
Housing options are part of the economic
development equation. In the future, as Eagle
Pass markets its business parks and industrial sites,
prospective employers will zero-in on the quality of life
of its employees. Where will single professionals live and
play? Can a young family afford a home? How is the
school system? Attracting (and retaining) businesses is
directly tied to the supply and price range of housing
types. Maintaining this balance between jobs and
housing is important so residents can live and work in
their community.
Indeed, maintaining a balance between financially
rewarding jobs, the local economy, and how this is
reflected in the quality of housing is very important.
Not only does this balance factor-in to quality of life
considerations, it may also influence the siting of new
businesses in Eagle Pass. As discussed in Focus Area
1, Economic Performance, attracting new business
relies upon the host city having an adequate supply
of decent housing for potential workers. Even retaining
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businesses and providing for their expansion relies upon
a healthy housing market that offers adequate choice
in housing and living environments.
Anecdotal evidence suggests that there are too
few high-end housing options in Eagle Pass; and that
business attraction may be more difficult due to the
lack of adequate and available housing for a more
sophisticated and discerning, white collar, executive
workforce, who, as a result of fewer housing and
quality of life options in Eagle Pass, may prefer to live
in Piedras Negras or Laredo, and subsequently move
their business there. While adequate jobs are an asset,
there is always a need to be wary of the implications
of a jobs-to-housing imbalance. Longer commutes
and lower quality of life are possible results of a local
housing market that has a scarcity of housing units at
varying prices.

National Trends
According to a joint effort by the Center for
Housing Policy and the Center for Neighborhood
Technology, combined housing and transportation
costs grew faster than local incomes between 2000
and 2010 in the 25 metropolitan areas that were
studied. Housing and transportation cost burdens
vary significantly by income. The combined costs of
housing and transportation consumed 59 percent of
the income of moderate-income households, which
are households with incomes between 50 and 100
percent of a metropolitan area’s income. With housing
and transportation consuming over 50 percent of
household income, moderate-income households
have relatively little left over for expenses such as food,
education, and health care, not to mention savings to
cushion unexpected financial hardships.
In the exurban areas that are the greatest distance
to employment centers, prices for housing are
considerably lower; or at least, in some subdivisions
(such as those north of Eagle Pass, along the Rio
Grande) larger or better-quality housing can be
purchased per dollar spent on housing. Transportation
costs, on the other hand, tend to increase along
with commuting distance. According to The Center

for Housing Policy, at some distance, generally
12 to 15 miles, the increase in transportation costs
outweighs the saving on housing - and the share of
household income required to meet these combined
expenditures rises. This relationship is depicted in TFC
Figure 23, Tradeoffs of Housing and Transportation
Costs by location to CBD. Better-planned, mixed-use
communities with balanced jobs and housing can help
reduce travel distances and thus limit the growth in trip
lengths.
For the region as a whole, as more households
commute to distant job centers or other work locations
some distance from where they live, clogged and
congested thoroughfares are the norm. Among other
costs are those for traffic safety, enforcement and
mobility infrastructure-related improvements.

TFC Figure 23, Trade-offs of Housing and
Transportation Costs by Location to CBD
Farther from jobs located within CBD, housing
costs tend to be lower; however, the tradeoff comes with higher transportation costs.
While the share of income devoted to housing
or transportation varies from area to area,
the combined costs of the two expenses are
surprisingly constant. In areas where families spend
more on housing, they tend to spend less on
transportation, and vice-versa.

Housing

Distance from CBD
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Transportation

STRATEGY 6.1.1: Analyze the City’s Zoning
Ordinance to ensure that adequate avenues exist
for the development of affordable housing; and
revise as appropriate.
ACTIONS AND INITIATIVES
1. Consider amending the Zoning Ordinance to incent
the development of affordable housing through the
provision of density bonuses. Incenting the inclusion
of affordable housing units in new, mixed-use
residential developments, in exchange for a density
bonus enables the developer to make the same
amount of profit while the City ensures that new
affordable housing units are coming online at no
additional cost to the taxpayer.
2. Ensure an adequate supply of R-1, R-2, R-3, R-4,
B-1, B-2, and B-3 zoned parcels, in proximity to
Downtown and major employment centers.

STRATEGY 6.1.2: Consider formulating and
implementing an affordable housing strategy.
Affordable housing strategies should be targeted
to meet the City’s diverse housing needs and
be designed to achieve housing goals while
understanding the market and economic conditions
of development. To do this Eagle Pass will need to
have a clear understanding of the housing needs at
varying levels of affordability, geography, tenure and
unit type. This understanding should lead to a specified
goal for the number of housing units created and
preserved at all levels of affordability. Additionally,
a comprehensive set of tools, strategies and metrics
should be developed to achieve those goals, and
track / measure and the effects of the City’s policies
and programs.

4. Consider administering an affordable housing
investment fund (AHIF). Develop a revolving loan
fund that provides gap financing to developers
that are committed to preserving and/or building
affordable housing units in the City. Coordinate
with Maverick County in administering AHIF within
the Planning Area (outside the City limits) in the
neighboring Colonias.
5. In conjunction with the affordable housing
investment fund (AHIF), consider developing
a tenant assistance fund (TAF) which would
provide income-qualified, vested tenants with
rental assistance if rents increase as a result of
redevelopment. The fund would be designed to
mitigate the possible negative effects of increased
rents resulting from the redevelopment, renovation,
or acquisition of committed affordable unit
properties.
6. Continue to secure federal and state programs
such as low-income housing tax credits (LIHTC),
HOME, and CDBG funding sources for the
development of affordable housing.
7. Continue to promote public-private partnerships for
the provision of affordable housing.
8. Consider the utility of adopting a dynamic housing
policy that supports shared-equity homeownership
and life-cycle underwriting.
9. Where appropriate and geographically/marketfeasible, consider donating City-owned property,
where appropriate, to incent the development of
affordable housing.

1. Complete an inventory and condition analysis of
existing housing and projected housing needs - an
update of the City’s 1995 Housing Survey Results - to
identify and address existing low-income gaps and
other needs regarding housing supply.

10. Continue to educate potential homebuyers about
federal and state homeownership programs. The
Federal Housing Administration (FHA) provides
mortgage insurance on loans made by FHAapproved lenders throughout the United States.
FHA loans have become the primary means by
which low- and moderate-income households
and first-time homebuyers purchase a home. FHA
loans can have lower down payment requirements
and higher allowable loan-to-value ratios than
conventional loans.

2. Maintain and increase housing opportunities for
income-restricted residents, such as seniors and the
disabled.

11. Develop affordable housing parking standards.
National and local precedents have demonstrated
that there are reduced parking needs for

ACTIONS AND INITIATIVES

3. Increase access to housing and support services for
the homeless and near-homeless.
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occupants of affordable units. Studies illustrate
that parking utilization rates in affordable housing
properties tend to be less than one space per unit. A
parking study of affordable housing would provide
a basis for recommendations on parking policy for
affordable housing within the City, and subsequent
amendments to residential zoning districts.
12. Enable home sharing. Home sharing has been
successful in several communities around the
country because it enables seniors to age in place
and expands affordable living for both seniors
and others. A home sharing program would be
compatible with the City’s definition of “family.”
13. Provide density bonuses to developers that comply
with the City’s affordable housing goal.
14. Encourage greater public awareness about the
need for affordable housing through City- and
County-sponsored publications, advertisements and
workshops.

STRATEGY 6.1.3: Ensure the utilization of energy
and water efficiency best construction practices
in the construction of affordable housing.
ACTIONS AND INITIATIVES
1. Encourage energy efficiency in new and renovated
affordable housing.
2. Encourage water conservation in existing and newly
constructed affordable housing.
3. Encourage the conservation of natural resources
by reducing or eliminating waste throughout
the building’s entire life-cycle, including the
development phase, the usage phase and the
building’s end-of-life stage.
4. Provide education to landlords, tenants and
homeowners on energy efficiency, water
conservation, recycling, and waste reduction
activities.

STRATEGY 6.1.4: Promote the Housing Assistance
Rehabilitation Program.
Provide decent, safe, and sanitary housing for disabled
low to very low income applicant homeowners by the
rehabilitation of substandard, single family, owneroccupied dwelling units in compliance with HUD’s
Section 8 Existing Housing Quality Standards (“HQS”).

STRATEGY 6.1.5: Provide affordable, attainable
housing opportunities.
ACTIONS AND INITIATIVES
1. Encourage homeownership through developing
a cost-effective housing replacement and
reinvestment strategy that includes a variety of
housing types.
2. Foster opportunities for creative housing types
and concepts, including tiny houses, townhomes,
housing for individuals in Eagle Pass on a temporary
basis, and passive energy homes.
3. Plan for a mix of housing types in all neighborhoods,
available to a variety of income levels, including a
prioritization for housing with ADA accessible design.

Diverse Housing Needs
Housing needs are not static. Needs change over
time as people move through different stages of their
lives. The availability of life-cycle housing sustains the
community by preventing polarization of residents
in one age or income group. As one generation of
residents moves through its life-cycle, it can move into
the housing provided by the previous generation, just
as the next generation will move into the housing being
vacated. This evolution is facilitated by the provision of
diverse housing by type, value, and stage of life-cycle
including:
►► Affordable rental units for young people just
beginning to enter the workforce;
►► Affordable single-family units for first-time home
buyers and young families;
►► Move-up housing for people with growing families
and/or incomes;
►► Empty-nester housing characterized by small size
but high-quality, and lower-maintenance;
►► Housing for seniors and the disabled that
accommodates physical limitations;
►► Assisted living environments to provide health and
medical care to the elderly.
Based on changing demographics and affordability
needs, a diversity of housing types are needed within
Eagle Pass and the Planning Area. User groups with
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diverse housing needs include seniors, low income and
homeless, and college students.

Examples of Diverse Housing Types
in Eagle Pass Today

By extending the time horizon of interest from a single
point in time to a full life-cycle, opportunities for costsavings arise that, if capitalized upon, could help serve
more people more effectively within the threshold
of current resources. In the coming years, it will be
important for the City to coordinate with both private
and public sector partners for a shared focus on
anticipating change and establishing a framework to
preemptively address it.

Increasing Housing Choice
As previously discussed, the housing stock in Eagle Pass
is mainly comprised of two types of housing: single
family detached homes and multi-family apartments /
condominiums. For the most part, housing throughout
the City follows a traditional model – a single home
located in the center of a site with ample space for
side yards, a front yard, and a rear area. While not
surprising, the lack of diversity in housing contributes
to issues regarding affordability. Diversity allows for
transition in housing to occur. As will be discussed,
beyond the traditional single family home or
apartment complex American housing can be divided
into a variety of categories. While some of the types
discussed (such as high rise apartment), may not be
as appropriate to Eagle Pass as others, the range of
types exhibits the variety of housing options that are
available.

Single Family Homes
A single family housing typology includes the traditional
home associated with the American Dream and the
housing type most common in Eagle Pass. The structure
is detached from other dwellings and represents the
only dwelling unit on a parcel. Single family homes
can be designed affordably by adjusting location on
the site to allow innovative techniques (i.e., zero lot
line development); through alternative construction
practices; home design; and financial incentives.

STRATEGY 6.1.6: Encourage a variety of housing
types that fit the character of Eagle Pass while
providing housing options for all residents.
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The following represent sepcific housing typologies
that could satisfy the changing demographic of
homeowners in Eagle Pass.

means of improving affordability and diversity that
further creates a stable environment for renters as an
alternative to apartments.

Single Family Homes with Accessory Unit

Like the home with a secondary unit, a single family
house with cottage or accessory cottages were once
commonplace and are only recently beginning to
witness resurgence – thanks in large part to the move
to recapture many discarded, but useful, practices in
housing. Commonly referred to as a “Granny Flat,” the
accessory cottage or above garage apartment inserts
renters into the stable environment of homeownership.
Additionally, the unit provides added income to the
homeowner and makes the cost of the home more
affordable.

A Single Family House with Secondary Unit remains
similar in appearance to the traditional single family
house; however, a second unit within the structure
can be leased to individuals or families. Historic
homes often designed secondary unit features into
the structure in order to lease space or for use by
domestic assistants. In the past, home design had
evolved away from this practice as leasing portions of
a home became “undesirable.” With the rise in “new
urbanism,” the practice is being reconsidered as a

Source: “‘Accessory’ dwellings head to Minneapolis Council”. Star
Tribune. November 2014
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Alley Flat Initiative

Source: The Alley Flat Initiative, thealleyflatinitiative.org

The Alley Flat Initiative is a joint collaboration between the
University of Texas Center for Sustainable Development
(UTCSD), the Guadalupe Neighborhood Development
Corporation (GNDC), and the Austin Community Design
and Development Center (ACDDC). The Alley Flat Initiative
proposes a new sustainable, affordable housing alternative
for the City of Austin. “Alley Flats” are small, detached
residential units, accessed from Austin’s extensive network
of under utilized alleyways. Each Alley Flat is designed to a
$105,000 budget and a minimum of three stars on the Austin
Energy Green Building Program Single Family rating tool.
The initial goal of the project was to build two prototype
alley flats- one for each of two families in East Austin –
that would showcase both the innovative design and
environmental sustainability features of the alley flat designs.
These prototypes were built to demonstrate how sustainable
housing can support growing communities by being
affordable and adaptable.
Together, University of Texas - Center for Sustainable Design
and the City of Austin’s long-term objective of the Alley Flat
Initiative is to create an adaptive and self-perpetuating
delivery system for sustainable and affordable housing in
Austin. The “delivery system” would include not only efficient
housing designs constructed with sustainable technologies,
but also innovative methods of financing and home
ownership that benefit all neighborhoods in Austin.

Example Site Planning for an Alley Flat

Source: The Alley Flat Initiative > How It Works > Planning > Site Specifics

Willow House Model: 845 sf, 2 bedrooms and 1.5 bathrooms

Example Zoning Standards

–– Side Yard Setback: 5’ (15’ on a street side yard)
–– Rear Yard Setback: 10’ (5’ on an alley)
–– Maximum Height: 30’ or 2 stories
–– Setback from Principle Structure: 10’ minimum
–– Maximum Lot Coverage: Building cover 40% maximum,
Impervious cover 45% maximum.
–– Parking Spaces: 1 space required in addition to requirement
for principal single-family house (if you are within 1/4 mile of
an activity corridor that is also served by transit no parking
is required for the Alley Flat). The parking required for the
principal single-family house is dependent on the codes in
place at the time of construction of the principal house.
–– Size: Per current code, ADUs must be less than 1,100 square
feet or 15% of the lot area (whichever is smaller) and no
more than 30 feet tall. The second floor of a 2 story ADU can
be no more than 550 square feet.
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Courtyard Housing
This category offers the benefits of a row house,
with the added “twist” of entry through a courtyard.
Courtyard homes may be incorporated into innovative
development techniques to include playgrounds,
a community center or a forested green space.
Like multi-family homes, courtyard homes must be
designed to fit into the context of the surrounding
setting.
Another building type, Bungalow Court Houses, consists
of a series of small, detached structures, providing
multiple units arranged to define a shared court that
is typically perpendicular to the street. The shared
court takes the place of a private rear yard and is an
important community-enhancing element.

Source: Danielson Grove, Seattle, WA, Ross Chapin Architects

Source: Mandela Gateway, Oakland, CA

Source: Missing Middle: Responding to the Demand for Walkable
Urban Living. missingmiddlehousing.com
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Low Density Multi-family Homes
Duplexes and triplexes are fairly rare in today’s housing
market. Multi-family homes provide a viable alternative
to the single family home. Both can be designed to
appear as large scale single family structures with
multiple stories and provide opportunities for both
renters and owners. Other multi-family homes can be
designed to accommodate numerous households.
Smaller multi-family structures such as duplexes and
triplexes can be designed to fit into a wide variety of
environments, ranging from rural to urban. However,
larger multi-family homes are commonly considered
suburban or urban due to increased density and are
likely best located within the growth boundaries of
communities that can provide ample utilities.

Similar to duplexes, triplexes and multi-family homes,
row houses offer the reduced construction cost that
come with attached structures while also permitting a
sense of independence. For a time, row houses fell out
of favor as designers sought to move away from the
gritty design of the urban environment. However, like
other forms of housing, row houses have once again
gained popularity as an option to single family homes
and apartments. Like multi-family structures, row houses
have a reputation as an urban (or possibly suburban)
solution, rather than a pattern found in a rural setting.

Source: Missing Middle, missingmiddlehousing.com,Four-plex Overview

Source: Missing Middle: Responding to the Demand for Walkable
Urban Living. missingmiddlehousing.com
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Tiny Houses
As discussed within the Downtown focus area, the
term, “Tiny Houses,” refers to a social movement
where people are choosing to downsize the space
they live in. The typical American home is around
2,600 square feet, whereas the typical small or tiny
house is between 100 and 400 square feet. Tiny
houses come in all shapes, sizes, and forms, but they
enable simpler living in a smaller, more efficient space.
People are joining this movement for many reasons,
but the most popular reasons include environmental
concerns, financial concerns, and the desire for more
time and freedom (http://www.thetinylife.com). With
thoughtful, innovative designs, some homeowners
have discovered a small house actually leads to a
simpler yet fuller life, connecting them with family,
friends, and nature while freeing them from mortgages.
An issue for Tiny Home owners are where to locate due
to city zoning codes. Most cities require a residential
dwellings to be at least 350 square feet and wheels
on the tiny home classify it as a mobile home but it
doesn’t meet the size and length requirement to be
a mobile or to allow it to be in an RV Park. A solution
is for “local governments to do more by eliminating
square-footage requirements and creating special
zones where tiny house communities can set up.” (The
Mercury News, Tiny houses gain popularity in Bay Area
but..., June 2016). Communities of Tiny Homes are
popping up across the country and are referred to as
“Pocket Neighborhoods”.
While these tiny houses have become popular for their
novelty, aesthetic, and conceptual appeal, they’ve
also proven to be wildly practical, especially in the
context of disaster relief and humanitarian aid. In fact,
during disaster relief for Hurricane Katrina, Marianne
Cusato developed the “Katrina Cottages.” These
cottages became an incredibly useful alternative to
FEMA trailers due to their ability to provide housing and
shelter quickly at reduced cost (refer to Facilitating
Small Lot Infill / Redevelopment: Katrina Cottages
sidebar). Several cities, including Portland, Seattle and
Oakland, have even used tiny house neighborhoods to
combat homelessness.

Source: Third Street Cottages, Langley, WA, Ross Chapin Architects
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Facilitating Small Lot Infill /
Redevelopment: Katrina Cottages
One of the ways the City could facilitate increased infill
construction in older neighborhoods with smaller lots is to
modify the development regulations to combine incentives
with removed barriers to rehabilitation or development. The
intent is to promote and provide incentives for affordable
infill development in a manner that creates a higher quality,
complete neighborhood – one that does not compromise
architectural integrity and is able to maintain or improve
its property values over time. The key is combining the right
incentives with the right code provisions and applying it to the
right geographic areas to ensure the City’s intent is achieved.
By way of example, the City could modify the development
regulations to allow small-lot, stick-built housing by
establishing reduced individual lot and parcel standards.
Provisions could be provided for single-family detached
dwelling units of both one and two stories. Standards would
be needed for the lot containing the unit, parcel standards
that address the perimeter of the parcel upon which the unit
is based, and general bulk standards. Additional provisions
could be added for architectural styling (e.g., requiring front
porches, pitched roofs, etc.), on- or off-lot parking, etc.
Alternately (or in combination), the City could utilize
the already established resources of emerging small-lot
housing trends, e.g., Katrina Cottages. Katrina Cottages
were originally conceived as Tiny Cottages to replace
post Hurricane Katrina FEMA trailers with sturdy, permanent
structures worthy of being kept for a hundred years or more.
Today, they have evolved into a nationwide sensation that
has been hailed for their design, durability, versatility, and
affordability. In this regard, the City could consider modifying
zoning regulations and pre-approving predesigned modular
or stick-built plans that meet the City’s quality and durability
standards.

Source: Congress for New Urbanism

Source: Marianne Cusato https://www.mariannecusato.com/
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Sidebar

High Density Multi-family Homes

Mixed-Income Housing
Projects

Apartments. Divided into four housing types (walkup, low-rise, mid-rise, and high-rise), apartments offer
affordability through the reduced construction cost per
unit and added density.
Mixed-Use Housing. Mix of uses was once
commonplace, and today, mixed-use housing is
making a tremendous comeback, particularly in
proximity to existing urban areas or new “mega sites”
with the opportunity to create new communities.
Mixed-use housing can offer a variety of commercial
retail and entertainment activities and proximity to a
variety of resources such as parks, schools and work.

Making housing affordable for low- and middleincome households in urban areas has become
more of a challenge as wages stagnate and
housing costs rise. Combining affordable and
market-rate dwellings can help: market-rate units
may be able to subsidize affordable ones, and the
affordable components can tap additional sources
of funding or garner density bonuses.
The following projects, Arlington 360 and Cottages
on the Greene, create rental and for-sale units for
individuals and families earning a range of incomes
by rehabilitating vacant lumber mill buildings or
deteriorated social housing blocks, or replacing
defunct hospitals, old military barracks, automobile
repair garages, or vacant sites and parking lots.
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Arlington 360

Cottages on Greene

The opening of Arlington 360 in 2014 represents the
culmination of more than a decade of efforts to
redevelop the 18-acre hilltop campus of Symmes
Hospital which closed in 1999. The architectural
team placed two four-story apartment buildings
near the site’s center and located two- and threestory townhouses along the perimeter to relate to
the scale of the surrounding neighborhood. Of the
164 apartments and 12 for-sale townhouses, 26 of
the apartments are affordable, with 17 reserved for
households earning at or below 80 percent of area
median income (AMI) and nine for those earning
below 120 percent of AMI. Amenities include public
parks, a community garden, and walking trails.

In building a new housing complex on the former site
of an auto repair business, surrounded by low-density
housing on three sides, Providence-based Union Studio
sought to minimize the sense of density. Their solution
was to configure 15 for-sale units as cottages in a mix
of freestanding single units, duplexes, and a three-unit
townhouse. To ensure affordability, the two-bedroom
cottages are no larger than 1,100 square feet. Five
of these units have deed restrictions for low-income
housing, an approach that qualified the development
for a density bonus. Two of the units were sold to
households with incomes below 80 percent AMI,
and three to households with incomes below 120
percent of AMI. Affordable and market-rate units are
indistinguishable from each other.

Location: Arlington, Massachusetts

Location: East Greenwich, Rhode Island

Source: Arlington 360, www.livearlington360.com

Source: Union Studio Architects

Source: Bing Maps

Source: Union Studio Architects
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In the New York Times article, “Car-Free in America?”
real estate developer and visiting fellow at the
Brookings Institution, Chris Leinberger predicted that
the U.S. is, “in the middle of a structural shift toward
walkable urban way of living and working. After 60
years of almost exclusively building a drivable suburban
way of life, which the market wanted and real estate
developers built, the consumer is now demanding the
other alternative. That alternative is for places where
most everyday needs can be met within walking
distance and cars are not a necessity for every trip
out of the house.”1 According to Leinberger, there are
many reasons to encourage this market trend: social
cohesion, environmental sustainability, public health,
lower public sector costs for infrastructure per square
foot. But the bottom line is household economics.
American families who are car-dependent typically
spend 25 percent of their household income on their
fleet of cars, compared with just nine percent for
transportation for those who live in walkable urban
places. The potential 16 percent savings could be
reallocated to improved housing (building household
wealth), educating children, or family savings. To give
the market what it wants, several steps need to occur:
►► More rail transit and bike and walking infrastructure;
►► Legal permission to build higher-density, multi-use

Duplex

Four-Plex

projects (generally, walkable urban development is
illegal in the U.S.);
►► Management of these places to insure cleanliness
and safety, and promote festivals and infrastructure;
►► Affordable housing programs to insure inclusiveness
since these places tend to be the most expensive
places to live and work on a price-per-square-foot
basis.
In his article, “Focus on Small Design Changes,” Marc
Schlossberg, provides a compelling follow-up to this
argument and suggests that to reduce car use in the
suburbs, the focus should be on land use, connectivity
and parking. The first prerequisite for walking is to have
somewhere to walk to. Suburbs generally fail in this
regard because residential, commercial and office
space are typically segregated from one another.
Once there is something within walking distance, it
is important to have a way to walk there. By design,
the street network in many suburbs is isolated and
designed to drain neighborhood roads on to major
automobile arteries. For a pedestrian or cyclist, this
means a quarter-mile trip often becomes a milelong one along roads congested with cars. Having
enabled mixed land uses and increased multi-modal
connectivity, disincentives for car use need to be
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The Missing

Courtyard
Housing

Middle

Rowhomes

Low Density
Multi-family Housing

addressed starting with the excessive availability of
parking. Driving makes sense if there is an easy place
to park at one’s destination. So reducing the available
parking is key. Minimum parking requirements should
replaced with maximum parking requirements.1
To be less reliant on cars new suburban neighborhoods
would need to include varied types of residences,
good schools, parks, playgrounds, convenient
shopping, a variety of jobs and public transportation.
Indeed, they might resemble the kinds of places
Americans planned back in the New Deal era, the
1930s, when Greenbelt, Md., was built by the federal
government as a model suburban town, complete
with housing, town center, schools, recreational
facilities and parks.2
In his article, “The Missing Middle Response to Urban
Housing Demand,” Dan Parolek suggests that “missing
middle” housing, which includes duplexes, four-plexes,
and bungalow courts housing types, achieve mediumdensity yields and provide high-quality, marketable
options between the scales of single-family homes
and mid-rise flats for walkable urban living. They
1 Marc Schlossberg,”Focus on Small Design Changes,” in “Car-Free
America?” May 12, 2009. New York Times.
2 Dolores Hayden, “When Expectations Were Different,” in “Car-Free
America?” May 12, 2009. New York Times.

Live-Work
Townhomes

Source: Missing Middle: Responding to
the Demand for Walkable Urban Living.
missingmiddlehousing.com

are designed to meet the specific needs of shifting
demographics and the new market demand, and are
a key component to a diverse neighborhood. Missing
middle housing units typically do not get larger than
the scale of a house (2 ½ story height, width along
a street, and depth of building) and accommodate
multiple units within the building. These housing types
exist in every neighborhood across the country that
was built prior to the 1940s which provide diverse
housing choices and affordability.3
They are classified as “missing” because very few of
these housing types have been built since the early
1940s due to regulatory constraints, the shift to autodependent patterns of development, financing
challenges, and the incenting of single-family home
ownership. The missing middle housing concept can
also be used as an affordable housing tool, in that
diversifying the housing stock to accommodate
different income levels, lifestyles, and demographics
can lead to positive affordable outcomes.4

3 Dan Parolek, “The Missing Middle Response to Urban Housing
Demand,” Public Square: A CNU Journal, June 23, 2016
4 Dolores Hayden, “When Expectations Were Different,” in “Car-Free
America?” May 12, 2009. New York Times.
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Characteristics of Missing Middle housing include:
1. A walkable context: Missing middle housing
types need to be built within an existing or newly
created walkable urban context. Buyers or renters
of these housing types are choosing to trade
larger suburban housing for less space, no yard to
maintain, and proximity to services and amenities
such as restaurants, bars, markets, and work.
2. Medium density but lower perceived densities:
These building types typically range in density from
16 dwelling units per acre (du/acre) to up to 35
du/acre, depending on the building type and lot
size. Due to the small footprint of the buildings and
the fact that they are usually mixed with a variety
of housing types, even on an individual block, the
perceived density is usually quite lower—they do
not look like dense buildings. A combination of
these types gets a neighborhood to a minimum
average of 16 du/acre. This is important because
this is generally used as a threshold at which an
environment becomes transit- supportive and main
streets with neighborhood-serving where walkable
retail and services become viable.
3. Small footprint and blended densities: A common
characteristic of these housing types are smallto medium-sized building footprints. This makes
them ideal for compatible infill, even in older
neighborhoods that were originally developed as
single-family but have been designated to evolve
with slightly higher intensities.
4. Smaller, well-designed units: The starting point for
missing middle housing needs to be smaller-unit
sizes. The market is demanding smaller units, but our
planning and regulatory systems including parking

Low Density
Multi-family
Housing
Source: Missing Middle: Responding to the Demand for Walkable
Urban Living. missingmiddlehousing.com

requirements by unit, density calculated in dwelling
units per acre, and our impact fees that are the
same per unit regardless of size discourage small
units. This encourages developers to build the largest
units they are allowed thus impacting affordability
as well.
5. Off-street parking does not drive the site plan:
Additional challenges in implementing missing
middle housing include trying to provide too much
parking on site; and not adhering to the policy of
constructing a walkable urban context. Requiring
too much off-street parking shifts neighborhoods
below the 16 du/acre density threshold, thus making
buildings economically inviable. Parking regulations
cannot require more than one off-street parking
space per unit to make these economically viable,
and 0 to .5 spaces is even better. In addition, onstreet parking must ¬be available adjacent to the
units to make this viable.5
6. Creating community: Missing middle housing creates
community through the integration of shared
community spaces within the types, as is the case
for courtyard housing or bungalow courts, or simply
from the proximity they provide to the community
within a building and/or the neighborhood. This is an
important aspect, in particular within the growing
market of single person households (which compose
nearly 30 percent of all households) that want to be
part of a community. This has been especially true
for single women who have proven to be a strong
market for these missing middle housing types, in
particular bungalow courts and courtyard housing.
5 Dan Parolek, “Missing Middle Housing: Responding to the Demand
for Walkable Urban Living 1,” APA HCD News, Spring 2016.
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ACTIONS AND INITIATIVES
1. Incent the construction of a variety of housing types
such as co-housing, duplexes, rowhouses, mixeduse buildings, and single family detached housing
with accessory dwelling units.
2. Ensure an adequate supply of housing at a variety
of prices and rents by promoting new home
ownership opportunities, improvement of the
existing housing stock, responsible rental property
ownership, and the development of compatible
infill housing.
3. Encourage infill housing designs that create a
pedestrian-friendly streetscape.

