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1 BACKGROUND AND INTRODUCTION

The Comprehensive Plan contains the City’s official policies on land use, transportation, housiﬁg, environment, and
utilities. Its policies apply to both public and private properties.

The Plan is used by the City Commission to evaluate land use changes and to make funding and budget decisions.
The Plan is used by the Planning and Zoning Commission and other City Commissions to help them in making
decisions and recommendations to City Council. The Plan is also used by City Staff to regulate building and
development and to make recommendations on projects. It is used by citizens to understand the City’s long-range
plans and proposals for different areas in the City. The Plan provides the basis for the City's development regulations
and the foundation for its capital improvements program.

The La Feria Comprehensive Plan is to be used by all members of the community, as well as any other person or
organization interested in the future of the City. City Staff, Planning and Zoning Commission and elected officials
should continually review and update the Plan to fully understand the policies and programs that will hetp the City
to achieve its vision for the future.

1.1 LOCATION AND HISTORY

La Feria is situated in the Lower Rio Grande Valley of Texas, in Cameron County and bordering on Hidalgo County. It
is near the intersection of I-69E/US 77 and 1-2/US 83, in between the cities of McAllen and Harlingen.
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Figure 1. General Location Map (Source: Google Maps)

The city of La Feria (the Trade Center in Spanish) is located at the intersection of U.S Highway 83 and Farm Road 506,
twenty-four miles northwest of Brownsville in Western Cameron County. The area was first settled when the land
was assigned by Spain in 1777 to Rosa Maria Hinojosa de Balli as part of the La Feria land grant. The Balli family
established several farms with headquarters on the La Feria Grant. The family maintained control of the land well
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into the mid-1800's, and the community that grew up on the grant remained a ranching center into the twentieth
century. In 1909 G.). Schoenberg, a local land developer developed the town of La Feria. That year the La Feria Post
office was opened. A railroad stop named Bixby was established a mile from the town when the St. Louis, Brownsville
and Mexico Railway was built through the area in 1911. In July 1912, the founding fathers of La Feria stole the Bixby
depot and hauled it to the new town site. La Feria incorporated in about 1915 with a population of 200, a bank, two
churches, and a weekly newspaper, the La
Feria Leader. In 1925, estimates of the
population ranged from 236 to 825.

In 1936, the community had various
dwelling, one business, one farm, three
schools, two churches and an expanding
population that was estimated at 2,630 by
Figure 2. Historic La Feria. 1949, In 1960, the town supported the La

Feria News, three elementary schools, a
junior high school, a high school, and a population of 3,000. The town reported ninety industries in 1967, including
fruit and vegetable canneries, manufacturers of carnival equipment, cotton trailers, and liquid fertilizer, and three
cotton gins. The tourist trade had expanded considerably, and tourist facilities were available at the community
center park. In 1990, La Feria had 4,360 inhabitants and thirty-five businesses.

La Feria as well as Cameron County has been greatly blessed with the tourist trade with the Snowhirds spending
their winters in the Valley. At times, the surge of winter snowbirds increases the local population to twice the size
of the summer population.

Cameron County created and organized in 1848 with an original area of 3,300 square miles taken from Nueces
County, was named for Ewen Cameron. The county was later reduced to 863 square miles when Willacy and Kennedy
counties were created. As part of the Rio Grande delta, Cameron County has sandy soils which, under irrigation
produce citrus fruits, vegetables, and cotton. Livestock raising was the first major industry; beef and dairy cattle,
poultry, and bees are produced commercially.

In 1850 and in 1853 the Rio Grande Railway and Turn Pike Company and the Brownsville and Rio Grande Railway
were projected for the county, but neither was built; the first railroad actually built in Cameron County was a military
road constructed by Philip H. Sheridan from Brazos Santiago to White Ranch. A line chartered in 1866 to build from
Point Isabel to Brownsville did not materialize, but in 1871, the Rio Grande Railway between those points did begin
operation. The St. Louis, Brownsville, and Mexico Railroad built across the county in 1904 and the San Benito and
Rio Grande Valley Railroad was built in 1912. In 1927 the San Antonio and Aransas Pass was completed from
Harlingen to Brownsville,

Sugar cane and sugar mills as well as irrigation increased industry and population, as did the tourist business. World
Wars [ and |l brought increased military activity and international trade, which was promoted by completion of the
ship channel, which made Brownsville a deep-water port. Population in 1940 was 83,202 and 139,722 in 2000.

1.2 PaAsST STUDIES
The City's current, effective comprehensive plan is the 2007-2025 Plan prepared by Design Services, Inc. in 2007.

The City also received assistance from the American Planning Association in 2013 for a Community Assistance Plan,
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Both of these documents were reviewed in their entirety, and to the greatest degree practical, this document utilized
those foundations where appropriate. The authors of this plan are grateful to the efforts and recommendations
made in these prior planning documents. Both of these documents are available ‘online at:
http://www.cityoflaferia.com/departments/planning-and-community-development/

As a matter of course and diligence, the consultant team reviewed current water, sewer, drainage, flood protection,
and regional transportation plans.

1.3 SURVEY

In order to engage the public and receive input on a variety of tasks, a survey was made available to the community
from May 26th to July 22nd of 2016. The survey was available online as well as on paper copies which were located
at City Hall in the main lobby. The survey was distributed in both English and Spanish. A copy of the survey questions
and a summary of the responses is available as Attachment 1 to this Plan. There were 34 responses.

1.4 BAse MaAP & DiGITAL MAPPING

A set of digital map layers were collected from multiple sources, including the Texas Natural Resource Information
System {TNRIS), the Cameron County Appraisal District, the Texas Department of Transportation, and the City of La
Feria city engineer {Sigler, Winston, Greenwood & Associates). These map layers were placed in their native formats
into ESRI ArcGIS 10.2 software, within the Texas State Plane coordinate system, South zone, NAD 83 datum and US
Feet units. A base map is included here as Attachment 2.

The base map data was used to help create other digital map layers, such as land use and building footprints in the
Central Business District. The resulting files are organized geospatially as a geodatabase, which is included in the
digital Attachment to this plan.
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2 NATURAL, CULTURAL AND HISTORICAL RESOURCES

This Chapter serves to identify the significant natural, cultural and historical resource areas within the La Feria
planning area. Generally, this discussion presents a cursory, screening level perspective on the environmental issues
that may affect planning level decisions in the area around La Feria.

2.1 NATURAL RESOURCES

There are several endangered and threatened species known to reside within the La Feria planning area. The figure
below shows the possible range of these species. In connection with any activities planned in these areas, a more
detailed environmental analysis should be performed, to determine the presence of this species and an appropriate
plan of action.
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Figure 3. Endangered and Threatened Species Map
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City of La Feria 2016 Comprehensive Plan

The Ocelot once inhabited the area in much greater numbers but habitat loss of the extensive shrub lands to
agriculture and urban development over the past 60 years has diminished their numbers greatly. The US Fish and
wildlife Service (USFWS) is undertaking efforts to preserve and re-vegetate wildlife corridors so that the species can
bounce back from near extirpation in the United State. The USFWS is also working with TxDOT to provide safe
passage under roads due to the high mortality rate from being hit by vehicles.

There is also a very concerted, on-going effort within Cameron County to preserve and enhance habitat, particularly
for migratory birds. The Lower Rio Grande Valtey Wildlife Corridor, comprised of various park, preserves and wildlife
management areas as a joint effort of USFWS and TPWD, is an effort to create connected habitat areas that will
permit the safe flow of animal and plant species. The city's activities and undertakings should seek t¢ enhance the
USFWS efforts to protect native species that inhabit the area and to re-introduce those that once used to. The map
on the following page clearly shows where these land conservation efforts are creating corridors and large tracts of
land in the La Feria planning area.
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The Environmental Resources Map provides the location of wildlife management areas, Land and Water Resources
Conservation (LWRCRP) Statewide Inventory, and water bodies found in the National Wetland Inventory. The
following are brief descriptions of each.

Wildlife management areas are operated by the wildlife division of Texas Parks and Wildlife (TPWD) and
are established to represent habitats and wildlife populations typical of each ecological region of Texas.
They also offer the public to learn and experience the natural part of Texas and the systems that support
life.

The goal of the 2010 Land and Water Resources Conservation and Recreation Plan {LWRCRP) is to guide
TPWD in conserving the state's natural and historic heritage and in providing public access to the outdoors.
The map shows a portion of the 92,319 acres of Lower Rio Grande Valley national wildlife refuge operated
by the U.S. Fish and Wildlife Service (USFWS) and TPWD to accomplish many of the habitat preservation
and restoration objectives already discussed.

The National Wetland Inventory is produced by USFWS and provides information to the public on the extent
and status of the nation’s wetlands. The following are the types of wetlands found within La Feria.

Freshwater- Forested and Shrub wetland - Forested swamp or wetland shrub bog or wetland
Freshwater Emergent wetland - Herbaceous march, fen, swale and wet meadow

Lakes - Lake or reservoir basin

Riverine — River or stream channel

2.2 CULTURAL AND HISTORIC RESOURCES

The Texas Historical Commission {THC) serves as the State Historic Preservation Office (SHPQ) as required by the
National Historic Preservation Act of 1966 (NHPA), as amended. This state agency coordinates the nomination of
numerous sites as State Archeoclogical Landmarks or for listing in the National Register of Historic Places. The Division
of Antiguities Protection of the Texas Historical Commission coordinates the program by identifying and protecting
important archeological and historic sites that may be threatened by public construction projects. Designation is
often sought by interested parties as the most effective way to protect important archeological sites, lands, and
structures threatened by new development or vandalism.

An archeological review of the area was not conducted in association with this plan and no registered American
Indian, Native Hawaiian or Native Alaskan cultural or religious sites are located on or near the planning area. The
Kickapoo Traditional Tribe of Texas at Eagle Pass is the closest of the three federally-recognized Indian tribes in Texas.
Eagle Pass is located about 240 miles from La Feria.

K-FRIESE
* ASSOCIATES AUgUSf20|6 2-7

Sun o AT E



City of La Feria

2016 Comprehensive Plan

L PHAL I

EDL L

]

-PYC

4

l
L

e e K e

USiHy
0

629 PRt 09—

: fruc|
i1 _._.;m.-.._.:
& it
7S ‘H-U?.-
k
: i 7K Faim Ave
e v S B
ke =) oy
C.-Rr b L2 ’g"" '|"‘|"- o |
B B o | IR
I % {-_: jﬁh—
i e T
fr—B——3
Lo SP“'D?“QFE}EIL sy ) il
e ]

N1

-£ELPH 0D PU AnD-

e ST S
=ra
e

i
\
Ay T

1 5 ] T
—t&bf-"[m §t
e &

paioris A1 =

pY 8
| 4._ngapw’9 BUUM

: ; 2
r§ e % ] TR, " o
~EFS  Dodd Lnt— = o, '__,.-’
2 |
& ‘_/{5 ] '1‘ -
.g J’A[ / J/
; /
[ Ji-- Agams Dr— -
- ,I i
] i
ai sl Zo—x K.‘
,/)' s %, — } 54
e Bl "ol .‘ ; | 2
5 R
/ Lo ,’ Lonigo/nﬁyr‘——
Us,, / | i
= e H"}"?Br-..m'.umry»ﬂwvf T
'] Py
/I .-":-.‘?
/ s
// HE
e /’ I."'r|' E
e |\ &
\ \§

e T

e

|  La Feria South Map Inset

Legend

La Ferla City Limits
"1 taFera 1 MieED

D Texas Historical Commission Cemeteries

@ Texas Historical Commission Structures

HISTORICAL AND CULTURAL RESOURCES

MAP

2016 Comprehensive Plan

City of La Feria, Texas

0 1 mile

) Figure 5. Historical and Cuftural Resources Map

K-FRIESE
+ ASSOCIATES

- gw

August 2016

2-8



City of La Feria 2016 Comprehensive Plan

The Historical and Cultural Resources map provides the location of cemeteries and structures recognized by the
Texas Historical Commission (THC) within and around La Feria’s planning area. In addition to the four {4) cemeteries
labeled on the map there are six (6) structures identified. Common management practices associated with
preservation of histaric structures include a city historic preservation program, tax incentives for preservation of

historic homes, and city and non-profit programs that provide resources to owners that cannot afford to maintain
historic structures that they inhabit. Additional information provided by the THC on these structures is provided
below listed by corresponding number on the map.

1)

2)

3)

4)

5)

6)

Rancho de Santa Maria

Part of Spain's 1777 La Feria Grant (12.5 leagues), partitioned into & units 1843, Here in 1850's was a sub-
post of Fort Brown (28 mi. SE) and Fort Ringgold {65 mi. NW). This was proposed site in 1860's for
"Homeville", this locality's first small-acreage promotion. Present compound, built 1870 by L.J. Hynes, has
buildings for dairy, kitchen, ammunition. Hynes, first Postmaster (1876), had stage depot, general store,
telegraph office, shipping wharf on river. Chapel was built 1880. In 1892, Frank Rabb bought the ranch. in
1916 horder troubles, U.S. Army established headquarters here.

This is a neighborhood survey of a house estimated to have been built in 1914,

First Bank in La Feria

The Cameron County Bank of La Feria, this community's first bank, occupied this structure soon after it was
founded in 1912. The building was erected by W.A. Strickland, a well-known contractor here. Organized as
a private institution, the bank received a state charter in 1913. Its founder was lllinois-born Bailey H. Dunlap
(1886-1957}, who served as first mayor of La Feria in 1915. The bank was rechartered as the First National
Bank of La Feria in 1925. After 1927, this building was occupied by other businesses.

La Feria Marker

Site is on land surveyed 1777 for Spain's grants to Don Juan Hinojosa and Jose Mari Balli, ancestors of priest
for whom Padre island was named. By 1790's it had a fairground {Hence name, La Feria) for Fiestas, horse
racing, and other sports. After Mexican War (1846-48), Balli heirs had title confirmed by Texas. In 1850,
Nathaniel White (d. 1901), cattleman and reputed smuggler, opened anglo ranching here. In 1906, townsite
of La Feria was platted under original name. It is now a trade center for a thriving agricultural area.

Rosalio Longoria House

The oldest residence in La Feria. Built in 1909 by local carpenter Felipe Perez for Rosalio Ponce Longoria
(1872-1965}, a contractor who cleared land for developers to build railroads and other Rio Grande Valley
improvements. His board and batten house originally had two main rooms, two small bedrooms, the long
front porch and a kitchen with brick chimney for a wood burning stove. The bathroom, a small porch, and
the little family room were added about 1950.

Dunlap House

Rio Grande Valley developer W.E. Stewart began construction of this adobe brick and stucco residence in
1912. Before it was completed, he sold the house to his employee Bailey H. Dunlap (1886-1957), a native
of lllinois. Dunlap started La Feria's first bank, the Cameron County Bank, and was involved in real estate
dealings throughout the valley. He served as La Feria's first mayor in 1915 and participated in numerous
civic and religious organizations. In the 1920 and 1930s, the structure was enlarged and remodeled by W.E.
Strickland, the original contractor.
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3 DEMOGRAPHICS

3.1 METHODOLOGY

Demographics are characteristics of a given population such as number of people, how many are from different
racial and ethnic backgrounds, different age ranges, income ranges and so on. This plan takes a lock at how the
demographics of the area look today and identifies trends over time. Looking at many different characteristics of a
population paints a more detailed picture of how the city is changing so that decisions of how and where to grow
are better informed.

Different sources are used to estimate existing populations. Local data such as total number of residential water
utility customers can be used to get fairly accurate local population estimates.

Use of Census 2010 Block Group Data is used to determine current population characteristics and 1990-2010 Place
Data is used to identify long term trends. Forecast scenarios will also be evaluated for projected population counts.
3.2 HISTORIC

Population

The population of La Feria as grown over time with periods marked by dramatic increases in growth. The following
table shows the historic growth of the City of La Feria over the past 100 years. The decades of 1920-1930, 1940-
1950, and 1990-2000 experienced the greatest increases in population. The decade of 1960-190 was the only ten-
year period of population decline over the past century.

Table 1. Decennial Census Population

Historical population per U.S. Decennial Census
Census Population Percentage Change
1920 236 -
1930 1594 575.4%
1940 1644 3.1%
1950 2952 79.6%
1960 3047 3.2%
1970 2642 -13.3%
1980 3495 32.3%
1990 4360 24.7%
2000 6115 40.3%
2010 7302 19.4%
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N

Age

Table 2. Population by Age Cohort

Year 1990 2000 2010 2010-2014 ACS
Age Count | Percentag | Count | Percentage | Count | Percentage | Count | Percentag
Cohort e e
0-19* 1,529 35.5% 2,077 | 34.0% 2,493 | 34.1% 2,511 | 34.4%
20-44 1,498 34.8% 1,749 | 28.6% 2,097 | 28.7% 2,211 | 30.3%
45-64 680 15.8% 1,135 | 18.6% 1,538 | 21.1% 1,359 | 18.6%
65+ 607 14.1% 1,154 | 18.9% 1,174 | 16.1% 1,220 | 16.7%
Total Population | 4,306 6,115 7,302 7,301
Median Age 291 34.5 336 34.1

*For the 1990 Census this age cohort was measured at 0-18 rather than the 0-19 cohort that was used in the
following Census years.