STRATEGY 6.1.7: Promote residential development
in Downtown.
Pursue the strategies related to promotion of new
residential and mixed-use activity in Downtown Eagle
Pass. Numerous studies have illustrated that when
people live in a relatively “urban” environment, they
bring new foot traffic to the area (especially on
evenings and weekends); additional retail, service
and entertainment demands which can spur the
immediate market; and expectations for a safe and
hospitable environment in which to live, recreate, and
host guests and visitors. So amenities and security are
both necessary to create a favorable environment
for more extensive residential living in and around the
City’s Central Business District.

ACTIONS AND INITIATIVES
1. Consider amendments to the City’s zoning
ordinance and subdivision regulations to enable
and encourage alternative residential development
typologies, including lofts, residential over retail,
townhouses and multi-family units.
2. Work with the Eagle Pass Main Street Program
to identify potential residential development
opportunities within the Central Business District.
3. Consider financial, regulatory and other types of
incentives (e.g. expedited review, floor area or
density bonuses) to encourage Downtown housing.

STRATEGY 6.1.8: Increase the compatibility of
multi-family residential housing with single family
detached residential districts within Eagle Pass.

Multi-family developments serve an important function
in Eagle Pass. They function as housing for young
professionals not ready to buy a home; corporate
housing; housing for college students and retirees;
housing for those who do not need/want a yard; and
affordable housing for those who cannot meet the
expense of home ownership.

ACTIONS AND INITIATIVES
1. While the importance of multi-family residential
housing is recognized, attention should be given
to how it is developed. For this reason, multifamily developments should be subject to specific
architectural standards as provided for in an
amended section of the City’s Zoning Ordinance.
2. While the number of multi-family units developed
in the City is largely market-driven and based on
demand the City should consider how much multifamily development is too much and whether a
threshold or maximum, not exceed percentage,
relative to single family detached residential, is
warranted.

STRATEGY 6.1.9: Modify the City’s Zoning
Ordinance to encourage higher-density housing
near major roadways, and as a buffer to singlefamily detached housing areas, while not adding
to zoning complexity.
Increasing housing densities along transportation
corridors can be accomplished within a “mixed use
urban corridor district” designation by providing an
incentive for increased housing density in transition
areas near arterial streets.

STRATEGY 6.1.10: Incent the maintenance and
rehabilitation of mature multi-family residential
housing.
ACTIONS AND INITIATIVES
1. Consider providing a property tax exemption as an
incentive for owners of older multi-family buildings to
improve their properties. Under this program eligible
owners of older multi-family rental properties (25+
years old, 5+ units) would receive an exemption
of property taxes on the additional value created
by the renovations for 10 years, and then the
exemption is phased out over the following five
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years. Tie the tax exemption to affordable housing
and add a requirement that a share of the units in
qualifying projects are maintained as committed
affordable units for the period of the property tax
exemption.

STRATEGY 6.1.11: Enforce property maintenance
of housing units, especially rental properties and
eliminate substandard housing conditions.
Reduce the number of sub-standard housing units
(e.g., units lacking complete plumbing and units with
no heating facilities).

ACTIONS AND INITIATIVES
1. Consider establishing a program for first-time home
buyers that would provide capital assistance
to reduce principal and closing costs. Capital
assistance programs such as this are very successful
in enabling low-income and very low-income
residents to become homeowners.
2. The City should consider performing a periodic
inventory of housing conditions, as permitted
by funding and staffing, on a neighborhood by

neighborhood basis, to identify units suitable for
concentrated code enforcement, rehabilitation,
demolition, or other actions to achieve a viable
residential environment. The City should consider
offering rehabilitation loan assistance through a
local housing assistance program, cooperative
ventures with non-profit groups, and/or Community
Development Block Grant (CDBG) type programs
to effect spot removal of blighted structures and
blighting influences.
3. Consider providing a homebuyer education
technical assistance workshop. In areas with a high
percentage of substandard housing units, the City
should consider providing property owners with
consumer information and technical assistance
on new housing products and their applications
in order to encourage improved housing
maintenance.
4. Consider offering rehabilitation loan assistance
through a local housing assistance program,
cooperative ventures with non-profit groups, and/
or Community Development Block Grant (CDBG)
type programs to effect spot removal of blighted
structures and blighting influences.
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Seniors
Affordable, accessible, and well-located housing is
central to the quality of life for people of all ages,
but especially for adults aged 50 years and older.
Accessibility is essential to older adults’ health
and safety as physical and cognitive limitations
increase. Proximity of housing to stores, services, and
transportation enables older adults to remain active
and productive members of their communities,
meet their own basic needs, and maintain social
connections. The existing housing stock is inadequate
to meet the escalating need for affordability,
accessibility, social connectivity, and supportive
services.
►► High housing costs force millions of low-income
older adults to sacrifice spending on other
necessities including food, undermining their health
and well-being.
►► Much of the nation’s housing inventory lacks basic
accessibility features, preventing older adults with
disabilities from living safely and comfortably in their
homes.
►► Nationally, the transportation and pedestrian
infrastructure is generally ill-suited to those who
cannot or choose not to drive, isolating older adults
from friends and family.
►► Disconnects between housing programs and
the health care system put many older adults
with disabilities or long-term care needs at risk of
premature institutionalization.

The Challenges Ahead
The Joint Center for Housing Studies of Harvard
University recently published a report, entitled: Housing
America’s Older Adults - Meeting the Needs of an
Aging Population (2014). The report reveals some
alarming indicators regarding the disparities senior
citizens face in finding affordable housing:
►► The incidence of housing cost burdens also rise
with age as income falls. As it is, however, a third
of households aged 50-64 already pay excessive
shares of their income for housing.
►► Today, a third of adults aged 50 and over including 37 percent of those aged 80 and over

America’s older population is
in the midst of unprecedented
growth. With the aging of the
large baby-boom generation and
increased longevity, the 50-and
over population is projected to
increase about 20 percent by 2030,
to 132 million. In just 15 years, one
in five people will be at least aged
65. Ensuring that these older adults
have the housing they need to
enjoy high-quality, independent,
and financially secure lives has thus
taken on new urgency not only for
individuals and their families, but
also for the nation as a whole.
- pay more than 30 percent of their income for
housing that may or may not fit their needs.
►► Severely cost-burdened households aged 50-64
save significantly less for retirement.
►► The typical homeowner aged 65 and over has
enough wealth to cover nursing home costs for 42
months and enough non-housing wealth to last
15 months. The median older renter, in contrast,
cannot afford even one month in a nursing home.
►► Homeownership rates vary widely by race/ethnicity.
Among adults aged 50 and over, 82 percent of
whites own homes, compared with just 58 percent
of blacks, 62 percent of Hispanics, and 70 percent
of Asians. As the minority share of the population
grows, this disparity implies that more and more
older adults will be housing cost burdened and
therefore have less wealth to tap to meet their
needs as they age.
►► Millions of older adults who develop disabilities live
in homes that lack accessibility features such as nostep entry, single-floor living, extra-wide doorways
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Aging in place is best undertaken
with preparation, including
adaptations of physical space,
modes of transportation, or other
facets of life, in advance of
physical or cognitive need.

and halls, accessible electrical controls and
switches, and lever-style door and faucet handles.
The 2011 American Housing Survey reports that just
one percent of U.S. housing units have all five of
these universal design features. Roughly two in five
housing units in the country have either none or only
one of these features.
►► The majority of older adults live in low-density
suburban and rural areas where it is difficult to shop,
access services, or visit family and friends without
using a car.

Aging in Place
The Centers for Disease Control and Prevention (CDC)
defines aging in place as “the ability to live in one’s
own home and community safely, independently,
and comfortably, regardless of age, income, or ability
level.” If needed, those aging in place may receive
care or assistance by paid or unpaid (often family)
caregivers. As gerontology literature recognizes, older
residents renegotiate how - and indeed if - they can
continue to stay in their homes as their preferences
and circumstances (health, finances, relationships, and
family and social supports) shift over time. While there
is no universally accepted definition of aging in place,
many researchers, advocates, and commentators
point to the same list of elements needed to make
remaining in one’s home both possible and desirable:
►► affordable, secure, and physically accessible
housing;

►► affordable, safe, and reliable transportation
alternatives for those unable or unwilling to drive;
►► opportunities to engage in recreational, learning,
cultural, volunteering, and/or social experiences;
and
►► options for in-home health care and/or assistance
with activities of daily living (ADLs) if needed to
preclude a move to congregate care.
Individual adults, of course, have their own set of
preferences for housing and community. For example,
a 2014 American Association of Retired Persons (AARP)
survey found that most respondents give high priority to
increased police presence and school improvements,
but their rankings of the importance of access to
various services and amenities range widely.
Senior citizens living in locations without social
connections, family, or other supports nearby may find
themselves isolated as they become more physically
vulnerable. For these reasons, it is critical that the
public and private sector take steps to ensure that
housing and health care systems support appropriate
and cost-effective options for low-income older adults,
and that communities provide housing, transportation,
and service options for their older populations
regardless of income.
Numerous cities and states are advancing livability
principles through housing, transportation, and
walkability initiatives, as well as through ordinances
to promote accessibility in private homes. A broader
conversation, however, is essential to help spread
these initiatives so that increased numbers of older
adults can benefit from them.

Supportive Housing Models
Supportive housing encompasses a broad range
of housing types, and different models are often
associated with different expectations regarding size,
cost, and the intensity of service delivery. Section 202,
Supportive Housing for the Elderly program provides
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federally-subsidized supportive housing for older adults.
Tenants’ rent payments are set at an affordable level,
and many developments employ service coordinators
to identify and connect residents with available
supports.
Types of supportive housing for seniors include:
►► Assisted Living Residences - provide private rooms
or apartments for older adults and offer a level of
care that can range from light “hospitality” services
to the care provided by nursing facilities.
►► Adult Foster Care Homes - offer services similar to
assisted living residences but in smaller facilities,
including single-family homes, that typically
accommodate no more than six residents.
►► Continuing Care Retirement Communities - offer
several housing models on-site, enabling residents
to transition from private homes to assisted living
residences and nursing facilities as their needs
change.
►► Congregate Housing - provides apartment homes
for older adults who are able to live independently
but want hospitality-style services, such as light
housekeeping.

STRATEGY 6.1.12: Enable Eagle Pass residents
to age in the community by providing housing
options and social support for seniors.
ACTIONS AND INITIATIVES
►► Provide support so that older adults can age in
place or age in community through a combination
of affordable and accessible housing with linkages
to services.
►► Continue to fund, staff, and expand upon adult
day care centers, such as the Eagle Pass Senior
Center to ensure seniors have adequate outlets
for learning, promotion of health and well-being,
socialization and volunteer opportunities
►► Assess feasibility of requiring all new residential
construction to include certain accessibility
features, and offer tax incentives and low-

cost loans to help owners modify their homes
to accommodate household members with
disabilities.
►► Incorporate universal design principles in new and
rehabilitated housing to facilitate access for aging
adults.
The City of Eagle Pass needs to ensure that a range
of services are available to older adults, including
social and volunteer opportunities; education
programs centered on health, finance, and housing
maintenance; adult day care and meals programs;
and health and wellness services.
With better coordination, state and local government
programs for older adults can save on costs and
provide better outcomes.

STRATEGY 6.1.13: Increase supply of housing for
senior citizens, both rental and owner-occupied
and enhance services for seniors.
As discussed, as the Baby Boom generation enters
retirement and as older seniors continue to live longer
it will become increasing important to expand the
supply of housing for seniors. The supply of affordable
rental housing falls far short of the need, leaving many
low-income older adults without affordable options.
Currently, federally subsidized rental programs meet
the needs of only about one in four eligible households
regardless of age.

ACTIONS AND INITIATIVES
1. Propose amendments to the Zoning Ordinance to
reduce requirements for parking (which often goes
unused by senior housing residents).
2. Consider establishing a Senior Citizen Rent Increase
Exemption (SCRIE) program, which would protect
eligible seniors from rent increases. The program
would be administered by the City’s Community
Development Department, which would establish
income eligibility criteria.
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H Policy 1: Ensure that Eagle Pass residents have equal and unhindered access to housing

regardless of race, color, religion, gender, familial status, disability, national origin, ancestry, marital
status, creed or sexual orientation.

H Policy 2: Support programs and incentives that address the underlying causes of gentrification
and displacement.

H Policy 3: Provide Housing Choice. Provide a variety of housing types, sizes, and densities to

accommodate the needs of existing and prospective residents. This includes, but is not limited to,
youth, college students, single professionals, families, empty nesters, seniors, and those of varying
economic ability. Ensure there are options for convenient, affordable and dignified places to live.

H Policy 4: Utilize development regulations to reduce housing stratification and spur the
development and preservation of affordable housing.

H Policy 5: Encourage new high density and age-targeted residential developments to be
located in community and regional mixed use areas, or in proximity to supporting office and
commercial services.

H Policy 6: Implementation of policies, design practices, and development incentives that

encourage aging in place to give older residents the opportunity to stay in their community, if not
their existing home, and easily access the necessary services of daily living and the other services
that enable them to lead a healthy life

H Policy 7: Utilize attached single family and multi-family housing as a transition between intensive
commercial/retail and office uses and single-family residential neighborhoods.

H Policy 8: Ensure Compatibility. Develop multi-family housing at a density and scale that is

compatible with surrounding neighborhoods, available utilities, and roadway capacity. Larger
multi-family developments should be located on sites with adequate space for off-street parking,
accessory structures, adequate landscaped buffers, and recreational activity.

H Policy 9: Establish design standards and guidelines for development within areas that are

planned for non-residential uses, mixed-uses, and multi-family uses to ensure high quality, compatible
design within these areas. Standards and guidelines should address elements including, but
not limited to, minimum lot size, building scale, building setbacks, lighting, landscaping, facade
treatment, screening and fencing, signage, internal circulation, and building materials.

H Policy 10: Housing should be designed in ways that lessen the visual impact of garages and
minimize the number of driveways along streets.

H Policy 11: Support higher housing densities in locations that are well connected by public
transit, and are close to commercial, cultural and natural amenities.

H Policy 12: Encourage the development of low- to medium-density housing on community
collectors to serve as a transition to surrounding low-density residential areas.

H Policy 13: Encourage the development of medium-density housing immediately adjacent to

neighborhood commercial nodes to serve as a transition to surrounding low-density residential areas.
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Policies: Multi-family Housing (MF)
MF Policy 1: Multi-family uses should not be located in large, high-density concentrations

and clusters, but rather dispersed in small groupings around the City in a balanced manner that
provides a mix of uses and densities.

MF Policy 2: Apartment developments should generally be no greater in size than either 30

acres or 600 units and shall be located at major thoroughfare intersections rather than between
intersections (i.e., not mid-block).

MF Policy 3: Multi-family uses shall be located on only one corner of a major intersection,
unless they are constructed as part of a mixed-use vertical development.

MF Policy 4: New larger, multi-family development built along key transportation corridors

should be built in a “step down” fashion to achieve appropriate scale next to existing adjacent
buildings in the established residential areas.

MF Policy 5: New multi-family zoning shall not be located within 1,320 feet (one-quarter mile)
of any other multi-family zoning district.

MF Policy 6: Vary building orientation and massing to avoid lining up buildings along a street

or property line. Building masses should vary between buildings as opposed to repeating the same
building(s) throughout the site. Building variations should avoid lineal unbroken building lines. Utilize
varied rooflines to provide interest. Building should not repeat the same rooflines (peaks). Use color
and clusters of buildings to create distinct areas.

MF Policy 7: Balcony and patio locations oriented to common open space as opposed to

parking lots and streets. Opportunities to capture views or vistas beyond the parking lot and street
should be considered based upon a specific development.

MF Policy 8: Site elements such as electrical transformers and other ground mounted

utility equipment, storage lockers, walled and gated garbage containers, gazebos, should be
designed, constructed of materials, and/or painted to match the building to blend in with the
project architecture or landscaping.

MF Policy 9: Subject to emergency access considerations, arrange parking in small courts

near building groups as opposed to rows of parking surrounding the outside of the property.
Landscaped areas and bufferyards should be 30 feet to 50 feet wide when parking is located
along streets. Parking lot lighting should consist of full cutoff fixtures.

MF Policy 10: Carport structures should be constructed of durable materials that are

compatible with the design quality of the principal buildings. Structures should be placed and
designed to promote ease of use with a safety factor to discourage unintentional damage.
Details should be submitted for structural integrity and colors. The fascia should be constructed to
hang 6”-8” below the canopy.1

1 Chandler, Arizona, Planning and Zoning Policies. Available at: http://www.chandleraz.gov/default.
aspx?pageid=122#MultifamilyHousingDevelopmentPolicy
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On Neighborhoods
Providing quality housing and neighborhoods is
fundamental to creating a desirable place to live.
Neighborhoods are the foundation of any community
as they are places where residents live, recreate,
interact, and call home. When well-designed and
protected, neighborhoods are a source of community
pride. When poorly designed, marketed with few
amenities, or allowed to decline over time, they
detract from the appeal of the entire community.
The condition, availability, and choice of housing are
important to the integrity of neighborhoods and to
the quality of life of residents. Sustainable, diverse,
attractive, and vibrant neighborhoods enhance
economic development, improve livability, and
maintain property values and the City’s tax base.
This is where the Housing and Neighborhoods element
of the Comprehensive Plan links back to all other plan
elements in terms of the interrelationship of physical
factors like neighborhood design and character,
buffering of residential areas from incompatible uses
and development intensities, traffic calming, public
transportation, convenient and safe circulation options
for pedestrians and bicyclists, parks and recreational
amenities, and overall community aesthetics.
Attentiveness to neighborhood conditions by individual
homeowners is essential to maintain residential
stability over time. However, as some neighborhoods
age, private covenants eventually lapse, and rental
properties proliferate. Careful enforcement of City
building and property maintenance standards can
make all the difference in preventing a gradual erosion
in conditions that may accelerate into blight if left
unchecked.

Livable Neighborhoods
As previously discussed, the suburban development
that occurred in Eagle Pass during the mid- to late20th century represents a significant departure from
the established town settlement pattern near the core
of the City. Most new residential areas are developed
as enclaves with several subdivisions and cul-de-sacs
with similar houses and similar sized lots or groups of
apartments. Moreover, the lack of connectivity of new
development to other new and existing areas requires

a dependency on automobiles for all transportation
needs to shopping, employment and education. New
housing and subdivision development needs to reflect
the growing demand for neighborhood-style patterns
that are once again integrated into the existing fabric
of the community. Through innovative neighborhood
design and planning, new development should offer
ease of access and connectivity, accessibility to local
services, transportation options, resource preservation,
and provide a sense of place and societal wellbeing.

Goal 7.0:
Complete, walkable and bike-able
neighborhoods with safe and convenient
access to the amenities, resources, and
services needed in daily life.
OBJECTIVE 7.1: Support reinvestment in private
and public property to enhance the aesthetics
of the neighborhood and, in turn, increase the
economic value and the quality of life of the
neighborhood.

STRATEGY 7.1.1: Develop safe, attractive, and
enduring neighborhoods; where people want to
live.
ACTIONS AND INITIATIVES
1. Promote and curb appeal of neighborhoods, with
consideration of elements such as lighting, trees
and boulevards, streets and sidewalks, and wellmaintained structures.
2. Encourage healthy and safe housing that provides
high indoor air quality, noise protection, and is free
of hazardous materials and conditions.
3. Reduce slum and blight conditions by promptly
addressing vacant structures, strategically razing
blighted buildings, and promoting the use of high
quality materials in new construction.
4. Create public places that support and
encourage neighborhood events, activities, and
communication.
5. Expand opportunities for temporary and permanent
installations of art of all types in neighborhoods.
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The Neighborhood Unit
In the 1920’s, Clarence Perry introduced a concept
that he referred to as “The Neighborhood Unit.” The
corresponding image below is a sketch published
by Perry in 1929 illustrating the relationships between
the residential components of a neighborhood and
the uses that could easily be traversed to and from
by foot. Perry utilized the 5-minute walk to define
walking distances from residential to non-residential
components, in particular Perry was very concerned
about the walkability to and from schools.
Perry’s intentions were calibrated to the human foot,
not the automobile. Perry’s Neighborhood Unit was
conceptualized prior to an automobile-based society
(1920s). His notes on the plan refer to walk distances,
streets and a mix of uses. Note that there also is a fairly
connected network of streets, another modern-day
casualty from the road classification system. There
are no cul-de-sacs in the diagram above or many
intersecting streets on highways and arterials. With
today’s road classification standards, intersections with
this frequency are not permitted on arterials, let alone
highways. Therefore, the Modern Day Neighborhood
Unit graphic provides a more realistic interpretation
of the neighborhood unit (created by Farr Associates,
Architecture and Urban Design).

Perry’s Plan for a Neighborhood Unit

The Modern Day Neighborhood Unit

The Five Minute Walk:
A standard that is best described
as the average distance that
a pedestrian is willing to walk
before opting to drive.

Source: Farr Associates
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Promoting Quality Neighborhood
Development
In the City of Eagle Pass most new residential areas are
developed as independent subdivisions rather than
as dynamic neighborhoods that are connected to
other uses and destinations. Based on citizen concerns
and comments about existing neighborhoods and
development, it is important to use regulations
and incentives to enhance future housing and site
design. Such efforts, in conjunction with investments
in infrastructure, parks, and public education, will
make the City more attractive for future residential
development.

OBJECTIVE 7.2: Increase the involvement

of residents in their neighborhoods. Revitalize
neighborhoods through the collaborative
involvement of residents, businesses and
government to determine the vision and priorities
of the individual neighborhoods.
STRATEGY 7.2.1: Formalize the City’s
neighborhood planning program within the
Planning Department.
The City’s Planning Department should consider
formalizing a neighborhood planning program
that incorporates affordable housing and lowincome housing strategies and projects into its
recommendations. For those neighborhoods planning

In recent decades Americans have
been focusing too much on the
house itself and too little on the
neighborhood . . . By reconsidering
the design of our houses, we might
begin again to create walkable,
stimulating, more affordable
neighborhoods where sociable
pleasures are always in reach . . .
Source: Philip Langdon, A Better Place to Live, Charter of the New
Urbanism (2000)

for significant growth, budget allocations and capital
projects should support increasing transit accessibility,
affordability and other neighborhood amenities like
libraries, parks and schools.

ACTIONS AND INITIATIVES
1. Consider assigning a staff member from the City’s
Planning Department to be a liaison to neighborhood
associations.

STRATEGY 7.2.2: Consider expanding the number of
homeowner’s associations throughout Eagle Pass.
A homeowner’s (or neighborhood) association is a
group of residents who meet regularly to accomplish
neighborhood goals. The association may include
homeowners, renters, apartment residents, business
owners, school and church officials, and members
of non-profit organizations. Depending on the
organizational goals, meetings may be held twice a
year, once a quarter or every month. Homeowner’s
associations facilitate communication between residents
and local government to support change, help organize
volunteers for community projects, and organize
improvement efforts. A homeowner’s association is
one of the best ways to build relationships between
neighbors. Associations help identify challenges and
concerns, support change and improvement efforts,
help resolve conflicts, provide volunteers for community
initiatives, represent the neighborhood as a whole
to elected officials and find resources to make the
neighborhood a better place to live. Some additional
benefits of having an organized association include:
►► Facilitate achieving common neighborhood goals;
►► Provide the neighborhood with a common voice
and an effective means of communicating with
government officials and other instrumental groups;
►► Empowered neighborhoods can have input in events
happening in their area. Members take part in the
decision making that affects their neighborhoods;
►► Organize and help members work for preservation
and improvements in their neighborhood;
►► Planning and holding social activities for the
neighborhood; and
►► Organizing neighborhood improvement projects.
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What is the difference
between a Neighborhood
and a Subdivision?
Is a neighborhood different from a subdivision, or do
these terms describe the same thing? The American
Planning Association (APA) defines “neighborhood” in
a variety of ways, including “a sub area of the city in
which the residents share a common identity focused
around a school, park, community business center,
or other feature;” and “an area of a community with
characteristics that distinguish it from other community
areas and that may include schools, or social clubs,
or boundaries defined by physical barriers, such as
major highways and railroads, or natural features,
such as rivers.”1 The APA defines “subdivision” as “the
process of laying out a parcel of raw land into lots,
blocks, streets, and public areas. In most states, a
subdivision is defined as the division of a tract of land
into five or more lots.”2 The latter definition suggests an
action – to subdivide, that results in an assemblage
of smaller units; compared to the former definitions of
neighborhood which infer a place that is composed of
key characteristics.
Do all neighborhoods begin as subdivisions before they
are endowed with some degree of social meaning
and values; suggesting an evolutionary process over
time? Hence the description that neighborhoods are
perceived as being older, compared to subdivisions
which are new. Or is the distinction between terms
driven more by density, whereby neighborhoods
are urban, and subdivisions are suburban? Is there
a difference in design, whereby neighborhoods are
interconnected to the surrounding area through a grid;
compared to subdivisions which tend to end in culde-sacs. Neighborhoods feature small lots and pocket
parks, compared to subdivisions which offer abundant
green in the form of huge private front and back yards.
Do neighborhoods consist of tree-lined streets and
sidewalks with picket fences, where everyone
knows each other and shares the same world view,
compared to subdivisions which consist of bland,
cookie-cutter plots of land and endless rows of houses,
1 Davidson, Michael, and Fay Dolnick, 1999. A Glossary of Zoning,
Development and Planning Terms. American Planning Association,
Planning Advisory Service Report No. 491-492.
2 American Dirt, June 03, 2010. “There goes the neighborhood,
Part 1: Separating the Typologies.” http://dirtamericana.blogspot.
com/2010/06/there-goes-neighborhood-part-i.html.

Crestview Neighborhood Sign in Austin, TX
Source: karenkaybuckley.com

where people don’t know their “neighbors?” Though
it is easy to draw the conclusion that subdivisions and
neighborhoods have different cultural backgrounds, it’s
nearly impossible to learn where the semantic territory of
one begins and the other ends.
These points are obvious technicolor generalities, and
most of them bespeak a tenor that tacitly sneers upon
the subdivision. This line-in-the-sand dichotomy does not
escape the radar of those who value urban living, many
of whom are seeking something that fits the above rigid
standards for a neighborhood. If it lacks a certain je
ne sais quoi, somehow it isn’t a “real” neighborhood.
Communities without an urban scale, old housing, or
walkability far too often suffer the broad dismissal of
lacking neighborhood-ness (and thus being a mere
subdivision) by the lovers of cities. Meanwhile, those who
live in the suburban developments that city-lovers deride
often quietly avoid the “subdivision” appellation as
though it were a pejorative. People are far more likely to
promote their community as a real neighborhood rather
than a subdivision, and virtually no civic groups have
referred to themselves as a “Subdivision Association.”
The term carries a vague whiff of exurban blandness.
In short, our cultural perceptions often cause us to infer
that neighborhoods are to subdivisions what main streets
are to strip malls.3

3 American Dirt, June 03, 2010. “There goes the neighborhood, Part 1:
Separating the Typologies.” http://dirtamericana.blogspot.com/2010/06/
there-goes-neighborhood-part-i.html.
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ACTIONS AND INITIATIVES
1. Consider establishing homeowners or neighborhood
associations within all established neighborhoods
within the City limits and Colonias.
2. Recruit neighborhood associations to carry out
specific responsibilities, including:
–– sidewalk inventories, including sidewalk location,
condition, and connectivity;
–– street tree inventories, including type, size, and
condition;
–– street light inventories;
–– identifying drainage issues;
–– identifying neighborhood park enhancements;
–– identifying nuisance areas that degrade
neighborhood character;
–– public lands (parcels, easements, rights-ofway) and potential locations for neighborhood
gardens;
–– Crime Prevention Through Environmental
Design (CPTED) analyses of potentially unsafe
conditions, including vacant houses and
blighted areas (work with Police Department to
receive initial training).
3. Work with neighborhood associations to develop
neighborhood enhancement plans, including
gateway / entrance treatments and other means
of forging neighborhood identity (refer to Strategy
7.3.2).

STRATEGY 7.2.3: Work with developers to build
livable and sustainable neighborhoods.
Create new and enhance existing neighborhoods,
emphasizing connectivity, walkability, a variety of land
uses, and access to services and institutional uses.
Transforming existing residential subdivisions into a
more sustainable development pattern is difficult since
they were not designed or built for flexibility. Some
options for adapting existing subdivisions for improved
livability include creating a network of connecting
streets; adding parks and open space; constructing
sidewalks; retrofitting wide roads with bike lanes; and
assuring that needed services are located nearby.
These changes will allow residents to use multiple
modes of transportation and not rely exclusively on the

Seven Essential Neighborhood
Planning Processes:
–– Start with Community Building
–– Foster Leadership
–– Plan for Implementation
–– Take Advantage of the Available
Tools and Resources
–– Be Financially Realistic
–– Communicate the Planning
Process Effectively
–– Make the Neighborhood’s Social
Capital Grow
Source: “Involving the Community in Neighborhood
Planning.” Deborah Meyerson. Urban Land Institute. 2004.
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Mueller Community
Mueller is a new urbanist community in Austin, Texas.
Austin’s municipal airport, is been redeveloped into a
mixed-use community with four mixed-use residential
neighborhoods organized around and within
convenient walking distance of the Town Center. The
4,900 homes cover a wide range of building types,
owned and rented, that foster a population with
diverse demographic and economic characteristics.
At least 25 percent of all the homes for sale and for
rent at Mueller will be offered as part of the Mueller
Affordable Homes Program. Each neighborhood
contains a park as a focal point with resident-serving
amenities and with direct visual and pedestrian
linkages to the Town Center. There are approximately
140 acres of public open space and 13 miles of hike
and bike paths and lanes. The Mueller Town Center
includes shops, plazas and live/work space, and
includes 650,000 square feet of retail space. Mueller is
home to nearly 10,000 people as well as major medical
employers like Dell Children’s Hospital, The University of
Texas at Austin’s Dell Pediatric Research Institute, Seton
Headquarters, and the Ronald McDonald House.