Based on the 2010 Census, 16.1% of the population is 65 years of age or older which is significantly higher than Texas
at 10.3% and Cameron County at 11.1%.

Househagld Size

The most recent estimate for average household size in La Feria comes from the ACS 2010-2014 and is 3.26 persons

) per household. This is higher than the average for the State of Texas at 2.82 persons per household. Household size
has been steadily increasing in the area over the last couple of decades with renter occupied housing consistently
exhibiting more people per household than owner occupied housing.

Table 3. Household Size and Ownership Characteristics

1990 2000 2010 2014
Average Household Size 2.77 3.03 3.05 3.26
Average Owner Occupied - 2.95 3.01 3.14
Average Renter Occupied - 3.27 3.13 35

3.3 CURRENT POPULATION ESTIMATES

The 2013 American Planning Association Study alsc provides a population forecast from The Nielsen Company. In
this report the population of La Feria is projected to be 8,019 in 2018.

The American Community Survey is used most extensively in this demographic analysis of La Feria. The 2009-2014
S-year ACS population estimate for La Feria is 7,301.

Census population estimates program are the official estimates from the Census in the interim years between the
decennial Census. La Feria has a 2014 Census population estimate of 7,308
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Local utility data provides another opportunity to estimate the total current population. The Texas Water
Development Board provides for a methodology to estimate current populations based on residential water meter
counts and recent household size data. Multi-family accounts are not considered in this analysis since there is not
an accurate count of units that are on a master meter. It is also assumed that the number of wells in the city the size
of La Feria may offset the relatively small number of multi-family units on a master meter. An advantage to using
local utility data is that it provides a more recent poputation estimate than Census data or American Community
Survey estimates. As of January 2016 there are 2,296 residential water accounts and the 2014 ACS estimate of 3.27
people per household. The population estimate of 7,508 is the most current estimate available and when compared
to the 7,308 estimate for July of 2014, this appears reasonable.

Table 4. Comparison of Population Estimates.

Population Estimates 2013 2014 2015 2016 2017 2018
2007 Comprehensive Plan 8,510

2013 APA Plan 7,510 8,019
ACS 2014 7,308

Census Estimates 7,301

Water Utility Data 7,508

3.4 CURRENT POPULATION CHARACTERISTICS

3.4.1 BENEFICIARIES
The foilowing table is a demographic summary from the 2014 American Community Survey for La Feria providing
population estimates for the following racial and ethnic groups.

Table 5. Summary of Beneficiaries (2014 ACS}

Demographic Summary Population Estimate
Current Population Estimate 7,301
White 6,458
Black or African American 14
American Indian and Alasa Native 0
Asian 205
Native Hawalian and Other Pacific Islander 0
Some Other Race 624 o
Two or more races 0
Hispanic or Latino {of any race} 6158
Not Hispanic or Latino . 143

3.4.2 HousING CHARACTERISTICS

Median Household Income {annual): $29,130

Median Rent: 5648 /month
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Median Cost to Owner with Mortgage: $1,089/ month
- Median Cost to Owner w/o Mortgage: $231/ month

Household with no vehicle available: 8.2%

Households that are housing cost burdened (Housing costs that exceed 30% of household income:
Owner Occupied Housing: 264
Renter Occupied Housing: 500

This analysis suggests that 34% of households in La Feria are housing cost burdened. 764 housing units have housing
costs that exceed 30% of household income of the total 2,281 occupied housing units.

Housing Occupancy Average Household Size

bid s
TN

8 Owner occupied

# Renter occupied

Total Housing Units: 2,714
Total Occupied Housing Units: 2,231 / 82%

Figure 6. Housing Occupancy and Household Size

3.4.3 HOUSEHOLD INCOME

The 2014 American Community Survey data has median household income at $29,130. The Decennial Census for
years 2000 and 2010 describes the median household income as $24,660 and $23,983, respectively. The economic
downturn at the end of the last decade is likely the cause for the drop in median household income between 2000
and 2010, however, an increase of 18% has been estimated between the years of 2010 and 2014, The following table
describes household incomes for La Feria from the 2014 American Community Survey.
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Table 6. Household income Distribution (2014 ACS)

N

. Annual Income . Households
Total households 2,231
Less than $10,000 278
$10,000 to $14,999 - 248
$15,000 to $24,999 432
$25,000 to $34,999 392
$35,000 to $49,999 294
$50,000 to 574,999 217
$75,000 to $99,999 142
$100,000 to $149,999 133
$150,000 to $199,999 50
$200,000 or more o '5,_5_ - |

3.4.4 PoPULATION DISTRIBUTION (SPATIAL)
Block or block level distribution of classes protected by federal fair housing laws on the basis of race, color, religion,
sex, handicap (disability), national origin, and family status.

The map below is a population density map of 2010 Census Blocks using population counts and area to determine
number of people per acre. It is clear from the map that densities higher than 1 person per acre are consistently

) found just inside the jurisdictional limits of the city. The natural land use transect of rural conditions to gradually
more urban is well preserved around the current limits of La Feria. The provision of water and wastewater services
from Municipal Utility Districts (MUDs) and surrounding jurisdictions competing for land may at times result in less
orderly land use planning. The population density map suggests that this has not yet happened in the area
surrounding La Feria, however, the surrounding communities will continue to have a relationship with La Feria
most principally along the Interstate 2 and Business Hwy 83 corridors which will be important to consider when
planning for future land uses.
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3.4.5 BENCHMARKING WITH SURROUNDING COMMUNITIES ON SELECTED CHARACTERISTICS

The following selected ACS 2014 community characteristics of La Feria are compared with surrounding communities
and the whole of Cameron County. The table is presented with communities increasing in population size from left
to right. Benchmarking of this type helps the community and decision makers understand what some of the
challenges La Feria is facing but also what opportunities may be available in the region.

Table 7. Demographic Comporison with Surrounding Communities {2009-2014 ACS)

Palm Santa E _{i.u'.ul.j. Cameron
Source: ACS 2009-2014 Valley Rosa Combes | Primera |° I.a Feria | Mercedes | Weslaco | Harlingen County
Total Population 1,628 2,881 2,991 4,138 h ;301ﬁ 16,271 36,752 65,677 415,103
Median Age (years) 57.6 26.2 38.1 28.4 Wﬂflﬁ 28.2 336 32.7 31.0
Age 18 years and over 81.9% 63.2% 74.5% 69.9% i:fm 62.2% 68.8% 69.5% 67.7%
Age 65 years and over 38.6% 7.7% 17.6% 94% | 16.7% | 13.3% 16.5% 13.4% 11.7%
Housing Units 872 812 1,101 1,316 %ﬂlﬁ 5,630 14,471 24,630 144,180
Median Home Value $159,000 $50,900 $75,800 | $85,200 !$55;900 E $58,300 $71,700 $78,500 $77,400
Wt
Average Household Size 2.08 3.55 3.07 3.44 ttr_].:r3 27@ 3.47 3.12 3.14 3.44
Median Household "ﬁ{.‘l
income $71,591 $20,500 | 536,855 | 544,250 $29 130 -. $30,644 $37,057 $34,868 $33,390
Mean Travel Time to jal)
Work{in minutes) 17.2 18 21.1 22.3 fﬁ 19.5 19.8 17 19.8
Ll o
Percent Unemployment 1.1% 20.0% 6.3% 6.6% 17 'fr%? 18.3% 10.9% 8.9% 10.5%
Income is below poverty "?I':I -
level 4.8% 54.8% 26.6% 31.1% | -37 5% | 42.8% 27.7% 32.2% 34.8%
Ages 25+ High School Ié‘{
Graduate or Higher 94.3% 49.6% 65.2% 76.2% 67 7% | 60.1% 68.0% 72.5% 64.1%
Ages 25+ with a Bachelor's “"r-d [:
Degree or Higher 44.0% 4.4% 8.1% 15.4% 'F 8.8% 12.7% 16.8% 13.6% 16.1%
Population with a HI‘ it
Disability 2.7% 18.4% 13.9% 11.7% |17 4% | 18.5% 15.8% 12.2% 13.3%

3.4.6 POPULATION PROJECTIONS

The table below provides population projections for La Feria from the Texas Water Development Board 2016
Regional Water Plan. In this forecast, the current population of La Feria which is estimated to be 7,308 in 2014 is
expected to roughly double by the year 2060 or in 46 years.

Table 8 Comparison of Population Projections

Projections 2015 2020 2025 2030 2035 2040
Texas Water Development Board* 8,610 10,059 11,530
1998 Comprehensive Plan 9,620

2007 Comprehensive Plan** 8,510 9,140 9,880

*The TWDB projections extend to the year 2070 and are illustrated on the graph

**The plan estimates an increase of 890 people during the winter for each projected year
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Population Projection
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Figure 8. Population Projection 2016-2036 (KFA)
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Figure 9. Comparison of Population Projections

3.4.7

MAJOR THEMES OF THE DEMOGRAPHICS ANALYSIS

Based on methodology from the Texas Water Development Board using residential water accounts and
household size to estimate current population, the population of La Feria as of January 2016 is
approximately 7,508

The Population is expected to approximately double in the next 45 years based on projections from the
Texas Water Development Board

Household size is getting steadily larger since 1990 Census

The 45 and over age group is becoming a larger share of the overall population while the under 45 age
group is becoming smaller.

La Feria has the opportunity to control the orderly growth and development of the City into the future
based on current ETJ and population density distribution.

Higher unemployment and poverty rate than the county.

After a drop in median household income between 2000 and 2010, there is an increase of 18% between
2010 and 2014.

Households making more than $50,000 per year are increasing at a rate higher than the county.

~30% of households are housing cost burdened and 18% of housing units unoccupied.
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4 HOUSING

4.1 BACKGROUND

Affordable, high quality housing is key to attracting and retaining residents, businesses and employers. La Feria’s
residential neighborhoods can be counted among the city’s assets. It is predominantly developed with single-family
detached housing with many options for other types of housing throughout the city including manufactured homes,
recreational vehicle pad sites, and other attached multifamily housing types. La Feria currently has a good balance
of housing options within the centrally located neighborhoods with multifamily properties sprinkled throughout
single-family neighborhoods in ways that gently fit the context of those areas.

The housing plan includes an inventory of current housing within the city and an analysis based on this inventory
and other available data. Major trends emerge from the data from which general observations can be made. Goals
are then provided based on these observations that describe community driven values, Objectives are then defined
to ensure that the city’s housing policies clearly inform future decisions regarding housing stabilization, growth, and
development.

4.2 METHODOLOGY

A windshield survey was conducted from April 11"-13%*, 2016 to assess housing within the planning area on
condition, vacancy, and lot improvement. The survey involved using Cameron County parcel data as a base layer
loaded into GIS software to assess the housing stock in La Feria on a lot by lot basis. The previous 2007
comprehensive plan housing conditions inventory was used as a starting point along with the existing land use layer
developed for this plan to identify parcels with residential uses that would be assessed for the survey. A summary
was created of housing conditions across the city by housing type (single-family, manufactured home, Recreational
Vehicle, and Multifamily) and compared to the previous assessment, The condition of residential units are assessed
with a scale of standard, deteriorated, or dilapidated. Finally, as part of the windshield survey, a determination was
made on occupancy status.

4.3 FACTORS AFFECTING CURRENT HOUSING

The economic and social vitality of a city is closely related to the variety of housing within it. A community is made
up of important roles played by children, singles, young couples, seniors, and empty-nesters. The local housing
supply in La Feria is primarily comprised of 60% single-family detached residential with a mix of Recreational vehicle
and multifamily residential properties making up the other 40% of housing. This represents a good balance of
housing types but more could be done to provide a range of housing that is affordable and appeals to more segments
of the population. There is a lack of diversity of housing types in La Feria commonly referred to as the missing middle,
housing between single-family residences and larger multifamily housing such as apartments. This includes such
housing as fourplex, townhouse, courtyard apartment, condominiums, retirement villages, work/live housing, and
other such housing. The City of La Feria has recently partnered with the South Texas Collaborative for Housing
Development to bring quality, affordable housing developments to the area; Sunflower Estates Apartments and the
Sunrise Terrace Subdivision,

Despite the age of the housing in the central neighborhoods, many residences show signs of recent improvement or
redevelopment. This is also evident based on the significant drop in dilapidated structures since the 2007 housing
conditions analysis. Even so, there remain small pockets of deteriorated housing structures that are in need of
stabilization. The tree-lined smaller local streets throughout the city are inviting and walkable yet older centrally
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located neighborhoods lack significant sidewalk infrastructure. The development of high quality pedestrian, bike,
and vehicular connections between residential neighborhoods to each other, parks, schools, library, and the
businesses that serve them would build on the city’s existing assets by further integrating these community facilities
into the neighborhoods. Connectivity will also need to be preserved as development expands out from the central
core by identifying opportunities to connect adjacent residential and commercial developments at site plan stage.
The intuitive grid pattern becomes disconnected and disorienting with off-set alignments and dead ends as the street
network expands out into the ETJ, If allowed to persist, this type of development pattern results in traffic issues and
undesirable areas of low value due to disconnection and difficulties in providing service.

The La Feria Independent School District is another community asset and as a district which exceeded all state target
scores, it attracts young families and the businesses that want to employ them in addition to preparing youth for
future success. Good schools help catalyze reinvestment in existing neighborhoods. LFISD and the City of La Feria
should continue to create partnerships to develop strategic policies that achieve common goals such as
strengthening neighborhood school involvement, Safe Routes to School, and school attendance zones that consider
and overlap with natural neighborhood boundaries.

The following table, summarized 2010-2014 ACS Data, provides a snapshot of recent housing conditions in the City
of La Feria.

Table 9. Housing Snapshot

Housing Units 2,714
Households 2,231
Persons per household 3.27
Owner-occupied housing unit rate 63.2%
Median value of owner-occupied housing units $56,900
Median gross rent $648

4.4 HOUSING ANALYSIS

4.4.1 CONDITION SUMMARY AND COMPARISON TABLE
The table below details the results of the 2016 housing conditions survey with a comparison to the 2007 housing
survey conducted by SWG. A few key observations when comparing the two surveys from the table below include:

o 25% of the single-family lots are unimproved (vacant).

&  The number of standard single-family units has increased by 230 while the number of deteriorated single-
family units has decreased by 185.

* The number of dilapidated structures has increased substantially.

¢  The number of recreational vehicles (RVs) has been reduced by nearly half.*

o  The number of manufactured homes has nearly doubled.*

e  Multifamily structures have both decreased in quantity and quality.

*The imagery used for the basic count of manufactured housing units and RVs was taken in January 2016 so it represents the time of year
that La Feria has historically has its highest numbers of RV's located in the city.
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Table 10. Housing Inventory 2007-2016

Single Family Structures March 2007 Total | April 2016 Total
Standard 972 1,157
Standard Vacant 14 4
Substandard 797 567
Substandard Vacant 50 13
Dilapidated 3 57
Dilapidated Vacant 6 29
Vacant Lot 252
Manufactured Structure
note: Imagery Date 1/21/16 MH Standard 378 724
MH Standard Vacant 54 0
MH Substandard 47 53
MH Substandard Vacant 19 0
MH Dilapidated 0
MH Dilapidated Vacant 0
Vacant Lot 38
Modular House
M Standard 29 *
M Standard Vacant 3
M Substandard 15
M Substandard Vacant 5
M Dilapidated
M Dilapidated Vacant
Recreational Vehicle
note: Imagery Date 1/21/16 RV 637 332
RV Vacant 13
Total Single Family Structures 3,042 2,936
Total Single Occupied Structures 2,878 2,890
Total Vacant Lots 290
Multifamily Structures
Note: The K. Friese + Associates  |Standard 59 40
housing survey of 2016 considers |Standard Vacant
multi-family parcels within the Substandard 2 9
city and not number of Substandard Vacant
structures. Dilapidated 3
Dilapidated Vacant 1
Vacant Lot 25
Total Multifamily Strucutres 61 53
Total Vacant Lots 25
Total Residential Structures 3,103 2,989
Total Vacant Lots . 315

Source: K. Friese & Associates housing survey of April 2016
*Vacant Lots not counted in 2007 Housing Inventory
** Modular homes included with Manufactrued Strucutre count in 2016 Housing Inventory

4.4.2 HoUsING CONDITION CONCENTRATION

The following graphic is referred to as a "heatmap”, and can be used to show the relative concentration of a
quantifiable characteristic, such as housing condition. It is intended to show in general terms areas of focus or
concern, without individually identifying properties. This can be utilized to develop policies to counteract blight, if it
exists or is developing. In this case, the graphic was generated to show general areas of standard and deteriorated
housing within the City of La Feria. This is a graphic representation of the housing conditions survey data in which
values are represented by colors on a gradient from yellow {deteriorated} to blue (standard). It is clear from the map
below that deteriorated structures are predominantly concentrated in the older central part of the city with some
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pockets to the south and southwest. Residential areas toward the edges of the city have been built more recently
and as can typically be expected, are in better condition. Dilapidated housing, while present in areas throughout the
city, is not concentrated in sufficient quantities to appear on the heatmap.