Mueller is the first Texas community
to be certified through the
USGBC LEED for Neighborhood
Development program, achieving
a silver designation in 2009.

Illustrative Plan of Mueller Development
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USGBC LEED-ND

Sustainable Neighborhood Development
Checklist
LEED for Neighborhood Development is a rating system
that integrates the principles of smart growth and new
urbanism along with green building techniques applied
at the building and neighborhood scale. The goal is to
successfully enhance and protect the overall health
(physical and economic) and natural environment of
our communities through well-placed and designed
development. There are several economic and
environmental benefits of well-designed and located
communities including: houses in walkable locations
have higher home values, proximity to transit increases
property value, and smart growth neighborhoods
require less cost in public services. Environmental
benefits of smart growth neighborhoods include
preservation of rural and farm land; a reduction in
vehicle miles traveled and auto emissions.

The informal checklist (below) summarizes all credits
and prerequisites in the LEED-ND Rating System. The
checklist can be used to assess the strengths and
weaknesses of a development proposal, site plan,
existing neighborhood, or even a zoning code or
neighborhood plan. It can be used as a source
for standards and thresholds to include in plans,
regulations, designs, or topic-specific policy efforts.
The checklist is organized into five categories, Smart
Location and Linkage, Neighborhood Pattern and
Design, Green Infrastructure and Buildings, Innovation
and Design Process, and Regional Priority. Please note
that this checklist is an abbreviation of the full LEED-ND
program prerequisites and credits, all of which requires
sophisticated verification of compliance with standards
and provides a much more authoritative evaluation.
The checklist can be found within the document
entitled, A Citizen’s Guide to LEED for Neighborhood
Development, available to download on the Natural
Resources Defense Council website.
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LEED ND

Walking Distance to Basic Services in a Neighborhood
Promoting walking is an important aspect of the LEED ND. A number of prerequisites and credits concern the
walking environment and help determine whether a project neighborhood is eligible. The LEED definition of ‘Walk
Distance’ is the distance that a pedestrian must travel between origins and destinations without obstruction,
in a safe and comfortable environment on a continuous network of sidewalks, all weather-surface footpaths,
crosswalks, or equivalent pedestrian facilities. The walking distance must be drawn from an entrance that is
accessible to all building users.

Walk Distance

Walking Environment

The table below are some example standards for
walkability. A certain percentage of the project
neighborhood needs to be within ‘Walk Distance’ of
these destinations:

In addition to ‘Walk Distance’, the walking
environment is important in order to encourage
pedestrian activity and ensure safe paths to
destinations:

1/4 mile

1/2 mile

1 mile

7 Diverse uses*
Bus or Streetcar stops

Bus Rapid Transit,
Light or Heavy Rail
Stations, or Ferry
Terminal

►► Building-height-to-street-width ratio of 1:3
►► Continuous sidewalks

Existing fulltimeequivalent jobs
Civic or passiveuse space, such as
a square, park, or
plaza, at least 1/6
acre in area

►► Diverse building frontages, small percentage of
garages and blank walls

Outdoor recreation
facility at least 1
acre in area, or a
publicly accessible
indoor recreational
facility
Elementary or
Middle School

►► A building entry on the front façade faces a public
space, such as a street, square, park, paseo, or
plaza, but not a parking lot, and is connected to
sidewalks or equivalent provisions for walking.

►► Frequent building entries
►► Reduced setbacks
►► Ground floor commercial windows kept visible
High School

►► On street parking

*Diverse Uses include supermarkets, community-serving retail (hardware store
or pharmacy), services (bank, gym, or laundry), and Civic and Community
Facilities (parks, post office, or places of worship).

►► Target speeds so that pedestrians are safe to walk
on sidewalks and use crosswalks

Walk Distance Illustration

Walking Environment Illustration

1/2 mile

1/4 mile

This Neighborhood Pattern and Design diagram demonstrates on street
parking layout and sidewalk design as well as building placement and
setbacks.

This Smart Location and Linkage diagram illustrates a pedestrian network with
walking routes and distances from dwellings and nonresidential uses to Diverse
Use* destinations.

Source: USGBC
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automobile. Sites recommended for higher densities
are typically along major roads where they will have
access to current or future transit and are located
near existing or future commercial areas. As with
more urban neighborhoods, proposed higher-density
residential developments are sometimes opposed
by residents of nearby single-family residential areas.
Mixed-use developments are recommended in activity
centers.

ACTIONS AND INITIATIVES
1. Make existing and new suburban neighborhoods
pedestrian- and bicycle-friendly by developing
interconnected street networks that include
sidewalks and bike lanes. Study ways to connect
contiguous neighborhoods to one another and
revise subdivision requirements as necessary.
2. At the time of platting, require public access
easements that provide for direct linkages and
connectivity between developments and to
recreational trails, parks, schools, commercial and
civic institutions.
3. Adopt a street connectivity index that would
increase the number of street connections in a
neighborhood and improve directness of routes.
The purpose of connectivity requirements would be
to create multiple, alternate routes for automobiles
and create more route options for people on foot
and bicycles. Features of the ordinance should
include:

5. Develop and encourage the use of neighborhood
design templates illustrating types of gateways,
gathering places, open spaces, and in some cases,
services for neighborhood residents.
6. Require open space ratios for residential districts
to allow sufficient common areas to effectively
separate and buffer incompatible adjacent uses.
Provide density bonuses to offset the transition area.
7. Require a perimeter bufferyard around single family
neighborhoods – regardless of the surrounding
land use. A portion of the required open space
would be used to meet this standard. The scale of
the bufferyard would be commensurate with the
intensity of the adjacent use. Arterial streets would
be factored-in to ensure sufficient visual protection
and to mitigate noise and other impacts.
8. Require sidewalks to be constructed on both sides
of the street in all new subdivisions.

STRATEGY 7.2.4: Create mixed-use neighborhoods
with local small retail businesses and basic
services within walking distance of housing.
To reduce automobile trips, locate mixed-use,
commercial areas within 1/4 to 1/2 mile radius of
neighborhood edges. See Eagle Pass’ Walk Score® in
the sidebar on page 1.175.

ACTIONS AND INITIATIVES

–– an appropriate connectivity index (street links
divided by street nodes);

1. Use special care to plan uses at the edges of highdensity commercial centers that are compatible in
scale and access with existing neighborhoods.

–– requirements for connecting local and collector
streets to adjacent developments to ensure a
minimum level of external connectivity; and

2. Encourage shared parking facilities in high-density,
mixed-use developments to reduce parking and
environmental costs in new housing construction.

–– requirements to establish pedestrian routes
between land uses. This is particularly important
where natural features make it impractical to
connect streets.
–– encourage the development of open spaces,
parks and greenways that link existing and new
subdivisions.
4. Incent more intense, mixed-use development to
locate in activity centers and be connected to
residential areas.

The objective is to stimulate small business,
entrepreneurial activity; increase convenience through
promoting mixed-use, walkable, neighborhood
environments; reduce automobile traffic; and develop
a building typology that references Eagle Pass’
heritage, while providing an additional residential
dwelling type.
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Walk Score®
A neighborhood’s walkability plays an important role
in a community’s physical health and the strength
of its social ties. A walkable environment connects
residents to basic services such as housing, retail,
entertainments, parks and open space, and ideally
office space within a quarter-mile radius. Pedestrianfriendly land use patterns and interconnected
pathways result in safe connections among community
amenities, and ultimately, improve residents’ quality of
life.
Walk Score® is an online assessment tool relied on to
evaluate the walkability of neighborhoods, districts,
and cities across the country. According to the
creators of Walk Score, the mapping software awards
points based on the distance to the closest amenity
in each category. The maximum number of points is
awarded to amenities 1/4 mile away and declines
as the distance approaches one mile—no points are
awarded for amenities further than one mile. Cities are
scored from 0–100. Similar to LEED ND’s “diverse uses,”
Walk Score® uses nine pedestrian-friendly amenities,
including grocery stores, restaurants, parks, and
schools. As seen by the respective scores, Eagle Pass
ranks the highest among its comparison communities
as a car-dependent city.

Comparison Cities Walk Score®

Eagle Pass Texas
Del Rio, TX
Harlingen, TX
Pharr, TX
San Juan, TX
Uvalde, TX
Weslaco, TX

42
36
35
36
32
N/A
36

90 - 100 Walker’s Paradise

Daily errands do not require a car

70 - 89 Very Walkable

Most errands can be accomplished on foot

50 - 69 Somewhat Walkable

Some errands can be accomplished on foot

25 - 49 Car-Dependent

Most errands require a car

0 - 24

Car-Dependent

Almost all errands require a car

Source: https://www.walkscore.com/
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STRATEGY 7.2.5: Create Neighborhood
Conservation Districts for Established
Neighborhoods.

capture the distinct character differences between
different areas.

The purpose and intent of Neighborhood Conservation
districts (NC) is to create zoning and subdivision
regulations that most closely mirror the existing land
use form and character of what is currently on the
ground. This type of zoning district is designed for
established neighborhoods that want to maintain
their character and do not expect substantial growth
within the neighborhood area due to little or no
available developable land. The theory behind this
concept is to preserve the existing neighborhood as
it is for the future. Neighborhoods that are happy with
their current form and character are key candidates
for this type of zoning. Neighborhoods interested in
redevelopment do not fall into this category. Eagle
Pass is a community that has many established
neighborhoods, that would be good candidates for a
NC district.

1. Consider revising / amending the Eagle Pass
Zoning Ordinance to incorporate Neighborhood
Conservation (NC) districts for established
neighborhoods which are not anticipated to
undergo significant gentrification.

Neighborhood Conservation zoning districts can be
established as a base district. However this could
also be done through an overlay zoning process. The
advantages of using the overlay zoning concept
include not having to rezone the base district which
would most likely require a lengthy public review
process. If one did however need to go through the
public review process, it is likely that there would not
be substantial resistance from the public because
each zone would be geared to maintain its current
form.
In order to effectively identify neighborhoods to
be zoned as NC, it is recommended that the City
convene a community meeting to determine whether
residents would prefer their neighborhoods to be given
this structure. There are several neighborhoods within
Eagle Pass that currently fit the profile for being an
NC district. Additionally, with the City’s future growth
more neighborhoods will develop within the City
limits that will be ready for this status. For this reason
the designation of NC districts should always be an
ongoing process after the completion of the initial
districts. Depending upon the specific neighborhoods
that are designated to be an NC district, it is possible
that there will need to be the creation of sub-districts
within the overall NC district in order to properly

ACTIONS AND INITIATIVES

2. Utilize TEC Map 15, Neighborhoods on page A.77 to
begin considering likely NC districts.
3. Reflect a suburban character type, e.g. suburban
commercial, for nonresidential development
adjacent to low-density neighborhoods. Incorporate
suburban design standards to ensure improved
compatibility, such as:
–– comparable building heights or, alternatively,
performance standards allowing increased height
on larger parcels with increased separation and
open space requirements;
–– building design standards relating to roof type
and material, wall materials and colors, and
architecture that is “residential” in massing,
character and appearance;
–– floor area ratios to control building bulk and scale;
–– site design standards relating to the placement of
parking, material storage, and service uses;
–– environmental standards for noise, lighting, debris,
etc.

OBJECTIVE 7.3: Promote compatible new

development and redevelopment through
architecture, design and neighborhood amenities
that add to the quality of the neighborhood.

Neighborhood Integrity
Established and mature neighborhoods often lack
the size, design, and amenities of newer residential
developments. However, older neighborhoods offer
intangibles such as history, material culture, and often, a
stronger sense of place and community. In Eagle Pass,
some older neighborhoods have been well-maintained,
while many others require infill development,
infrastructure improvements (streets, sidewalks, street
lights, drainage), and further revitalization efforts.
While the impacts of history, neglect due to poverty,
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and inappropriate surrounding land uses may make
recovery difficult for some neighborhoods, most offer
an opportunity for renewal and long-term viability.

STRATEGY 7.3.1: Promote opportunities for
neighborhood improvements and housing stock
rehabilitation.
ACTIONS AND INITIATIVES
1. Incent redevelopment in target areas through
a tax deferment program that rewards infill
redevelopment in Eagle Pass neighborhoods. Such
a program could target lots that have recently
demolished structures so that those lots are put
back onto the market and tax rolls.
2. Form a target-area capital investment program
focused on infrastructure improvements within atrisk neighborhoods. The purpose of this program is
to provide a dedicated source of annual funding
for use in making improvements and leveraging
private reinvestment through rehabilitation,
redevelopment, building additions, and/or infill
development.
3. Focus on park and recreation improvements as
a means for elevating neighborhood viability. In
concert with the Quality of Life and Parks focus

area of the Comprehensive Plan, highlight the
importance of clean, safe, well-maintained, and
vibrant neighborhood parks as an anchor for
strong, established neighborhoods where residents
and young people use public spaces and interact
on evenings and weekends. Another significant
neighborhood-scale open space amenity is the
creation of neighborhood gardens, which can be
located in existing parks or as a temporary use on
vacant lots.
4. Pursue alternative code enforcement methods in an
endeavor to be more proactive and ensure positive
outcomes. Consider use of an advocacy program
to aid in code compliance rather than citing noncompliant property owners. A key element may be
the cross-training of enforcement advocacy officers
in conflict management/resolution.

STRATEGY 7.3.2: Enhance neighborhood identity
through edge and perimeter treatment.
Provide neighborhood identity and pride through
special street signage and/or potential installation
of small monument signs and landscaping at entries
to older neighborhoods that have never had these
identity features. Refer to TFC Figure 24, Neighborhood
Signage.

TFC Figure 24, Neighborhood Signage
Neighborhood and special district signage enhancements, Houston, TX.

“Jandoor Gardens” neighborhood entrance feature, Houston, TX.
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ACTIONS AND INITIATIVES
1. Implement attractive gateway signage and
landscape compositions at principal neighborhood
entrances.
2. As Eagle Pass’ Public Works Department
replaces street identification signage, install
decorative signage to distinguish streets within
particular neighborhoods from streets outside of
neighborhoods.

STRATEGY 7.3.3: Promote neighborhood safety.
ACTIONS AND INITIATIVES
1. Apply crime prevention through environmental
design (CPTED) principles to both public and
private development projects. Encourage land
use arrangements and street patterns that provide
more eyes on the street.
2. Encourage site layouts and building designs that
encourage proprietary attitudes and natural
surveillance over shared and public spaces.
3. As part of the Eagle Pass Police Department’s
Neighborhood Watch program, initiate and provide
technical guidance to a City-wide, “Map Your
Neighborhood” program focused on identifying
and mapping areas within neighborhoods that are
conducive to crime that may be addressed through
implementation of crime prevention through
environmental design (CPTED) best practices. In
light of the initial success of this program, there
should be an effort to further build upon its work
and expand the program to other neighborhoods.
Through the organization and success of this
program there may be follow up opportunities
for further neighborhood planning and technical
guidance.

In 2009, 13 percent of children five to 14 years of
age walked or bicycled to school, compared with
48 percent of children in 1969. In 1969, 41 percent of
children in grades K–8 lived within one mile of school;
89 percent of these children usually walked or bicycled
to school. In 2009, 31 percent of children in grades
K–8 lived within one mile of school; 35 percent of
these children usually walked or bicycled to school.1
Reduced physical activity rates are associated
with obesity and chronic disease, problems that
disproportionately affect low-income and minority
children. When students are able to walk or bike to
school, they are more likely to get the recommended
60 minutes of daily physical activity, which can help
reduce child obesity and related health issues.

ACTIONS AND INITIATIVES
1. Analyze the relationship and proximity of Eagle
Pass’ public and private schools relative to the
City’s neighborhoods. Determine the routes and
degree to which children can walk and/or cycle
safely to and from school.
2. Inventory the presence and condition of pedestrian
facilities, including sidewalks, handicapped ramps,
on-street bike lanes, lighting.

STRATEGY 7.3.5: Promote restoration activities
within Eagle Pass’ historic neighborhoods.
ACTIONS AND INITIATIVES
1. Continue to encourage restoration of residential
buildings within the City’s Central Business District
according to the U.S. Secretary of Interior’s
Standards for Rehabilitation.

STRATEGY 7.3.4: Ensure safe routes to schools from
Eagle Pass’ neighborhoods.
As described in Strategy 4.7.2, Safe Routes to School
programs consist of efforts by parents, schools,
community leaders, and local and state governments
to improve the health and well-being of children by
enabling and encouraging them to walk and bicycle
to school.
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Sidebar

Crime Prevention Through Environmental Design (CPTED)
Crime Prevention Through Environmental Design
(CPTED) is defined as a multi-disciplinary approach
intended to deter criminal behavior through
environmental design and urban design methods
and foster positive social interactions.
In the 1970s C. Jeffery Ray, a criminologist formally
introduced the concept of CPTED and his work
was the foundation of the CPTED guidelines. Later,
in 1996, Oscar Newman conducted studies that
established a definitive connection between
crime and the built environment. Through his work
he came up with the term ‘defensible space’ and
wrote the book Design Guidelines for Creating
Defensible Space. He defines ‘defensible space’
as “a residential environment whose physical
characteristics—building layout and site plan—
function to allow inhabitants themselves to
become key agents in ensuring their security.”
The table below highlights the ten key principles
of CPTED. The key principles cover natural and
passive strategies like streetscape features,
landscape design, maintenance, and community
involvement creates a more desirable place
to live and a better quality of life, increasing
pedestrian activity and the number of people
utilizing the public realm, all while improving
safety, reducing the fear of crime and the need
for constant and strong police presence.

Source: http://www.metrolinx.com/mobilityhubs/en/search/safetysecurity.aspx

Ten Key Community CPTED Principles
Natural Surveillance Natural Access
Control

Territorial
Reinforcement

Physical
Maintenance

Order Maintenance

The design and
placement of physical
features to maximize
visibility and surveillance.

The physical guidance
of people and vehicles.

The use of physical
attributes to delineate
space and express
a positive sense of
ownership.

The repair, replacement,
and general upkeep of
a space, building,
or
area.

The attention to minor
violations and reduction
of opportunities for
inappropriate behavior.

Activity Support

Social Capital

Target hardening

Natural Imperatives

The planning and
placement of safe
activities.

The social trust, norms,
and networks people
draw upon to solve
common problems,
foster civic engagement,
and discourage
inappropriate behaviors.

The making of potential
targets resistant to
criminal attack.

Ensuring access to
necessary goods and
services including
natural light, clean air
and water, healthy
foods, physical activity,
employment, and
housing.

Land Use and
Community design
The distribution, location,
and amount of land for
various uses; their density
and intensity; and
the design elements,
strategies, and overall
character of a planning
area.

Source: FEMA 430, Site and Urban Design for Security: Guidance against Potential Terrorist
Attacks (2007) Appendix A Defensible Space and CPTED: Origins and Applications , and APA
Quick Notes Community CPTED, https://www.planning.org/pas/quicknotes/open/pdf/QN42.pdf
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Policies: Neighborhoods (N)
N Policy 1: Neighborhoods should be designed to promote social interaction and foster a
safe, comfortable environment.

N Policy 2: Provide for a Mix of Different Housing Types. Require developers to provide diverse

housing types within one development without sacrificing the existing image and character of the
surrounding area.

–– Planned Residential Neighborhoods are intended to offer residents of different housing
types an opportunity to interact with one another on the same sidewalks, public open
spaces, parks, and community buildings.
–– Ensure that a Planned Residential Neighborhood, while offering a variety of housing types,
is large enough to not adversely impact adjacent existing residential developments.
–– A minimum of three dwelling types is necessary to assure social and economic diversity.
–– Use a variety of architectural styles and layouts, including dwellings with front porches or
stoops.
–– The perimeter of planned residential neighborhoods should be sensitive to existing
developed residential properties.

N Policy 3: When Neighborhood Commercial uses are deemed appropriate, such service

should be located at the edge of the neighborhood, preferably at the intersection of adjacent
collector streets. Likewise, public institutions, such as schools and churches, when an integral part
of the neighborhood, must be located on major thoroughfares or near the intersection of major
thoroughfares. Both the neighborhood commercial center and the church will serve a larger
area than the immediate neighborhood, and both involve periods of heavy traffic and parking
concentrations, which, unless properly accommodated, can adversely affect the adjacent
residential areas.

N Policy 4: Use planning and development regulations to protect residential neighborhoods

from encroachment of incompatible activities or land uses that may have a negative impact on
a residential living environment.

N Policy 5: Design neighborhoods adjacent to the City’s parks and greenways system to

facilitate public access to and use of its park and recreational facilities, while minimizing potential
conflicts between park users and residents of the neighborhood. Consider issues of community
character, compatibility of land use, residents’ security and safety, and efficient service provision
in reviewing development proposals.

N Policy 6: The neighborhood street network should be designed to offer a variety of ways to
reach any point within the subdivision, decreasing the amount of traffic on any one street, and
creating an environment for the pedestrian with reduced travel distances.

–– Provide street connectivity that disperses traffic across the street network.
–– Cul-de-sacs should be limited and used only when topography, environmental issues, or
parcel shapes prevent other possible street connections.

N Policy 7: Neighborhoods should employ a compact, walkable street pattern design that

maximizes the advantages of mixed-use development, promotes public transit use, and reduces
vehicles miles traveled.
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N Policy 8: Encourage Proper Lot Orientation. Encourage subdivision design in which

peripheral lots face inward toward the neighborhood, of which they are a part, especially those
lots which are adjacent to collectors or thoroughfares. No home shall front on a designated
thoroughfare.

N Policy 9: Support preservation strategies that respect the heritage, context, design and

scale of older neighborhoods while recognizing the evolution of those neighborhoods’ built form.

N Policy 10: Establish a neighborhood planning program for targeted portions of the City’s
core area, in order to address such issues as land use compatibility, parking and circulation,
connectivity, recreational improvements, and neighborhood restoration.

N Policy 11: Amend the City’s Zoning Code to incorporate a Neighborhood Conservation

overlay district in order to eliminate nonconformities, and more closely monitor and discourage
inappropriate conversions of housing as needed for neighborhood stabilization.

N Policy 12: Redevelopment of suburban areas to make them more walkable and bikeable
through plans, regulations, and incentives that encourage more compact development forms.

N Policy 13: Open Space. Residential neighborhoods should contain large areas of useable

open space such as parks, school playgrounds, or required environmental areas such as stream
corridors. The street pattern should be designed to allow the maximum number of residential lots
possible to either back up to or front on green space.

–– Children should be able to walk from their homes to small open spaces, playgrounds, or
other similar features.
–– There should be a centrally located large community place.
–– Both active and passive parks are important.

N Policy 14: Promote Neighborhood Identity. Encourage the formation of a neighborhood
identity that includes the residents of all types of housing within the development.

N Policy 15: Express neighborhood character in open space designs. The public realm

of every neighborhood should serve and express its unique character and culture. Consider
neighborhood needs in programming and arranging spaces and amenities that support distinct
and neighborhood activities and events.1

1

2017. San Francisco Urban Design Guidelines. San Francisco Planning Department. Available at: www.sfplanning.org
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Focus Area 6: Quality of Life and Parks
GUIDING PRINCIPLES
Environment Principle 1: Interconnected Communities.
Maintain an interconnected network and wide
range of landscape amenities that and contribute
to the health and quality of life of Eagle Pass and its
surrounding communities.
Environment Principle 2: Green Infrastructure. Green
infrastructure should function as a framework for
conservation of natural resources and development,
and should therefore be planned and protected
before development occurs. Green infrastructure
enables connections to places and activities within
and beyond the community.
Parks Principle 3: Recreational Opportunities. Provide,
maintain, and enhance recreational opportunities
through high-quality parks, facilities and open spaces.
Parks Principle 4: Services and Programs. Provide
recreational services and programs that facilitate
quality experiences and learning opportunities for
individuals throughout the community.
Parks Principle 5: Cultural Expression. Cultivate
the growth of cultural and artistic expression and
appreciation in Eagle Pass. Incorporate arts / artistic
expression in the public realm through public and
private investment as a means of enhancing both
existing and new developments.
Parks Principle 6: Economic Development Opportunity.
Create greater opportunities for Eagle Pass to
capitalize on the City’s amenities and recreational
resources through tourism- and recreational-based
businesses.
Parks Principle 7: Active Lifestyles. Encourage healthy
and active lifestyles that promote physical and mental
wellness, along with social growth.
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Purpose
This section, in coordination with the Parks and
Recreation Master Plan 2018 Update and other
elements of the Comprehensive Plan, provide direction
over a 20- year planning period to meet current and
future parks and recreation needs. It includes policy
direction the city should champion regarding the
preservation and conservation of natural areas and
open space, timing of park and trail development,
their placement and connectivity within and
throughout the City, Colonias, extraterritorial jurisdiction
(ETJ), and the types of facilities needed and wanted
by Eagle Pass residents.

GOAL 8.0:
A comprehensive system of attractive,
parks, open spaces, trails, facilities, and
programmed recreational opportunities
to serve a range of needs and lifestyles.
Knowing and understanding the existing state of ’
parks and recreation system is the first step in the
analysis of needs. To recap, the existing City parks
and recreation inventory for the Planning Area is
documented in The Existing City report (refer to TEC
Table 9, Inventory of Existing Parks and Special Use
Facilities on page A.60). Eagle Pass currently offers a
range of park and recreational assets and facilities that
allow for active and passive recreational opportunities
for its residents and visitors. These include one Maverick
County park (73.5 acres); three community / regional
parks (60.5 acres); eight neighborhood parks (26.3
acres); six special use facilities (149.6 acres); one linear
park (8.3 acres); and six Colonias Parks (24.1 acres).
Beyond an evaluation of total acreage needs, it is
important to determine whether parks are adequately
distributed across the City to reflect an association
with areas of predominately residential development.
It is important to evaluate park service areas, and the
geographic areas that have sufficient parks available,
in order to identify those residential areas that are in
need of additional parks and recreation facilities (refer
to TEC Map 12, Park System Plan).

Parks and Recreation
Master Plan 2018 Update
An update to the City of Eagle Pass’ Parks and
Open Space Master Plan 2011 Update was
adopted in April 2018. The purpose of the 2018
Update is to determine the community’s current
and future needs for improving its existing parks
and recreation system, and, based on the amount
of new development, to provide for adequate
areas and facilities to meet both the short and
long-term needs of the community and its residents
and visitors. This Master Plan is intended to guide
the planning efforts for developing a “first class”
public parks and recreation system while also
directing other public, semi-public, and private
contributions to the system through provision of
active recreation areas and passive open spaces
to meet the requisite needs of current and new
development. This plan addresses the availability,
quality, type, size, and location of leisure and
recreation opportunities in the corporate limits
and extraterritorial jurisdiction of Eagle Pass. The
following text and recommendations in Focus Area
6, Quality of Life and Parks, are the overarching
strategies. For further analysis and detail refer to the
Parks and Recreation Master Plan 2018 Update.
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Focus Areas 6: Quality of Life and Parks

Park System Plan
An important goal of the park and recreation system
is to ensure broad distribution and accessibility. To
develop a system of neighborhood and community
parks that will adequately serve the existing and
projected future parks and recreation needs of the
community, the City needs to acquire and develop
parks in areas of need of the types identified in TFC
Table 6, Park Needs by Type Based on NRPA Parkland
Area Standards. As indicated in TFC Table 6a, Park
Needs by Type Based on NRPA Park Land Standards
- Within City Limits, and based upon a 2015 Census
population of 28,620 persons, the total acreage
currently needed is roughly 84.1 acres of mini (pocket),
neighborhood, and community parks.
Currently, the City maintains 318.3 acres of formal parks
and recreation areas. When one subtracts the special
use facilities’/linear parks’ acreage (157.9), it becomes
apparent that the City is fulfilling approximately 67.7
percent of the recommended park acreage standards
for the community.

National Recreation and
Parks Association (NRPA)
Three Pillars
Impacting communities through:

Conservation
The conservation pillar is aimed at protecting
open space, connecting children to nature,
and engaging communities in conservation
practices. As such, core to the mission of public
parks and recreation is the preservation of
natural resources and the promotion of good
conservation and stewardship practices.

Health and Wellness

Currently, 72.7 percent of the recommended
community/regional park acreage is being provided
within the City, by both the City and Maverick County
(as this figure includes Maverick County Lake and
Park); based on NRPA standards. Additionally, the
City provides 62.6 percent of the recommended
neighborhood parks, and 0.0 percent of the
recommended acreage standards for mini (pocket)
parks, based on NRPA standards. The greatest area
of need is for additional mini (pocket) parks and
neighborhood parks.

America continues to feel the strain of a serious
health crisis affecting adults and young alike.
One in which citizens are plagued by poor
nutrition, sedentary lifestyles, and unhealthy
living habits. The scientific evidence is mounting
that parks and opportunities for recreation
engender healthier communities; and top
health officials in the country confirm that parks
and recreation are a critical solution for our
nation’s health epidemic.

As indicated in TFC Table 6b, Park Needs by Type
Based on NRPA Park Land Standards - within Colonias,
there is a significant deficit in the provision of
community, neighborhood and mini (pocket) parks.

Social Equity

As indicated in TFC Table 6c, Park Needs by Type
Based on NRPA Park Land Standards - within City
Limits and Colonias Combined, together, the City
and County operate and maintain 29 parks within the
City Limits and Extraterritorial Jurisdiction (ETJ); which
amounts to 342.4 acres. Of this acreage, 165.3 acres
are devoted to special use facilities/linear parks (i.e.,

The social equity pillar is focused on ensuring
all people have access to the benefits of
local parks and recreation. True to the very
philosophy of public parks and recreation is the
idea that all people, no matter the color of their
skin, age, income level or ability - have access
to programs, facilities, places and spaces that
make their lives and communities great.
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Table 6, Park Needs by Type Based on NRPA Parkland Area Standards
6a, within City Limits
Current Needs
(Based on 2015
US Census City
Population of
28,620 Persons)

Current Existing
Facilities are
(+) and (-) 2015
Standard

Estimated Need
(Based on
2040 Projected
Population of
44,160 Persons)

Current Existing
Parks are (+)
and/or (-) 2040
Standard

NRPA Standard
(acres per 1,000
residents)

Existing Park
Acreage within
City Limits

Mini (Pocket) Parks

0.25 to 0.5 acres

0.00 acres

7.0 to 14.0 ac
(10.5 ac avg)

-7.0 to -14.0 ac
(-10.5 ac avg)

11.0 to 22.0 ac
(16.5 ac avg)

-11.0 to -22.0 ac
(-16.5 ac avg)

Neighborhood
Parks

1 to 2 acres

26.31 acres

28 to 56 ac
(42.0 ac avg)

-1.7 to -29.7 ac
(-15.7 ac avg)

44.0 to 88.0 ac
(66.0 acres avg)

-17.7 to -61.7 ac
(-39.7 ac avg)

Community /
Regional Parks

5 to 8 acres

134.08 acres

142 to 227 ac
(184.5 ac avg)

-7.9 to -92.9 ac
(-50.4 ac avg)

167.0 to 268.0 ac
(217.5 ac)

-32.9 to -133.9 ac
(-83.4 ac avg)

237.0 ac

-76.6 ac avg

300.0 ac avg

-139.6 ac avg

Park Type

Subtotal

160.39 acres

Special Use Facilities /
Linear Parks

157.95 acres

Total

318.34 acres

-76.6 acres avg

-139.6 acres avg

6b, within Colonias
Current Needs
(Based on
2015 US Census
Colonias
Population of
27,820 Persons)

Current Existing
Facilities are
(+) and (-) 2015
Standard

Estimated Need
(Based on
2040 Projected
Population of
42,701 Persons)

Current Existing
Parks are (+)
and/or (-) 2040
Standard

NRPA Standard
(acres per 1,000
residents)

Existing Park
Acreage within
Colonias

Mini (Pocket) Parks

0.25 - 0.5 acres

0.00 acres

7.0 to 14.0 ac
(10.5 ac avg)

-7.0 to -14.0 ac
(-10.5 ac avg)

10.6 to 21.4 ac
(16.0 ac avg)

-10.6 to -21.4 ac
(-16.0 ac avg)

Neighborhood
Parks

1-2 acres

16.74 acres

28.0 to 56.0 ac
(42.0 ac avg)

-11.2 to -39.2
(-25.2 ac avg)

42.7 to 85.4 ac
(64.1 ac avg)

-25.9 to -68.6 ac
(-47.2 ac avg)

Community /
Regional Parks

5-8 acres

0.00 acres

142.0 to 227.0 ac
(184.5 ac avg)

-142.0 to -227.0
(-184.5 ac avg)

237.0 ac

-220.2 ac avg

Park Type

Subtotal

16.74 acres

Special Use Facilities /
Linear Parks

7.41 acres

Total

24.15 acres

213.5 to 341.6 ac -231.5 to -341.6 ac
(277.5 ac)
(-277.5 ac avg)
357.6 ac avg

-220.2 ac avg

-340.7 ac avg

-340.7 ac avg

6c, within City Limits and Colonias Combined
Current Needs
(Based on 2015
US Census City
and Colonias
Population of
56,440 Persons)

Current Existing
Facilities are
(+) and (-) 2015
Standard

Estimated Need
(Based on
2040 Projected
Population of
86,861 Persons)

Current Existing
Parks are (+)
and/or (-) 2040
Standard

NRPA Standard
(acres per 1,000
residents)

Existing Park
Acreage within
City Limits
and Colonias
Combined

Mini (Pocket) Parks

0.25 to 0.5 acres

0.00 acres

14.1 to 28.2 ac
(21.1 ac avg)

-14.1 to -28.2 ac
(-21.1 ac avg)

21.7 to 43.4 ac
(32.5 ac avg)

-21.7 to -43.4 ac
(-32.5 ac avg)

Neighborhood
Parks

1 to 2 acres

43.05 acres

56.4 to 112.8 ac
(84.6 ac avg)

-13.3 to -69.7 ac
(-41.5 ac avg)

86.8 to 173.7 ac
(130.2 ac avg)

-43.7 to -130.6 ac
(-87.1 ac avg)

Community /
Regional Parks

5 to 8 acres

134.08 acres

Park Type

Subtotal

177.13 acres

Special Use Facilities /
Linear Parks

165.36 acres

Total

342.49 acres

282.2 to 451.5 ac -148.1 to -317.4 ac
(366.8 ac avg)
(-232.7 ac avg)
472.5 ac

-295.3 ac avg

-295.3 ac avg

434.3 to 694.8 ac -300.2 to -560.7 ac
(564.5 ac)
(-430.4 ac avg)
727.2 ac

-550.0 ac avg

-550.0 ac avg
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Fort Duncan Ballfields, Eagle Pass Swimming Complex,
Eagle Pass Golf Course, Nick Carr Sports Complex,
etc.), and do not contribute to fulfilling park acreage
standards recommended by the NRPA. The remaining
177.1 acres fulfills approximately 37.4 percent of NRPA
standards based on a 2015 combined population
56,440 persons.
As the Parks and Recreation Department focuses
on maintaining current facilities and meeting
future demand, there should be particular focus
on the development of mini (pocket) parks and
neighborhood parks throughout the City to provide a
more even distribution, and therefore greater access
to the parks and recreation system by all residents.

OBJECTIVE 8.1: Assure an even geographic

distribution of parks and recreation facilities that
will provide equitable opportunity to activities for
all citizens.
STRATEGY 8.1.1: Provide parks and recreation
facilities that meet - or exceed - the established
local standards and provide for both the present
and future needs of the community.
Acquire land and develop parks in the identified
“need areas,” as displayed in TFC Map 10, Park System
Needs, to provide an even distribution of parks and
thus, equitable opportunities and convenient access
in all areas of the City limits and ETJ. Specifically, focus
attention on the acquisition of 0.25 to 0.5 acre sites to
achieve mini (pocket) park standards; and one to two
acre neighborhood park sites to achieve standards.

ACTIONS AND INITIATIVES
1. Continue to identify available properties within the
City limits with which to establish new mini (pocket),
neighborhood and community parks in areas of
need.
2. Work with the Maverick County Parks and
Recreation Department to identify available
property within Eagle Pass’ ETJ that would be
appropriate locations for new neighborhood and
community parks in areas of need.
3. Consider establishing site selection criteria with
which to prioritize decisions regarding new park
property and/or acceptance of land donation.

4. Establish a parkland dedication, fee-in-lieu, and
development fee ordinance to require that parkland
dedication / fees-in-lieu, and subsequent improvements
occur during the first phase of subdivision development
(fees must be paid to the City by the developer at
the time of plat, not at the time of issuing the building
permit). Revise parkland dedication and fees in lieu
ordinance to establish a fund to allow for community
park dedication and subsequent fund allocation so
that the City might have more opportunities to acquire
larger parcels of land that benefit a larger service area
rather than solely requiring dedication within the Park
Land Dedication “Zones.”
5. Include provisions and some degree of surety that will
require an implementation timetable for the installation
of parks to ensure that developers follow-through in
their construction in a timely matter (i.e., certificate of
occupancy may be deemed temporary until the park
is determined to be sufficiently implemented).
6. Develop a Park Standards Manual for standard
park facilities, such as benches, water fountains,
landscaping, and playground equipment. Also
develop a standard pocket park design program and
cost estimate to facilitate discussion regarding the
character and costs of physical improvements, and
maintenance of said improvements.

STRATEGY 8.1.2: Develop and publish a step-bystep plan for how neighborhood groups and other
organizations can work with the City to develop
pocket parks.
The NRPA has summarized a series of important
considerations when developing pocket parks in
neighborhoods and commercial districts (refer to sidebar
on page on 1.186).

ACTIONS AND INITIATIVES
1. Secure the community’s commitment. The more
inclusive the decision-making, the more successful
the park will be. Start talking to as many neighbors as
possible and secure their help throughout the process.
Consider neighborhood resources. Is there someone
who is an expert gardener, someone who knows what’s
going on at every block or someone that can let you
use their spigot for water? Seek these people out and
get them involved.

1.186 Eagle Pass Opportunity 2040 Comprehensive Plan | Kendig Keast Collaborative DRAFT August 2018

Legend
Eagle Pass City Limits
ETJ
Opportunity Areas for Parks - City Limits
Opportunity Areas for Parks - ETJ
Community/Regional Parks
Community/Regional Park
Service Area: Two Miles
Neighborhood and Colonias Parks
Neighborhood Park
Service Area: Half Mile
Special Use and Linear Parks
Community Centers

TFC Map 10,
Park System Needs
0

2,750 5,500

11,000

Feet

Sidebar

On Developing Pocket Parks

Source: smallpark.tucsonart.info

The NRPA has developed standards that help to define
and characterize specific park types. Standards include
a park’s service area, or the area of a community the
park is expected to serve; which is typically defined
in terms of a certain number of people who live in
proximity to the park. Parks are also defined by size
and the spatial requirements of certain facilities and
equipment therein. The NRPA has developed specific
standards for neighborhood, community, and regional
parks; as well as linear parks and special use facilities.
Mini- or pocket parks are typically no larger than ¼ of
an acre. Pocket parks are urban open spaces on a
small-scale and provide a safe and inviting environment
for surrounding community members. They also meet a
variety of needs and functions, including: small event
space, play areas for children, spaces for relaxing or
meeting friends, taking lunch breaks, etc. Successful
pocket parks have four key qualities: 1) they are
accessible; 2) allow people to engage in activities; 3)
are comfortable spaces and have a good image; and
finally, 4) are sociable places: providing a place where
people meet each other and take people to when they
come to visit. The benefits of these unique urban spaces
often include one or several of the following:
►► Support the overall ecology of the surrounding
environment;
►► Help protect and conserve local wildlife, landscape,
and heritage;
►► Reduce pollution, traffic, and consumption of
resources, such as oil;
►► Empower local residents to make decisions that
affect their community;

Source: Curbed Atlanta

►► Make communities safer and more sociable;
►► Improve fitness and health;
►► Regenerate run-down areas;
►► Reinforce relationships between local authorities and
communities;
►► Though pocket parks vary according to specific
purposes and locations, there are numerous
characteristics that the majority has in common. For
example:
–– Pocket park users should not have to walk more
than 5 to 10 minutes to reach their destination;
–– Since parking may or may not be provided, the
parks should be accessible by both foot and bike,
and should not require the use of a car;
–– Parks should serve a resident population of
approximately 500-1000 persons;
–– Parks should strive to accommodate as many
different users as possible, prioritizing the needs of
surrounding neighborhoods;
►► Community gardens are a popular choice when
creating a pocket park that is being designed for
neighborhood interaction by people of all ages.
Unlike playscapes, they typically do not include play
structures; instead they provide the land, resources,
and informational support necessary to grow food
for local sale and consumption. Community gardens
have a variety of purposes for the people they serve;
they unite residents of all ages in fun and productive
outdoor activities and facilitate the growth of
community solidarity and neighborhood revitalization.
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2. Convene a steering committee. You will need local
leadership for the project. One of the best ways
to accomplish this is to create a committee with
divided responsibilities in terms of planning and
working on the project.
3. Choose a site. Think about how the site will be used.
What kinds of improvements are needed? Keep in
mind how much the neighborhood can realistically
take on to address issues such as the creation and
maintenance of the plan and make sure the space
suits all expectations.
4. Plan. Determine a site plan, preferably with the
help of a landscape architect. Begin to strategize
how the landscaping will be installed, how it will be
funded, and how the neighborhood will maintain it
in the long run.
5. Identify and secure potential partners. Partners
should be local businesses, nonprofits and other
organizations available in the City. Identify the roles
of each partner and secure a written understanding
if possible.
6. Secure long-term and short-term funding. Begin
to look at various resources for funding in the
form of grants, in-kind materials and money from
businesses. Consider corporate sponsorships and be
sure to think long-term about funding and saving
money for maintenance and repairs in the future
or to cover other necessary items including liability
insurance coverage.
7. Schedule work days in advance. Assign a project
manager and plan out what activities need to
occur in what order. Can everything be done in
one day, or will it take multiple work days?
8. Plan a big work day/dedication/celebration event.
This is a very important part of the process to the
neighborhood and to the partners. This is a chance
to possibly garner media attention, as well as
involve as many people as possible.
9. Implement a maintenance plan. Before any plants
go in the ground, the neighborhood should agree
to a maintenance plan and document it in writing.
10. Pursue consistent engagement. Just as
maintenance is a never-ending job, so is everything
else involved. On-going communication with
the neighborhood especially should keep them
interested and involved in your project.

STRATEGY 8.1.3: Work with the Department of
Public Works, utility providers, and other public
entities to identify publicly-owned parcels,
easements and rights-of-way that may be
programmed to serve or support a recreational
function.
The City and other public entities own numerous
parcels of property within its municipal limits; several of
which are the sites for some form of utility infrastructure.
Several parcels are large enough to also provide
public open space and function, in part, as a small
neighborhood park.

ACTIONS AND INITIATIVES
1. Work with the City’s Public Works Department
and other public entities that own and maintain
property in and around Eagle Pass to identify public
easements, rights-of-way and/or parcels that may
serve as public parkland.
2. Develop a standard interlocal agreement between
the City of Eagle Pass and other public entities
that would enable the joint use of, and public
improvements to, similar public properties.

OBJECTIVE 8.2: Form mutually beneficial

partnerships with and among governmental
jurisdictions, educational bodies, and private
sector entities to expand and improve the
provision of parks and recreational facilities,
services and programs.
STRATEGY 8.2.1: Consider executing a joint-use
agreement with the Eagle Pass Independent
School District for the use of school recreational
facilities.
An opportunity to significantly enhance the number
of, and availability of neighborhood parks and sportsrelated facilities is to utilize, through joint agreement,
property owned by the Eagle Pass Independent
School District (Eagle Pass ISD). Use of these properties
increases the number and distribution of parks and
recreation areas throughout the community, as shown
in Map 3.2, Park and School Service Areas in the
Parks and Recreation Master Plan 2018 Update. The
City does have an agreement to cross-utilize Eagle
Pass ISD facilities to provide recreational activities to
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the broader community, although it has not been
utilized in several years. A more formalized reciprocal
agreement should be pursued to address joint
purchase, use and maintenance of school grounds
and equipment, which may be mutually beneficial to
the School District and City; particularly in light of the
cross country trails at Eagle Pass High School and C.C.
Winn High School, which are being funded by the ISD
and constructed by the City’s Dept. of Public Works, as
will be discussed later in this chapter.

3. Consider partnering with the Eagle Pass ISD to
apply for funding through Every Child Outdoors
(www. http://everychildoutdoors.org/) for an
Environmental Education grant. Research from
Lawrence Hall of Science at University of California,
Berkeley shows that on average, elementary school
students receive less than 60 minutes of science
instruction per week. ECO grantees participate in
14 hours of interactive science instruction, which
equates to 14 weeks of science.

Adoption of joint use agreements can be a costeffective strategy for increasing physical activity
among children and adults, and further extending the
distribution and access of parkland to residents. The
Eagle Pass ISD and local policymakers should ensure
that the agreement:

OBJECTIVE 8.3: Acquire additional parks for

►► Clearly identifies eligible facilities that may be used
for recreational purposes;
►► Clearly defines eligible users and the times when
facilities are available; and
►► Specifies any liability and repair responsibilities for
eligible users.
The National Policy and Legal Analysis Network
to Prevent Childhood Obesity (http://www.
healthykidshealthycommunities.org/resources/)
provides resources to help develop and implement
joint use agreements, including model agreements, as
well as an overview of liability risks in all 50 states and a
checklist for creating an agreement.

ACTIONS AND INITIATIVES
1. The Parks and Recreation Department should
approach the Eagle Pass ISD to discuss the potential
opportunities associated with a formal joint facility
use agreement regarding school facilities within
Eagle Pass’ City limits and ETJ.
2. Continue to explore broad ways with which to
fund the development and operation of parks and
facilities, and Eagle Pass ISD facilities through use of
a variety of funding mechanisms and community
involvement techniques, which, at a minimum,
could consist of grants, fundraising, development
charges, and cost-sharing agreements with other
parties.

residential areas not adequately serviced.

STRATEGY 8.3.1: Incrementally acquire and
develop parkland (through lease agreements,
donations and/or partnerships) to meet local
requirements and needs for park acreage for the
projected population in10 years.
ACTIONS AND INITIATIVES
1. Work to fulfill the City’s current parkland deficit.
2. Annually monitor the City’s growth in population
and adjust the capital budget and parkland
dedication / fee in lieu requirements as needed to
increase the acreage of the park and recreation
system to meet the current and future projected
per capita needs of the population.
3. Concurrent with population growth, plan to acquire
and develop an additional 19.3 acres of new
neighborhood parkland in areas of deficiency by
2040.
4. Concurrent with population growth, plan to acquire
and develop an additional 81.8 acres of community
parkland in areas of deficiency by 2040.

OBJECTIVE 8.4: Bring all existing and future

parks throughout the community to an equivalent
standard of quality and excellence.
STRATEGY 8.4.1: Incorporate the following general
Eagle Pass parks system improvements to into the
City’s Capital Improvement Program.
ACTIONS AND INITIATIVES
1. Install bicycle racks in all neighborhood and special
use parks.
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2. Ensure that there is at least one water fountain in
every park.
3. Install recycling waste receptacles in every park.
4. Ensure that all parks display park signage in readily
visible areas, including park name, park regulations,
and on-/off-site directional / wayfinding signage.
5. Ensure that picnic pavilions, grills, picnic tables
and waste receptacles are located in immediate
proximity to one another. Waste receptacles and
grills should be located downwind from picnic
tables.
6. Develop a more rigorous trash clean-up and
removal program.
7. Plant many 2.5” - 3” caliper trees of varying
drought-resistant, heat-tolerant species.
8. Install a dog waste stations (including waste bag
dispensers).
9. Incorporate handicapped accessible ramps, play
structures, and equipment in every park.
10. Ensure adequate security lighting around park
nodes / gathering places.

STRATEGY 8.4.2: Create more shaded areas for
passive and active recreation.
Eagle Pass can be very hot and dry during the summer
months. To increase the use of the City’s parks during
the summer season, create more places that provide
protection from full exposure to the sun and respite
from the heat.

Actions and Initiatives
1. Plant more trees.
2. Establish a tree canopy goal for the City and
decrease the mortality rate of trees for the first three
years after planting.
3. Determine what the existing tree canopy is now in
the city and compare to other south Texas cities to
determine a goal and how many new trees that
need to be planted to achieve the goal.
4. Program into the Parks Department’s Capital
improvements Program (CIP) playground / play
structure canopies for all parks.
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OBJECTIVE 8.5: Ensure the highest possible

safety and security of parks and recreation users.
STRATEGY 8.5.1: Improve safety and utilization of
Eagle Pass’ parks system through the incorporation
of additional street and landscape lighting.
Work with the Public Works Department to incorporate
additional lighting in parks. Develop a comprehensive
park and (future) trail lighting program and phased
series of lighting projects to be implemented over time.

ACTIONS AND INITIATIVES
1. Utilize ornamental street, bollard and landscape
lighting types within parks and trails.
2. Incorporate lighting projects into Parks Department
Capital Improvements Program (CIP).
3. To encourage longer hours of use, develop a phased
program to install LED lighting and electrical outlets in
park pavilions.
4. Work with the City’s Legal Department to develop a
policy regarding providing electricity into Eagle Pass’
parks; and resolution to be adopted by City Council.

STRATEGY 8.5.2: Design and manage parks to be
safe places within which to recreate and spend
time.

Several school systems and parks departments across
the country recognize that they may be contributing
to patterns of ‘junk’ food consumption and a decrease
in healthy diets are having a profound impact
on young people’s ability to mentally function in
academic settings, and participate in exercise and
other active recreational events and programs. As a
result, schools and parks departments have begun to
offer healthy snack alternatives for those participating
and spectating at sporting events. For example, Valley
City Public Schools in Valley City, North Dakota has
adopted a wellness policy and nutrition standards for
concessions held on school premises; whereby any
event held on VCPS premises sponsored by or not
sponsored by the school must adhere to the following:
Food Standard:
1. Fruits and/or vegetables must be offered at any
location where food is served free or sold.
2. It is recommended that lower fat/lower sodium/
whole grain (51 percent) food options will be
chosen to be served/sold. (Examples include low
fat/low sodium hot dogs, low fat yogurt, 100 calorie
snack packs, baked whole grain chips, low fat
ranch dressing, whole grain buns). Baked items are
encouraged to be no larger than 3 inches square, 2
oz muffins, or 2 ½ - 3“ diameter cookies.

1. Install emergency telephones within each park and
along trail segments to provide direct access to the
Police Dispatching Department.

Beverage Standard (items sold must include the
following, but are not limited to):
1. 100 percent juice and low fat milk (skim or onepercent) will be sold at all locations where juice and
milk are sold/served.

2. Establish restrictive hours of use and gate/fence
remote areas that are prone to loitering and illegal
activity.

2. Water must be easily accessible in pitchers,
fountains or bottles (unflavored, non-carbonated)
where beverages are served/sold.

3. Incorporate the 10 Crime Prevention Through
Environmental Design (CPTED) principles into all parks,
see sidebar on page 1.177.

3. Every effort will be made to purchase the smallest
size of beverage possible. Exceptions will be made
for 16 oz. milk products, for 12 oz. 100 percent juice
and any size of water.

ACTIONS AND INITIATIVES

OBJECTIVE 8.6: Align park and recreation

services with the public’s interest in health and
wellness.
STRATEGY 8.6.1: Consider re-programming park
concessions to offer a menu of healthy snacks
and drinks.

See sidebar on page 1.193, Six Guiding Principles for
Concession Stands: Promoting Healthy Food Purchases,
for a guide on how to help customers make healthier
choices at concession stands.
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Sidebar

Six Guiding Principles for Concession Stands:
Promoting Healthy Food Purchases

Example of healthy concession snack options. Photo: NEISD, San Antonio, Texas

Most of our decisions about food are “mindless,”
meaning automatic or unthinking, and largely
influenced by our environment. We often do not even
realize we are being influenced! The good news is
that we can plan our concession stands to “nudge”
customers to make healthier choices.
1. Manage Portion Sizes - The Dietary Guidelines for
Americans promotes appropriate portion sizes. This
promise is simple the more we are given to eat, the
more we will eat. Pay attention to serving size. For
example, meat should be no more than two oz.,
muffins should be two oz., cookies should be two
and one-half inches in diameter, and be sure to
check the pizza label for correct serving size.
2. Increase Convenience - The easier it is to eat a
food, the more likely we are to eat it. So when
planning your menu, choose healthy food options,
and lots of them.
3. Improve Visibility - Out of sight…out of mind. Put
healthy foods in places that are easy to see and
get to. For example, move fruit to the front of the
concession stand and candy behind the counter.
For beverages, move water and milk to front of the
cooler and soda to the back making the healthier
beverages the most visible and the easiest to grab
products. More examples include putting healthier
drinks at eye level and sort of “hide” the baked

chips. Lead people to avoid the temptation for less
healthy foods and make healthy foods easy to spot.
4. Enhance the Taste Sensation - If it looks delicious
and sounds delicious it must be delicious!!! So talk it
up to spice it up. Get your customers excited about
healthy foods by creating fun, imaginative names
such as “X-ray Vision Carrots,” “tangy smoothie,”
“Texas barbecue,” and “crisp garden salad.” Set up
a demo tray filled with all your beautiful and healthy
foods such as a baked potato topped with dark
green broccoli. Our customers tend to taste what
they expect. By making a food look more attractive,
or by giving it descriptive names, we can lead
customers to believe the food tastes great.
5. Utilize Suggestive Selling - Attitudes are contagious!
Signs and verbal prompts influence us to see and
desire products. Encourage concession stand
workers to say “Would you like an apple with that
piece of pizza?”
6. Smart Pricing Strategies - Money talks! Make a
bundle with healthy bundling, for example use
discounted pricing for a salad or sandwich + water +
fruit. Also, price candy and less healthy foods higher
than healthier options.
(*Information obtained from the Cornell Center for Behavioral
Economics in Child Nutrition Program’s “The Smarter Lunchroom
Movement” which is funded by USDA/FNS).
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ACTIONS AND INITIATIVES
1. Partner with Eagle Pass ISD and private sports
leagues to consider healthy alternatives for
concession stands during sporting events and
tournaments, as well as for meals at fundraising
events.

STRATEGY 8.6.2: Consider partnering with local
organizations that can provide technical
assistance to develop and sustain community
gardens in mini (pocket), neighborhood and
community parks.
ACTIONS AND INITIATIVES
1. As part of the neighborhood planning
program described in Strategy 7.2.1, work with
neighborhoods to determine whether there is
interest in allocating a portion of neighborhood and
community parks for community gardens.
2. Establish a standard for community gardens in
the City, focused on using acreage within public
inventory.
3. Develop a teaching and training program for
gardeners using volunteers who support community
gardens.
4. Identify food banks to provide excess food grown in
the City.
5. Consider adding additional community gardens in
neighborhood parks if willing partners are identified.

STRATEGY 8.6.3: Promote community health and
wellness through programming that addresses
physical, mental, environmental, economical,
and social wellbeing.
ACTIONS AND INITIATIVES
1. Develop a health and wellness benefit-based
approach to programming and in delivery of
programs services.
2. Consider expanding program offerings that engage
adults, youth, seniors, minorities and those with
disabilities in health and wellness.
3. Implement additional programs and events that
encourage use of wellness-related recreational
facilities, trails, historic sites, and parks.

OBJECTIVE 8.7: Acknowledge that parks and

recreation needs evolve over time with changes
in demographic characteristics, and respond
accordingly.
There are several national trends that need to be
acknowledged as the City plans for its parks, programs
its recreational activities, and promotes its cultural and
arts-related events.
1. Increasingly, people suffer from a lack of free
time. This is a significant barrier to participation
in recreation and cultural activities throughout
the United States, which affects both youth
and adults. A general lack of time prevents a
significant percentage of citizens from participating
in recreation and cultural activities as often as
they would like. Eagle Pass’ Parks Department
acknowledges the need for longer operating hours
and flexibility in scheduling in order to accommodate
people’s busy schedules.
2. More people are physically inactive. The result is
higher levels of obesity, particularly among youth,
and chronic disease such as diabetes, heart disease,
etc. Reliance on automobiles has created a culture
of driving to destinations as opposed to encouraging
active forms of transportation such walking or
cycling. The popularity of video games, Internet and
television are out-competing physical activities. The
Parks Department is constantly adding and revising
programs and opportunities to address obesity.
3. Recent studies indicate a range of emerging parks
and recreation activities - including a growing
demand for spontaneous, non-programmed
recreation and cultural activities - where people can
drop-in at their own convenience and take part in a
pick-up game of some sort (responds to lack of time).
Additionally, there is increasing interest in field sports
beyond football and soccer, such as Ultimate Frisbee,
disc golf, rugby, etc. Non-traditional sports such as
skateboarding, sand volleyball, cricket, etc., are also
gaining in popularity. Demands for passive recreation
and cultural activities in parks, such as walking, birdwatching, picnicking, etc., are also increasing.

STRATEGY 8.7.1: Develop a plan to periodically
monitor and quantify park and recreational facility
use.
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Sidebar

The Benefits of Parks in Advancing the Development
of Healthy Communities

According to the National Recreation and Park Association (NRPA), parks and recreation possess three
values that make them essential services to communities:

Economic Value:
Parks improve the local tax base and
increase property values;
Cities can use parks to reduce public
costs for stormwater management,
flood control, transportation, and
other forms of built infrastructure;
Quality parks and recreation are
cited as one of the top reasons for
business relocation decisions;
Park and recreation programs
generate revenue from operating
costs; and
Indirect revenues are generated for
the local and regional economies
through the hosting of sports
tournaments and special events
such as arts, music, and holiday
festivals. Economic activity from
hospitality expenditures, tourism, fuel,
recreational equipment sales, and
many other private sector businesses
yield more sustainable local and
regional economies.

Health is a state of
complete physical,
mental, and social
well-being and not
merely the absence of
disease or infirmity.