1 i 2 i | Lot —
;l:l.':- (= E =
I:l_i' 3 I o 2
I ; 5 =
!!l!- (v o o 2 tg
: . g l 3 e SRR ¥
£ I £} ] ] 'Or. g
B g et (DI .
T ==
19
Al
L. -l 3 ~ [ams g
' 1 : 2 r“‘ e=rj W g =z
£ | g Jliprs Sl S %
& d C e A dm-su-—a“" 3 3
= W20 Rd. 8y, oy } l 5"’ E-_“\Er\
: i
' lﬁ > ] E @9} 2 “E, _. rcia
L i v - d 7 E[@eanden A 3
izs = L W|Primioss Ave T4 I
Fo ) 3 L Magriciia Ave
mE s = ol . | Wispaiea
T 2 i
™ = x v - Lilac bl
'|!:_ v - '@, 1 i y
T g ! i : l
] -II_';I; hl-!'. e I 3
CoRd as2f & i
e | g
11 *
! ' = .
Ak ' 7 2 |
F L e | g (2 ]
i 1 j
:JZ.* ‘ v E?d?"édal. o
i | £
i AL :
e n 1
Ll l : | l
s o ran Rd I 1
Legend rare i
B L I
[} La Feria City Limits 3 l 18
71 La Feria 1 Mile ET) | I
| i |
Housing Congiti \ | 1
| % i
[ standard 1 I
‘ o = R T1C ]
[ I |
= - !
[ | Deteriorated

Figure 10. 2016 Housing Conditions "Heatmap"

The decennial Census and the American Community Survey 2010-2014, updated annually, provide counts that give
a better understanding of the housing within La Feria. These include housing age, housing type, occupancy status,
and median home value.
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4.4.3 YEeAR HOUSING BUILT
Based on the American Community Survey 2010-2014, 84% of the housing in the city was built in the 40 year period
between 1970 and 2010. More than 50% of the housing in the city was built in the 20 year span between 1970-1990.

Table 11. Year Housing Built {2014 ACS)

Year Housing Built 2014 ACS P':ﬁ:::f"
Built 2010 or later 11 0.4%
Built 2000 to 2009 509 18.8%
Built 1990 10 1999 411 15.1%
Built 1980 to 1989 812 29.9%
Built 1970 te 1979 549 20.2%
Built 1960 to 1969 194 7.1%
Built 1950 to 1959 143 5.3%
Built 1940 to 1949 61 2.2%
Built 1939 or earlier 24 0.9%
Total housing units 2,714 100%

4.4.4 NUMBER OF UNITS IN STRUCTURE
At nearly 60% of the total 2,714 housing units, single family detached housing is the predominant housing type in

the city.

Table 12, Number of Units in Structure {2014 ACS)

Number of Units in Structure Count Percentage
1-unit, detached 1610 59.3%
1-unit, attached 14 0.5%
2 units 166 6.1%
3 or 4 units 64 2.4%
5to 9 units 135 5.0%
10 to 19 units 24 0.9%
20 or more units 13 0.5%
Mobile home 654 24.1%
Boat, RV, van, etc. 34 1.3%
Total Housing Units 2,714 100%

2016 Comprehensive Plan

At 24% of the total housing units, mobile homes comprise nearly a quarter of the total housing units in the city. The

American Community Survey estimates for mobile homes are consistent with the findings of the 2016 housing
survey, but appear to undercount the RVs within the city. This is likely due to the fluctuating RV population
throughout a typical year.
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Figure 11. Housing Type (2014 ACS)

4.4.5 HOUSING OCCUPANCY/VACANCY

The following table shows that a slight decrease in total housing units is estimated for the time period between
2010-2014 with a decrease in occupied housing units and increase in vacant housing units. This is well within the
margin of error for the American Community Survey housing unit count in La Feria of +/- 259 units. Consequently,
this decrease does not reflect an alarming trend or a shortage in housing units. With additional development activity
in the years of 2014-2016 it is also expected the total number of housing units in the City of La Feria have increased.

Table 13. Housing Occupancy/Vacancy, 2010-2014.

2010 Census 2014 ACS Percentage Change
Total Housing Units 2,867 2,714 -5.3%
Occupied Housing Units 2,396 2,231 -6.9%
Vacant Housing Units 471 483 2.5%
Percentage of Vacant Units 16.4% 17.8% 8.3%

The vacancy rate is estimated at 17%, based on an average of the 2010 Census count and 2014 ACS estimate. The
higher the vacancy rate (15% or higher), the more options there are for buyers and the lower housing prices should
be; however, the community will also be susceptible to downturn and a lack of continued investment. At lower
vacancy rates, prices will rise and investment will be attracted. At very low vacancy rates (less than 7%), there is a
risk of speculation and bubble pricing, which can be damaging for the community. Ideally, these forces should stay
in balance in order to maximize choice and affordability. KFA recommends that the City target a 10%-12% vacancy
rate as a way of continuing to encourage investment and provide choice.

4.4.6 OWNER/ RENTER OCCUPIED

The table below provides ACS estimates for total occupied units within the city and how many of those units are
owner and renter occupied. Cameron County Appraisal District (CCAD} data can be used for comparison and to
estimate total percentage of owner/ renter occupied housing throughout the city of La Feria for current year 2016.
Based on appraisal roll data there are 2,209 residential structures within the city, 42 of those structures are muiti-
family, Using homestead exemption status and owner and site address information from the appraisal district it is
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estimated that 1,228 residential structures are owner occupied. This suggests an owner occupancy rate closer to
56% for the City of La Feria.

Table 14. Owner vs. Renter Occupied (2014 ACS)

Owner Occupied Renter Occupied Total Occupied Percent Owner Occupied
2014 ACS 1,410 821 2,231 63%

4.4, 7 MEDIAN HOME VALUE

The median home value according to the 2014 5-year ACS in La Feria, Texas is $56,900. The median home value
according to the 2010 5-year ACS in La Feria, Texas is $45,900. This represents an increase of 24% in median home
values in the city over past 4 years.

Table 15. Median Home Value, 2010-2014.

2010 Census 2014 ACS Percentage Change
Median Home Value $45,900 456,900 24%

4.4.8 CURRENT MARKET VALUE

Based on realtor.com®, the following is a snapshot of the housing market in La Feria, Texas on May 7, 2016. The
building cost for new construction is estimated at $90.35 per square foot and a representative residential structure
would cost $108,415 (RS Means, 2™ Quarter, 2016). Therefore, the base costs to acquire existing real estate are
somewhat lower than new construction and may justify renovation versus new construction.

Table 16. Housing Market Snapshot, May 2016

Median Listing Price Per Median Closing
Price Square Foot Price
$95K $68 $92K

*Housing Market median prices are based on all properties for swle in realtor.com, land and muiti-unit residences included.

4.4.9 FAIR MARKET RENT

fair Market Rents (FMRs) are established every year by HUD for each Metropolitan Statistical Area in the country to
determine Payment Standards for the Section 8 Housing Choice Voucher program, maximum rents in HOME financed
rental projects, and initial rents for Section 8 project based assistance. Though the MSA for La Feria includes an area
that is broad with wide variations in neighborhood rents, the FMR serves as a barometer to assess local rents and
housing costs.

Table 17. 2016 Fair Market Rent {Brownsville-Harlingen MSA)

Unit Type Efficiency | 1BR | 2BR | 3BR | 4BR
Fair Market Rent {Monthly) $415 $435 | $582 | $795 | $798

4.5 FUTURE HOUSING NEEDS

As discussed in Chapter 1, Demographics, 34% of households are housing cost burdened. The area Median Family
Income is lower than that of the region and the city can seek to address the supply side of housing in response. This
means that the city can look to identify and implement strategies that provide for housing that is affordable to these
househalds. These househalds then have more disposable income to inject into the community on other necessities
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and discretionary items. Strategies include encouraging a mix of affordable housing types in the missing middle in
high opportunity areas close to jobs and services, continuing to work with local housing providers and housing
assistance providers, and rehabilitating existing affordable housing stock.

Based on the results presented in the heatmap, the central area of the city exhibits the highest concentration of
deteriorated residences. Investment in the area could be catalyzed by further rehabilitation of existing properties
and provide close-in, walkable, small single-family homes in high guality neighborhoods. The number of vacant lots
in the central area of the city also presents infill housing opportunities. Many of the vacant lots in the single-family
neighborhoods are either vacant because they do not have any structures on them or they have a small portion of a
single-family home on them. In addition, many of the older single-family homes in the central area straddle two lots
and incentives to redevelop these areas could be explored. Such measures could include amending the land
development code to allow for building on smaller lot sizes or a small lot amnesty tool for particular neighborhoods
of the city to encourage rehabilitation and redevelopment in the historic core.

As Baby Boomers hit retirement age, surveys show they want much the same housing that Millennials do. Walkable
high quality housing in close proximity to goods and services. The drop in RV units coupled with the increase in
individuals 45 years and older in the city conveys a move away from a desire to visit in an RV and toward a permanent
resettlement. This is evident from the manufactured home communities that have increased in number and housing
share over the past decade. The city should also explore strategies that encourage placement of housing for
retirement age seniors in vibrant activity areas that do not isolate the elderly and foster the development of life-
cycle housing in all neighborhoods. Life-cycle housing is the idea that there is sufficient diversity in the neighborhood
of housing type, size, and affordability to allow people to age in place if desired.
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4.5.1 PROJECTED UNITS NEEDED
The number of dwelling units necessary to serve the projected population increase through the year 2040 is provided
in the following table. The projected number of dwelling units by the year 2040 is based on the following:

1. The city’s population is estimated to be 11,530 in 2040.

2.The vacancy rate of total dwelling units is approximately 17% based on an average of the 2010 Census count
and 2014 ACS estimate. This vacancy rate appears high and likely includes vacant RV pad sites. As a result a
more reasonable assumption of 12% for the vacancy rate will be used to determine housing need in future
years.

3. Census count information from 2000 and 2010 has people per dwelling unit of approximately 3.0 which is
consistent with the 2016 housing unit count and population estimate.

Source/Type Year Population | Housing Units | Occupied Units Units Needed
Census 1990 4,360 1,571 1,073 -

Census 2000 6,115 2,895 2,021 -

Census 2010 7,302 2,867 2,396 -

ACS 2014 7,301 2,714 2,231 -
Estimate Utility 2016 7,508 2,989 2,630* -
Projection 2020 8,610 2,870 2,526 0 in four years
Projection 2025 9,300 3,100 2,728 111 in five years
Projection 2030 10,059 3,353 2,951 253 in five years
Projection 2035 10,795 3,598 3,167 245 in five years
Projection 2040 11,530 3,843 3,382 245 in five years

*Occupied units arrived at by using 12% vacancy rate
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4.6 LocaL CAPACITY

The following entities are those that exist as a local resource toward achieving some the housing goals described in
this chapter.

CiTY OF LA FERIA/TDHCA HOME PROGRAM

The City of La Feria has completed 9 reconstruction projects under the HOME Program.

CAMERON COUNTY HOUISING AUTHORITY

The Cameron County Housing Authority’s jurisdiction is from South Padre Island to La Feria in Cameron County. The
CCHA provides low-income families with safe, decent, affordable housing in addition to promoting programs that
will lead to economic self-sufficiency and enhance the quality of life for resident families. The La Feria and La Feria
Hawkins are run by the Cameron County Housing Authority and provide 36 units and 20 units, respectively, with
rental assistance to very low income households. In addition, Cameron County Housing Authority provides 1,019
Section 8 rental vouchers in La Feria. To qualify for most rental assistance programs a renter must earn no more than
50% of the Area Median Income (AMI).

CITY OF LA FERIA TAX INTEREST REINVESTMENT ZONE (TIRZ}

The City of La Feria TIRZ district is created to develop long-range revitalization plans for areas of the City, which have
lacked a wide range of commercial, and single and multi-family housing opportunities. New commercial/retail/food
service/office warehouse/ industrial and lodging construction are the key components of the revitalization plan.
increased employment opportunities for La Feria and surrounding county and community residents will be enhanced
through the development and redevelopment activity within the Zone. This TIRZ was created with resolution 2010-
01

RETIREMENT COMMUNITY PLANNING GRQUP

This group was established by the City Commission to identify and pursue retirement community housing
opportunities within and for the residents of La Feria.

LOCAL NON-PROFIT ORGANIZATIONS

The South Texas Collaborative for Housing Development, Inc. (STCHD) is a is a 501{c){3) nonprofit founded in 2009
to provide decent and affordable housing to low and moderate-income families throughout Texas other than Dallam,
Lubbock, Hudspeth, and Orange counties.

Currently, the STCHD has an apartment complex as well as an affordable housing subdivision in the La Feria area,
These are Sunflower Estates Apartments, and the Sunrise Terrace Subdivision. Cumulatively, these developments
provide 208 apartment units that are 1, 2 and 3 bedroom, and 70 single-family rental houses with two, three, and
four bedroom units available.

The STCHD alsc manages single-family rental homes in La Feria. The rental homes inctude three bedrooms and two
baths. In addition, the STCHD offers a number of individual properties for sale with seller financing and general
contractor services available. This provides prospective buyers with a simple all-in-one process to purchase a home.
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4.7 MAIOR THEMES OF THE HOUSING ANALYSIS

4.8 HOUSING PLAN

HousING GoALS & OBJECTIVES
HousinG GoAL 1: PROMOTE QUALITY, AFFORDABLE HOUSING,

High quality housing that is affordable to a wide range of income groups and people will attract residents and
businesses to La Feria.

Objective H-1.1: Encourage the construction of housing throughout the city which is “affordably priced” at
a burden of less than 33% of the median household income. (Median HH Income per ACS 2014 = $29,130,
Monthly housing costs @ 33% = $801.00)

Actions:

¢ 34% of households are currently housing cost burdened which means they pay more than
a third of total income on housing costs. Build a substantial portion of new housing at
$801/ month or less to bring down this percentage to 20% or less within 5 years.

e 25Y% of those new housing units provided for households that are housing cost burdened
should be renovated, rehabilitated units in existing affordable neighborhoods.

Target Date for Achievement: 2021
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Objective H-1.2: Pursue partnership opportunities with local affordable housing providers to provide a
variety of housing with options for seniors, young families, and people making 50% or less of area median
household income. {50% or less of Median HH Income per ACS 2014 = 14,565, Monthly housing costs so
that these household are not cost burdened = $401.00})

Actions:

*  Work to approve and develop a variety of single-family, missing middle, multi-family, and
assisted living affordable housing projects affordable to people making 50% or less of area
median household income,

s Meet with local housing partners at least 4 times per year to discuss affordable housing
opportunities.

Target Date for Achievement: 2019

Objective H-1.3: Invest in public facilities and pursue zoning policies in the traditionally underserved areas
of La Feria north of Interstate 2.

Actions:

e Implement the recommendations of the water, sewer, and streets master plan
components for areas North of I-2,

Target Date for Achievement: 2026
Objective H-1.5: Ensure quality housing construction through code reviews and compliance inspections.
Actions:

e Permits are requested and completed for at least 95% of all building activity, reducing the
frequency of unpermitted work.

¢ Compile a list of active registered electricians and plumbers doing business in La Feria to
provide to the public.

Target Date for Achievement: 2021
HOUSING GoAL 2: DEVELOP LA FERIA AS A FULL-LIFE CYCLE CiTY

A diverse mix of housing options throughout all areas of the city allow people to remain in place throughout different
life stages and events and provide stability to neighborhoods by allowing long-time residents to remain.

Objective H-2.1: Create complete neighborhoods across La Feria that have access and transportation
aptions to healthy food, good schools, retail, community services, and parks and recreation.

Actions:

+ Walkable complete communities are established with public amenities, neighborhood
retail, housing, and office appropriately scaled and within a % mile of all residential units.

Target Date for Achievement: 2031
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Objective H-2.2: Encourage the development of “missing middle” housing to provide a variety of home
ownership opportunities and to serve different housing needs.

Actions:

¢ Amend zoning regulations by the end of 2017 to reflect more areas permitted for duplex,
triplex, four-plex, townhomes, and other residential housing types.
¢ Consider allowing residential above retail, or live/work units, in retail zoned districts.

Target Date for Achievement: 2017

Objective H-2.3: Target older areas of the city with higher concentrations of deteriorated housing, for
redevelopment with changes to code, incentive programs, and public investments.

Actions:

s Consider an amendment in 2017 to the zoning regulations to clarify appropriate areas and
guidelines for accessory dwelling units.

s Consider a small lot amnesty program for targeted areas of the city.