Public Health and
Environmental Benefits:
Parks are the places that people go
to get healthy and stay physically fit;
Parks and recreation programs and
services contribute to the health of
children, youth, adults and seniors;
Designing places within which
people can become physically
active can improve individual and
community health, and result in an
increase of residents who exercise
regularly;
Research shows correlations
between the reduction of stress,
lowered blood pressure, and
perceived physical health and the
length of time spent in parks;
Parks and other conserved open
spaces help to improve water
quality, protect groundwater,
prevent flooding, improve air
quality, produce wildlife habitat,
and provide places for individuals to
connect with natural environment
and recreate outdoors;
Cities can use parks to help protect
biodiversity; and
When planned as part of a system
of green infrastructure, parks can
help shape urban form and buffer
incompatible uses.

Social Importance:
Parks are a tangible reflection of
the quality of life in a community;
providing identity for citizens and
enhancing the perception of quality
of life in the community;
Parks provide gathering places for
social groups and families, as well
as for individuals of all ages and
economic status, regardless of their
ability to pay for access;
By providing gathering places,
parks facilitate social interactions
among residents that are critical to
maintaining community cohesion
and pride, as well as developing
social ties that become the glue that
holds the community together and
drives future actions;
Voter approval rates for bond
measures to acquire parks and
conserve open space has exceeded
75 percent in recent years, revealing
the public’s prioritization of parks in
government spending;
Parks and recreation provide places
for health and well-being that are
accessible by persons of all ages
and abilities, especially for those with
disabilities; and
Community involvement in
the planning and design of
neighborhood parks, as well as
access to parks and recreation
opportunities are positively
associated with lower crime rate,
vandalism, and juvenile delinquency.

Source: World Health Organization
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ACTIONS AND INITIATIVES

ACTIONS AND INITIATIVES

1. Develop means with which to monitor, on an
annual basis, parks and recreational facilities’ use.
Re-program parks as needed to ensure continued
and enhanced active participation.

1. Consider re-programming, or adding activities to
the recreational programs of those parks that were
identified in community surveys as receiving the
least amount of visitation.

2. Continually monitor national trends regarding
park use and identify best practices that may be
applicable to Eagle Pass’ parks program.

2. As a follow-on to the community survey, the Parks
Department and Parks Advisory Board should
actively survey the parks during different times of
the day, and days of the week, to witness and
inventory when are the parks most frequented, by
whom, and the activities they enjoy most at the
parks.

3. Beyond programming and maintaining
recreational facilities and equipment for children
and adolescents engaged in organized, teamoriented, active recreational sporting events (e.g.,
baseball, softball), consider passive recreational
enhancements for other demographic sectors of
the population, including teenagers not involved in
team sports and senior citizens.
4. Require that each coach or team leader provide
feedback via a post-season survey to receive input
on success and failures of the program.
5. Track participant numbers to be able to quantify
increased or decreased participatory numbers on
an annual basis.

STRATEGY 8.7.2: Consider increasing the variety
of recreational opportunities and activities that
meet the passive and active recreational needs
of the City.
There is an increasing awareness of the spin-off values
that parks and recreation areas have on a city. One
of the most important, especially in today’s digital,
self-absorbed world, is the value and benefit parks and
recreation play in creating social ties and connections
within and between neighborhoods, schools, athletic
associations, etc. This is particularly advanced through
informal play and organized team sports as part of the
City’s many recreational program offerings.
Providing recreational activities and events brings
people together, fosters civic pride, promotes health
and wellness, increases appreciation for the City’s
parks and open spaces, and provides opportunities for
individuals and groups (including low-income, minority,
disabled, elderly, and youth at risk populations) to
participate in community -wide cultural, recreational,
and educational activities.

3. Continue to participate in facilitating the
recreational programs of existing youth sports
leagues.

STRATEGY 8.7.3: Take full advantage of
unprogrammed public space.
ACTIONS AND INITIATIVES
1. Routinely send out email blast reminders to Parks
Department constituencies about the recreational
opportunities parks provide Eagle Pass’ citizens,
beyond playgrounds and places for youth sports
leagues to practice and compete.
2. Embrace electronic media and ways in which kids
can apply computer-based games to Eagle Pass’
parks system. This may include geo-caching and
other scavenger hunt-type games; and working
with the Pokémon Company International (http://
www.com/us/about-pokemon/) to locate Pokémon
creatures in Eagle Pass’ parks and trails, as a means
of drawing Pokémon Go enthusiasts to parks.

STRATEGY 8.7.4: Reprogram and re-design underperforming parks and recreational facilities.
Undergo an aggressive park enhancement program
to rapidly improve the condition and appearance of
parks. See Appendix C, Park Condition Assessments of
the Parks and Recreation Master Plan 2018 Update, to
see how parks were scored and which parks require
improvements.

ACTIONS AND INITIATIVES
1. Budget consultant fees in City’s Capital
Improvement Program (CIP).
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2. To ensure broad-based community support and
participation, facilitate design workshops for the
preparation of master development plans and
design schematics for park properties that remain
under-utilized, undeveloped, as well as for newly
acquired park properties. Work with consultant to
prepare a community-based park improvement
program, schedule and budget.
3. Seek capital funding for park redevelopment.
Establish a certain percentage of the annual
funding for park revitalization.

STRATEGY 8.7.5: Make Eagle Pass’ parks a network
of Wi-Fi Hotspots.
To increase public use of Eagle Pass’ parks, investigate
the feasibility of providing Internet access at each park.

ACTIONS AND INITIATIVES
1. To determine feasibility, identify and research case
studies, i.e., cities that have Wi-Fi Hotspots in parks.

The latest Pokémon Go craze is a great example
of a widely popular computer-based game that is
enjoyed by young people of all ages and could be
featured and played in Eagle Pass’ parks.

Source: Android Authority.

2. Identify a viable demonstration park, such as Jando
Guedea Park, within which to test the Wi-Fi Hotspot
concept.
3. Monitor the demonstration park to determine degree
of additional use.

OBJECTIVE 8.8: Provide an interconnected

system of paths, recreational trails, on-street
bike lanes, and routes that are multi-purpose,
safe, accessible, and convenient; and connect
Eagle Pass’ parks to neighborhoods, schools,
workplaces, and other community destinations.
STRATEGY 8.8.1: Incorporate park-level design that
supports connectivity.
ACTIONS AND INITIATIVES
1. Continue to plan for and develop comprehensive
street, sidewalk, and bike-lane networks that connect
neighborhoods with recreation destination points,
such as parks and greenways.
2. Ensure land development regulations within Eagle
Pass’ Code of Ordinances promote connectivity as
part of infill and new development.
3. Utilize American Association of State Highway
Transportation Officials (AASHTO) recommendations
for sidewalk widths to ensure that connecting
sidewalks are wide enough to support pedestrians
walking in groups.
4. Work in coordination with the City’s Public Works
Department to improve off-site accessibility to
each park by developing a sidewalk improvement
program to repair, replace, or install new sidewalks,
crosswalks, and curb cuts, in high pedestrian use
neighborhoods immediately surrounding the parks,
schools, and other community facilities.

STRATEGY 8.8.2: Examine walking access to parks
from each neighborhood and subdivision within
the City.
ACTIONS AND INITIATIVES
1. Determine the percent of population within a walk
route of less than a mile to a park entrance from
home.
2. Identify and map the main pedestrian routes to parks
from existing neighborhoods and subdivisions.
Source: Pokémon Go Eagle Pass Official Facebook page.
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STRATEGY 8.8.3: Develop and implement a
distinctive directional signage and way-finding
system for key attractions and sites in and around
the City.
While there are signs in most parks there are no
directional (way-finding) signs leading residents
and passers-by to parks and public spaces from
nearby streets. This would greatly improve the overall
awareness of the park system and improve park visibility
within the community. The City should consider means
through which to enhance its park branding program,
whereby a unique image is portrayed through
consistent signage and design features in each park.
This would serve as a unifying element and provide for
visual consistency.

ACTIONS AND INITIATIVES
1. Ensure there is adequate directional / wayfinding
and regulatory signage within Eagle Pass’ parks.
2. Identify the principal thoroughfares that lead to
each park and identify locations for directional signs
at one-half mile intervals.

STRATEGY 8.8.4: Develop a network of linked
recreational trails throughout Eagle Pass.
As depicted on TFC Map 11, Community Trails Network,
develop a network of connected off-street recreational
trails and on-street bicycle lanes to connects
neighborhoods to parks, schools and commercial
districts.
Develop a recreational trails program, including
branding and logo considerations; variations in trail
materials, based on location (i.e., concrete, asphalt,
decomposed granite) and purpose of trail; and
variations in width (8 ft width versus 10 ft. width)

ACTIONS AND INITIATIVES
1. Produce a brochure and page on the City’s
official website displaying the entire trail network,
along with the phased timing and programmed
development of the system.
2. Establish requirements for the dedication of
easements or rights-of-way for adjoining the trail
network development. In new residential and
commercial developments, rights-of-way should

be dedicated for the main trail segment, and
easements dedicated throughout the development
to provide direct access points to the system. )
3. Adopt new right-of-way width standards that
allow linear corridors to be established along
infrastructure corridors. For example, instead of
minimum rights-of-way for drainage canals, require
additional rights-of-way for gentler side slopes and
trail corridors at the top of the drainage canals.
4. Ensure the inclusion of proposed on-street bicycle
trails, off-street recreational trails, and complete
streets-related improvements are included within
the TxDOT Laredo District’s Regional Transportation
Plan (RTP).
5. Regularly submit applications for state and
federal grants through the Texas Parks and Wildlife
Department, Moving Ahead for Progress in the 21st
Century Act (MAP-21), Community Development
Block Grants (CDBG), Congestion Mitigation and Air
Quality (CMAQ) Improvement Act, Land and Water
Conservation Fund, and other available programs
to leverage funds for bikeway and trail planning
and development.
6. Coordinate with Maverick County and TxDOT to
program, schedule and install shared right-of-way
signage and wide shoulders along the state and
farm-to-market highways, and select county roads
to accommodate distance cyclists.
7. Coordinate with the City’s Legal Department to
develop a Greenways Dedication Ordinance to
help facilitate the expansion of the Eagle Pass
Community Trails Network.

STRATEGY 8.8.5: Develop a “Blue Trails” concept
plan and trail network that establishes the Rio
Grande as a key addition to the larger Eagle Pass
Trails Network and capitalizes on local resources
as a means of tourism, education, research, and
recreation.
Water-based trails, or “blue trails,” are recreational
routes along waterways with a network of public
access points supported by broad - based community
partnerships. Water trails provide both conservation
and recreational opportunities for communities.
At this stage of development, the proposed Rio
Grande Blueway has three put-in and one take-out
(trailhead) locations identified along the river; these
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spots were determined through analysis of aerial
photography, research into ideal programmatic
requirements for successful boat launches and kayak
trails, and discussions with Parks Advisory Board
members, Kickapoo Nation representatives, and area
residents. The put-in points are identified in TFC Map
11, Community Trails Network, and TFC Map 12, Rio
Grande Blueways.
The proposed blue trail is approximately 14.0 miles
in length from the first put-in to the last take-out
point, which would take the average leisure kayaker
(traveling three miles per hour) a little less than five
hours to traverse.

ACTIONS AND INITIATIVES
1. Identify, or provide criteria for identifying, critical
areas of the river (such as navigational exclusion
zones, hazards and unusual boating conditions,
sensitive wildlife and ecosystems, sites with poor
water quality, potential crime areas, etc.) that
require giving users key information, restricting
access, or taking other management actions.
2. Conduct site assessment and planning for trailheads
(put-in/take-out) by identifying issues related to
embankment stabilization and access requirements,
boater and navigational safety/security, operations
and maintenance, and education and interpretive
needs.
3. Develop a set of trailhead development and
management strategies that can be implemented
to address issues related to access needs, wildlife/
ecosystem concerns, boater and navigational
safety and security, management needs and
available resources, along with educational and
interpretive needs and opportunities.
4. Promote a water trail ethic that teaches and
promotes safe, low-impact boating practices and
encourages users to protect the bayou’s unique
ecological resources and as a recreational trail
water amenity.
5. Enforce and teach personal boating safety, and
navigational safety, and national security through a
water trail education program, active coordination

among recreational groups, other environmental
agencies,regulatory agencies, and appropriate
launch facility design and site management.

OBJECTIVE 8.9: Diversify the Parks Department’s
recreational programs and activities.

STRATEGY 8.9.1: Expand recreational programs.
Expand the current recreational program offerings
to include additional activities and programs for
all ages.
ACTIONS AND INITIATIVES
1. According to the community survey, the priorities
include:
–– aquatic activities and lifetime sports (golf, tennis,
biking, etc.);
–– educational classes;
–– arts and crafts;
–– noncompetitive and competitive youth/adult
sports; and
–– social activities (dance, theater, music, etc.).
2. To better understand the recreational and other
interests of Eagle Pass’ senior citizens, periodically
facilitate senior citizens’ “round tables” at the Senior
Center.
3. Partner with senior centers in neighboring
communities and develop jointly-sponsored
programs and events.
4. Develop a public transit program to enable seniors
and disadvantaged individuals and families to
access City parks.
5. Continue to provide a strong portfolio of programs
that cater to families. Affordable family-oriented
programs are particularly valued.
6. To gauge the level of demand for park facilities
(e.g., sports fields), track participant numbers on a
seasonal basis.
7. Ensure the Parks Department Director has adequate
resources to continue to add new recreational
program offerings to the City’s program.
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OBJECTIVE 8.10: Provide more facilities to

meet the passive, non-sport recreational needs
of the community including development of
playgrounds, camping areas, natural areas,
development of water/lake/creek areas for
canoeing and fishing, and larger community
parks.
STRATEGY 8.10.1: Document existing facilities and
equipment that are part of Eagle Pass’ parks and
recreational trails.
To estimate any deficiencies in the provision of parks
and recreation equipment, compared to NRPA
standards, as well as evaluate the relationship of
park facilities to other infrastructure (e.g., parking
lots, thoroughfares and sidewalks, etc.) periodically
document the location and condition of parks
improvements.

ACTIONS AND INITIATIVES
1. Develop as-built documents identifying and
locating all of the equipment related to facilities
within Eagle Pass’ parks and recreational trails.
2. Locate and install additional parks equipment
(e.g., picnic tables, grills, waste receptacles,
benches, etc.) according to quantities and spatial
relationships outlined within the Park Standards
Manual (recommended to be developed).

STRATEGY 8.10.2: Provide multi-functional, flexible
spaces and facilities that can accommodate a
variety of unforeseen needs and recreation use
trends.
ACTIONS AND INITIATIVES
1. Determine which activities are currently in need
of facilities in addition to future facility and parks
needs, and how these parks and facilities can utilize
similar facilities.
2. Look for land opportunities with large parcel
sizes, that are centrally located, and accessible
to accommodate the indoor facilities and fields
necessary to allow for a multifunctional activity
program.

OBJECTIVE 8.11: Identify and secure capital

and in-kind resources for ongoing development,
maintenance, and operation of the parks and
recreation system.
STRATEGY 8.11.1: Exercise fiscal responsibility
and prudence in all financial and business
transactions with respect to parkland acquisition,
development, operations, and maintenance.
ACTIONS AND INITIATIVES
1. Continue to pursue revenues from public and
private sources for parkland acquisition, recreation
programs, and development of cultural arts
programs.
2. Continue to partner with other agencies and
organizations to more efficiently provide services,
facilities, and programs.
3. Continue to regularly review and update the
Capital Improvement Program (CIP) for the
City’s parks and recreation; to be sure revenue
expectations are met and guiding principles are
followed.
4. Continue to apply for funding from private
foundations or other granting entities.
5. Consider contracting with or hiring an experienced
grant writer to regularly pursue federal, state
and foundation grants to subsidize local funding.
Regularly submit applications for Texas Recreation
and Parks Account (TRPA) program funds for both
indoor and outdoor grants, submittals of which are
typically advertized and accepted in January and
July of each year.

STRATEGY 8.11.2: Actively promote private
sector involvement in park enhancement and
maintenance projects.
Actions and Initiatives
1. Work with the Chamber of Commerce and the
Maverick County development Corporation to
develop a list of local and regional corporate
foundations, schools and religious organizations
who may be interested in contributing capital and/
or human resources toward a variety of parksrelated projects.
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2. Develop a list of demolition/clearing, planting, and
maintenance projects that can be accomplished
within a four-hour period by different sized groups of
people.
3. Identify means through which to provide
recognition to corporate / organizational sponsors.
4. Distribute “menu” of projects to candidate groups
and follow-up with a teleconference to each,
explaining the likely benefits and outcomes of
contributions.
5. Design standard park volunteer t-shirts and order
form for prospective sponsors.
6. To ensure adequate resources are available for
current and supplemental seasonal recreational
activities, have a bank of activities that volunteers
could assist with and a running database of
interested candidates.
7. In conjunction with homeowners associations,
develop an Adopt-a-Park program for mini,
“pocket” parks within neighborhoods. Solicit
the involvement of neighborhoods and local
organizations to create shared stewardship
through maintenance and patrolling of parks and
recreation areas. The program will need to have
formalized standards as to the requirements for park
maintenance and improvement activities. It is also
advisable that the program be initiated on a oneyear trial basis with each adopting organization,
with an evaluation before extending the program
for a longer duration. This will require staff support
and oversight to ensure they have adequate
resources to maintain their commitment. Public
recognition on the property, at community events,
in public meetings and in local media goes a long
way to generating new support and maintaining
existing support over time.

STRATEGY 8.11.3: Prepare an annual condition
assessment of the park and recreation system
and present to the Parks Advisory Board annually
prior to the development of the budget for the
following year.
1. Facilitate an annual walking tour of the park and
recreation areas with the Parks Advisory Board so
that they maintain familiarity with the system and
to view the effectiveness of previous revitalization /
improvement efforts and new construction.
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2. Conduct an annual condition assessment by a
subcommittee of the Parks Advisory Board together
with five residents representing different areas of
the community to achieve an objective review
and critique of park conditions. Use the condition
assessment report to prioritize annual budget and
capital funding commitments.
3. Establish a formalized parks-to-standard program to
ensure all parks are brought up to, and maintained
in, an equivalent quality standard. This program
should include a general maintenance and repair
schedule. The priority maintenance tasks include:
––
––
––
––
––
––

Increasing park accessibility;
Turf reconditioning;
Repairing park amenities;
Improved lighting;
Improved landscaping; and
Improved signage.

4. Prepare a comprehensive Operations and
Maintenance (O&M) Manual for Eagle Pass’
network of parks and recreation facilities.

STRATEGY 8.11.4: Develop a Parks Operations and
Maintenance Manual.
A Parks Operations and Maintenance Manual serves as
a guide to provide quality assurance and consistency
in Eagle Pass parks and recreation facilities operational
and maintenance procedures and provides the parks
and Recreation Department with a defined course
of action that guides present and future decisions
and Capital Improvement Program allocations. The
manual is typically divided between the Maintenance
Plan and the Operational Plan. The Maintenance Plan
will serve as a general guideline for the frequency of
maintenance for the parks, facilities, and equipment;
and the Operational Plan will provide for specific rules,
regulations, policies and business practices governing
the proper conduct of activities occurring at Eagle
Pass’ parks.

ACTIONS AND INITIATIVES
1. Budget the cost of an Operations and Maintenance
Manual into the Parks Department’s and City’s
Capital Improvements Program.
2. Select a consultant to help develop the Plan.

OBJECTIVE 8.12: Protect and sustain valued

nature areas, environmental features, and historic
and cultural resources.
STRATEGY 8.12.1: Renovate the Fort Duncan State
Historical Area.
The Fort Duncan military complex features several
historically significant structures and contributing
resources. If renovated and effectively promoted, this
historic district could become a major tourist attraction.

ACTIONS AND INITIATIVES
1. Contact the Texas Historical Commission and U.S.
National Park Service and determine under what
conditions the Fort Duncan district could be listed as
a national monument.
2. In support of the national monument nomination
process, prepare a cultural landscape report,
following U.S. National Parks Service guidelines.
3. Determine historic period of significance and
degree of historic integrity based on contributing
and non-contributing resources summarized in the
1971 National Register of Historic Places nomination
report. Obtain the nomination report from the Texas
Historical Commission.
4. Prepare a restoration plan of the Fort Duncan
district, and include revised vehicular circulation
plans in order to restore significant exterior spaces
and places, such as parade grounds, etc.,
recognizing the future commercial truck traffic
needs and space requirements for Bridge No. 2 (see
Figure 25 for a location map of the area).
5. Develop a strong landscaped buffer between
Bridge 2 vehicular parking areas and the main Fort
area.
6. Re-formulate program for the use of interior building
space to ensure it responds to significance /
contributing resources-related issues.
7. Develop a comprehensive interpretation program
for the Fort Duncan district, complete with
brochures, interpretive signage and interpretive
trail.
8. Develop plans to relocate non-contributing park
facilities and play structures. The baseball, softball,
and soccer/football fields will need to be relocated
(will require a minimum of 70 acres). As depicted
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in TFC Figure 25, Fort Duncan Ballfields and Bridge 2
Area, Bridge 2 lane expansion will be completed in
18 months, and will result in an additional 1,300 semitrailers. This will require a much larger staging area.
–– Identify optional areas for relocating ballfields;
–– Secure estimates for purchasing the property;
–– Work with a consultant to develop a master plan
for a new sports complex;
–– Develop construction documents, specifications,
and cost estimates; and advertise for competitive
bids.
9. Work with Texas Historical Commission and Texas
Parks and Wildlife Department to install a district
headquarters to be staffed by knowledgeable park
“rangers.”

STRATEGY 8.12.2: Work to preserve Eagle Pass’
natural resources, promote energy conservation,
and protect and enhance the environment.
1. Coordinate with the Planning Department to ensure
the City’s zoning, subdivision, and development
related regulations include provisions to facilitate
the preservation and conservation of sensitive lands
and other natural areas.
2. Continue to consider energy efficiency and
environmentally sustainable design (USGBC LEEDTM
certification standards) when planning, developing,
and purchasing park equipment and supplies.
3. Spearhead, promote and participate in various
recycling efforts and programs.

Figure 25, Fort Duncan Ballfields and Bridge 2 Area
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4. Adopt conscientious land management practices
like the use of natural composting, environmentally
safe fertilizers and pesticides, and the use of “nomow” zones around resource features.

STRATEGY 8.12.3: Continue to provide, promote
and encourage community and regional events
and programs that provide access to a variety
of cultural arts and heritage based tourism
opportunities.
STRATEGY 8.12.4 Actively promote eco-tourism
and bird-watching in and around Eagle Pass and
Maverick County.
Promote heritage-based recreation and tourism within
Eagle Pass’ Extraterritorial Jurisdiction (ETJ), Maverick
County, and region.

ACTIONS AND INITIATIVES
1. As part of the heart of Texas Wildlife Trail, Rio
Bravo Loop, work with the Texas Parks and Wildlife
Department (TPWD) to identify and establish
additional bird / wildlife watching sites see sidebars
on the Central Flyway, Monarch Migration, and the
Future Birding Center Inclluding TFC Figures 26 and
27.
2. Work with TPWD to erect additional Bird Trail Sign
Markers along U.S. Highways 277 and 57, and other
principal corridors around Eagle Pass.

OBJECTIVE 8.13: Ensure the success of Eagle

Pass’ Parks and Recreation Department through
the continued development of the staff and
department.
STRATEGY 8.13.1: Consider pursuing Parks
Department accreditation through the
Commission for Accreditation of Park and
Recreation Agencies’ (CAPRA).
Standards for national accreditation provide an
authoritative assessment tool for park and recreation
agencies. Through compliance with these national
standards of excellence, CAPRA accreditation assures

policy makers, department staff, the general public
and taxpayers that an accredited park and recreation
agency has been independently evaluated against
established benchmarks as delivering a high level of
quality with respect to park facilities.

Accreditation Process
Accreditation is based on an agency’s compliance
with the 151 standards for national accreditation
(refer to Appendix F, CAPRA Standards). To achieve
accreditation, an agency must comply with all 37
fundamental standards, and at least 85 percent, or 97,
of the remaining 114 standards. CAPRA accreditation is
a five-year cycle that includes three phases, including:
►► Development of the agency self-assessment report;
►► On-site evaluation; and,
►► The Commission’s review and decision.
If accreditation is granted by the Commission, the
agency will develop a new self-assessment report
which will be revisited every five years. Within each of
the four years between on-site visits, the agency will
submit an annual report that addresses its continued
compliance with the accreditation standards.

Understanding Standards
A standard is a statement of desirable practice as
set forth by experienced professionals. In evaluating
an agency for accreditation, the standards are a
measure of effectiveness using the cause and effect
(“if...then”) approach. In practice, if an agency
complies with a given standard, then it is expected
that the agency’s operations related to that standard
will be positively affected. Viewed holistically, if
an agency complies with the vast majority of the
standards, then it is understood that the agency is
performing a quality operation.
There are several benefits for pursuing CAPRA Agency
accreditation. Benefits for the public include:
►► Assurance and validation of well-administered
services in accord with approved professional
practices;
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►► Potential for external financial support and savings
to the public;
►► External recognition of a quality governmental
service;
►► Holds and agency accountable to the public and
ensures responsiveness to meet their needs; and
►► Improves customer and quality services.
Benefits for the Parks Department include:

4. Upon acceptance of the above-mentioned
documentation, schedule a tour for CAPRA
representatives to visit Eagle Pass’ Parks and
Recreation Department and its facilities.

STRATEGY 8.13.2: Ensure the success of the
Parks and Recreation Department through
the continued development of the staff and
department.

►► Public and political recognition;

ACTIONS AND INITIATIVES

►► Increased efficiency and evidence of
accountability;

1. Encourage employees’ membership and active
participation in professional organizations.

►► Answers the question, “How are we doing?”
through extensive self evaluation;

2. Continue to conduct annual mission and goal
development sessions with leadership staff.

►► Identifies areas for improvement by comparing an
agency against national standards of best practice;

3. Incorporate departmental goals into employees’
annual appraisals.

►► Enhances staff teamwork and pride by engaging all
staff in the process;

4. Continue to support staff to obtain professional
certifications such as Certified Park and Recreation
Professional (CPRP), the Certified Playground Safety
Inspector (CPSI) program, and others

►► Creates an environment for regular review of
operations, policies and procedures, and promotes
continual improvement; and
►► Forces written documentation of policies and
procedures.

STRATEGY 8.13.3: Improve effective performance
measures used throughout the Department to
judge the performance of staff, programs, and
recreation facilities.

For the Parks and Recreation Department, earning
the national CAPRA accreditation is a progression in
excellence.

ACTIONS AND INITIATIVES

ACTIONS AND INITIATIVES
1. Based on review of CAPRA accreditation standards,
develop a realistic schedule and plan of priority
action items based on a determination of which
Fundamental Standards remain to be completed
and which remaining Standards the Parks and
Recreation Department plans to fulfill.

1. Implement a customer service evaluation program
(incl. survey) as a measurement for memberships,
household participation and market penetration.
2. Implement a customer satisfaction survey to
evaluate cleanliness, program quality, ease of
access, and standards delivered.