* Create expedited permit process for residential additions of 500 square feet or less.

¢ Expand and connect sidewalk network with wheelchair accessible ramps.

Target Date for Achievement: 2017
HOUSING GOAL 3: SUPPORT HOUSING STABILIZATION ACTIVITIES

Housing stabilization activities are those that assist in the production and preservation of affordable housing for low
income families and individuals.

Objective H-3.1: Pursue funding opportunities with local housing providers and state and federal housing
programs to stabilize housing in targeted areas of the city.

Texas Department of Housing and Community Affairs [TDHCA] The TDHCA administers many
housing related programs for the State of Texas and an overview can be found at the following:

https://www.tdhca.state.tx.us/overview.htm

Selected programs include:

Single Family Housing
- Neighborhood Stabilization Program
https://www.tdhca.state.tx.us/nsp/
- Homeowner Rehabilitation Assistance (HRA) Program (HOME)
https://www.tdhca.state.tx.us/home-division/hra.htm
- Housing Trust Fund
https://www.tdhca.state.tx.us/htf/

Multifamily Housing
- Housing Tax Credit Programs
http://www.tdhca.state.tx.us/multifamily/housing-tax-credits-Spct/index.htm
http://www.tdhca.state.tx.us/muitifamily/housing-tax-credits-4pct/index.htm
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- Multifamily Bond Program
http://www.tdhca.state.tx.us/multifamily/bond/index.htm
Multifamily Direct Loan Program
http://www.tdhca.state.tx.us/multifamily/home/index.htm

Objective H-3.2: Encourage the review and adoption of codes and ordinances that improve local housing
and increase efforts to enforce current code, especially for emergency refated repairs.

Action:

¢ Review the threshold for requiring a permit for emergency roof or window repair.
¢ Allow a general permit program to streamline emergency repairs

Target Date for Achievement: 2021

Objective H-3.3: Develop city programs that educate, incentivize, or assist property owners in rehabilitating
deteriorated properties.

Action:

s Develop an emergency supplies program with non-profit partners to proactively deter
housing deterioration from water leaks. This would include building supplies such as
shingles, siding, decking, valves, and others.

¢  Support the efforts of non-profit housing repair assistance programs

Target Date for Achievement: 2021
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5 ECONOMIC DEVELOPMENT

Economic development can be defined as the application of public resources to leverage additional sources of
investment. By this measure, La Feria has exceled. To date, the city has brought in millions of dollars in state and
federal funds to accomplish a broad range of capital projects, including drainage improvements, extension of water
and wastewater services, and the construction of a number of public facilities. As its next challenge, the city’s success
at leveraging federal dollars must be balanced with equal success at capturing private investment.

5.1 HIsTORIC DEVELOPMENT AND GENERAL CHARACTERISTICS

¢  Retail Trade - Retail plays an increasingly essential role in economic development. In addition to providing
an amenity for residents, retail developments often shape decisions about infrastructure investments.
Large or unique retail outlets may draw in dollars from outside the community, providing an important
revenue source for local government, And, in Texas, retail sales tax dollars are in important source of
funding for economic development.

e Industrial —This sector typically includes goods-producing industries (i.e., manufacturing), as well as related
activities like logistics and distribution. Other industries normally characterized as industrial include utilities,
mining, and heavy construction. Traditionally, industrial employment has been highly sought after due to
its earnings potential and the “multiplier effect” of spending on inputs to production {(namely raw materials
and energy). The value of industrial jobs remains high despite the increasingly global nature of the
manufacturing supply chain and downward pressure on wages.

® Service — This sector of the economy encompasses a broad array of occupations serving individuals and
businesses. In addition to the entry-level positions often associated with the concept, this sector includes
high-wage professional jobs, in fields like engineering, legal services, and healthcare. In recent decades,
employment in service industries accounts for an increasing portion of employment nationwide.

¢ Government/Administrative — This sector includes a variety of agencies and quasi-agencies at the local,
state, and federal level. Because of its diversity--the sector encompasses administrative functions, as well
as publicly operated schools and hospitals—the public sector provides an essential avenue of employment
for individuals across a broad range of skills. Once considered to have high job security, budget cuts at all
levels of government have resulted in substantial job losses in this sector.

5.1.1 DEeVELOPMENT OF THE ECONOMY

Like the Lower Rio Grande Valley generally, the Cameron County economy has its roots in agriculture. Widely known
for citrus, the region has long produced a broad range of crops, including cotton, sorghum, and sugar cane. Much of
the region’s earliest history was tied to the processing and shipping of agricultural products, aided by the completion
of the Port of Brownsville in 1936. The region’s proximity to Mexico and relatively low cost of living has driven the
growth of light manufacturing in the area.

The McAllen-Edinburg-Mission metropolitan area plays a key role as a trade center, drawing people from both sides
of the border with an array of retail establishments and personal and professional service providers, including a
substantial network of healthcare assets. Tourism is another key aspect of the regional economy, as thousands of
“Winter Texans” flock to the area each year to avoid colder northern climates. The area is alsc a popular vacation
destination for Mexican nationals, many of whom have invested in second homes in the region.

La Feria was originally settled as part of a large Spanish land grant to the family of Rosa Maria Hinojosa de Balli,
labeled the first “cattle queen” of Texas. The city retained its agricultural roots well into the last century. Located on
what is now an interstate highway, the community’s location within the fast-growing Lower Rio Grande Valley offers
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a multitude of opportunities. Its geographic location places La Feria in the path of development moving outward
from Harlingen and McAllen. In addition, the introduction of the Regional Academic Health Center in Harlingen
2000—now the University of Texas Rio Grande Valley School of Medicine—coupled with demographic trends and
the region’s proximity to Mexico, has led to a dramatic rise in healthcare related development in the region. The
city’s ability to capture its share of the region’s growth will be a key element in its future success.

5.1.2 DevVELOPMENT CORPORATION ACT

Like many parts of the state, passage of the Development Corporation Act of 1979 (the Act) has played an essential
role in funding economic development in the region. As initially passed, the Act allowed municipalities to create
nonprofit development corporations, which operated separately from municipalities and were funded from private
sources. Following a change to the Texas Constitution in 1987 which recognized economic development as a public
good, the Act was amended to add Section 4A. This expansion of the Act authorized eligible communities to enact a
dedicated sales tax as a means of funding development corporations.

These “4A" corporations {(now known as Type A corporations) focused on funding projects in support of new and
expanded industrial and manufacturing activities. Section 4B was added in 1991 authorizing the levying of a tax for
a broader range of economic development activities. So-called “4B” or Type B corporations can fund all the activities
of a Type A corporation, as well as quality of life improvements, such as parks, sporting facilities, and affordable
housing. The tax enables hundreds of Texas communities to create a significant revenue stream for economic
development.

Under Texas law, local governments are allowed to impose up to an additional 2 percent on top of the state sales
tax rate of 6.25 percent, for a maximum allowable rate of 8.25 percent. Table 19 below shows the current local sales
tax rates for La Feria and surrounding communities. Each of the profiled cities instituted some form of the economic
development tax in the 1990s. La Feria and Donna are only cities among the benchmarks that levy both the 4A and
4B versions of the tax. The remaining cities have each used their remaining taxing authority for property tax relief.
San Benito imposed both the 4A and 4B tax in the early 1390s, however, the 4A levy was replaced with the more
flexible 4B version in 1995.

Table 18. Fconomic development sales tax rates for selected cities (with amount of tax and effective date)

Econ-:l ':i: : ev. Ecor;c::;cBDev. Property Tax Relief Regular Rate
Yot Effective Frsnnin Effective Ve Effective N Effective
Date Date Date Date

City of Alamo 0.005 10/1/1998 0.005 10/1/1998 0.01 10/1/1969
City of Donna 0.005 4/1/1996 0.005 4/1/1996 0.01 4/1/1968
City of Hidalgo 0.005 4/1/1990 0.005 1/1/1990 0.01 10/1/1969
City of La Feria 0.005 10/1/1990 0.005 7/1/1995 0.01 7/1/1968
City of Mercedes 0.005 10/1/1990 0.005 10/1/1990 0.01 4/1/1968
City of Los Fresnos 0.005 7/1/1995 0.005 10/1/1993 0.01 7/1/1970
City of Port isabel 0.005 1/1/1995 0.005 1/1/1990 0.01 7/1/1968
City of 5an Benito 15ee note 0.005 1/1/1995 0.005 10/1/1993 0,01 4/1/1968
City of Weslaco 0.005 10/1/1990 0.005 10/1/1990 0.01 4/1/1968

Source: Texas Comptroller of Public Accounts.
ISan Benito had 4A tax from 01/01/1993 through 12/31/1994
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Economic development corporations (EDCs) funded in this manner are required to file an annual report with the
Texas Comptroller of Public Accounts. The Economic Development Corporation of Weslaco reported the highest
among the benchmark communities according to the most recent reports available for each community, with more
than $3.3 million dollars in total revenues in fiscal year (FY) 2014, of which $2.8 million (85 percent) were derived
from sales tax. Weslaco was followed by San Benito at $2.5 million in total revenue. However, the San Benito EDC
had the lowest share of total revenues from sales tax among the profiled organization in the year analyzed at just
40 percent, The remaining 60 percent of reported revenues were from grants and matching contributions, rental
income and user fees, and bond proceeds and loans.

The EDC reports aiso indicate the “primary objective(s}” of each organization. Funding for infrastructure and job
creation and retention were the most commonly cited objectives, Five of the nine communities profiled indicated
that tourism-related activities were among their chief objectives (San Benito, Mercedes, Alamo, Donna, and Port
Isabel}; while three cited sports facilities and recreation (Alamo, La Feria, and Los Fresnos). San Benito was the only
EDC to list community development as a primary purpose; La Feria was the only one to cite affordable housing.

Table 19. Economic Development Corporation revenues and objectives for selected cities {ranked by total revenue as reported}

Primary Objective (s)
§ g -
R EE
HEREEE
§l = 2| £ ©
Revenues reported gl 2 8l & £
(and fiscal year reported) g & g gf B g
o 3| s| & €
City Sales Tax Total FY Corporation name 5] & 8| & §[ 8
Weslaco $2,847,102 | $3,336,919 | 201 | Economic Dev. Corp. of Weslaco X
4
San Benito $980,862 | 52,472,996 | 201 | San Benito Economic Dev. Corp. x| x| x X
4
Mercedes $1,837,676 | 51,966,122 { 201 | Dev. Corp. of Mercedes X|x|x
3
Alamo $866,661 $867,269 | 201 | Alamo Economic Dev. Corp. X | x| x| x
4
Hidaigo 5509,974 $536,936 | 201 | Hidalgo Economic Dev. Corp., Inc. | X | x
3
Donnal 5526,132 $531,399 | 201 [ Dev. Corp. of Donna, Inc. (48) x| x| x
4
Donna’ $526,132 | $526,880 { 201 | Donna Economic Dev. Corp. (4A) x| x|x
4
Port Isabel $493,733 | $493,733 | 201 | Port Isabel Economic Dev. Corp. X X
3
La Feria! $291,358 | 3442,382 | 201 | La Feria Ind. Dev. Corp. Inc. (4A) x| x
4
La Feria® $291,358 | $295,864 | 201 | La Feria Economic Dev. Corp. (4B} | x X | x
4
Los Fresnos $182,422 $182,566 | 201 | Los Fresnos Community Dev. Corp. | x { x x|
4

Source: Texas Comptrolier of Public Accounts
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INote: If total revenues for 4A and 4B corporations were combined, figures for La Feria and Donna would be higher than current order suggests.

5.1.3 RETAIL SALES TAaX TRENDS

Although the city has seen steady growth in its taxable retail sales, La Feria continues to lag surrounding communities
on per capita basis. At $2,197 per person in 2013, La Feria’s taxable sales fall well below the state average of $6,124.
In fact, afl but a handful of the peer comparisons had below-average taxable retail sales per capita. The exceptions
were Mercedes, with per capita taxable retail sales of $18,276 (reflecting the presence of the Rio Grande Valley
Premium Qutlets); Port Isabel at $12,035 (a figure likely driven by the region’s tourism industry), and Weslaco with
$8,744 in taxable retail sales per capita {driven by a growing cluster of chain and “big box” retailers, including Wal-
Mart, Lowe's, and Academy).

Table 20. Taxable retail sales per capita, 2013 (La Feria with comparison to peer communities)

Population
Amount subject estimate Taxable retail sales
Place to tax, 2013 {July 1, 2013) per capita
* Mercedes ©$300,161,281 16424 [ 'i% T 518,276
Portisabel $61,067472 5074 [ _} $12,035
 Weslaco $326,844,303 37372 TR ""51 $8,744
StateofTexas ~ $161,964,639,745 26448193 [ 1] $6,124
 Alamo ~ $98,855316 19,223 o
HidalgoCounty  $4,108215,306 818,553 rj 45019
~ Cameron County $1,766,688,468 a21288 | 34194
 San Benito o $101,545194 24,671 [} '$4,116
Hidalge $34,631,857 12357 || $2,803
Donna  $42,621,409 16653 || $2,559
LaFeria  $16860,423 7673 | s2197
 Los Fresnos  $11,185,264 6274 || $1,783

Sources: Texas Comptroller of Publlc Accounts (retail sales); Texas State Data Center (populatlon estimates).
Population figures from the Texas State Data Center were used to allow comparison across multiple jurisdictions.
July 1, 2013, were most recent estimates available at the time of analysis.

During the past five years, however, La Feria has seen higher rates of growth in its taxable retail sales relative to
most benchmark communities. Between 2009 (the official end of the economic downturn) and 2014 {the most
recent full year available at the time of analysis), the city experienced a growth of 9.3 percent, well above the state
average of 5.5 percent. Only Donna experienced stronger annual growth during this period. Viewed over a ten-year
period (2004 to 2014), Mercedes tops the list with an increase of 30.0 percent over the decade. Alamo and Los
Fresnos round out the top three, with increases in taxable retail sales of 9.6 percent and 8.3 percent, respectively,
between 2004 and 2014.
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Table 21. Taxable retoil sales, five and ten-year trends. {La Feria with comparison to peer communities in rank order,

"\ Cameron/Hidalgo Counties, and State.

) ' 2009-2014 2004-2014
Donna B 106% T
La Feria : 9.3% s 7.8%
Los Fresnos 3 - 8.6% 3 - 8.3%
Hidalgo | 7.0% s i 4.6%
Weslaco s  5.6% s IR
Mercedes 6 i 4.9% 1 ]
Alamo 7 1.2% : IR 9.6%
San Benito 8 0.7% 7 I 5.7%
Port Isabel 9 0.7% s 3.7%
Cameron County ] 1.7% | 2.5%
Hidalgo County B 36% | Y
Texas 5] 5.5% ] 4.7%

Sources: Texas Comptroller of Public Accounts. Figures for Texas include in-state and out-of-state sales.

5.2 RELATIONSHIP TO THE REGION

From an employment standpoint, Texas is growing faster than US, and the Lower Rio Grande Valley is growing faster
than the State of Texas as a whole. This regional growth is ted by Hidalgo County, but La Feria is outpacing Cameron
County'’s growth— likely because of its relationship to region {i.e., positioned at Hidalgo County line). This presents a
very advantageous picture going forward,

5.2.1 CONNECTIVITY
The City of La Feria is extremely well connected to both the McAllen MSA and the Brownsville MSA, as well as located
within 25 miles of four international border crossings.
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Figure 12. Major international border crossings withing 25 miles,

The following information is excerpted from Wikipedia to describe the Interstate system. There are three major
transportation routes linking areas of the region: Interstate 69E, Interstate 2, and Interstate 69C {I-69 corridor).
Interstate 2 runs east to west from the City of Brownsville to McAllen and westward towards Laredo. interstate 69E
runs north-south from the City of Brownsville, runs concurrently with highway Interstate 2 to the City of Harlingen,
and then North to Raymondville and out of Willacy County towards the City of Kingsville and the City of Corpus
Christi. Interstate 69C is referred to as the |-69 corridor that runs north to South. It begins at the U.S5./Mexico
International Bridge in Reynosa, Mexico and runs through the cities of Pharr and Edinburg through the northern
boundary of Hidalgo County.

Interstate 69C (I-69C) is a south~north freeway running through South Texas. Once complete the freeway (with
connections to Mexican Federal Highway 97) will begin at Interstate 2/U.S. Highway 83 in Pharr and head northward
before terminating at [-69W/US 59 in George West near I-37. For its entire length, [-69C shares its alignment with
us 281.