2. Review the “Suggested Evidence of Compliance”
section in order to identify an acceptable means of
demonstrating compliance with a standard.
3. Based on CAPRA guidelines, prepare an “Agency
Self-Assessment” and “Evidence of Compliance”
and submit to the CAPRA.
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The Central Flyway
Migration is one of the most fascinating aspects
of the natural world. Two times per year, billions of
birds migrate vast distances across the globe. The
geographical area covered by a migratory bird over
the course of its annual cycle, encompassing breeding
and non-breeding grounds and the connecting
migration route, is known as a flyway.1 Sadly, many
of the world’s migratory bird species are in critical
population declines due to multiple factors, including:
►► habitat loss and degradation;
►► illegal and unsustainable hunting practices;
►► infrastructure development (e.g., power lines,
fences, windmills, etc.); and
►► climate change and disease.2
The conservation of migratory birds is dependent
upon the international collaboration and coordinated
conservation initiatives along their flyways.
Typically, migration patterns follow a north-south
axis with birds relocating to milder climates at lower
latitudes for the duration of their non-breeding
1 Kirby, J. S., Stattersfield, A. J., Butchart, S. H. M., Evans, M. I.,
Grimmett, R. F. A., Jones, V. R., O’Sullivan, J., Tucker, G. M. and
Newton, I. (2008) Key conservation issues for migratory land- and
waterbird species on the world’s major flyways. Bird Conserv. Int. 18:
S74–S90.
2 Bird Life International. “Spotlight on flyways.” http://www.birdlife.org

Central Flyway
Source: http://www.birdnature.com/
central.html

season.3 Taking on such tremendous journeys can be
dangerous as birds are reliant on favorable weather
conditions, en route resources and the geographical
features they encounter - such as mountain ranges,
watercourses and coastlines, avoiding large bodies of
open water and taking advantage of prevailing wind
patterns and updrafts. Subsequently, a number of
species share the same flyways (especially those with
similar biological and ecological trails); for example,
waterbirds require a route that encompasses a variety
of highly-productive staging sites. In the United States
there are three classified flyways:
1. Atlantic Flyway;
2. Mississippi Flyway; and
3. Central Flyway.
The Central Flyway is a massive bird migration
route, covering more than one million square miles
across North America’s interior. It is composed of
the Canadian provinces of Alberta, Saskatchewan
and the Northwest Territories, and the states of
Colorado, Kansas, Montana, Nebraska, New Mexico,
North Dakota, Oklahoma, South Dakota, Texas, and
Wyoming.4 The territories within the Central Flyway
serve over 380 species of birds (not all of which are
migratory) - including 16 priority bird species: American
Oystercatcher, Black Skimmer, Brown Pelican, Greater
Sage-Grouse, Least Tern, Lesser Prairie-Chicken, Piping
Plover, Reddish Egret, Redhead, Red Knot, Ruddy
Turnstone, Sanderling, Sandhill Crane, Snowy Plover,
Whooping Crane, and Wilson’s Plover.5
Birds have an increasing recreational value as ecotourism (including birdwatching, camping, hiking,
nature study and photography) has become part of
a popular, multi-billion dollar industry. According to
the U.S. Fish and Wildlife Service (USFWS) report Birding
in the United States: A Demographic and Economic
Analysis, more people participate in birdwatching
than baseball, football, basketball and hockey
combined. In 2001, birders spent an estimated $32
billion on wildlife-watching; this includes money spent
3 Newton, I. (2008) The ecology of bird migration. London: Academic
Press.
4 Flyways.us. “The Central Flyway.” http://central.flyways.us/
5 The National Audubon Society. “Priority Birds.” http://conservation.
audubon.org
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for binoculars, field guides, bird food, bird houses,
camping equipment, and travel-related costs such
as food and transportation costs, guide fees, etc.6
Forty percent of birders (roughly 18 million Americans)
traveled more than a mile from home to bird watch,
visiting a variety of habitats on both private and
public lands creating economic benefits in many
places. This $32 billion that birders spent on wildliferelated recreation generated $85 billion in economic
benefits for the nation in 2001. This ripple effect on the
economy also produced $13 billion in tax revenues
and over 863,406 jobs, as outlined by USFWS. The
6 U.S. Fish & Wildlife Service (2001). Birding in the United States: A
Demographic and Economic Analysis.

magnitude of these figures clearly showcases birding
as a major economic driver, driving billions in spending
around the country.
The Central Flyway provides many places, including
Eagle Pass, with a variety of nature-based tourism
opportunities, given that the localities within the
flyway take action to protect and enhance natural
environments and wildlife habitats. For Eagle Pass, the
value of planning and promoting wildlife preservation
lies in revenue generation, funding opportunities, and
regional interest in birdwatching and recreational
opportunities.Nature-based tourism

Monarch Migration
Monarch Migration Front through Texas
http://www.riobravonaturectr.org/home.html

In addition to migratory birds, Monarch Butterflies
also migrate through Texas. TFC Figure X, Monarch
Migration Front through Texas, illustrates the Monarch
Migration Front and Sightings of Monarchs in Texas.
According to the Rio Bravo Nature Center, Eagle Pass
and Maverick County occupy a unique position on the
international migration route of the Monarch butterfly.
80% of the entire Eastern Population of the Monarch
Butterfly, anywhere from 180 to 250 million monarchs,
migrates down the Central Flyway and through
Maverick County over four weeks from mid-October
and mid-November. Nightly populations can range
as high as hundreds of thousands during the first two
weeks of migration. Specific roost sites are used year
after year with population clusters in some individual
trees reaching as high as 10,000 Monarchs. Monarch
clusters may be found on the side of tall trees away
from the prevailing south-southeast winds. Ideal places
are pecan groves, thickets of hackberry, mesquite,
and huizache.
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Future Birding Center
The Rio Grande Valley has long been recognized as a
world-class birding destination. To expand awareness
about this ecological treasure along the state’s
southern border the World Birding Center (WBC),
which is composed of nine parks and nature preserves,
located in unique habitat areas along the Rio Grande,
was created in the Lower Texas region, see TFC Figure
27, Texas Wildlife and Birding Trails (WBC sites are
highlighted in red). The mission of the WBC is to protect
native habitat while increasing the understanding and
appreciation of the birds and wildlife.The WBC’s goal
is to expand eco-tourism and increase the number of
acres protected within the Rio Grande Valley.7
TFC Figure 27 also identifies the wildlife and birding
trails throughout Texas (transparent blue areas). Eagle
Pass is a part of the North Rio Bravo Loop in the Heart
of Texas West Wild Trail region. There are several sites
in the North Rio Bravo Loop to view birds, wildlife and
natural features. In the Eagle Pass area there two
points of interest: the Rio Bravo Nature Center within
the City and Eagle Pass Hydro Plant Road, north of the
City. At these locations, the following natural features
and bird species can be viewed:
►► Rio Bravo Nature Center. This is one of the largest
remaining examples of this habitat left in Texas. The
White-collared Seedeater occurs throughout these
brakes, as do Audubon’s Orioles, Black Phoebes,
Groove-billed Anis, three species of kingfishers,
Great Kiskadees, Painted Buntings and Green Jays.
American Pelicans are present along the river and
there is a resident pair of Osprey. Slough Amberwing
dragonflies are resident, as are American Rubyspots
and Blue-Faced Ringtails, a rare species in the rest
of Texas. One of the few natural sandstone bluffs
demonstrating deposit and erosion along the Rio
Grande runs along the right side of the trail.8
►► Eagle Pass Hydro Plant Road. Eagle Pass Hydro Plant
Road. This short roadway along a berm includes
mesquite-huisache scrub and mixed carrizo brakes
along the canal. Bird species include Marsh Wrens,
Common Yellowthroats and Spotted Towhees.The
trees on the other side of the road provide habitat
for Great Kiskadees, Verdins and White-eyed Vireos.
Olive Sparrows can be heard singing from the
7 World Birding Center, http://www.theworldbirdingcenter.com/
8 Texas Parks and Wildlife Great Texas Wildlife Trails, https://tpwd.
texas.gov/huntwild/wildlife/wildlife-trails/hotw/north-rio-bravo-loop.

TFC Figure 26, Kickapoo Birding Center
brush as well. This site provides an excellent viewing
experience because the elevation of the berm places
the viewer at eye-level with the birds in the canopy.9
As wildlife viewing sites already exist within the City and
north of the City, Eagle Pass has the unique opportunity
for additional conservation and ecotourism development
sites on the south side of the City. Available land that
is owned by the City of Eagle Pass has been identified
adjacent to the Waste Water Treatment Plant in the Rosita
South Colonias area near the Kickapoo Reservation and
Casino. There exists the opportunity for the City to partner
with the Kickapoo Nation to develop this birding center.
Both parties have already expressed enthusiasm and
support for the initiative; which would provide another
destination for visitors to the Kickapoo Casino, as well as
those paddling the Rio Grande Blueway, as summarized in
the City’s Parks and Recreation Master Plan 2018 Update.
TFC Figure 26, Kickapoo Birding Center, represents a
conceptual layout for a birding site with an interpretive
center, parking areas, trailheads and trails, ponds and
viewing areas with interpretive signage. With the addition
of this birding center, the local people of Eagle Pass
benefit from tourism revenue and birds/wildlife benefit
from protected lands.
9 Texas Parks and Wildlife Great Texas Wildlife Trails, https://tpwd.texas.
gov/huntwild/wildlife/wildlife-trails/hotw/north-rio-bravo-loop.
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TFC Figure 27, Texas Wildlife and Birding Trails

Policies: Parks and Open Space Areas (POS)
POS Policy 1: Park planning. Improve parks, recreational facilities, natural areas, and the

urban forest in accordance with relevant master plans, management plans, or adopted strategies
that reflect user group needs, development priorities, development and maintenance costs,
program opportunities, financing strategies, and community input. Consider developing master or
management plans for properties that lack guiding plans or strategies.

POS Policy 2: Service equity. Invest in acquisition and development of parks and recreation
facilities in areas where service‐level deficiencies exist.

POS Policy 3: Advance the development of greenways and recreational trails along key

riverine corridors within the Planning Area. Encourage, through Incentives and regulations,
residential subdivision design that provides for the extension of the City’s greenway linkages
and recreational trails through either dedication of land and/or easement for a bike/hike trail or
landscape easement or dedication of extra right-of-way along a collector street for a bike/hike
trail/landscape easement.

POS Policy 4: Promote the retention of stands of trees, natural vegetation, stream corridors,

and environmentally sensitive areas whenever possible to act as buffers between developments
and as site amenities within developments.

POS Policy 5: Outdoor public places should have unobstructed sightlines from the adjacent

streets, and should be designed to deter vandalism, loitering, and other types of crime and
disorder that would disrupt activities in adjacent developments and discourage legitimate users
from coming to these places. Use landscape, structures, and buildings to define spaces while, at
the same time, provide visual access to encourage their use and enhance safety.

POS Policy 6: Design spaces for specific and flexible uses. Programming and design should be
considered in the context of neighborhood uses.

POS Policy 7: Provide play areas for a variety of ages and groups. Design landscape with

opportunities for immersive experiences of nature and varied, challenging, and stimulating play
elements.

POS Policy 8: Continue to employ ecosystem management best practices in the preservation,
management, and interpretation of Eagle Pass’ nature preserves.

POS Policy 9: Recreational facilities. Provide a variety of recreational facilities and services

that contribute to the health and well-being of Eagle Pass residents of all ages and abilities.
Establish and manage specialized facilities within the park system that take advantage of land
assets and that respond to diverse, basic, and emerging recreational need.
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Policies: Environmental (E)
E Policy 1: Contributions of natural resources (ecosystem services) to human well-being are
explicitly recognized and valued and that maintaining their health is a primary objective.

E Policy 2: Natural plant and animal communities and biodiversity preservation is incorporated
into planning processes and utilize their authorities to protect these habitats where they exist to
sustain natural processes and minimize the likelihood of species becoming extinct.

E Policy 3: Habitat protection planning to:
–– Maintain large contiguous areas of open space, rather than fragmented parcels.
–– Establish priorities for habitat and species protection so that the distribution and
abundance of these species is not compromised.
–– Protect rare vegetative features and steer development toward more “common” areas.
–– Balance public recreational opportunities with habitat protection efforts.

E Policy 4: Restoration/creation of habitat should be a component of the protection plan
although priority should be given to the protection of existing high quality habitat.

E Policy 5: Identify and protect wildlife corridors which can be incorporated into the habitat

protection plans as linkages to larger blocks of land; this would include riparian corridors and other
greenways.

E Policy 6: Respect Environmental Constraints. Plan around the physical characteristics of the
land, including slope, soil types, floodplains, wetlands, and other environmental characteristics.
When feasible, retain natural site amenities. Promote the retention of stands of trees, natural
vegetation, stream corridors, and environmentally sensitive areas whenever possible to act as
buffers between developments and as site amenities within office developments.

E Policy 7: A site should be suitable for the proposed use based on its physical site

characteristics. Sites that are steeply sloping, prone to flooding, or contain other sensitive
environmental features, should be considered inappropriate.
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GUIDING PRINCIPLES
Land Use Principle 1: Ensure Equity. Land use,
transportation, and urban form decisions should
facilitate equitable access and distribution of
resources. Encourage land use decisions that reduce
existing disparities, minimize burdens, extend benefits,
and improve socio-economic opportunities for
underserved and under-represented populations.
Land Use Principle 2: Resilience. Encourage land
use decisions that improve the ability of individuals,
businesses, to recover from natural and human-made
disasters, and economic down-turns.
Land Use Principle 3: Preserve Resources. To the
extent possible, preserve active silvicultural land uses
and drainage ways by encouraging contiguous
development patterns. Consider the value of
agricultural subsistence to future generations.
Land Use Principle 4: Mix of Uses. Promote mixed
use development and redevelopment at a range
of spatial scales. Locate retail, office, residential,
institutional, and recreational uses within walking
distance of each other in compact neighborhoods
with pedestrian-oriented streets. Land use diversity will:
►► Protect existing investments while providing
opportunities for individual initiative and choice;
►► Promote independence of movement, especially
for the young and the elderly;
►► Provide safety in commercial areas, through
around-the-clock presence of people; and
►► Reduce the need for automobile use by enabling
shorter trips.
Land Use Principle 5: Livable Centers. Areas of
community focus are established, which contain
a mixture of compatible land uses providing for
housing, commercial, institutional/public services, and
recreation and leisure activities.
Land Use Principle 6: Community Identity. Enhance
community identity through adherence to and
enforcement of specific design standards, which
revitalize municipal districts, neighborhoods and
corridors.
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Land Use Principle 7: Engender a Sense of Place.
Maintain and enhance Eagle Pass’ natural, cultural,
scenic and heritage assets in accordance with
preservation guidelines and development standards.
Land Use Principle 8: Preserve Community Character.
The form and character of Eagle Pass’ built
environment reflects its historical origins and setting
and is compatible with the natural environment. As
Eagle Pass continues to grow, strive to preserve the
attributes of the community’s unique, hometown
character and identity, the beauty of its natural
environment, and the strengths of its neighborhoods,
while minimizing the adverse effects of growth.
Land Use Principle 9: Enhanced Built Environment.
Eagle Pass’ built environment is humanized through its
promotion of the arts and excellence in architecture
and urban design.

Prologue
What is Land Use Planning?
Land can be viewed as a shared natural resource,
much like air and water, that should be conserved,
cared for, and utilized with due regard to its effect
on public health, safety and welfare. The purpose of
land use planning is to select, organize and implement
specific land uses in a spatial configuration that will
best meet the needs of the people while safeguarding
resources for the future.
Land use planning is the process of making choices
and understanding the trade-offs resulting from those
choices. By taking into account multiple perspectives
- fiscal, economic, aesthetic, environmental, and
others - decision makers can make better-informed
decisions regarding the health, longevity and
prosperity of their community. This land use element
of the Comprehensive Plan recognizes the changes
that have taken place in the City of Eagle Pass over
time, and the challenges and opportunities that lie
ahead. There can be no blueprint for change; which
therefore requires the process of land use planning to
be iterative and continuous. Land use planning aims to
make the best use of limited resources by:

►► assessing present and future needs and
systematically evaluating the land’s capacity to
supply them;
►► identifying and resolving conflicts between
competing uses, between the needs of individuals
and those of the community, and between the
needs of the present generation and those of future
generations;
►► seeking sustainable options and choosing those
that best meet identified needs;
►► planning to bring about desired changes; and
►► learning from experience.

Introduction
The land use element serves as a guide for defining
the character of development within and around the
City. It identifies undeveloped or redevelop-able land
areas in the City that are suitable for various types of
uses, such as residential, commercial - office/retail,
industrial, institutional, recreation and open space. It
also defines the densities and intensities of these use
categories. The Land Use and Community Character
focus area is typically composed of text and maps
- the text identifies the principles and policies that
need to be applied in order to bring about the
desirable combination of land uses and development
pattern in the City, while the maps illustrate the
spatial application of these policies. Together, the
policies and associated TFC Map 13, Future Land Use
(hereafter referred to as the Future Land Use Map, can
be considered the centerpiece of the entire Plan.

Issues and Challenges
The following is a sampling of the significant land use
issues that will be addressed within the Land Use and
Character element:
►► Lack of integration. For most of Eagle Pass’
residents, housing and places of employment
have not been well-integrated. As depicted in The
Existing City report’s various land use maps, the
pattern of land use in Eagle Pass reflects a distinct
separation between large areas of residential and
non-residential uses. This separation of housing and
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employment further burdens the roadway system
as people must commute often considerable
distances between home and work. The lack
of mixed land uses also curtails walkability and
exacerbates the need for vehicular mobility.
►► As development continues to radiate outward from
Eagle Pass’ core area, travel times become longer,
and thoroughfares become more congested.
The City must strive to strike a balance between
centralized and decentralized growth and
development.
►► While most of the City’s arterial thoroughfares
function relatively efficiently in moving people and
goods throughout the City, and provide convenient
access to residential and non-residential land
uses, some corridors in gateway locations, such
as U.S. Highway 277 and El Indio Highway, have
become over-developed for commercial use; and,
in many cases, are lined with under-performing,
marginal strip retail and services; creating both the
need and opportunity for vibrant, new mixed-use
redevelopment.
►► As summarized in the Housing and Neighborhoods
element, growth, changing demographics, and an
evolving economic base require a greater diversity
of housing choices in both infill locations and in new
neighborhoods.

►► With land use planning comes the challenge of
balancing property rights and local reactions to
what may be perceived as undesirable land uses.
An associated challenge, particularly in more rural
areas, is dealing with landowners who believe
they should be able to do what they want with
their land. People’s sense of private property rights
often drives these reactions. Providing people
with opportunities to expand their awareness and
education of particular issues may assist in reducing
negative reactions to proposed land uses and
regulations.
Future growth and development must be
accommodated through an efficient, economical,
and integrated land use development pattern. The
previously identified guiding principles are intended
to help inform the organization of land uses within the
Planning Area.

Goal 9.0:
A balanced mix of land uses and
development patterns that support a
healthy community comprised of livable
neighborhoods, vibrant economic
districts, compatible industrial areas, and
appealing open spaces.

July 2018
2018
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Eagle Pass Land Use
Designations
This land use element uses six broad land use
designations to characterize types of development in
Eagle Pass:
1. Residential
2. Commercial / Office
3. Industrial
4. Public / Institutional
5. Parks / Open Space
6. Undeveloped
The character classification (e.g., rural, suburban,
auto-urban, urban) of each land use designation will
influence the land use category.

Residential Land Use Designation
Housing plays an essential role in fulfilling the vision
for the future of Eagle Pass. The character of the
housing stock shapes the quality of life in Eagle Pass.
As identified in The Existing City report, residential land
uses compose 5,822.7 acres, or 9.1 percent of the
lands within the Planning Area; of which 1,672.2 acres,
or 28.1 percent, is within the City limits. More land area
is allocated to housing than any other type of nonresidential land use, combined.
Housing provides the foundation for economic growth.
Business growth requires employees. Employees
require housing. People living in Eagle Pass provide the
demand for goods and services. Housing provides the
customer base needed to support business retention
and expansion.

Housing Typologies
The Housing and Neighborhoods element of the
Comprehensive Plan recommends ensuring a diverse
housing stock that enables people to live in Eagle Pass
for their entire life. Each stage of life produces different
housing demands. Young adults seeking to locate
to (or remain in) Eagle Pass often face challenges in
purchasing a home, let alone finding a home that suits

their lifestyle. At this stage in life, the amount of income
and assets may pose barriers to home ownership. As
a result, this age group depends on apartments and
other forms of rental housing.
As age, economic status and family size increase,
people often seek to own a house. To a large degree,
the smaller and older homes in Eagle Pass can fill the
role of a starter home. Townhomes can also provide a
more affordable form of entry level, owned housing.
Families may “move up” to larger homes during their
lifetime. This transition reflects the need for more
space and the capacity to support additional housing
expense. As people age and children leave home,
housing needs change.
“Empty nesters” may seek to downsize with smaller
homes and less maintenance. Other older residents
may need housing that includes varying levels of
support services.

Commercial / Office Land Use
Designation
Several economic factors play a role in land use
planning. From an economic perspective, commercial
land use provides the community with goods and
services, jobs, and a tax base. Commerce is an
integral part of Eagle Pass’ vision for the future. Aside
from needing to offer a variety of housing - jobs,
shopping, health care, religious, and recreation
opportunities - all play a role in citizens’ quality of life
and economic wellbeing. Indeed, all of these factors
influence the formulation and implementation of the
Comprehensive Plan.

Commercial Typologies
Eagle Pass strives to be a great place to conduct
business. Achieving this vision requires strong
commercial nodes and districts. Commercial
businesses are not a single, uniform commodity.
Commercial land uses typically fall into two broad
categories:
►► Retail. These businesses provide for the sale
of goods and commodities to the public. The
interaction between the business and the
customer (shopping) is an essential factor in this
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type of commercial land use. Retail uses typically
produce the highest amount of vehicle trips
among commercial land uses. Traffic, access and
visibility are important variables which influence the
location of retail uses.
►► Services. Service-oriented businesses provide a
wide range of professional services. Examples
of professional service businesses include law,
health care, banking, consulting, accounting and
real estate. Services typically entail less business/
customer interaction than retail. Many services
can be obtained without visiting the premises of
the business. The nature of the interaction with
the customer influences the location for service
businesses, as well as the programmatic and spatial
configuration of the facilities.

Planning for Commercial Development
Commercial land uses can be organized in a
spatial hierarchy similar to residential uses: parcel,
strip, downtown, and district. Each element of this
commercial hierarchy caters to a specific type
of consumer, and as a result, impacts the spatial
character of the built environment.

Typical Parcel-type commercial development along E. Main Street in
Eagle Pass. (Image courtesy of Google Maps)

Parcel: Many commercial development issues occur
at the parcel level. Eagle Pass is largely composed
of a collection of individual businesses. The nature of
these businesses makes the individual parcel a primary
focus of commercial land use. Several important
considerations guide the development of a parcel for
commercial use.
►► The building should be oriented to the street and
provide access to the customer, whether on foot or in
an automobile.
►► The layout of the parcel must address both character
and function. An ample supply of parking makes it
convenient to obtain the goods and services.
►► Building materials, facades and signage combine
with the public streetscape to create an attractive,
legible setting.
►► Consideration must be given on how to define the
edges of commercial areas and provide separation
between the commercial parcel and adjacent
residential uses.
The “pad” pattern is based on individual parcels and
businesses. In this pattern, each lot contains a single
building and each building contains a single business.
All elements of the development pattern (building

Typical Strip commercial development long N. Bibb Avenue in Eagle
Pass. (Image courtesy of Google Maps)
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orientation, parking, street access) are driven by the
needs of each parcel and business. In this pattern,
pedestrian movement occurs at the street and from
parking lot to store entrance. Pedestrian movement
between businesses is difficult to encourage in a pad
level of configuration, as compared to an attached,
strip level of organization.
Strip: The “strip” pattern contains a series of businesses
linked together in a common structure. The strip
commercial use typically occurs on a single parcel
and provides shared parking. The strip may have a
single, consistent facade or contain connected, but
individual storefronts. The use of shared parking can
reduce the number of spaces and the total paved
area of the lot. The strip also allows for fewer curb
cuts (street access points) and a more coordinated
approach to traffic circulation and access
management.
Downtown: The “downtown” pattern combines
elements of both pad and strip to create a vibrant
environment full of commercial and entertainment
activity. The downtown is a collection of individual
businesses (pad) joined together (strip) with minimal
setbacks from the street and virtually no side setbacks.

Eagle Pass’ Downtown District is focused along Main Street.
(Image courtesy of Google Maps)

This pattern orients the storefront directly onto the
sidewalk and street, unlike the previous patterns that
typically rely on parking between building and street.
This pattern creates a strong relationship between
pedestrian and vehicular activities.
District: Commercial districts are shaped and defined
by several factors. Businesses cluster together to
take advantage of a common customer base. For
example, service stations, lodging and restaurants
oriented around an interchange seek to capture
a share of the market from the highway. Districts
enhance the ability to coordinate land uses, especially
the relationship between commercial and residential.
A district approach also creates the potential to share
parking and reduce the amount of paved surface.
The Comprehensive Plan uses three types of
commercial land use character classifications to
guide development: Suburban (Neighborhood)
Commercial, Auto-Urban (General) Commercial,
and Urban Commercial / Mixed-Use. The differences
between these categories is based on the market,
location, scale and size of building mass, infrastructure
capacity/support characteristics, and the character
of adjacent development. The Comprehensive

The Old Mill District in Bend, Oregon is a mixed-use district that formerly
housed lumber mills. (Image courtesy of Google Earth)
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Plan seeks to provide an adequate supply of each
category in locations that support the overall principles
and objectives of the Plan.

Industrial Land Use Designation
Industrial areas are important elements of Eagle Pass’
identity and its future. As summarized in The Existing
City report, because of the City’s geographic location
on the border of the United States and Mexico; the
two international bridges and major rail crossing; and
its designation as a Foreign Trade Zone; Eagle Pass
has the potential to become a major employment
center in the Upper Rio Grande Valley region.
Building on these opportunities is a key aspect of the
community’s vision. The employment generated by
local industry brings people to live in Eagle Pass. These
people create the demand for housing and provide
the market for commercial development. Industry is
also a market driver for local commercial businesses.
Industry creates tax base with which to finance local
government operations and infrastructure. Planning
for industrial land uses focuses on several factors,
including:
►► the ability for existing businesses to expand their
operational footprint;
►► minimizing environmental impacts (e.g., noise,
odor, particulate emissions and traffic conflicts with
nonindustrial land uses);
►► providing transportation access for employees; as
well as for highway, rail and air transportation in
order to ship products and receive materials for
processing; and
►► the supply, quality, condition and reliability of
municipal utilities needed to support operations.
The Comprehensive Plan places emphasis on the
expansion of existing industries. These businesses and
the City share an interest in the future prosperity of the
community. With the knowledge and acceptance
of the community, growing these businesses should
be easier than attracting new businesses. A related
strategy is promoting the creation of new satellite
businesses that may spin-off of existing industries or

seek a location close to these industries. A recent
industrial development trend, the development of
eco-industrial parks, spatially co-locates industry
clusters, whereby, in principle, the waste stream of one
industry becomes the feedstock of another industry.
These kinds of synergies as it makes for the efficient
use of land, reduces energy consumption, reduces
traffic and subsequent greenhouse gas emissions, and
increases profitability for the businesses.
Heavy Industrial land use classification covers the
majority of industrial production and manufacturing
land uses in Eagle Pass; while Business Park is used
to classify light industrial land uses that are primarily
associated with some product assembly, warehousing
and distribution. Industrial areas are located in
proximity to major highway and railroad corridors
to help facilitate industrial commerce activities. As
indicated on the City’s Zoning District Map, there
is significant heavy industrial and light industrial
expansion potential in the Industrial Park area south
of the International Bridge #2 and the Union Pacific
rail crossing, as well along U.S. Highway 57 heading
northeast out of the City.

Public / Institutional Land Use Designation
Institutional uses, such as governmental buildings,
schools, libraries, and places of public assembly
(e.g., churches) can be part of the neighborhood
environment. Churches can be found in many Eagle
Pass neighborhoods. The Comprehensive Plan and its
Future Land Use Map (TFC Map 13, Future Land Use)
identifies large churches as an institutional land use;
while smaller, perhaps more transient churches are
categorized as a residential use. New churches can be
allowed in residential areas under certain conditions.
Criteria for locating a church in a residential land use
area include:
►► Size: Large church buildings and site areas can
disrupt neighborhood cohesion. Churches in low
density residential areas should not be more than
80,000 to 100,000 square feet in lot area.
►► Parking: Without adequate on-site facilities, parking
may spill on to neighborhood streets.
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►► Traffic: Traffic increases during peak use times. These
times may not be limited to specific days of worship
as churches are often used for a variety of types of
community assembly. Churches should be oriented
to and accessed by way of collector or arterial
streets.

Eagle Pass Land Use
Character Classifications

►► Lighting and Signage: Site lighting and signage
needs may resemble commercial uses. These site
factors should be managed to fit the character of
the surrounding residential development.

A character-based approach to community planning
looks beyond the basic designation and use of land
(residential, commercial, industrial, public / institutional,
etc.) to consider the scale, placement and design
of buildings and associated planning of sites, as well
as the aggregation of uses within neighborhoods,
districts, and corridors. Whether new development
or redevelopment, and whether private or public
construction, the pattern of land use – including its
intensity, appearance, and physical arrangement
on the landscape – will determine the character and
will ultimately contribute to the image of the entire
community over the long term.

For the purposes of the Future Land Use Map, uses that
might otherwise be considered “special uses,” such as
water towers, wastewater treatment plants, solid waste
landfills, airports, and electric transmission substations,
are also classified as Public / Institutional.

Park / Open Space Land Use Designation
As discussed in the Parks and Environment focus
area, the adequate provision of parkland and open
space for a growing population is critical and should
be factored-in to all new development as so much
necessary infrastructure. The Parks / Open Space
designation has been utilized to identify existing parks
and proposed greenway corridors. The future location
of proposed parks has not been disclosed on the
Future Land Use Map.

Rural / Undeveloped Land Use
Designation
The Undeveloped Land use designation refers to all
lands within the Planning Area that are outside the fiveyear growth areas designated on TFC Map 1, Growth
Sequencing; and are therefore considered outside the
20-year horizon of the Plan.

Character Classifications

In the community character spectrum, the four main
character designations are Rural, Suburban, AutoUrban, and Urban. These are common terms that
should bring immediate images to mind as one thinks
of traveling from the City center to the outskirts of a
typical community. Over the years, and particularly
since the advent of widespread automobile ownership
in the 1920s to1930s, sizable portions of many
communities have developed in an “Auto-Urban”
pattern, which falls in the range between Urban and
Suburban.
Community character accounts for the physical
traits one can see in an area which contribute to its
“look and feel.” A character-based approach to
land use planning focuses on key variables, including
development intensity, which encompasses the density
and layout of residential development; the scale and
form (bulk) of non-residential development; and the
amount of building and pavement coverage (degree
of impervious cover) relative to the extent of open
space and natural vegetation or landscaping. How
the automobile is accommodated is a key factor in
distinguishing character types, including street design,
parking, and the resulting arrangement of buildings on
sites.
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It is this combination of basic land use and the
characteristics of the use that more accurately
determines the real compatibility and quality of
development, as opposed to land use alone. Aesthetic
enhancements such as the design of buildings,
landscaping and screening, sign control, and site
amenities also contribute to enhanced community
character.

The range of community character classifications and
their land use categories are as follows:

As outlined in the Vision Statement, Eagle Pass has
expressed its desire to become an economically
balanced, highly attractive, family-oriented, and wellmaintained urban community composed of a variety
of neighborhoods that provide a blend of housing
types which support all stages of life. To implement
these provisions, a means of converting this statement
of future intent into land use policies and development
regulations must be formulated. A community
character analysis was used to characterize existing
development within the Planning Area and to
document the land use patterns and design elements
that form the character of individual developments
and the community as a whole.

►► Class: Neighborhood Conservation (NC)

Character Themes

►► Class: Industrial (I)

Each of the following community character types
described below is present within the Planning Area
with varying degrees of significance. The more readily
identifiable character categories include:
►► Urban character in Downtown;
►► Auto-urban (general) character of commercial
development along E. Main Street, N. and S.
Veterans Boulevard, N. Bibb Avenue, and other
arterial routes;
►► Industrial character along Industrial Park Boulevard,
U.S. Highway 57, and Thompson Road in the Elm
and Seco Creek areas;
►► Auto-Urban (General) Residential character of
neighborhoods throughout the community;
►► Scattered areas of larger lot Suburban Residential,
such as in the Seco Mines Area along the Rio
Grande and southeast of the City at El Indo
Highway and 480; and

►► Class: Rural
–– Rural / Undeveloped (R/U)
►► Class: Suburban
–– Suburban Residential Character (SR)
–– Business Park Character (BP)

–– Neighborhood Commercial Character (NCC)
►► Class: Auto-Urban
–– Auto-Urban (General) Residential Character
(AUR)
–– Auto-Urban Multi-Family Residential Character
(MF)
–– Auto-Urban (General) Commercial Character
(GC)
►► Class: Urban
–– Central Business District Character (CBD)
–– Urban Commercial / Mixed-Use Character (UC)

–– Heavy Industrial Character (HI)
►► Class: Public / Institutional (PI)
►► Class: Park / Open Space (P)

Land Use Classifications
In the following several pages, each land use
classification is described in detail, with respect to
development types, predominant characteristics,
intensities, and applicability of current zoning districts
(as defined within the Zoning Ordinance). This
classification system has been applied to each parcel
within the Planning Area. In some cases, though
seldom, a large parcel may have more than one
recommended land use. Together, these land use
classifications and categories compose the Future
Land Use Map (TFC Map 13, Future Land Use).

►► Undeveloped, rural agricultural character
surrounding the City generally east of 480.
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Class: Rural
Rural / Undeveloped (R/U)
Land Use Category
The Rural / Undeveloped land use category consists
of lands that are sparsely developed, the primary
uses of which consist of mainly agricultural and semiwilderness forested lands interspersed with very lowdensity residential (homes are customarily an accessory
to agriculture). The landscape is accented by a few
farmsteads, outbuildings, and gently rolling hills, which
contribute to its rural character. This land use category
characterizes a landscape that provides its residents
with the choice of seclusion within the countryside, and
away from a more developed setting.
Landscapes possessing Rural / Undeveloped character
within the City limits are primarily found in areas east of
the City, outside the 480 loop, south of the City between
480 and the Rositas Colonia, and northeast of the City
between Union Pacific Railroad and U.S. Highway 57.
The Rural / Undeveloped land use classification
within the Planning Area also indicates lands that
are not intended to be developed within the next
20 years, primarily because future growth can be
accommodated within those areas identified within TFC
Map 1, Growth Sequencing, and additional land for
development is likely not required.
Development Types:
►► planned development to accommodate
conservation and cluster designs;
►► agricultural uses;
►► agriculture-focused commercial retail;
►► agricultural storage and support uses, e.g., barns and
related outbuildings;
►► large lot, single family detached residential.

Rural / Undeveloped

►► Scattered residential development on relatively
large acreages, resulting in very high open space
ratios and very low site coverage (sometimes with
residential “estate” areas providing a transition from
rural to suburban densities, with estate lots typically
being three to 10+ acres);
►► Typically no centralized water or sanitary sewer
service available; thus requiring the utilization of
on-site septic systems. Also, much greater reliance
on natural drainage systems, except where altered
significantly by agricultural operations;
►► Potential for conservation developments that
further concentrate the overall development
footprint through cluster designs, with increased
open space set-aside to preserve sensitive lands,
maintain the overall rural character, and buffer
adjacent properties.
Applicable City Zoning Districts:
►► Not applicable

Characteristics:
►► Rural character resulting from wide open landscapes,
with minimal sense of enclosure and views to the
horizon unbroken by buildings in most places;
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Class: Suburban
Suburban Residential (SR)
Land Use Category
The Suburban Residential land use category is
characterized by the predominance of open
landscape. where the main dwellings are balanced
by the natural / landscaped environment. The
automobile and its associated amenities (garage,
driveway, etc.) are subordinate to the overall layout
of the structures with a landscaped garden. As new
development continues around the City’s periphery, a
lower density Suburban Residential (SR) development
will help to transition rural and urban development.
Development Types:

Suburban Residential

►► Detached residential dwellings.
►► Planned developments to provide other housing
types but with increased open space to preserve a
suburban character setting.
Characteristics:
►► Similar to Auto-Urban (General) Residential
category, there is noticeable accommodation
of the automobile on sites. However, garages
are typically integrated into the front facade of
the dwelling, or hidden behind the dwelling; with
driveways on the side of homes or occupying a
portion of the front yard space.
►► Development options can be established which
allow for smaller lot sizes in exchange for greater
open space, with the additional open space
devoted to maintaining the suburban character
and buffering adjacent properties and roads.
Density / Height Guidelines:
►► one to two dwelling units per acre (DU/ac).
Applicable City Zoning Districts:
►► First One-Family Dwelling District (R-1) - maximum 5.7
DU/ac.
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Class: Suburban
Business (Office) Park (BP)
Land Use Category
The purpose of the Business Park land use category
for this Comprehensive Plan’s Future Land Use Map,
is to foster stability and growth of high-quality, light
industrial (design, assembly, finishing, packaging);
office/warehousing/distribution; office/technology/
research and development; and similar industry
clusters. These activities are characterized as “clean”
since they produce a minimal environmental outputs,
including, but not limited to smoke, gas, odor, dust,
noise, vibration of earth, soot or lighting; to a degree
that is non-offensive when measured at the property
line of subject property. Business Parks are enhanced
by access to transportation networks, and that provide
desirable employment opportunities for the general
welfare of the community.
Business Parks are suburban in character, are
typically developed in a campus-style setting that
features reduced site coverage and increased open
space; and may include offices and associated
administrative, executive professional uses, and
specified institutional and limited commercial uses.
Parking lots are often heavily screened or located
to the rear of the main office building. Parking bays
for loading and off-loading are located along the
longitudinal side of the building, perpendicular to
interior vehicular circulation.
Development Types:
Many businesses located in an office setting provide
professional services. From a land use planning
perspective, it is important to distinguish office uses
from other commercial activities. The “pure” office uses
entail minimal amounts of interaction with customers.
Employees are the primary activity generators for
offices.
►► Light manufacturing and assembly;
►► distribution, and warehousing;

Business (Office) Park

►► uses involving handling, storage, or shipping;
►► laboratories for research and development.
►► food production clusters (e.g., breweries, cookie,
cracker and pasta manufacturing);
►► arts and crafts manufacturing cluster (e.g.,
commercial screen printing, pottery product
manufacturing, ornamental and architectural
metalwork manufacturing).
►► Primarily office, medical, and technology/research
uses;
►► higher-density auto urban (general) residential (20
to 30 percent of total area maximum);
►► Public/institutional; and
►► Common green spaces.
Characteristics:
►► Building type, parking and shipping arrangements,
the presence of outdoor storage facilities, trailer
trucks, loading docks, rail lines, and power sources
►► Typically a minimum Landscape Surface Ratio (lot
coverage) of 20 to 30 percent, which allows for
sizable building footprints since most developments
involve large sites.
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►► Extensive landscaping of business park perimeter,
and special streetscape and design treatments at
entries, key intersections, and internal focal points.
►► Development outcomes often controlled by
private covenants and restrictions that exceed City
ordinances and development standards.
►► Intended to create a highly attractive business
investment environment.
►► Site operations are conducted indoors with no
outdoor storage or display.
Siting Criteria:
Programmatic and locational criteria for light industrial/
business park development include the following
considerations:

►► Light industrial land uses and business parks shall
be located near freeways with adequate access
provided by thoroughfares. Access to rail is
desirable where possible.
►► Sufficient street frontage to accommodate
structures, parking, and access while in character
with adjacent non-industrial properties.
Intensity / Height Guidelines:
►► 0.25 to 0.50 Floor-to-Area Ratio (FAR) for uses with a
limited number of employees and customers, such
as warehouses / up to three (3) stories.
Applicable City Zoning Districts:
►► Industrial District (I)
►► Highway and Neighborhood Business District (B-1)

►► Encourage the formation of new unified business
park corridors (e.g., U.S. Highway 57, Thompson
Road, and Industrial Park Boulevard) or the
development of individual parcels as part of
business parks by focusing new growth in a more
clustered pattern, as opposed to isolated parcels
along strips of non-residential land uses lining
thoroughfares.
►► Sufficient acreage, either on one parcel or through
assembling multiple parcels, to ensure that current
and future expansion needs are satisfied. The
estimated size of park should be 50 to 250 acres.
►► Configuration: Square or rectangular sites are
preferred as they offer the greatest flexibility and
satisfy most uses.
►► Shovel-ready sites: In-place infrastructure (e.g.,
utilities, accessibility, rail, fiber-optic, etc.) increases
speed to market, decreases construction /
implementation costs, and minimizes risk (e.g., a
proposed access road or interchange may not be
constructed when planned).
►► Ensure adequate truck loading and maneuvering
areas within a building or in a side or rear yard,
in such a way that all storage, standing and
maneuvering of trucks will take place solely on
private property and is well-screened from all public
thoroughfares.
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Class: Neighborhood
Conservation (NC)
The Neighborhood Conservation (NC) designation is
applied to established neighborhoods that are largely
built-out and stable, and where no significant change
in development type or pattern is expected or desired.
To implement the intent and policies associated with
NC, the current zoning designations for these areas
may warrant repurposing, and their uses and standards
may require recalibration, to achieve certain, desired
development outcomes. In this way, all existing, stable
neighborhoods would transition from their current
zoning designation to an “NC” designation, which
results in a series of NC subdistricts (i.e., NC-1, NC-2,
etc.), each of which is customized for a particular
area, density and intensity of development. Essentially,
this would “lock in” standards for each area that
reflect and reinforce how the neighborhood originally
developed, or has evolved over time, and the existing,
prevailing character. This recommended approach
to the zoning of existing neighborhoods allows for
compatible building additions and site improvements,
whereas typical zoning designations may cause such
positive actions to require variances or worse, be
labeled as “nonconformities.”
As a result, desired reinvestment is promoted while
ensuring that existing neighborhood character is
maintained even with redevelopment or infill activity
(although changes in stable neighborhoods generally
come from incremental expansion and modification of
existing homes over time, and not due to large-scale
redevelopment).
Development Types (Depending on neighborhoodspecific standards):
►► detached residential dwellings;
►► attached residential and multi-family dwellings;
►► public/institutional;
►► neighborhood commercial.
Characteristics:
►► Integrity of older, intact neighborhoods protected
through customized Neighborhood Conservation

Neighborhood Conservation

zoning with standards that ensure no significant
change in the development type or pattern and
reinforce existing physical conditions (e.g., lot sizes,
building setbacks, etc.).
►► Designed to preserve existing housing stock (and
avoid excessive nonconformities and variance
requests) and parcel sizes, and also to govern
periodic infill and/or redevelopment activity within
a neighborhood to ensure compatibility.
►► Depending on the particular neighborhood, the
customized zoning may recognize and embrace
small-scale office or neighborhood commercial
(retail/service) uses that have always been part of
the area’s fabric. Such uses could also be allowed
to expand within certain limits, or a particular
Neighborhood Conservation sub-district could
provide for new uses of this type to occur on
vacant sites at the edge of the neighborhood or
other appropriate locations. This can be especially
important to neighborhood integrity when older
homes are falling into disrepair or are no longer
marketable, and conversion to other uses is best
for all — but when done compatibly under the
Neighborhood Conservation standards.
Applicable City Zoning Districts:
►► Not applicable
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Class: Neighborhood
Conservation (NC)
Neighborhood Commercial (NCC)
Land Use Category
Outside of Eagle Pass’ Downtown, there are
commercial and office nodes that are automobileoriented but designed at a neighborhood scale and
cater to pedestrians in neighborhood commercial
configurations. These neighborhood commercial
centers occupy much smaller building footprints than
typical businesses found on major arterial corridors and
provide neighborhood conveniences such as markets,
professional services, cafes, drinking establishments,
and boutique retail uses. Small food markets are often
accompanied by convenience stores and personal
service establishments such as banks, dry cleaners, and
small-scale drug stores. The Neighborhood Commercial
category also includes residences that have been
converted into professional offices. Proposed locations
include smaller commercial centers adjacent to
and surrounded by neighborhoods and at principal
intersections of community collector streets.
Most neighborhood commercial properties are
between 10,000 and 20,000 square feet in total area.
Except for dense urban centers, the economics of
most suburban neighborhood centers presently require
surface parking with an overall blended ratio of 4.0
to 4.5 cars per 1,000 square feet of the entire center’s
gross building area.
Development Types:
►► Professional offices, convenience stores, dry
cleaners, post offices, coffee shops, and drug
stores.
Characteristics:
►► Non-residential development should be small-scale,
low-intensity land uses, generally about the same
scale and intensity level (building size, shape, and
footprint) as residential development within the
Suburban Estate (SE) or Suburban Residential (SR)
character categories; and clustered at intersections
of community collector thoroughfares.

Neighborhood Commercial

►► Together with parking areas, buildings consume
50 to 60 percent of the site (FAR is greater than its
Auto-Urban (General) Commercial counterpart
and is no more than 0.5 to 0.75). Landscaped areas
consume 40 to 50 percent of the sites and assume
a residential character. Buildings often have a
residential appearance.
►► Parking is often screened by garden walls and
ornamental hedges, or within 300 feet of the
building.
►► Service vehicles must be smaller in size than
a conventional semi-trailer to accommodate
deliveries in confined neighborhood areas.
►► Signage is significantly reduced in size.
Intensity / Height Guidelines:
►► Neighborhood shopping areas are designed to
serve a localized trade area within a community.
The neighborhood shopping areas serve a radius
about one-half mile and a population of 2,500 to
4,000 people.
►► Desired FAR = 0.50 / up to two (2) stories.
Applicable City Zoning Districts:
►► Highway and Neighborhood Business District (B-1)
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Class: Auto-Urban
Auto-Urban (General) Residential (AUR)
Land Use Category
This designation pertains to current and future
residential development and includes detached
residential dwellings; attached housing types (subject
to compatibility and open space standards, e.g.,
duplexes, triplexes, townhomes, and patio homes);
planned developments (with a potential mix of housing
types and varying densities, subject to compatibility
and open space standards), etc.
Development Types:
►► Detached residential
►► Attached residential

Auto-Urban (General) Residential

Characteristics:
►► Less openness and separation between dwellings
compared to suburban character areas, due to
size of parcel and proportion of building footprint to
parcel;
►► Automobile significantly influences the design and
character of the dwelling. Front yard is consumed
by the driveway and off-street parking.
►► Landscape enhancements remain subordinate to
the structure.
Density / Height Guidelines:
►► 3 to 8 dwelling units per acre (DU/ac).
Applicable City Zoning Districts:
►► Second One-Family Dwelling District (R-2) maximum 7.9 DU/ac
►► Townhouse Residence District (R-4) - maximum 20.0
DU/ac
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Class: Auto-Urban
Auto-Urban Multi-Family Residential (MF)
Land Use Category
Higher density residential uses such as attached and
multiple-family housing (up to three stories in height),
and manufactured home communities also have this
character due to their density, limited open space,
relative amount of impervious surface devoted to
buildings and parking lots, and increased building
enclosure. Multi-family residential developments are
typically setback from road frontages, with buildings
surrounded by surface parking lots and oriented
inward toward recreational / social amenities, such as
swimming pools, cabanas, etc.
Development Types:

Auto-Urban Multi-family Residential

►► Complexes of often multi-story (2 to 3 stories) multifamily buildings, interspersed with parking lots and
open spaces areas.
Characteristics:
►► Gated automobile and pedestrian entrances;
►► Internal orientation;
►► Designated recreational areas, often with pool
house and pool;
►► Shared stair wells and elevators, depending on the
number of stories;
►► Perimeter buildings heights are typically reduced
compared to internal buildings;
►► Surface parking lots.
Density / Height Guidelines:
►► 20 to 30 dwelling units per acre (DU/ac).
Applicable City Zoning Districts:
►► Duplex Dwelling District (R-3) - maximum 12.4 DU/ac
►► Apartment District (R-3(A)) - “A lot on which there
is erected an apartment house or multiple-family
dwelling shall contain a minimum lot area of not
less than seven thousand (7,000) square feet and
one thousand eight hundred (1,800) square feet per
dwelling unit for each unit over four (4) units.”
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Class: Auto-Urban
Auto-Urban (General) Commercial (GC)
Land Use Category
The Auto-Urban (General) Commercial land use
category of development has become commonplace
across the nation since the mid-20th Century, and
is characterized by roads, driveways, and at-grade
parking areas that commonly exceed the area
of the building(s) as a percent of ground cover.
The dominance of buildings and surface parking
relative to landscaped or unimproved areas is what
distinguishes Auto-Urban development from Suburban
development character, placing it closer to the urban
end of the character spectrum. This character type is
most commonly associated with a highway-oriented
commercial or business strip. Fast food restaurants, gas
stations, and strip shopping centers like those found
along E. Main Street, N. and S. Veterans Boulevard,
and N. Bibb Avenue are the dominant commercial
images of an Auto-Urban character.
The primary difference in Urban and Auto-Urban land
use categories is the role of the automobile in its site
design. Rather than buildings oriented to the street, as
in an urban setting, with parking to the rear, such as
what is found in Downtown, Auto-Urban environments
are characterized by large parking lots surrounding the
buildings.
Auto-Urban General Commercial uses include high
intensity commercial businesses that have a trade
area that extends beyond Eagle Pass and/or require
a large amount of land for their operations. Uses like
auto and recreational vehicle sales, farm implement
dealers, motels, nurseries and other outdoor sales, gas
stations, restaurants, and “big box” retailers. Due to
the potential for these uses to generate high traffic
volumes, their location should be on or at least provide
adequate access to arterial roadways.
Auto-Urban uses require a significant amount of space
for high levels of automobile dependent interaction,
i.e., large surface parking lots with multiple points of
ingress/egress. As a result, buildings are constructed

Auto-Urban (General) Commercial

at the back of the site nearest neighboring uses and
away from their roadway frontage. Auto-Urban uses
also have a greater reliance on site access, thereby
adding to the number of driveways and access points.
The result is expansive parking areas that dominate
the front setback and, thus, the character of the
development.
Development Types:
►► “Strip” commercial centers along major roadways,
with a range of uses, including those on high-profile
“pad” sites along the roadway frontage;
►► Automobile service-related enterprises (e.g., gas /
service stations, auto parts, car washes);
►► Restaurant chains (e.g., fast food, other);
►► “Big-box” commercial stores (e.g., grocery,
appliances, Wal-Marts, clothing, etc.); and
►► Hotels and motels.
Characteristics:
►► Significant portions of development sites devoted to
vehicular access drives, circulation routes, surface
parking, and loading/delivery areas, making
pavement the most prominent visual feature;
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►► Buildings typically set back toward rear of site to
accommodate expansive parking areas in front,
closest to passing traffic;
►► Less emphasis on architectural design in many
cases, with building façades often lacking
articulation and having large banks of single-pane
windows;
►► Development desire to maximize signage (number,
size) to capitalize on site visibility to passing traffic;
►► Often not conducive for access or on-site
circulation by pedestrians or cyclists.
►► Required Landscape Surface Ratio of 10 to 15
percent.
Intensity / Height Guidelines:
►► 0.35 to 0.50 FAR / one story, with heights up to 40
feet.
Applicable City Zoning Districts:
►► Highway and Neighborhood Business District (B-1)
►► General Business District (B-3)

Class: Urban
Mixed-Use (MU)
Land Use Category
Downtown typifies what is envisioned for the density
and intensity of development within the Urban
Commercial / Mixed-Use land use classification. The
Downtown retains the historic fabric and design
of a traditional mixed-use, central business district.
This urban environment is characterized by taller,
larger buildings that occupy most if not all of the site
and are set at the street edge with parking largely
on-street and in structures, with reduced common
surface parking lots (FAR: 4.0). Sidewalks are scaled for
pedestrian rather than automobile use, and original
buildings with historic or design significance have been
mostly well-preserved.
This Comprehensive Plan strongly recommends the
preparation and adoption of design and architectural
standards for developments in the MU land use
category so that there is continuity in the overall
character of the area.
Characteristics:
►► Streets and other public spaces framed by
buildings with zero/minimal front setbacks, creating
“architectural enclosure.”
►► Greatest site coverage. Multi-story structures
encouraged.
►► Most conducive for pedestrian activity and
interaction, with public plazas and pocket parks
providing green space amid an urban environment,
and a place to gather and host community events.
►► Structured and on-street parking.
►► Low-density residential uses, and industrial uses
should not be permitted within the UC land use
classification.
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Development Type: Downtown Mixed-Use Central
Business District
►► Applies to the area around Downtown. It includes
an active mix and concentration of uses and public
gathering / event spaces in a main street setting,
including professional offices, government services
and entertainment venues.
Intensity / Height Guidelines:
►► Ranges from 2.0 to 4.0 FAR / from 2 to 4 stories.
Development Type: Mixed-Use Corridor

Mixed-Use
Allowed Uses:
►► Intensive, urban character with a multiplicity of uses,
including multi-family residential, entertainment,
restaurants, department stores and other retail,
general and professional offices, hotels, open
space gathering areas.

►► Allows a broad range of commercial, office and
high-density residential uses and public spaces
serving surrounding neighborhoods, commercial /
professional business parks and visitors from nearby
communities.
Applicable City Zoning Districts:
►► Central Business District (B-2)
►► General Business District (B-3)

Development Type: Mixed-Use, Lifestyle Center
►► Promotes regional pedestrian-oriented, mixeduse centers with integrated, complementary
uses; with convention/assembly and/or parks and
public spaces that draw visitors from surrounding
neighborhoods and communities within the region.
Density / Height Guidelines:
►► These permitted development densities and
intensities are recommended so that innovative
and flexible site design can provide density to
encourage neotraditional planning concepts.
►► Ranges from 2.0 to 4.0 FAR, of which up to 0.75 FAR
can be office or commercial / up to four (4) stories.
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Class: Industrial (I)
Heavy Industrial (HI)
Land Use Category
Having an area that can accommodate more
traditional, heavy industry can be an important
component of a successful economic development
strategy. The Industrial use classification combines
activities of both light and heavy industry. Uses such
as office / warehouse, wholesale, product assembly,
and light manufacturing are included with heavier uses
that often include outdoor storage, display and work
activity.
Development Types:
►► Heavy industrial;
►► Heavy commercial (i.e., retail sales involving larger
merchandise or vehicles, often with significant
outdoor display areas, such as a large home
improvements store or lumber supply yard);
►► Office uses accessory to a primary industrial use.
Characteristics:
►► Typically auto-oriented character, although masterplanned industrial park developments may feature
more open space and landscaping, regulated
signage, screening, building design standards, etc.;
►► Outdoor activity and storage, which should be
screened where visible from public ways and
residential areas;
►► May involve significant truck traffic or direct rail
service;
►► On-site presence of large-scale moving equipment
in some cases;
►► Potential for environmental impacts that may affect
the proximity and type of adjacent uses, including
particulate emissions, noise, vibrations, smells, etc.,
plus the risk of fire or explosion depending on the
materials handled or processed;

Heavy Industrial

►► Certain intensive publicly-owned uses (e.g., public
works facilities, fleet maintenance, treatment plants,
fire training) are best sited within Industrial areas.
►► Required 20 percent landscape surface ratio.
Siting Criteria:
►► Availability of utilities infrastructure, e.g., the
ancillary services required in the operation of any
production process.
►► Industrial uses should have access to major
roadways and rail spurs, and cost-saving
infrastructure such as dedicated water supplies,
waste systems and electric power systems.
Intensity / Height Guidelines:
►► 0.25 to 0.50 FAR for uses with a limited number of
employees and customers, such as warehouses /
up to three (3) stories.
Applicable City Zoning Districts:
►► Industrial District (I)
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Class: Public / Institutional
(PI) Land Use Category
Institutional land uses include improved parcels and
facilities that are held in the public interest and are
usually exempt from real property taxation plus any
service drives or roads inside the actual parcel. This
category encompasses major City-owned facilities,
plus other public and private buildings and sites
with an institutional nature. This classification is also
for development that supports municipal / regional
special uses and functions, and may include utilities
and transportation-related infrastructure; and for uses
that may require a special zoning overlay district. With
these latter uses there may be some incompatibility
with adjacent uses due to environmental factors (e.g.,
odor, emissions) or safety-related issues. Therefore,
the Comprehensive Plan does not specify height
standards for Public/Institutional designations, as
these uses typically have a range of unique needs.
Specific height standards for these designations may
be specified by applicable zoning or special area plan
standards.
Development Types:
►► Municipal and other government buildings;
►► Public safety facilities (police, fire);
►► Schools and colleges;

Public / Institutional

►► Buildings are sometimes set back from the road to
provide more prominence, with large amounts of
open spaces surrounding the buildings.
Intensity / Height Guidelines:
►► 1.25 FAR for schools and city facilities.
Applicable City Zoning Districts:
►► Not applicable

►► Hospitals and medical centers;
►► Cemeteries;
►► Airport;
►► Sanitary District and Wastewater Treatment Plant;
►► Water Towers;
Characteristics:
►► High degree of visitation and/or pedestrian activity
in some cases, with people coming and going
throughout the day;
►► Institutional functions may require multiple buildings,
arranged in a campus-like setting;
►► Facilities may have special parking and passenger
drop-off requirements;
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Class: Park / Open Space
(P) Land Use Category
This land use category includes all existing municipal
public parks, outdoor recreation areas and open
spaces that have been committed to public or private
enjoyment and recreational pursuits.
Development Types:
►► Public parks and open space;
►► Public greenways and recreational trails;
►► Public recreation areas (e.g., public golf courses);
►► Public or private lands within floodplain or storm
water management areas that are generally
unsuitable for development.

Park / Open Space

Characteristics:
►► Public parkland theoretically will remain so in
perpetuity compared to other public property, such
as buildings, that can transition to private ownership
at some point;
►► Park design, intensity of development, and planned
uses/activities should match area character
(e.g., public squares/plazas in Urban downtowns;
athletic fields/courts and play equipment in
large community parks located and designed
for intensive use; and nature parks for passive
recreation in Suburban, Estate and Rural areas).
Applicable City Zoning Districts:
►► Not applicable
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OBJECTIVE 9.1: Develop a Future Land Use

planning program that anticipates the variety and
spatial distribution of land uses and associated
development densities and intensities required to
accommodate the projected population of Eagle
Pass in 2040.

Future Land Use Map
The essence of comprehensive planning is a
recognition that Eagle Pass does not have to wait
and react to growth and development. Rather, it
can determine where growth will occur and what
character this new development will reflect. Through
active community support, this Plan will ensure that
development meets certain standards and, thus,
contributes to achieving the desired community
character.
The purpose of the Future Land Use Map and
associated policies is to guide zoning, ensure the
efficient and predictable use of land capacity, guide
growth and development, protect public and private
property investments from incompatible land uses,
and efficiently coordinate land use and infrastructure
needs. The Future Land Use Map shall be used in
conjunction with the Comprehensive Plan policies to
evaluate zoning consistency including proposed zoning
map amendments and zoning text changes.
The Future Land Use Map (TFC Map 13, Future Land Use,
which was built-off of TFC Map 1, Growth Sequencing)
is not the community’s official zoning map, but it shall
be considered along with the City’s Zoning Ordinance,
when development is proposed. It is a guide for
establishing future land use patterns. The Future Land
Use Map shows how land uses are assigned to parcels
of land in the Planning Area.
The provisions of the Land Use and Character element
of this Comprehensive Plan, including its policies,
strategies, and recommendations, as well as other
elements of the Comprehensive Plan are implemented
primarily through development regulations (zoning
and subdivision ordinances) or through programs
that fulfill other policy objectives, such as capital
improvement priorities, and plans to raise revenues
for financing public facilities and services. Refer

to TEC Map 44, Zoning) determine which specific
development requirements currently apply to a
particular parcel; recognizing that upon the adoption of
the Comprehensive Plan, the City’s official zoning map
will need to be revised.
As a guide for development and public improvements,
the Future Land Use Map is intended to provide an
overall framework for guiding the actions of the different
entities responsible for determining Eagle Pass’ future. It
will be important that the Future Land Use Map be used
on a daily basis in order for the City to enjoy the benefits
of coordinated development over the next 20 years. This
is significant since the findings and recommendations
contained in this plan provide the basis for the City’s
development ordinances as the primary tools used to
implement the plan.

OBJECTIVE 9.2: Encourage mixed use

development to allow people to live, work, shop,
learn and play in close proximity while preserving
agricultural and industrial areas and minimizing
conflicts between land uses.
STRATEGY 9.2.1: Develop measures to promote
“quality development” in Eagle Pass.
As depicted on the Future Land Use Map, and based
on TFC Map 1, Growth Sequencing, several very large
areas are proposed for new mixed-use, commercial,
and residential development. To ensure highquality, amenity-focused, mixed-use and residential
development, consider requiring master-planned
communities, through planned unit developments.

ACTIONS AND INITIATIVES
1. Continue to work toward opening up large areas
of contiguous, developable land for new private
investment as one potential program, among
others, to attract to larger-scale, master-planned
developments that impose on themselves high
expectations and standards for quality design and
appearance and lasting value.
2. Consider commissioning the preparation of special
area plans for these areas to depict how new
developments could be planned so as to ensure
adherence to principles of walkability, and varying
densities and intensities of development.
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3. Consider developing incentive-based measures to
promote enhanced building design and a diversity
of residential housing types.