Interstate 69E {I-69E) is a south—north freeway running through South Texas. Once complete the freeway will begin
in Brownsville and head northward before terminating near Victoria as both I-69W and I-69E intersect into Interstate
69 towards Houston. For its entire length, I-69E shares its alignment with US 77,

Interstate 2 (1-2) is a west—-east Interstate Highway running through the Lower Rio Grande Valley of South Texas. it
begins at the intersection of U.S, Highway 83 (US 83) and Business US 83 west of Palmview and heads eastward
before terminating at I-69E/US 77 in Harlingen. For its entire length, I-2 shares its alignment with US 83. 1-2 also
parallels Mexican Federal Highway 2, a major east-west route that traces the Mexico-U1.S. border along the Mexican
side of the Rio Grande.
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5.2.2 ROLE IN THE REGION
The region’s growth is due in part to its pivotal role in international commerce. The Lower Rio Grande Valley has 13
bridges into Mexico, which are organized into five ports of entry (POEs) for reporting purposes: '

Brownsville
e Veterans International Bridge at Los Tomates (US Route 77)
s Gateway International Bridge (/nternational Bivd.)
e B & M (Brownsville & Matamoras) Bridge (Mexico Bivd.)
e  Free Trade Bridge (FM 509)

Progreso
e  Weslaco-Progreso International Bridge {FM 1015)
s Donna international Bridge {County Road 1554)

Hidalgo
»  Pharr-Reynosa International Bridge on the Rise (US Route 281)
¢ McAllen-Hidalgo Bridge {US Route 281 spur)
e  Anzaldias International Bridge {Stewart Road)

Rio Grande City
e Los Ebanos Ferry (FM 886)
e Rio Grande City-Camargo Bridge (Pete Diaz Ave.}

Roma
* Roma-Ciudad Miguel Aleman Bridge (US Route 200)
e  Lake Falcan Dam Int’| Crossing (Farm-Market 2098 Spur)

In 2014, these five POEs recorded nearly 5.6 million pedestrian crossings and nearly 12.0 million vehicle crossings.
Of these, the four Cameron County bridges (reported as Brownsville port of entry} accounted for 40 percent of
pedestrian crossings and 38 percent of vehicle crossings, or roughly two out of five trips for each mode. Personal
vehicles comprised the majority of the vehicle crossings at all five POEs

Table 22, Inbound Crossings by Port of Entry and Mode (2014), for POEs in Cameron, Hidalgo, and Starr Counties.

Vehicles
Personal
Port of Entry Pedestrian Total Trucks Vehicles Buses Trains
Brownsville 2,232,400 4,543,168 209,989 4,325,554 7,625 685
Hidalgo 2,290,469 5,121,217 530,093 4,565,037 26,087 0
Progreso 760,655 1,215,863 41,416 1,174,447 0 0
Rio Grande City 60,193 392,101 32,459 359,642 0 0
Roma 247,768 711,458 7,556 703,473 429 0
TOTAL 5,591,485 | 11,983,807 821,513 | 11,128,153 34,141 685
Brownsville % of total 40% 38% 26% 39% 22% 100%

Source: US Department of Transportation, Bureau of Transportation Statistics. Notes: This dataset covers inbound border crossings. US Customs
and Border Protection does not collect data on outbound border crossings. Figures represent total annual crossings, not the number of unique
vehicles, containers, passengers, or pedestrians entering the US. In other words, a motor carrier may cross multiple times a day as it loads and
unloads shupments between the US and Mexico.
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5.2.3 EMPLOYMENT GROWTH

Cameron and Hidalgo Counties have experienced significant employment growth, with combined gains in the two
counties matching the brisk pace set by the state. Annual average employment in the two-county region increased
by a compound annual growth rate (CAGR) of 2.1 percent between 2004 and 2014, just slightly ahead of Texas' 2.0
percent CAGR during the same period. However, employment growth in Hidalgo County has outpaced Cameron
County, with Hidalgo County accounting for roughly three out of four (74 percent) of the nearly 69,000 jobs added
during the period.

Table 23. Employment Trends, 2004-2014. Covered employment growth in Cameron and Hidalgo Counties, with comparison to
Texas.

Change, 2004 to 2014
Net change
2004 2014 i {#) % change CAGR
Texas 9,323,537 11,379,184 2,055,647 22% 2.0%
Cameron Caunty 115,947 134,059 18,112 16% 1.5%
Hidalgo County 188,649 239,524 50,875 27% 2.4%
Two-county total 304,596 373,583 68,987 23% 21%

Source: US Bureau of Labor Statistics {Quarterly Census of Employment & Wages). CAGR = compound annual growth rate. See Additional Data
Sources and Needs (p xx) for discussion of exclusions

Data compiled by the US Census Bureau helps illustrate employment trends in La Feria relative to Cameron County.
Employment in La Feria (defined here as ZIP Code 78559) averaged nearly 1,200 workers in 2013, the most recent
year for which ZIP Code-level figures were available at the time of analysis. This figure represents an increase of
slightly more than 16 percent from 2003. By contrast, paid employment in Cameron County rose by just over 7
percent during the same period. Average annual payroll per employee in the La Feria area was slightly above the
county average in 2013, Payroll data were not adjusted for inflation and cannot be compared across time. However,
the analysis suggests wages in the La Feria area have risen faster than the county average during the decade. In
2003, average annual payroll per employee in 78559 was roughly $150 higher than the county average; in 2013, the
gap had grown to slightly more than $1,800.

Table 24, Private Sector Employment Summary, 2003 and 2013. (ZIP Code 78559 with comparison to Cameron County)

Change 2003-2013

2003 2013 Net %
ZIP Code 78559
Total number of establishments 119 126 7 +5.9%
Paid employees for paid period including March 12 1,014 1,178 164 +16.2%
First-quarter payroll {51,000) 54,804 $7,795 * +62.3%
Annual payroll {$1,000) $20,544 $32,682 * +59.1%
Annuz! payroll/paid employee (calculated) $20,260 $27,744 C +36.9%
Cameron County
Total number of establishments 6,107 6,306 199 +3.3%
Paid employees for paid period including March 12 92,532 99,190 6,658 +7.2%
First-quarter payroll {51,000) $442,912 $614,007 X +38.6%
Annual payroll (51,000) $1,861,014  $2,570,207 * +38.1%
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Annual payroll/paid employse (calculated) $20,112 $25,912 * +28.8%

Source: US Census Bureau {County Business Patterns and ZIP Code Patterns) Notes: Figures are for establishments with paid employees and
exclude most public-sector employment. *Bollar values not adjusted for inflation. As a result comparisons should be limited to relative change
among jurisdictions rather than change in doltar value over time.

Table 26 uses the same data to illustrate the distribution of private-sector employers by industry category in La Feria
(ZIP Code 78559) and Cameron County. Retail represented the largest share of establishments in 2013, both for the
ZIP Code and the county as a whole. For Cameron County, the loss of 59 retail establishments between 2003 and
2013 reduced the sector’s share of all employment from 19 percent to 17 percent. While the number of
establishments remained unchanged in La Feria over the same period, the share of all establishments declined
slightly as other sectors gained locations in the area. Most notable is the increase in the number of establishments
in the Healthcare and Social Assistance Sector. In 2003, La Feria had only one establishment in this sector, accounting
for 1 percent of the total. By 2013, this number had increased to 11 establishments, representing 11 percent of all
establishments. Cameron County also saw gains in Healthcare and Social Assistance-related establishments, which
rose from 13 percent of the total in 2003 to 16 percent in 2013, second only to retail.

Table 25. Number of Private Sector Establishments by Major industry {2013 vs. 2003) La Feria area (ZIP 78559) with comparison
to Cameron County.

Industry Code & Description ZIP Code 78559 Cameron County
2013 2003 2013 2003
Value % Value % Value % Value %

Total for all sectors 126 100% 119  100% | 6,306 100% { 6,107 100%
44  Retail Trade . 20 16% 20 17% | 1,100 17% | 1,159 19%
81 Other  Services  (except  Publlc | 18 14% | 14  12% [ 555 9% | 591 10%

Administration)
72 Accommodation and Food Services 15 12% 12 10% 694 11% 575 9%
62 Health Care and Social Assistance 14 11% 1 1% | 1005 16% | 801  13%
48  Transpoertation and Warehousing ' 11 9% 16 13% 306 5% 328 5%
23 Construction 9 7% 12 10% 319 5% 401 7%
31 Manufacturing 6 5% 4 3% 198 3% 222 4%
42 Whoiesale Trade 6 5% 9 8% | 353 6% | 343 6%
53  Real Estate and Rental and Leasing 6 5% 6 5% 324 5% 306 5%
52  Finance and Insurance 5 4% 3 3% 450 7% 375 6%
54 Professional, Scientific, and Tech Services 5 4% 4 3% 498 8% 422 7%
56  Admin/Support & Waste Mgmt. 5 4% 2 % | 21 3% | 226 4%
61  Educational Services 3 2% 14 12% 66 1% 59 1%
11  Agriculture, Forestry, Fishing and Hunting 2 2% | 1 1% 41 1% 66 1%
55  Management of Companies and Enterprises 1 1% 1 1% 27 <1% 26 <1%
21 Mining, Quarrying, and Oil & Gas Extraction - - - - 6 <1% 1 <1%
22 Utilities = i4 <1% 19 <1%
51  Information = = = = 72 1% 86 1%
71 Arts, Entertainment, and Recreation - - - - 64 1% 72 1%
99 Industries not classified - - | - =\ 3 0% 29 0%

Scurce US Census Bureau, ZIP Code Business Patterns and County Business Patterns
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Note: Figures exclude public sector establishments.

5.2.4 . SPECIALIZATION

Location quotient (LQ) analysis is a statistical technique used to suggest areas of relative advantage based on a
region’s employment base. LQs are calculated as an industry’s share of total local employment divided by the same
industry’s share of employment at the national level. If the local industry and national industry are perfectly
proportional, the LQ will be 1.00. LQs greater than 1.25 are presumed to indicate a comparative advantage; those
below 0.75 suggest areas of weakness but also point to opportunities for expansion or attraction. A high LQ may also
indicate that the good or service is being exported outside the region (or for industries like tourism, that customers
are being drawn to the region).

LQOs calculated by the US Bureau of Labor Statistics highlight several areas of specialization in Cameron and Hidalgo
Counties. Home health related jobs are highly concentrated in the area relative to the US—as evidenced by LQs
exceeding 10.0 in both counties—with roughly 38,500 workers employed in the industry across the two counties.
Employment in doctors’ offices is also slightly more concentrated in both counties. Taken together, these findings
point to the counties’ role in providing health care and services for surrounding counties.

Transportation and warehousing is another sector where both counties have specializations. Employment in Freight
Transportation Arrangement {NAICS 4885) exceeds the national average in Cameron (LQ = 2.56) and Hidalgo (LQ =
2.49), as does General Freight Trucking (NAICS 4841). Cameron also has specializations in Support Activities for Water
Transportation {NAICS 4883), reflecting the presence of the Port of Brownsville, Port of Port Isabel, and the Port of
Harlingen.

Table 26. Industry Concentrations {September 2015, Cameron and Hidalgo Counties)

% Chg.
1Q>1.25 Avg. From
NAICS Sept. LQ in both Weekly Prior
Code Description 2015 {US = 1.00) counties Wage Year
CAMERON COUNTY
6216 Home health care services 15,060 11.74 il $272 -1
3366 Ship and boat building 1,122 8.44 51,064 +11
4883 Support activities for water transportation 315 3.42 $754 +24
5614 Business support sérvices 2,762 3.23 C? 416 -7
1119 Other crop farming 213 3.04 O S462 -4
6241 Individual and family services 5,535 2.71 1 5277 +2
4471 Gasoline stations 2,383 2.70 O $386 -36
5323 | Generai rental centers 104 2.67 $542 +0
4885 Freight transportation arrangement 511 2.56 d $602 +5
4521 Department stores 2,747 2.16 | 5342 +0
4239 Misc. durable goods merchant wholesalers 582 2.06 $539 -4
4421 Furniture stores 415 1.96 1 5485 +3
3335 Metalworking machinery manufacturing 343 1.96 $911 +9
3321 Forging and stamping 152 1.58 5789 +30
7131 Amusement parks and arcades 326 1.53 $372 +0
8122 Death care services 200 1.53 $562 +3
6211 Offices of physicians 3,699 1.51 O $1,071 +0
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% Chg.
LQ >»1.25 Avg. From
NAICS Sept. La in both Weekly Prior
Code Description 2015 {US =1.00) counties Wage Year
4231 Motor vehicle and parts merchant wholesalers 481 1.50 $737 | +8
4413 Auto parts, accessories, and tire stores 767 1.45 O $493 +4
4529 Other general merchandise stores 2,553 1.43 O 5445 +3
5616 Investigation and security services 1,201 1.40 $551 -17
6244 Child day care services 1,095 1.38 5340 +14
4411 Automobile dealers 1,636 1.35 £ $843 -3
4841 | General freight trucking 1,297 1.34 ] S847 +4
HIDALGO COUNTY
6216 Home health care services 23,442 10.16 (| 5266 +2
6241 Individual and family services 10,980 2.99 ™ 5254 +2
4859 Other ground passenger transportation 489 2.81 ] 5429 +21
2131 Support activities for mining 1,599 2.74 O $1,307 -8
2213 Watar, sewage and other systems 231 2.74 | §611 +0
4885 Freight transportation arrangement 895 2.49 O $802 +26
4421 Furniture stores ! 838 2.20 [ $624 +6
6219 Other ambulatory health care services 1,087 2.19 O 5613 +9
1119 | Other crop farming 262 2.08 | 8461 +9
4841 General freight trucking 3,502 2.01 O 5736 -3
4521 | Department stores 4,528 1.98 O $358 | -0
6111 Elementary and secondary schools 2,616 1.97 O 5765 -6
1111 Oilseed and grain farming 200 1.96 | 5493 +14
7212 RV parks and recreational camps 222 1.92 d $316 +4
4482 Shoe stores 661 1.86 | 5341 +2
4471 Gasoline stations 2,935 1.85 | $365 -32
4244 Grocery and related product wholesalers 2,412 1.85 | C 5758 +4
4481 Clothing stores 3,097 1.83 d $277 +3
5178 | Other telecommunications 248 1.76 O 5569 -11
3114 Fruit and vegetable preserving and specialty 582 1.75 [ 5466 -7
6115 Technical and trade schools 344 1.73 a $720 +4
4413 Auto parts, accessories, and tire stores 1,610 1.69 O 5538 +1
5614 Bus|ness support services 2,546 1.66 | 5483 +13
4452 Specialty food stores 652 1.60 [} $505 +7
4533 | Used merchandise stores 439 1.48 0 $341 -5
4529 Other general merchandise stores 4,657 1.45 0O $429 +7
6211 Offices of physiclans 6,376 1.45 (| 51,105 +1
5172 Wireless telecommunications carriers 328 1.42 O $687 -14
4411 Automobile dealers 3,006 1.38 I} £1,030 -4
6213 Offices of other health practitioners 1,909 1.35 N $625 -2
3273 Cement and concrete product manufacturing 434 1.32 [ 5636 +3
4511 Sporting goods and musical instrument stores 1,204 1.32 ] $348 +5
K-FRIESE

+ ASSOCIATES August 2014 5N

o ERALETE [t



City of La Feria 2016 Comprehensive Plan
% Chg.
LG »1.25 Avg. From
NAICS Sept. Lq in hoth Weekly Prior
Code Description 2015 {US = 1.00) counties Wage Year
1112 Vegetable and melon farming 257 131 | 5797 -8
2373 | Highway, street, and bridge construction 749 1.26 O $749 -2

Source: US Bureau of Labor Statistics (Quarterly Census of Employment & Wages). Data are from detailed files downloaded from the US BLS
showing employment by month within each quarter and the corresponding LQ. September 2015 was the most recent month available at the time
of analysis. See Additional Data Sources and Needs (p xx) for discussion of exclusions.

5.2.5 PRODUCTIVITY (MANUFACTURING)

Praductivity is a measure of the value added during the manufacturing process. It is generally considered to be a
reflection of the education and skill level of the workforce, the application of advanced processes, and the efficient
use of capital equipment (such as production machinery and computers). Productivity is measured by showing the
value added per unit of input {usually labor) in the preduction process. Value added is the difference between the
value of goods being shipped out of the plant (for example, finished pickup trucks} minus the materials (such as
paint, plastics, metal parts, electronics, and glass) and wages (paid to the workers) that were required to build the
finished good.

A broad measure of productivity can be calculated using data from the Economic Census, a survey of business
conducted by the US Census Bureau in years ending in 2" and ‘7.” Based on data from the 2012 Economic Census,
the productivity of La Feria’s manufacturing workers exceeds that of peer communities (for which data were
available}, but falls below state and national levels. However, productivity calculations are influenced by the mix of
industries present. As a result, comparisons with local peers {which are likely to be more similar) or to national
averages (which include the broadest mix) are most appropriate.

Table 27. Value added per Production Worker Hours, Manufacturing (NAICS 31-33)

Production Value added
Production workers, per
Annual workers, annual production

Number | Number of payroll average for hours Value added worker hour

of est. employees {$1,000) year (1,000) {$1,000) {calculated)

Texas 19,782 767,024 42,529,752 535,317 1,093,353 224,438,438 $205.28
us 297,191 11,214,165 593,397,004 7,823,314 15,644,691 | 2,300,722,545 $147.06
La Ferla 5 60 2,275 48 88 10,103 $114.81
Mercedes 11 158 5,050 109 196 14,180 $72.35
San Bepito 17 251 8,885 183 382 19,722 $51.63
Weslaco 12 92 4,251 61 129 6,423 $49.79
Donna 8 278 7,831 231 445 18,039 $40.54

Source: US Census Bureau (2012 Economic Census), TIP Strategies (calculation of value added per production worker hour). Data were insufficient
to include the following peer communities: Alamo, Hidalgo, Los Fresnos, and Port Isabel.

5.3 BARRIER ANALYSIS

This section provides an overview of factors that influence La Feria’s development potential. To the extent possible,
these factors are compared with peer communities in Cameron and Hidalgo Counties, as well as with the state or
the US. The section concludes with a matrix summarizing the community’s relative performance on each factor using
the following scale: favorable (+)}, neutral (=), or negative (-).

K-FRIESE
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5.3.1.1 UTILTIES/COMMUNICATIONS SERVICES

The National Broadband Map provides a standard set of data on hroadband access across every community in the
US. As of June 2014 (the |atest available), the region’s access to broadband services was comparable to that of the
state and the US with the exception of fiber. While 25 percent of residents nationally had access to that technology,
it was not readily available in Hidalgo or Cameron County at the time of the analysis. Download speeds for some
customers, most notably residential, were also lower than state or national levels at this time. While similar data
were published for cormmunities, data for La Feria and La Feria North were not included due to the small number of

cases (fewer than five) upon which the data were based.

Table 28. Selected broadband indicators as of June 2014.

Cameron Hidalgo Texas us
County County
Percent of the population with access to:
Wireless 100% 100% 100% 99%
Cable 92% 88% 86% 89%
DSL 82% 78% 86% 90%
Fiber 0% 1% 11% 25%
Median download speeds (Mbps)
Home 3.93 4.99 5.93 6.70
Education/Community Center - 18.52 12.78 9.99
Medium/Large Business - - 9.36 8.86
Small Business 4.88 3.27 2.74 4.39
Mobile 2.19 1.99 241 213

Source: National Broadband Map (based on data from the National Telecommunications and Information Administration’s State Broadband
Initiative). Data based on fewer than 10 records were omitted {-).

5.3.1.2 TRANSPORTATION

The rail network in Cameron and Hidalgo Counties is comprised of tracks owned by the Union Pacific Railroad (UP)
along with multiple shortline railroads, including the Border Pacific Railroad (BOP}, the Brownsville and Rio Grande
International Railroad (BRG), and the Rio Valley Switching Company (RVSC). In addition, the Burlington Northern
Santa Fe Railway (BNSF) also has trackage rights allowing the railroad to operate between Brownsville and Houston.
{Source: Texas Department of Transportation, Lower Rio Grande Valley and Laredo Region Freight Study: Final
Report, July 2011 and www.bnsf.com.]

Trucks remain the primary method of freight transport in the Lower Rio Grande Valley-Laredo region according to a
study of freight movement by the Texas Department of Transportation. At the time of publication (July 2011), slightly
more than two-thirds of the region’s truck traffic (68 percent) was moving to and from other metropolitan areas in
the state, including Houston, Dallas-Fort worth, Waco, San Antonio, and Corpus Christi. These figures were projected
to remain relatively stable through 2035, A look at the number of licensed motor carriers for selected cities reveals
the dominance of truck transportation in the region.

Table 29. Number of Licensed Commercial Motor Carriers, Sefected Cities.

Number
Weslaco 162
Donna 97
K-FRIESE
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San Benlto 87
Alamo 82
Mercedes % 62
Hidalgo 40
Los Fresnos 30
La Feria 24
Port Isabel 1

2016 Comprehensive Plan

Source: Texas Department of Motor Vehicles. Note: The number of carrers licensed in a particular city fluctuates based on factors including the
activation/deactivation of licenses and changes in the reporting address of the business.

5.3.2 COSTFACTORS
A variety of costs affect business location decisions. This section provides an overview of La Feria’s competitive
position with regard to a number of such factors, with comparison to other communities in the region and to the

state and US, where applicable.

5.3.2.1 WAGE LEVELS
Wage rates in the Brownsville metropolitan statistical area {MSA) are lower for most occupations than in the McAllen
MSA, Both metro areas have wage rates well below the state and US. From an industry recruitment standpoint, the
region’s low labor costs represent an advantage. For talent recruitment and retention, however, low wage rates can

be a negative.

Table 30, Wages by Major Cccupational Group, 2014. Brownsville and McAllen MSA with comparison to State and US.

+ ASSOCIATES

Total
Employment
SOC {Brownsville & Brownsville McAllen
Code Description McAllen MSAs) MSA MSA Texas us

All Occupations 372,220 $10.95 $11.32 | 516,18 | $17.09
11 | Management 10,250 $34.86 $36.72 | $46.69 | $46.75
13 Business and Financial Operations 8,560 $25.96 $25.47 | 33153 | 3$31.15
15 | Computer and Mathematical 2,600 $25.45 $23.80 | $37.16 | 538.18
17 Architecture and Engineering 1,820 $29.71 $25.16 | $38.46 | 536.43
19 | Life, Physical, and Social Science 1,240 $25.25 $21.97 | $27.86 | $29.55
21 Community and Social Service 4,550 $19.40 $20.11 | $20.47 | 519.85
23 Legal 1,350 $24.50 $25.10 | $36.56 | $36.95
25 | Education, Tralning, and Library 36,940 $21.00 $21.89 | $22.69 | $22.43
27 Arts, Design, Entertainment, Sports, and Media 2,070 $14.88 $16.28 | 520.04 | 521.72
29 Healthcare Practitioners and Technical 22,210 $29.38 $27.32 | 52893 | $29.67
31 Healthcare Support 16,530 $9.26 $8.99 | $11.83 | $12.71
33 Protective Service 10,600 516.85 $17.93 | $17.79 | 517.88
35S Food Preparation and Serving Related 33,640 $8.85 $8.84 $8.95 | $9.20
37 8ldg./Grounds Cleaning and Maintenance 10,450 $8.86 $0.45 | $9.74 | $11.19
39 | Personal Care and Service 42,940 5857 $8.49 | $8.85 | 51022
41 | Sales and Related 42,910 $9.54 $9.51 | $12.37 | $12.19
43 Office and Administrative Support 62,950 $10.98 511.69 | $14.87 | 515.64
45 Farming, Fishing, and Forestry 1,590 $11.48 $8.79 | $10.42 [ $9.74
47 Construction and Extraction 9,880 $12.66 $13.31 | $16.97 | $19.90
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49 | Installation, Maintenance, and Repalr 12,520 $13.14 $13.59 | $18.79 | $20.25
51 Production 13,760 $11.03 $12.23 | $14.65 | $15.25
53 | Transportation and Material Moving 22,890 $1034 | $10.31 ) $513.65 | $14.20

Source: US Bureau of Labor Statistics, Occupational Employment Statistics (OES) Survey.

5.3.2.2 UNIONIZATION

Texas has low rates of unionization relative to other parts of the country. According to the US Bureau of Labor
Statistics, 5.6 percent of wage and salary workers in the state were represented by unions in 2015. This group
includes both union members {4.5 percent of the total) and workers who report no union affiliation but whose jobs
are covered by a union contract. Nationally, nearly 14.8 million workers age 16 years and over were union members
in 2015, comprising 11.1 percent of all wage and salary workers. Roughly 16.5 million were represented by unions
(12.3 percent of the total).

Table 31. Union affiliation of employed wage and salary workers (numbers in 1,000s)

us Texas
2014 2015 2014 2015

Total employed 131,431 133,743 11,205 11,177
Members of unions !

Number 14,576 14,795 543 503

Percent of total employed 11.1 11.1 4.8 4.5
Represented by unions®

Number 16,152 16,441 700 626

Percent of total employed 12.3 12.3 6.2 5.6

Source: US Bureau of Labor Statistics NOTE: Data refer to the sole or principal job of full- and part-time wage and salary workers. All self-employed
waorkers are excluded, both those with incorporated businesses as well as those with unincorporated businesses.

{1) Data refer to members of a labor union or an employee association similar to a union.

{2) Data refer to both union members and workers who report no union affiliation but whose jobs are covered by a union or an employee
association contract.

5.3.2.3 UmTY COSTS: ELECTRICITY

Data compiled by the US Energy Information Administration shows Texas’s rates among the lowest in the nation for
commercial and industrial users. From an economic development standpoint, Texas' low rates relative to
neighboring states presents an advantage.

Table 32. Average Price of Electricity (cents per kWh) to Ultimate Customers by End Use Sector (Texas with comparisons to
neighboring states and US, ranked by average for all sectors, October 2015, preliminary)

Residential Commercial Industrial All Sectors

ranik value rank volue rank value rank value

us - 12.73 - 10.70 - 6.88 - 10.33

Louisiana 50 9.55 43 8,66 45 5.62 50 7.83

Arkansas 49 10.00 47 8.27 41 5.88 47 7.96

Oklahoma 38 11.12 49 7.72 50 5.01 48 7.96

Texas 35 11.41 51 7.59 48 5.30 42 8.28

Colorado 29 11.74 26 5.83 20 7.14 23 9.65

Kansas 24 12.34 24 9.88 19 7.17 21 9.77

New Mexico 22 12.71 18 10.29 34 6.15 24 9.55
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Source: U.S, Energy Information Administration, Form EIA-826, Monthly Electric Sales and Revenue Report with State Distributions Report {Table
5.6.A. Average Price of Electricity to Ultimate Customers by End-Use Sector).

The Texas Public Utility Commission publishes average annual rates for retail electric providers in areas of the state
that are open to competition. Much of the Lower Rio Grande Valley falls in the AEP Texas Central service area.

Table 33. Regional Retail Electric Service Rates, October 2015 (Cents per kWh), Based on average annual rate published for
regional providers by the Public Utility Commission,

Rates (Cents per kWh)
Based on Average Monthly Usage
500 kWh 1000 kWh 1500 kWh: 2000 kWh

Minimum published rate 10.50 9.34 8.79 8.64
Maximum published rate 17.40 15.92 15.62 15.47
Average calculated from published rates 12.74 11.11 10.57 10.43
Medlan calculated from published rates 12.78 10.81 10.25 10.04

Source: Public Utility Commission of Texas, Competitive Markets Division. Note: Average and median rates calculated by TIP Strategies using
average annual prices per kilowatt-hour (kWh} published by the PUC for 11 retail electric providers in the AEP Texas Central service area, Actual
rates charged by a specific provider may differ from those shown depending on a variety of factors including customer usage level and season.

5.3.2.4 UTiLTy CosTs: WATER/WASTEWATER

Data compiled by the Texas Municipal League can help gauge La Feria’s position relative to other similarly sized
communities in the state. According to the TML's most recent survey, the average cost of water usage of 5,000
gallons in communities of La Feria’s size was $32.10. The cost of wastewater service for residential usage of 5,000
gallons was $27.30.

Table 34. Average costs for water and wastewater in Texas communities by population group (Texas Municipal League Annual
Water and Wastewater Survey Results, 2015)

Water Wastewater
No. of cities Avg. cost No. of cities Avg. cost

reporting reported for reporting reported for

Population Group 5,000 gallons 5,000 gallons
2,000 or less 294 $38.18 259 $23.96
2,001 - 5,000 138 534,13 139 $27.20
5,001 - 10,000 81 $32.10 80 $27.30
10,001 - 15,000 38 $30.79 38 $29.23
15,001 - 20,000 28 $27.36 29 $26.86
20,001 - 25,000 10 , $36.71 10 533.67
25,001 - 30,000 11 $29.76 11 $27.62
30,001 - 50,000 25 $29.02 25 $27.77
50,001 - 75,000 13 $30.00 13 530.26
75,001 - 100,000 7 $24.28 7 $24.83
100,001 - 200,000 15 $25.97 15 $22.97
200,001 - 350,000 4 $22.98 4 $24.08
350,001 - 500,000 1 $19.94 1 $27.40
MORE THAN 500,000 3 $28.58 3 $32.56
Total / Averages 668 $34.49 634 $26.07
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Source: Texas Municipal League, Annual Water and Wastewater Survey Results (2015)

Table 35. Commercial Customer Water Rates, City of La Feria

INSIDE CITY
LIMITS

QUTSIDE CITY
LIMITS

INSIDE CITY
LIMITS

QUTSIDE CITY
LIMITS

INSIDE CITY
LIMITS

OUTSIDE CITY
LIMITS

COMMERCIAL RATES
NC-1
First 3,000 gal
>3,000 gal, per 1,000 gal
First 3,000 gal
»3,000 gal, per 1,000 gal
NC-2
First 10,000 gal
>10,000 gal, per 1,000 gal
First 10,000 gal
>10,000 gal, per 1,000 gal
NC-3
First 40,000 gal
>40,000 gal, per 1,000 gal
First 40,000 gal
>40,000 gal, per 1,000 gal

$22.50
$4.90
$29.25
$6.13

$53.45
$4.90
$69.48
$6.13

$198.25
$4.90

$247.84
$6.13

Tahle 36. Commercial Customer Sewer Rates, City of La Feria

INSIDE CITY
LIMITS

OUTSIDE CITY
LIMITS

INSIDE CITY
LIMITS

OUTSIDE CITY
LIMITS

INSIDE CITY
LIMITS

OUTSIDE CITY
LIMITS

K-FRIESE
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COMMERCIAL RATES
NC-1
First 3,000 gal
>3,000 gal, per 1,000 gal
First 3,000 gal
>3,000 gal, per 1,000 gal
NC-2
First 10,000 gal
>10,000 gal, per 1,000 gal
First 10,000 gal
>10,000 gal, per 1,000 gal
NC-3
First 40,000 gal
>40,000 gal, per 1,000 gal
First 40,000 gal
>40,000 gal, per 1,000 gal

$20.50
$3.60
$26.65
54.68

$46.80
$3.60
$60.84
$4.68

$163.25
$3.60

$212.07
$4.68

August 2016
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5.3.2.5 LAND & BUILDING COSTS

NAI Rio Grande Valley year-end market report provides an overview of real estate costs by property type for the
Harlingen/Brownville and McAllen/Mission markets. Effective average costs per square foot (the base rent plus any
additional fees and escalations) are significantly higher in the McAllen/Mission area. This price differential can also
be seen in the cost of developed land.

Table 37. Rio Grande Valley Market Data, Year End 2015.

HARLINGEN / BROWNSVILLE MCALLEN / MISSION
Effective Effective

low High Average | Vacancy Low High Average | Vacancy
SUBURBAN OFFICE
New Construction $12.00 $20.00 $16.00 | 15.0% $12.00 $36.00 $30.00 15.0%
Class A $12.00 $20.00 $16.00 3.0% $10.00 $21.00 $20.50 25.0%
Class B $10.00 512.00 $11.00 10.0% $8.00 $16.00 $16.00 12.0%
RETAIL
Downtown $4.80 $15.00 59,90 5.0% 510,00 $21.00 $20,50 15.0%
N’hcod Service Center $8.00 $12.00 $10.00 5.0% $12.00 $22.00 $23.00 12.0%
Community Power Center $12.00 $18.00 $15.00 5.0% $15.00 $32.00 $31.00 15.0%
Regional Malis $30.00 $55.00 $42.50 2.0% $30.00 | 5100.00 $80.00 4.0%
DOWNTOWN OFFICE
Class A $15.00 $21.00 $18.00 10.0% $12.00 $25.00 $24.50 70.0%
Class B $10.00 $12.00 $11.00 20.0% $8.00 $15.00 $15.50 20.0%
INDUSTRIAL
Bulk Warehouse $2.40 $5.25 $3.83 10.0% $3.30 $7.80 $7.20 15.0%
Manufacturing $3.00 $6.00 $4.50 10.0% $4.25 $11.00 $9.75 6.0%
Flex $3.00 $12.00 $7.50 5.0% $5.00 $8.00 $9.00 10.0%

HARLINGEN / BROWNSVILLE MCcALLEN / MISSION
PRICE/ACRE PRICE/ACRE

DEVELOPMENT LAND low High Low High
In Office Park $87,120 $435,600 $174,240 $566,280
In industrlal Park $35,000 $87,120 $54,450 $130,680
Office/Industrial-Non-park $35,000 $87,120 543,560 $65,340
Retall/Commercial $174,240 $435,600 $240,000 $914,760
Residential $35,000 $90,000 $21,000 $82,000

Source: NAI Rio Grande Vailey

5.3.2.6 PROPERTY TAXES

Table 39 provides a comparison of selected property taxes for each of the benchmark communities. The calculations
are intended for purposes of comparison only. They exclude rates for special districts, such as drainage or emergency
medical services, which might be levied in portions of selected jurisdictions, as well as the rate for South Texas ISD
(which serves Cameron, Hidalgo, and Willacy). As a result, they should not be interpreted as the rate that would
apply to a specific property within a given city. Based on these calculations, Donna had the highest total tax rate,
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followed by Mercedes and Alamo. Within the four Cameron County communities analyzed, La Feria had the highest

total rate as calculated.