STRATEGY 9.2.2: Encourage mixed-use
development as designated on the Future Land
Use Map, to allow people to live, work, shop,
learn and play in close proximity while minimizing
conflicts between land uses.
ACTIONS AND INITIATIVES
1. Develop a Mixed-Use (MU) zoning district.

STRATEGY 9.2.3: Provide industrial sanctuaries.
Encourage the growth of industrial activities in
the City by preserving industrial land primarily for
manufacturing and mixed employment purposes.
ACTIONS AND INITIATIVES
1. Work with power providers and large land owners to
incent the development of industrial business parks.
2. Consider the development of industrial districts
north, east, and south of the City. Ensure adequate
buffering standards to reduce the environmental
impacts (including light, noise, and emissions)
potentially emanating from concentrations of
industrial activities.

STRATEGY 9.2.4: Incent orderly, contiguous growth
within the City’s development districts.
Beyond growth and development along the City’s
key arterial corridors, there are several emerging
development nodes, or centers, where there are
concentrations of development. As depicted in TFC
Map 14, Development Districts, there are four primary
development centers, each with its own land use
focus:
1. Downtown. The origins of the City and traditional
commercial center. As discussed within Focus Area
4, Downtown, the goal is for Downtown to become
the living room of the community; providing
a healthy mix of residential, retail, dining, and
entertainment land uses.
2. Maverick County Lake. As discussed in the following
Strategy 9.2.5, although this area of the community
primarily consists of commercial / retail –focused

businesses, of varying quality, there is an opportunity
to utilize a renovated Maverick County Lake and
Park as a catalyst to incent quality mixed-use,
residential development.
3. East Escarpment. An emerging concentration of
institutional and academic development on the
eastern edge of the City, the East Escarpment
Development Center is home to the Fort Duncan
Regional Medical Center, and other satellite
medical facilities, such as the Maverick Nursing
and Rehabilitation Center; the Eagle Pass
International Center for Trade; C.C. Winn High
School; the Southwest Texas Junior College –
Eagle Pass Campus, and several other institutions.
There is a significant opportunity to transform this
development center into a significant mixed-use
development district with varying densities of
residential land use, parks and open space.
4. Elm Creek. This area on the very northern edge
of Eagle Pass’ ETJ will be prime for development
and growth once State Highway 480 is completed
and plans are finalized for a third international
bridge between Eagle Pass and Piedras Negras.
Currently, this area is mainly Colonias and Suburban
residential.

STRATEGY 9.2.5: Consider utilizing tax increment
financing (TIF) for improvements within and
around the Maverick County Lake Development
District.
As discussed within the Eagle Pass Parks and
Recreation Master Plan 2018 Update, the Maverick
County Lake and Park has the potential of being one
of the most popular destinations in the City. Whereas
Downtown and major amenities such as Fort Duncan
and Shelby Park flank the western edge of the City,
along the Rio Grande; Maverick County Lake and
Park are more centrally located in what is now the
commercial/retail core of the City, just east of the
intersection of E. Main Street and N. Bibb Avenue.
The Park is very unique and has an abundance of
attractions, including two lakes, fishing pier, ample
walking paths, shelters and grills for family picnics
and barbecues, several baseball and softball fields,
playgrounds, and much more. Unfortunately, the park
is in need of major renovation. All of its amenities are
run-down and in need of major repair or replacement.
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The Parks Master Plan provides several alternative
administrative options, including the City purchasing
the Park from Maverick County. If redeveloped, the
Maverick County Lake and Park could be catalytic
in stimulating significant redevelopment of adjacent
areas.
Another problem is that all of the commercial
development to the north and west of the Park has
literally turned away from the Park and faces west,
toward N. Bibb Avenue, or north, toward E. Main Street.
None of the commercial enterprises, including the
Comfort Inn & Suites Lakeside, and the Motel 6 Eagle
Pass Lakeside even attempt to acknowledge the Park,
let alone provide access ways to the Park through
the surface parking lots. With a little forethought,
restaurants such as the Parilla De San Miguel or Yopo’s
Burgers could have had wonderful shaded decks for
outdoor dining in the evenings, while looking out over
the lake. The entire auto-centric, commercial complex
west of the Park and bounded by E. Garrison Street,
extending southward to Lowe’s Home Improvement
Center is composed of a complex maze of streets,
frontage roads and surface parking lots; with little area
for shade trees and landscaping. The area is a mess,

and it’s right beside one of the most tranquil areas
of the City – Maverick County Lake and Park. North
and east of the Park is no better. Fast food restaurants
and gas stations line E. Main Street. Dilapidated
manufactured homes are loosely lined up in dirt
parking areas. Auto junk yards and tin sheds follow. This
is also one of the main entrances in to the City, from 57
southbound and 277 eastbound.

ACTIONS AND INITIATIVES
1. Delineate a redevelopment district (refer to TFC
Figure 28, Maverick Lake Redevelopment District,
capturing the full extent of blighted development.
2. The recommended Redevelopment Commission,
or City Redevelopment Officer should work with the
City Attorney to establish a tax increment financing
(TIF) district; set up the managing entity; and
determine the increment.
3. Confirm the market feasibility for upscale midrise
multi-family residential with structured parking within
this development center and develop a public
private partnership with a developer and financial
institution to construct a hi-density, mixed-use,
residential development.

July 2018
2018
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Figure 28, Maverick Lake Development District
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Focus Area 7: Land Use and Community Character

Visual Character
One of the most important challenges facing the City
over the next 20 years is improving its visual character.
The City lacks visual appeal. There is discontinuity in
materials and massing, in architectural styles and
detailing. There is a lot of blighted development.
There are many residential dwellings and commercial
structures that are damaged, in serious disrepair,
and are in various stages of collapse. Many of these
structures are still used as residences. As depicted in
several of the pictures within this section, many arterial
corridors are lined with marginal strip development.
Signage of all shapes and sizes dominate the horizon.
There is little vegetation to provide shade and seasonal
variety. The City needs to be cleaned up.

STRATEGY 9.2.6: Remove blighted structures.

2. Prepare architectural guidelines for specific
commercial districts and neighborhoods, to ensure that
new development is high-quality and conforms to the
fundamental character of the district or neighborhood.

ACTIONS AND INITIATIVES

3. Contact the Texas State Historic Preservation Officer
(SHPO) for assistance with guidelines for historically
significant architecture and contributing structures
and resources within historic districts; in order to ensure
compliance with the U.S. Secretary of the Interior’s
Standards for the Treatment of Historic Preservation
projects.

1. Work with the Maverick County Appraisal District
to do title searches for blighted structures. Identify
property owners.

STRATEGY 9.2.8: Prepare a landscape ordinance for
the City.

The City’s Planning Department should develop a
running list of high-visibility run-down, blighted structures,
that warrant demolition.

2. Contact property owners and give them a certain
amount of time to rehabilitate their property. If this
approach fails, work with the City Attorney to draft
a mandatory evacuation order, subsequent to
demolition.

STRATEGY 9.2.7: Consider developing architectural
guidelines for all new construction within the City
limits.
As previously discussed, the City’s built environment
lacks any kind of consistent architectural quality or
character.

ACTIONS AND INITIATIVES
1. Work with the University of Texas-San Antonio’s
School of Architecture students to identify and
document, on a district and neighborhood basis, the
predominant architectural character and building
types, and the details and anatomical elements that
contribute to architectural continuity.

The City’s Code of Ordinances should be amended to
include a landscape ordinance. The ordinance should
specifically identify and regulate landscape surface ratio
(LSR), which refers to the percentage of pervious surface
required on a parcel for landscaping; the size and quantity
of trees, shrubs and groundcover required per parcel size
and street frontage; and the types of plants to be used
to screen parking lots, and specific plants that should not
be used within the city limits; irrigation considerations and
requirements; etc.

ACTIONS AND INITIATIVES
1. Work with the Maverick County Natural Resources
Conservation Service (NRCS) to develop a palette of
native and indigenous plant material that is suitable for
using in urban environments.
2. Within the landscape ordinance provide provisions
for the establishment of a city-wide Tree Board; the
responsibilities of which would be to work with the City
Arborist to identify areas for planting trees, and working
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with the Planning and Zoning Commission to ensure
the tree replacement provisions of the landscape
ordinance are adhered to.

STRATEGY 9.2.9: Develop a tree planting program.
As outlined within the City’s recently adopted Parks and
Recreation Master Plan 2018 Update, develop a robust
program for planting, irrigating and maintaining large
trees.

ACTIONS AND INITIATIVES
1. The City should consider hiring an Arborist, to work
with the Tree Board to develop a City-wide tree
planting program; and assist in administering the
landscape ordinance.
2. Develop a phased tree planting

perceived to be unreasonable. Evaluate ordinances
to determine whether amendments are warranted.
3. Consider providing Code Enforcement officers with
additional training to make sure they know how to
interpret and enforce specific Codes, and work with
residents to address non-compliance issues.

STRATEGY 9.2.11: Consider updating the City’s
signage ordinance.
The City’s signage ordinance needs to be updated to
include the most recent federal regulations regarding
content. It should also be analyzed to make sure the
ordinance provides clarity regarding sign size, area,
height, materials, quantity, location (on and off-premises),
digital / LED, and home-made signs).

ACTIONS AND INITIATIVES

STRATEGY 9.2.10: Evaluate the City’s Zoning
Ordinance, subdivision regulations, and other
ordinances to ensure there is enough specificity for
Code Enforcement Officers to effectively regulate
and enforce existing Code requirements.

1. Identify commercial areas within the City where
signage is particularly prolific (i.e., heading west on E.
Main Street, just past N. Bibb Avenue), and determine
whether how the signage ordinance should be
amended to reduce the number and size of signs.

ACTIONS AND INITIATIVES

STRATEGY 9.2.12: Develop a corridor redevelopment
plan for the E. Main Street corridor addressing its
adjacent land uses.

1. Determine whether there are significant regulatory
gaps within the City’s Code of Ordinances
that warrant refinement to ensure regulatory
enforcement.
2. Compile all of the variances that have been applied
for over the last five to seven years and determine
whether there is a pattern. Typically variances have
to do with dimensional requirements (i.e., the height
of a fence, or the area and height of a sign) that are

As illustrated in TFC Map 14, Development Districts, E.
Main Street / E. Garrison Street connects three of the
four development districts. The corridor also provides
principal gateway entrances into the City from U.S.
Highway 57 southbound, U.S. Highway 277 westbound;
and from Piedras Negras, by way of Bridge No. 1. Yet this
is probably one of the most visually cluttered corridors
in the City. A corridor redevelopment plan should be
developed that would focus on:
►► increasing opportunities for active transportation and
ensuring sidewalk connectivity;
►► developing landscape and streetscape
enhancements;
►► removing blighted structures;
►► creating bus stops;
►► addressing access management; and
►► removing unconforming signage.
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Policies: Urban Design (UD)
The City of Eagle Pass shall require that new development - including commercial, office, industrial, and residential
development - is of high quality and reflects the City’s desire to create a high quality, attractive, functional, and
efficient built environment.

UD Policy 1: Respect and exhibit natural systems and features. Site, orient and sculpt buildings
to reinforce and accentuate views, built forms, and natural topography.

–– Use site design to frame visual connections to natural features such as waterways and
hilltops.

UD Policy 2: Recognize and respond to urban patterns. Design sites to improve or augment
existing land use, open space, and building patterns.

UD Policy 3: Harmonize relationships between buildings, streets, and open spaces.
–– Relate building scale and massing to the size and scale of existing buildings.
–– Modulate building massing vertically and/ or horizontally to a scale compatible to its
context.
–– Use street widths to help establish the general massing, scale, and proportions of the
building.

UD Policy 4: Recognize and enhance unique conditions. Seize design opportunities to

celebrate and reinforce irregularities, alignments, and juxtapositions of the urban fabric as points of
identity.
–– Consider celebrating corner buildings with traditional or reinterpreted treatments such
towers,
belvederes, cupolas, awnings, marquees, gables, art and prominent entries.

UD Policy 5: Create, protect, and support view corridors.
UD Policy 6: Integrate common open space and landscape with architecture. Provide a
sequence of spaces that transition between public and private realms.

–– Complement building architecture with compatible landscape architecture in concept,
form, and materials.
–– Use trees, planting, and paving to develop defined human-scaled spaces.
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UD Policy 7: Express a clear organizing architectural idea. Make architectural concepts clear,
compelling, and compatible with a site’s context.

–– Harmonize building designs with neighboring scale and materials.
–– Develop details and select materials that are consistent with the overall architectural strategy
and neighborhood compatibility.

UD Policy 8: Render building facades with texture and depth. Avoid large expanses of

undifferentiated blank surfaces. Respond to the ornamental scale of adjacent buildings. Historic
features may be reinterpreted, but should be identifiable as from their own era. Avoid cursory
historicism and facade elements that mimic neighbors.

UD Policy 9: Coordinate building elements. Integrate art, signage, canopies, street furnishings,

lighting, paving, planting, building materials, entries, and windows and other finer-grained
architectural elements provide additional means of animating and harmonizing a building project
with its environment.

UD Policy 10: Design public open spaces to connect with and complement the streetscape.
Open spaces provide relief and rhythm to the urban experience when thoughtfully incorporated
with neighboring uses.
––
––
––
––

Locate open spaces so they are physically and visually accessible from the sidewalk.
Define larger open spaces with smaller spaces to encourage different uses or activities.
Program public space to support adjacent interior uses.
Orient and design publicly accessible open space to maximize physical comfort. Consider solar
orientation, exposure, shading, shadowing, noise, and wind.
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Policies: Public / Instiutional (PI)
PI Policy 1: Ensure that new public schools are developed in proximity to affordable housing or
else are sited to ensure future affordable housing development.

PI Policy 2: Parking lots for civic buildings, schools, and religious facilities are best located at
the side or rear of a building and screened from public streets.

PI Policy 3: Schools as emergency aid centers. Encourage the use of school facilities as
gathering and aid distribution locations during natural disasters and other emergencies.1

PI Policy 4: Facility adaptability. Ensure that public schools may be upgraded to flexibly
accommodate multiple community serving uses and adapt to changes in educational
approaches, technology, and student needs over time.2

PI Policy 5: School access. Encourage public school districts to consider the ability of students

to safely walk and bike to school when making decisions about the site locations and attendance
boundaries of schools.3

1
2
3

2016. Chapter 8, Public Facilities and Services. City of Portland Comprehensive Plan.
Ibid.
Ibid.
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Policies: Neighborhood Commercial (NC)
NC Policy 1: Promote small scale community commercial centers which foster a market place
atmosphere; improve profit for small businesses; provide jobs; and circulate dollars within the local
economy to enhance a community environment and meet retail, recreational and service needs
of neighborhood residents.

NC Policy 2: Through attention to the mix and intensity of land uses and transit service, the

City will support development along community collectors that enhances residential livability and
pedestrian access.

NC Policy 3: Support the continued presence of existing small-scale retail sales and commercial
services along community collectors.

NC Policy 4: Support new small-scale retail sales and services, commercial services, and mixed
uses where community collectors intersect with neighborhood commercial nodes.

NC Policy 5: Discourage the conversion of existing residential uses to commercial uses outside
of neighborhood commercial nodes.

NC Policy 6: Preserve and enhance a system of neighborhood commercial nodes that includes
a mix of housing, neighborhood-serving retail, and community uses.

NC Policy 7: Discourage the commercial territorial expansion of neighborhood commercial
nodes, except to adjacent corners of the node’s main intersection.

NC Policy 8: Support the continued presence of small-scale, neighborhood-serving retail and
commercial services in neighborhood commercial nodes.

NC Policy 9: Ensure that new commercial / retail uses within neighborhoods are developed

at a height, mass, scale and design that is appropriate and compatible with surrounding areas.
Encourage a height of at least two stories for new buildings in neighborhood commercial nodes, in
keeping with neighborhood character.

NC Policy 10: Neighborhood Commercial Displacement. Avoid the displacement of small and

local businesses due to rising real estate costs. Programs should be developed to offset the impacts
of rising operating expenses on small businesses in areas of rapidly rising rents and prices.
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Policies: Commerical Development (C)
C Policy 1: Residential and commercial developments located next to outdoor public places

should have their entrances and windows facing the public places to provide natural surveillance.

C Policy 2: Through site planning and building design, ensure that commercial developments

are compatible with abutting uses. Appropriate buffers, consisting of combinations of vegetation,
earthen berms, and structural systems (walls and fences); building setbacks, height and materials;
lighting, signage, adjoining land uses, and densities should be considered and integrated into
commercial developments. Off-street parking adjacent to public roads should require screening
by one or a combination of the following: walls, drought-tolerant landscaping, and/or berms.
These screens should be continuous and at a recommended height of three (3) feet or greater to
visually buffer the parking lot.

C Policy 3: Encourage commercial development design that will provide opportunities for
cross access with adjoining sites to reduce or limit points of ingress and egress on arterial or
collector streets to reduce onsite and offsite traffic congestion and hazards.

C Policy 4: Commercial development should provide access points on arterial and collectors
and not on local neighborhood streets.

C Policy 5: Site amenities such as plazas, pedestrian walkways, and site furnishings (benches,
decorative light fixtures, ornamental waste receptacles, and enhanced paving) along
linkages are encouraged. The use of landscaping, building overhangs and canopies should be
implemented in order to provide shade and to make the areas comfortable for the users.1

C Policy 6: Promote comprehensive sign plans for multi-user commercial developments.

Exterior signs for individual pad sites should be coordinated with signs for the entire commercial
complex. Encourage freestanding signs not to exceed the building heights of the commercial
developments they advertise.2

1 Clark County, Nevada Comprehensive Plan Urban Land Use Policies. Clark County Department of Comprehensive Planning (Available at: http://
www.clarkcountynv.gov/comprehensive-planning/land-use/Documents/Consolidated_Urban_Land-Use_Policies.pdf)
2 Ibid.
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C Policy 7: Encourage commercial developments to use visually articulated elements

including, but not limited to towers, domes, decorative fascias or parapets, pilasters or columns,
arcades or colonnades, decorative details such as tiles wrought iron (tubular steel), fenestration,
landscaped planters or trellises, pitched/hipped roofs, or other visually articulated design utilizing
harmonious volumes, spaces and materials.3

C Policy 8: Encourage architectural treatments on all building sides to eliminate blank building
elevations along public rights-of-way and areas visible to the general public to improve visual
quality. All structures on a development site should be of compatible architectural design, style,
and color. If the back or sides of any building are oriented toward a right-of-way, public facility,
or a planned residential area, it should be of the same architectural style and color, constructed
of the same building materials as the remainder of the building, and should be enhanced with
similar architectural features to match the front of the building.
Similarly, buildings located on corner lots should have facades enhanced to match the front
of the building to emphasize their prominent location. This also includes design variations to a
building’s mass, including different elevations, roof forms, and surface planes by stair-stepping
building height, breaking up the mass (mass refers to height, bulk, and scale of a building) and
shifting building placement.4

C Policy 9: Encourage usable and functional, pedestrian friendly developments where
building entrances are clearly identifiable and directly accessible from public sidewalks.5

C Policy 10: For tourist-oriented commercial developments, such as hotels, encourage the

development of multi-storied residential uses with appropriate indoor and outdoor amenities (e.g.
swimming pool, health spa, tennis courts, access to trails and parks, etc.) and local supporting
commercial uses (e.g. restaurants, entertainment facilities, etc.).6

3 Clark County, Nevada Comprehensive Plan Urban Land Use Policies. Clark County Department of Comprehensive Planning (Available at: http://
www.clarkcountynv.gov/comprehensive-planning/land-use/Documents/Consolidated_Urban_Land-Use_Policies.pdf).
4 Ibid.
5 Ibid.
6 Ibid.
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Policies: Mixed-Use Development (MU)
MU Policy 1: Promote compatible, mixed-use developments within existing urban areas.
MU Policy 2: Provide for More Than a Single Use. A mixed-use development should contain

three or more significant uses that are mutually supporting. A significant physical and functional
integration of uses can be achieved through:
–– Buildings that are intended to be primarily multi-story structures with a vertical mixing of uses.
–– Key components of the development that are positioned around central public spaces.
–– Interconnected buildings/uses through pedestrian friendly pathways such as sidewalks, interior
walkways, plazas and mall areas, escalators, and aerial bridges between buildings.1

MU Policy 3: Include a Residential Component. Encourage mixed-use development that

includes a residential component as opposed to a mix of only nonresidential uses to reduce the
number of trips generated and congestion on adjacent roadways.2

MU Policy 4: Create mixed-use centers which enhance the sense of community and reduce

the need to travel long distances for employment and/or services. Maintain the integrity of mixeduse centers and neighboring residential communities.

MU Policy 5: Provide a Safe, Comfortable, and Attractive Environment. A mixed-use

development should be safe, comfortable, and attractive to pedestrians, patrons, and residents.
–– Provide a continuous pedestrian network.
▪▪ Sidewalks should connect all residences to open space, gathering places, public and
semi-public uses, and nonresidential uses.
▪▪ Internal sidewalks should be connected to the perimeter public sidewalk system.
▪▪ Horizontal and vertical pedestrian movement systems are important.
–– Provide functional, people-oriented open spaces and/or public gathering spaces as opposed
to just landscaped areas. These spaces should include a mix of the following:
▪▪ Water features
▪▪ Sculptures
▪▪ Seating areas
▪▪ Special lighting, to set nighttime atmosphere in particular
▪▪ Special paving
▪▪ Trees and landscaping
▪▪ A well-defined edge
–– Buildings with active uses such as restaurants and retail spaces, trees, walls, topography, and
other site features should be oriented and arranged to enclose gathering places and lend a
human scale.
–– Site planning should integrate the principles of “Crime Prevention through Environmental
Design” (CPTED) to the maximum extent practicable.

1
2

City of Overland Park, Kansas
Ibid.
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MU Policy 6: Reduce sprawl by achieving higher densities while also creating more amenities
and more useable public open space.

–– The appropriate density for a mixed-use development should be judged based on
circumstances such as:
▪▪ Intensity of surrounding uses.
▪▪ Adjacency to a thoroughfare.
▪▪ Separation from other uses by a thoroughfare.
▪▪ The extent and type of proposed transitions.
▪▪ The degree to which the development provides a sense of place or a design that
surrounding uses will want to connect to.3

MU Policy 7: Focus on design aspects that provide density without forsaking the basics of
good design.
––
––
––
––
––

Incorporate multiple open spaces within walking distance of homes.
All residential dwellings should be within 1,500 feet of an open space area.
Establish written architectural criteria for all residential structures.
Maintain a consistent setback for all structures on the same block and across the street.
Minimize the appearance of automobiles in driveways through the use of private alleys serving
rear yard garages.

MU Policy 8: Facilitate Public Transit Linkages. Encourage more intense mixed-use

developments along current public transit routes or along planned/anticipated routes.

–– Provide connections to mass transit on-site; or
–– Provide distinctive pedestrian connections to adjacent off-site stops.4

MU Policy 9: Share Parking. Utilize shared parking facilities, with cross-access easements (as

appropriate), linked to multiple buildings to provide safe and efficient access to buildings and to
lessen the impact of vehicles and parking.5

MU Policy 10: Encourage the physical and functional integration of surrounding buildings,
existing and/or proposed pedestrian paths, trails, and streets in accordance with Mixed Use
District requirements when considering the location of buildings on the site.6

3 City of Overland Park, Kansas
4 Ibid.
5 Ibid.
6 Clark County, Nevada Comprehensive Plan Urban Land Use Policies. Clark County Department of Comprehensive Planning (Available at:
http://www.clarkcountynv.gov/comprehensive-planning/land-use/Documents/Consolidated_Urban_Land-Use_Policies.pdf)
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Policies: Business Park Development (BP)
BP Policy 1: Allow the option of low-intensity office as a transitional use. Low-intensity

office development may be considered appropriate as a transition between more intense
nonresidential development and existing/planned lower intensity residential neighborhoods under
the following circumstances:
–– The maximum total building area is limited to 20% of the total net land area in the project
(excluding those areas in public right-of-way).
–– Such development must be compatible in architectural design, height, bulk, and building
materials to the adjacent low-density residential developments.
–– Such development must demonstrate compatible site design by the use of extensive screening,
building and parking orientation, and preservation of natural site amenities.
–– Traffic generated by such development must be directed away from residential areas and on
to commercial streets.1

BP Policy 2: Cluster office development. Encourage the formation of new unified office

corridors or the development of individual parcels as part of office parks, shopping centers, or
mixed-use developments by focusing new growth in a more clustered pattern as opposed to
isolated parcels along strips of nonresidential land uses lining thoroughfare or commercial streets.

BP Policy 3: Encourage business and research park developments to be designed as centers
or campuses with limited points of ingress and egress on arterial or collector streets to reduce
traffic congestion and hazards, through coordinated architectural and signage programs,
screened parking areas, and extensive landscaping. Also, encourage business and research
park developments to incorporate pedestrian and bicycle circulation systems that connect with
existing and proposed transit routes, trail systems, parks, and open space.

BP Policy 4: Limit access to major roadways. Limit the principal access of office development
to thoroughfare, reverse frontage, or commercial streets.

1

City of Overland Park, Kansas
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BP Policy 5: Encourage convenient parking within office areas. Encourage convenient
customer parking within office areas and discourage parking in adjacent residential
neighborhoods.2

BP Policy 6: Locate less compatible uses toward the interior of office areas. Encourage higher

intensity and or less compatible office uses because of height, bulk, parking, lighting, noise, traffic
generation, or hours of operation to locate in the interior of office areas and not adjacent or in
close proximity to residential neighborhoods.

BP Policy 7: The use of similar building height and roof forms should be utilized to enhance
compatibility with surrounding development, especially adjacent residential neighborhoods.

BP Policy 8: Provide sufficient opportunities for offices that support the regional economy and
the local needs of the community.

BP Policy 9: Encourage master planned office developments to reduce points of ingress and

egress on arterial and collector streets, traffic congestion, traffic hazards, signs and visual clutter,
and inconsistent architectural style.3

BP Policy 10: Outside storage areas, loading areas with roll-up, overhead doors, service areas,
and areas intended for large semi-truck parking should be screened from public streets, along
with residential and other adjacent uses. All screening material should be consistent with the
materials used for the balance of the project.4

2 City of Overland Park, Kansas.
3 Clark County, Nevada Comprehensive Plan Urban Land Use Policies. Clark County Department of Comprehensive Planning (Available at:
http://www.clarkcountynv.gov/comprehensive-planning/land-use/Documents/Consolidated_Urban_Land-Use_Policies.pdf)
4 Ibid.
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Policies: Industrial Development (I)
I Policy 1: Facilitate the mobility of employees by public transit and the movement of goods by
truck, rail, air, or waterway, as appropriate.

I Policy 2: Ensure that planned industrial areas are of sufficient size, and are appropriately
located, to support the community’s economic development goals and strategies.

I Policy 3: Direct environmentally responsible industrial growth onto land that is highly suited for
industrial development and is in proximity to adequate transportation corridors.

I Policy 4: Protect suitable industrial land from residential conversion or encroachment by:
–– Identifying and rezoning it to an industrial zoning classification;
–– Critically reviewing rezoning requests for conversion of industrial land to non-industrial uses;
and
–– Assessing the appropriateness and impact of incompatible land uses adjacent to industrial
lands.

I Policy 5: Encourage district heating in industrial parks and urban manufacturing districts,

wherever a centrally located heating/cooling system can handle several companies’ energy
needs effectively and more efficiently.

I Policy 6: Ensure Adequate Transitions. Encourage development patterns that provide

appropriate transitions and buffering between differing land use intensities. Where developments
of incompatible intensities abut, there should be adequate buffering (landscaping and screening)
to separate them.

–– Low-intensity, office development can be a transitional use between business park
developments and residential developments.
–– Medium- to high- intensity recreation facilities such as ball fields, court game areas, etc.,
can be a transitional use so that joint use is made of parking facilities.
–– Promote the retention of stands of trees, natural vegetation, wetlands, stream corridors,
and environmentally sensitive areas whenever possible to separate light industrial/business
park developments from residential land uses.
–– Encourage the creative and extensive use of landscaping and berming techniques for
effective buffering of residential and light industrial/business park land uses.
–– Screen Unsightly Views - Ensure adequate screening of unsightly views of light industrial/
business park developments (loading docks, rooftop equipment, parking areas, trash
containers, and satellite dishes) through the use of extensive landscaping, berms, fencing,
architectural design, open space, setbacks, building orientation, or any combination of
these methods.
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I Policy 7: Encourage higher intensity and/or less compatible uses to locate in the interior

of industrial/business park areas or adjacent to freeways or thoroughfares, but not adjacent
or in close proximity to residential neighborhoods. A use may be considered less compatible
because of height, bulk, parking, light, noise, traffic generation, or hours of operation.

I Policy 8: More intensive light industrial/business park land uses that generate high volumes
of traffic should be located near freeways with adequate access provided by thoroughfares.
Access to rail is desirable where possible.

I Policy 9: Support the industrial employment base by allowing and encouraging limited

commercial-retail development (e.g., taverns, cafes, or restaurants) near industrial districts that
complement the needs of employees and businesses.1

I Policy 10: Allow the integration of business and commercial uses within industrial districts

(e.g., workforce training center, business incubator, accessory day care facility for employees)
if the new uses will support industry or other economic drivers that will encourage the positive
revitalization of the neighborhood.2

1 Leigh, Nancey Green, et al. 2014 Sustainable Urban Industrial Development. PAS Report 577. American Planning Association. Chicago.
2 Milwaukee (WI), City of. 2009. Near North Side: A Plan for the Area. Available at http://city.milwaukee.gov/AreaPlans/NearNorth.htm#.
VC8ZEGeBGUk.
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