Table 38. Comparison of Various Property Tax Rate Components for Selected Jurisdictions, 2015

Total of
Rates
Jurisdiction City County (Name) IS0 {(Name} Higher education (College) Shown
Donna 0.982828 0.590000 (Hidalgo)  1.258200 (Ponna} 0.185000 (South TX College)  3.016028
Mercedes 0.755000  0.590000 (Hidalgo)  1.380000 (Mercedes) 0.185000 {South TX College)  2.910000
Alamo 0.588100 0.590000 (Hidalgo)  1.399200 {PSIA}) 0.185000 {South TX College) 2.762300
Hidalgo 0.351400 0.590000 (Hidalgo)  1.530000 {Hidalgo) 0.185000 {South TX College) 2.656400
Weslaco 0.676700  0.590000 (Hidalgo}  1.139700 {Weslaco) 0.185000 {South TX College) 2.591400
La Feria 0.760000 0.399291 1.299100 {La Feria) nfa 2.458391
{Cameron)
San Benito  0.728125 0.399291 1.304900 (San Benlto)  nfa 2.432316
{Cameron).
Los 0.715000 0.399291 1.190000 (Los Fresnos)  0.107905 (TX Southmost) 2.412196
Fresnos (Cameron)
Port Isabel 0.626327 (0.399291 1.081634 (Point Isabel)  0.107905 {TX Southmost) 2,215157
{Cameron)

Source: Specified rates as published by Cameron County and Hidalgo County appraisal districts. Totals calculated by TIP Strategies. Totals exclude
special districts {e.g., water, drainage, EMS} and South Texas ISD which serves students across Cameron, Hidalgo, and Willacy County {2015 rate
=0.049200). Totals are for purpose of comparison only and should not be interpreted as reflecting the applicable rate on a given piece of property

within the jurisdiction. 'Pharr-San Juan-Alamo

5.3.2.7 FINANCING & STATE COSTS

Financing costs in the region differ by the type of loan and the size of the issuing bank. Table 40 provides examples
of costs reported by three Cameron County banks of various sizes as of December 2015. Each bank’s financing costs
are then compared to a group of peer institutions (as defined by Federal Financial Institutions Examination Council)
and to the state average. While the sample is not comprehensive, it suggests that financing costs in the region are
higher than average, with some exceptions. However, average rates in Texas are higher than reported by the national

peer groups for nearly every loan type and size of bank shown.

Table 39. Financing Costs in Cameron County, December 2015, with comparison to state average and national peer group.

Insured commercial banks having assets between:
550M and $100M* $300M and $1B %18 and $3B
Local Peer Local Peer Local Peer State
bank group bank group bank group avg.
Yield on or Cost of:
Total Loan & Leases {TE) 6.07 5.53 6.32 5.04 5.46 4.71 5.66
Loans in Domestic Offices 6.07 5.52 6.32 5.02 5.46 4.68 5.64
Real Estate 6.03 5.39 6.39 4.98 5.85 4.69 5.49
Secured by 1-4 Family Res. Property | 6.07 5.44 6.32 5.00 5.66 4.58 5.65
All Other loans Secured by Real 5.93 5.41 6.41 5.01 5.89 4.76 5.43
Estate
Commaercial & Industrial 6.22 5.83 6.00 5.17 4.49 4.74 5.65
Individual 8.39 6.92 8.86 6.42 5.21 5.94 7.02
Agricultural N/A 5.35 6.44 5.15 5.77 4,84 5.71
# of banks in peer group: 295 1,239 342 447
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Source: Federal Financial Institutions Examination Council, Uniform Bank Performance Reports for selected Cameron County banks. Note:
*Category includes banks with assets in the specified range and “with 2 or fewer full service banking offices and located in a metropohtan
statistical area.” M= million; B=billion; TE = tax-exempt

While there are a number of rankings of business costs at the state level, Moody’s Analytics Cost of Doing Business
Index is one of the few that includes metropaolitan statistical areas {MSAs). Moody's index compares the cost of doing
business across four components for metropolitan areas: unit labor cost, energy costs, state and local taxes, and
office rents. States and the District of Columbia are ranked on three of the four components, due to a lack of state-
level data for office rents. Labor costs represent a significant component of the ranking and are based on Moody's
calculation of compensation per dollar of output for selected industry classifications at the three-digit level. Texas’
relatively low unit labor costs and tax burden contributed to its ranking among the lowest-cost states. Likewise, both
the Brownsville and McAllen rank among the lower-cost MSAs among the 384 areas evaluated.

One challenge presented by the use of the Moody’s index is its treatment of energy costs. The energy cost index
compares average commercial and industrial electricity costs (in cents per kilowatt-hour) for each state and MSA
against the national average. Because industrial rates are typically significantly lower than commercial rates,
however, the two rates are combined into a single component for each geography, with the relative importance of
each rate weighted to reflect the national consumption patterns. While this step is taken to reduce bias (because
areas with a large proportion of industrial users would appear to have exceptionally low rates), it likely discounts the
competitive advantage of states like Texas. This discrepancy can be seen in the fact that Texas ranks 28th among
states on energy costs in the Moody's index, despite having commercial and industrial rates well below the national
average according to the published data presented in Section 5.3.2.2,

Table 40. Cost of Doing Business (ranking on overall index and components). Higher ranking indicates higher costs relative to the
US, lower ranking indicates lower costs,

Brownsville MSA McAllen MSA Texas
Index Rank Index Rank Index Rank
Cost of Doing Business 86 226 90 153 92 39
Unit Labor Cost 95 217 98 181 94 40
Energy Cost? 122 81 139 57 89 28
State & Local Tax 68 341 66 360 82 47
Office Rent S0 363 49 364 - -

Source: 2012 State Cost of Doing Business Index, as published in North American Business Cost Review: 2014 Edition, Moody's Analytics (October
2014). State rank is among 50 states and District of Columbia. Regional figures are ranking for Brownsville and McAllen metropolitan statistical
areas {(MSAs} among 384 metro areas evaluated. 'The energy cost component combines industrial and commercial electricity costs into a single
rate weighted according to national consumption patterns. This step is taken to minimize the bias created by states with “a particularly large
portion of industrial consumption” since rates for industrial customers are typically much lower (see Figure xx). As a result, this approach
overstates energy costs for states with large industrial users like Texas.

5.3.3 OPeRATING CONDITION FACTORS

The data presented above was used to prepare the matrix of “operating conditions factors” presented below, Where
applicable, ratings are based on quantitative findings. However, not all factors are readily quantifiable. For these
factors, the rating is based on the experience of the consulting team in evaluating markets across the US.
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Table 41. Operating Condition Factors Matrix
Strength (+}, neutral (=), weakness (-)

Rating Comments
Employment data point to a large supply of unskilled labor and
competitive wage rates in the region.
Skilled labor Skilled labor is in tight supply nationally. The workforce analysis
s points to concentrations in severa! “middle skills” jobs including
teachers, public safety workers, welders, and fabricators.
Productivity Calculations of value added per production worker hour point
+ to higher levels of productivity for manufacturing operations in
La Feria relative to peer communities.
Unionization Texas has low rates of unionization relative to other parts of
the US. According to the US Bureau of Labor Statistics, an
+ average of 5.6 percent of employed workers in the state were
represented by unions in 2015 compared with 12.3 percent
nationally.
Texas is a right-to-work state which Is generally seen as an
advantage in industrial recruitment.
Electric power availability Many retail electric providers serve the region. Industrial rates
in the state are significantly lower than in most parts of the US.
Water and sewer availability La Feria has completed'a number of improvements to its water
and wastewater system. Based on a comparison with average
rates for similarly sized communities, La feria’s rates are
competitive.
Gas availability = Service is available.
Common motor carrier service La Feria has fewer licensed motor carrier services located within
= its border, however, these services are widely available within
close proximity.
Telecommunications availability Based on published data, La Feria has more limited access to
broadband than surrounding communities.
Rail/freight services The presence of the Port of Brownsville coupled with the
region’s proximity to Mexico helps ensure the presence of a
strong transportation assets including Class 1 rail setvice {Unioh
Pacific) and a network of frelght transportation services.
Availability of air service The region is served by three commercial airports—Valley
International Airport (Harlingen), McAllen Miller international
Airport, and Brownsville/South Padre Island International
Airport--as well as a number of general aviation facilities.
Vocatlonal education facilities La Feria Is roughly 20 minutes from one of 10 campuses in the
Texas State Technical College system.
School facilities La Feria ISD meets academic performance standards and
= outperforms a number of peer communities with regard to
annual dropout rates.
Medical services The Lower Rio Grande Valley has a wide range of healthcare
+ assets. The presence of a medical school should continue to
attract personnel and establishments to the region.
Natural features, resources, and La Feria’s proximity to Mexico, easy access to coastal areas, and
geography + favorable weather provide advantages relative to other parts of
the state and US.
The presence of the economic development sales tax provides
Texas communities with a dedicated source of funding. La Ferla

Unskilled labor supply

Labor-management refations

Economic development toofs
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has the maximum allowable rate and the presence of both Type
A and Type B funds provides maximum flexibility.

Financing costs According to published data reviewed for this analysis, financing
costs in Cameron County are slightly above the state average
and slightly higher than peer institutions in each asset size.

5.4 ADDITIONAL DATA SOURCES AND NEEDS

Few published data sources track economic activity below the county level. As a result, it is difficult to parse out La
Feria’s economic picture from that of Cameron County. in the case of workforce, the analysis is further complicated
by differences in methodology and coverage between the various data sources used. Data from the Quarterly Census
of Employment and Wages (QCEW), produced through a state-federal partnership, is one of the most commonly
used and most comprehensive sources of employment statistics. However, QCEW does not provide data below the
county level and only captures workers covered under the state’s unemployment insurance program. As a result, it
excludes self-employed workers, most agricultural workers on small farms, all members of the Armed Forces, elected
officials in most states, most employees of railroads, some domestic workers, most student workers at schools, and
employees of certain small nonprofit organizations.

ZIP Code Business Patterns (ZPB) data, compiled by the US Census Bureau, is useful for understanding sub-county
employment trends. A related data set, County Business Patterns {CBP), was used to provide context for La Feria
within Cameron County. Employment figures differ from those found in QCEW due to both time periods—2013 is
the most recent for the ZBP/CBP data—and coverage. Like QCEW, the ZBP/CBP data do not include self-employed
individual and those employed in private households {e.g., nannies, cooks, maids, gardeners). Unlike the QCEW
{which does capture some farm workers and public-sector employees), the ZBP/CBP data exclude all agriculture
employment and most government workers (e.g., public school teachers, postal workers, and members of the Armed
Forces).

Finally, the commuting data presented is part of the Local Employment Dynamics (LED) Partnership, This relatively
new program, housed at the US Census Bureau, combines information from a number of federal agencies to
document local workforce characteristics. While the data do include government workers and estimates of self-
employed workers {based on federal income tax data), reporting inconsistencies can affect data quality. In La Feria,
for example, employees of the La Feria ISD are not captured in the city’s commuting patterns. According to the
Census Bureau, school district employment is often aggregated at regional "headquarters” locations rather than at
the place of employment (i.e., the individual school). As a result, commuting patterns understate the number of
people who work in La Feria.

For purpose of this analysis, the data reviewed is appropriate and reflects commonly accepted standards. Steps for
tracking locat economic activity at the local level in the future include:

e compiling data on building permits and certificate of occupancy filings to track business growth,

e conducting annual business retention surveys to gauge hiring plans and identify employer needs, and

e collecting aggregate data from major employers regarding the ZIP Code of residence for their employees to
supplement federal commuting patterns data.

5.5 RETAIL THRESHOLD

During the course of discussions with the City Commission and the public, the desire for more retail opportunities
was expressed. Respondents to the community survey indicated that “Encouragement of new business to locate to
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La Feria” was a top priority, as was the need for retail, restaurants, a grocery store, and entertainment options such
as a movie theatre.

The consultant team reached out to Dallas and Austin-based developers who have studied the Lower Valley for
possible retail and entertainment projects, to ask about the barriers to development. Their response was the same:
a major anchor grocery store and pad tenants for fast food are looking for a population of 30,000 people within a 20
minute drive. The reality is that La Feria and its surrounding area within a 20 minute drive have not yet achieved that
population threshold. The cansultant estimate at this time is that within a 20 minute drive radius, there is between
12,000 and 18,000 population.

Both developers reassuringly indicated that they have “no doubt” that the area will achieve that status within the
planning horizon for this document.

5.6 DESTINATION REDEVELOPMENT CONCEPTS

A second topic which drew questions at the initial public meeting and comments in the community input survey
concerned the redevelopment possibility for the block manufacturing facility adjacent to the Central Business

Figure 13. Indoor Climbing Gym as a redeveloprment concept.

District, or simply its relocation. The respondents and public comment expressed concern about the aesthetics of
this site. The consultant recommendation in this instance is to begin a dialog with this property owner, with the
intent of understanding their operation and potentially their needs for expansion, or what might incentivize a
voluntary relocation. It should be remembered at alt times that the operation has been a taxpayer and member of
the business community for many years. Once the business operations needs are understood from the perspective
of the owner, a “win-win” alternative site can be brought forward.

" K-FRIESE
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There are several older and vacant warehouse facilities along the railroad tracks which may no longer be suitable for
the manufacturing or distribution activity for which they were originally built, These spaces may be suitable for
renovation into an indoor entertainment venue {such as a “Main Event” or “Laser Tag” or even an indoor rock-
climbing facility), and this would be worth incentivizing not only due to the recapture of tax base, but their proximity
to the CBD and the type of use which is compatible with CBD goals, and an expressed need for more entertainment
options.

In any case, whether as part of a relocation for the existing tenant or the
repurposing of a vacant building, the underlying “30,000 population”
criterion must be met. However, from a policy perspective, the City can
position itself to be able to take advantage of such an opportunity when it
does arise.

One alternative redevelopment strategy for these structures is the
development of a museum, such as the Hill Country Science Mill in Jehnson
City, Texas. This old cotton mill was repurposed several years ago with a
series of science-based exhibits intended for school groups. Given La Feria’s
excellent schools and its history, a museum of this concept could be a good
fit. Funding would most likely require private and/or non-profit fundraising.
Again, the proximity to the Central Business District would make this
destination 2 good magnet to bring visitors to restaurants.

Figure 14. Museurn/Learning center
Redevelopment Concept (Example: Hiil
Country Science Mill, Johnson City, Texas)

5.7 MEeDIcAL, LABORATORY & CARE FACILITIES

The economic data also revealed that La Feria is well-suited to provide medical and nursing care given the number
of existing facilities and a workforce with experience in all aspects of care. Regionally, the University of Texas Rio
Grande Valley Medical School has opened, and the La Feria ISD specialty programs are producing a talented
workforce which can be harnessed locally. While it is not likely that a new regional hospital will be built directly in
La Feria, the fact that the city sits midway between McAllen and Harlingen and the hospitals in those cities means
that there is equidistant proximity for support services, such as testing laboratories or even potentially for medical
supply manufacturing.

K-FRIESE
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5.8 MAJOR THEMES OF THE ECONOMIC BASE ANALYSIS

5.9 ECONOMIC DEVELOPMENT PLAN

The following goals and objectives provide a framework for a more aggressive approach to economic development
going forward.

5.9.1 EcoNomic DEVELOPMENT GoALS & OBJIECTIVES

Goal 1: Position La Feria to capture outward expansion of development from McAllen and Harlingen.
Goal 2: Make downtown a focal paint for activity.

Goal 3: Continue to build on the city’s talent-focused assets.

Objective ED-1: Present a clear, integrated permitting and economic development process.
Actions;

s  Continue to offer the Code of Ordinances online

« Develop and provide development-related information online (forms, checklists, process
flowcharts, calendars, etc).

»  Build out the economic development page of the city’s website. This page should include
information about relevant data and assets, available incentives (including non-financial
incentives such as fast-track permitting), and contact information.

Target Date for Achievement: 2017
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Objective ED-2: Create a pro-active zoning scheme which recognizes regional expansion, in anticipation of the
“30,000” threshold.

Actions:

¢ Utilize the Future Land Use Map to indicate that the City is supporting new growth in
preferred locations.

¢« Develop a distinct “highway commercial” district which provides predictable standards
for such things as building articulation, lighting, landscaping, for example.

¢ Develop a Gateway overlay district with input from the development community to help
create landmarks at key locations.

Target Date for Achievement: 2018

Objective ED-3: Support the emerging agglomeration of logistics, trucking, limited warehousing and distribution in
the Cantu Rd/FM 2556 Corridor.

Actions:

*  Visit with these business owners to determine their needs

» Create a formal Business Retention and Expansion Program (BREP)

e Ensure that capital improvements, such as road maintenance of expansions, are
completed and funding is available.

s Protect these uses from conflicting adjacent uses {low and medium density residential,
for example)

Target Date for Achievement: 2018

Objective £D-4: Embrace multiple opportunities for medical services and care facilities

Actions:

¢ Look for opportunities to have aging care and medical care collocated or in close proximity

¢ Conduct additional investigations into medical support service opportunities, such as
laboratories, medical equipment manufacturing or medical supply
manufacturing/distribution.

e Use Technology Center and relationships with OLLU and LFISD to identify and train key
and emerging medical care-related occupations.

Target Dote for Achievement: 2019
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6 EXISTING LAND USE

6.1 OVERVIEW

The Future Land Use Plan is perhaps the most important component of a Master Plan. The Future Land Use Plan is
not only a map indicating preferred patterns of future development, but also background and guidance to City staff
and elected officials, the public, and the development community on why and how land should be utilized in
particular areas of the community. At the core of the Future Land Use Plan are the promotion of public safety,
health, and well-being, and the preservation of important community features.

The Future Land Use Plan should be particularly consulted by the City Council, Planning and Zoning Commission, and
City Staff in decision-making about changes to the zoning map and ordinance, the coordination of public
improvements during the subdivision process, economic development activities, the consideration of revisions to
codes such as: zoning, subdivision, sign regulations, landscape requirements, building codes, etc. and the pursuit of
grant funding.

6.2 LAND USE INVENTORY & ANALYSIS

An inventory of existing land uses was conducted as a quantitative means of assessing the relative availability of land
uses and their spatial distribution throughout the community. While this analysis can be helpful in identifying overall
trends, it is only one indicator of a community’s health and its ability to respond to changes in regional economic
conditions.

A windshield survey of every parcel in the city, including some areas of the ETJ, was performed during the period of
March 22 — March 23, 2016 and April 11 = April 13, 2016. The windshield survey utilized 2015 Cameron County
Appraisal District parcel layer data, the 2007 Comprehensive Plan infarmation and aerial photography to assist in
determining land uses, property boundaries, and occupancy/active status.

The land uses were identified and categorized, along with their corresponding acreages, using a three-digit
coding/classification system, modified from the Fairfax County, Virginia standard method®. Since the Fairfax method
provides detail down to the detailed use level, these uses were then aggregated within the Fairfax hierarchy to
provide a general (single digit code) reporting classification profile.

Table 42. Existing Land Use inventory.

tand Use Classification Area (ac) | % of total
Agricultural 1939.2 40.5%
Commercial Services 131.9 2.8%
High Density Residential 92.0 1.9%
Industrial 94.9 2.0%

Low Density Residential 1329.7 27.8%
Manufactured Housing/RV 97.1 2.0%
Medium Density Residential 9.24 0.2%
Comm. Sves./Mini-warehouse 9.24 0.2%

! https://www.planning.org/lbcs/background/scopingpaper.htm
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Office 2.28 0.0%
Open Space 582.39 12.2%
| Parking 1.92 0.0%
Parks 28.98 0.6%
Public/Institutional 188.88 3.9%
Retail 68.85 1.4%
Right-of-Way 47.87 1.0%
Utilities 163.40 3.4%
Total 4788.19 | 100%

6.2.1 EXISTING LAND USE MAP

The land use inventory was mapped during the windshield survey process in an ESRI format .shp file, within Quantum
GIS 2.12 software. This map is color-coded according to the Fairfax standard model. This Existing Land Use Map is
included as Attachment 3.

6.2.2 BENCHMARK ASSESSMENT

The land use “health” of a community is really a qualitative question asked about a dynamic, crganic entity. Much
like the lab work that is common to provide some indicator for a person’s health, there is a benchmark assessment
that can be done which is intended to provide a snapshot of the community’s land use health. There are some
limitations to trying to employ a benchmark land use comparison approach. However, as long as the community
recognizes this and establishes policy based on this partial representation of the community’s health, but other more
significant factors, such as debt ratios, vacancy rates, commuting patterns, and housing cost trends, this analysis can
still present some fair and general insight. There is no standard local, regional, or state-wide comparative model
which is readily available for use in La Feria. Many communities over time have utilized the Bartholomew model as
a benchmarking means?. However, this is based upon decades-old land use and economic considerations, is
generally indicated for larger cities, and therefore should be interpreted with caution. The Bartholomew method
was intended to ensure that ample space was eventually zoned for various uses, and that overzoning? did not occur.
To this extent, the exercise is still relevant, but in comparing industrial and commercial land uses, there have been
fundamental economic shifts since Bartholomew first developed this method. Additionally, in present-day La Feria
an aging baby boomer demographic will impact the guideline ratios suggested by the Bartholomew model.

In the table below, the column “Acres per 100 Persons” should be compared to the Standard Model ratio. Where
the Acres per 100 Persons value is lower than the Bartholomew Standard model, it can be interpreted that the
community has not dedicated enough land use area in its planning to meet the needs of the community “at a healthy
level”. Likewise, where the Acres per 100 Persons value is higher than the Bartholomew Standard model, it implies
that there is either significant market choice or even the risk of overzoning (if the plan were implemented into
zoning). In lieu of a Bartholomew ratio to benchmark parks and open space land use, the National Recreation and
Parks Association {NRPA) standard values have been included.

2 Bartholomew, Harland. Land Uses in American Cities. Harvard, 1955.
3 Overzoning is a condition in which the relative overabundance of a land use results in Jand devaluation, due to the
loss of unique characteristics that are usually suited to the particular land use.
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Table 43. Existing Land Use Benchmark Summary

2016 Comprehensive Plan

Land Use Area {(ac) | Acres per Standard NRPA
100 Model Standard
persons | (Bartholomew)
Agricultural 1,939 2.58 n/a n/a
Single Family Residential 1,436 1.91 12.00 n/a
Multifamily Residential 92 0.12 0.30 nfa
Commercial 212 0.28 0.83 n/a
Industrial 95 0.13 3.00 nfa
Parks/Open Space 611 0.81 nfa 0.625-1.05
Public 402 0.54 7.00 n/a
TOTAL 4,788

6.3 MAJOR THEMES OF THE EXISTING LAND USE ANALYSIS

Residential Ltand Use Themes

s Single Family in some cases is situated too close to highways

Single family is located at future arterial intersections in some
cases.

Multi-family options well-spaced/placed to create new village
centers

Mobile home rules (city ordinance and private} have been mostly
effective at managing appearance

RV parks are situated in some cases too close to major highways
and will likely be moved and or phased down or out over time.
Connectivity between neighborhoods needs to be addressed

Oldest part of La Feria retains character as a desirable
neighborhood with many options,
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Commercial/lndustrial Land Use Themes

Emerging agglomeration of logistics/trucking and limited
warehousing in USDA study area (Cantu Rd./FM 2556)

Repair-type uses emerging in areas close to residentiol and without
development guidance

Low rate of manufacturing-type industrial activity overall

Two older industrial areas along railroad downtown surrounded by
vacant land, suggesting that they may need redevelopment.

Institutional

Both LFISD and City of La Feria facilities are highly concentrated in
the central part of the city.

There is a lack of institutional uses north of Expressway, south of
Arroyo, and west of the canal.

K-FRIESE
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Parks, Recreation, Open Space & Agriculture

Parks are exceptionally well developed compared to many cities of
this size.

Parks provide an exceptional diversity of uses and recreational
opportunities for a city of this size.

Parks are heavily concentrated in the central part of La Feria

Conversion of agricultural land part of urbanization process and
also influenced by global market conditions.

Citrus is still present and worthy of preservation to retain that
connection to La Feria’s roots.

" K-FRIESE
. * ASSOCIATES AUgUS'l' 2016 &-5

[ TR



City of La Feria 2016 Comprehensive Plan

7 FUTURE LAND USE PLAN

7.1 FUTURE LAND USE PLANNING AREA

The Future Land Use Map is shown on Attachment 4. This map depicts the location of residential and non-residential
land uses inside the current city limits its extraterritorial jurisdiction, and beyond these limits in anticipation of
growth.

7.2 LAND Use GoalLs & OBJECTIVES

Goal 1: Play to La Feria’s inherent strengths of location, schools, available land and infrastructure capacity, to
capture outward expansion of development from McAllen and Harlingen.

Goal 2: Provide a careful balance of land uses, offering a broad mix of residential and non-residential uses.

Goal 3: Focus on placemaking and compatibility.

Objective FLU-1: Promote managed, well-coordinated development that is consistent with the Comprehensive Plan
Actions:

¢ Consult the plan regularly, in decisions about zoning, land use, interdepartmental and
interagency coordination, as well as day-to-day development issues and applications.

e Maintain a continuous and coordinated planning process that involves citizens,
stakeholders, the Commission, various city departments, and outside entities in
deliberations concerning policy

¢ Develop a standard requirement for the separation and buffering of adjacent,
incompatible or conflicting land uses.

Target Date for Achievement: 2016-2036

Objective FLU-2: Encourage a continued diversification of the tax base by planning for the inevitable retail and
commercial service areas along major thoroughfares and intersections, to increase opportunities for residents and
business development

Actions:

s  Provide distinct industrial and commercial service areas where they naturally
agglomerate, but reserve them separate from residential areas.

e Maintain a continuous and coordinated planning process that involves citizens,
stakeholders, the Commission, various city departments, and outside entities in
deliberations concerning policy

e Protect key retail-oriented intersections with targeted retail zoning districts, and gateway
designations where necessary.

e Proactively begin discussions with target retail and commercial developers about the
need for anchar retail goods, services, and entertainment.
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e  Prepare a 3-year Municipal Annexation Plan to secure the city limits within the ET).
Target Date for Achievement: 2017

Objective FLU-3: Promote development and redevelopment with distinct characters and identities, and allow these
areas to maximize their potential while providing shared open space and a well-connected transportation network

Actions:

¢  Create the first of several “Pubelito Moderno” mixed residential and care developments
to accommodate multiple stages of housing needs and promote the interaction between
different cohorts within the community.

* Preserve the remaining citrus orchards by allowing for increased density in exchange for
preservation. Convert the orchards to public use.

s  Allow small footprint retail and personal service uses to occur within walking distance of
integral neighborhoods.

Target Date for Achievernent: 2019

Objective FLU-4: All areas within the City of La Feria should have access to public facilities, services, and parks within
1-1/2 miles

Actions:

¢ Begin a site selection process for police, fire department and EMS facilities north of I-2,
e Secure the property necessary to implement the Parks, Recreation and Qpen Space Plan

Target Date for Achievement: 2016-2036

7.3 LAND UsSe DESCRIPTIONS

7.3.1 RESIDENTIAL AREAS OF THE PLAN

The plan is designed to protect existing residential neighborhoods. As growth occurs, it will be important to
recognize the existing areas with careful separation and buffering of uses. In addition, the Thoroughfare Plan has
been designed to route non-residential traffic outside of these areas and facilitate access and circulation between
residential and retail/commercial areas. The Plan includes three general groups of land use, of an approximate
density to correspond to their intensity {and utility service planning).

7.3.1.1 Low DENSITY RESIDENTIAL LAND USE (< 2 UNITS PER ACRE)

This use is representative of traditional, single-family detached dwelling units, including larger-lot residences, and
reflects the largest land use category. Low density residential land use areas are usually not located adjacent to
major thoraughfares aor other incompatible land uses, and are in proximity to existing single-family residential land
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use. As the City contemplates changes to its zoning regulations, it should encourage a variety of lot sizes within the
low density district, to offer good market choice.

7.3.1.2 MEDIUM DENSITY RESIDENTIAL LAND USE {2-5 UNITS PER ACRE)

This use generally includes two-family, attached dwelling units, such as duplex units, patio homes, and townhomes.
Medium density fand uses often provide areas for “empty nesters” who may not want the maintenance of a large-
lot single-family home, and for young families who may find a townhome or duplex more affordable than a single-
family home. It is anticipated that new areas for medium density land use will be developed in the future.

7.3.1.3 HiGH DENSITY RESIDENTIAL LAND USES {5-12 UNITS PER ACRE)

At the top end of the density scale, high density typically includes apartments and condominiums in attached
buildings. Generally, medium density uses should also be permitted in any area designated for high density use, as
the Future Land Use Plan emphasizes flexibility as a stated goal. The plan includes several areas for multiple-family
or higher density residential development. These areas have been located next to collectors or major arterials to
promote ease of access and to avoid congestion. Multi-family complexes would be appropriate in density ranging
from 4 to 16 units per acre. Densities proposed higher than this should require additional review of traffic impacts,
location, and utility considerations.

7.3.2 NON-RESIDENTIAL AREAS OF THE PLAN

7.3.2.1 RETAIL USES

Retail land use areas are intended to provide for a variety of retail trade, personal, and business services and
establishments. Retail establishments generally require greater visibility than do other types of nonresidential land
use (e.g., office, commercial).

Within the plan, key intersections with good access and high visibility are designated for retail development. For
example, the plan recognizes the four key intersections which are adjacent to the Expressway exit and entrance

ramps.
LRI
L L Rk
1 : IITLI:—' a4 Kansas City L= 4 Smalfer retail and personal service uses are also
f —4 abb | s \ | . S

posee W M b uj}' ) envisioned as a part of existing and future

neighborhoods. While these locations are not
called out directly on the map, they are part of
the neighborhood character and are supported

in revisions to the zoning regulations.

7.3.2.2 COMMERCIAL LAND USES

Commercial Service land use includes repair, business-to-business services, and logistics. Areas designated for
commercial tand use are intended for a variety of commercial uses and establishments with outside storage, display
and sales. Examples of such uses include automobile-related services, manufactured home sales, self-storage units,
welding shops, and pawn shops.

Commercial uses often locate along major thoroughfares not because they need the same level of visibility as retail
uses do, but because they need the accessibility. The key difference is that commercial uses generally have a greater
need for outside storage areas, and these areas tend to reduce the aesthetic quality of major thoroughfares.
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As observed in the existing land use pattern, there is a natural agglomeration of logistics and warehousing
establishments. These users need large, flexible space and large unimpeded outdoor storage area for supplies and
equipment which is easily accessible by large and even DOT-permitted oversize vehicles. Because this use will
continue to be critical to the economic vitality of the city, ample space is envisioned in the areas where this is
occurring (such as the Cantu Rd./FM 2556 area) is provided, taking advantage of natural open space buffer features
such as the canal.

7.3.2.3 INDUSTRIAL

Industrial users generally fall into two categories: those dealing in raw materials processing or resource extraction,
and those which are involved in manufacturing, assembly, or other production. These users are not always
compatible, and the risk for a city is in assuming that they will be. Generally, a distinction is made in the zoning
regulations and unless there are existing areas of mining or raw materials processing, very little provision of more
intense industrial use should be made. Careful, proactive encouragement is required, and land is sought to be
suitable for industrial land use based on the following criteria:

* Access to an existing or proposed major arterial;

* Access to a railroad;

« Relatively flat or gently sloping site

¢ The site will not negatively impact the existing or proposed residential areas; ; and
» A relatively large amount of land can be assembled in one area;

General planning criteria for industrial uses suggests that the minimum size requirements for preplanned industrial
parks area about 200 to 300 acres. Approximately three to five percent of a city's land (0.2 to 0.3 acres per 100
persons} is often allocated to industrial uses..

7.3.2.4 CIVIC AND INSTITUTIONAL

Binding the residential and commercial uses together are the civic and institutional uses that support public space,
public administration, utilities, and schools. These uses often have very specific land use requirements. For example,
schools must manage large populations, peak traffic flows, and indoor and outdoor activities. A wastewater plantis
strategically located with respect to topography, as is an elevated storage tank that provides drinking water at a
higher pressure. Land must be reserved for these types of facilities throughout the community.

The current institutional facilities are concentrated in the central part of the city. This is efficient for the current
population and allows mixed and multi-use to occur which reinforces a vibrant central city.

Additional institutional uses will be needed north the Expressway, south of the Arroyo, and west of the canal.

7.3.2.5 PARK, OPEN SPACE AND AGRICULTURE

There are numerous benefits associated with keeping cpen, green space in the community, both for the active and
passive use of residents and visitors. Indeed, access to even modestly-developed parks has been shown to further
“active living"”. Therefore, care has been taken to position parks in proximity to existing, emerging, and future
neighborhoods.

Open space is also an important land use technigue to further the goal of compatibility. Uses which are specifically
intense, such as an airport or industrial operation, should be buffered along the perimeter with open space.
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As La Feria’s history is rooted in agriculture and uniquely in citrus groves, there is significant cultural value in
preserving the citrus that is still in production or even fallow. These areas should be incorporated into open space
and pocket park planning as the areas surrounding them develop.

7.3.3 SPECIAL LAND USE AREAS

There are several areas of the City which are unique in the function and character and consequently are classified
differently in the future land use planning context, in order to provide more direct policy guidance. These are
described in the following paragraphs and indicated on the Future Land Use Map.

7.3.3.1 OLD TownN LA FERIA/ ANTIGUA LA FERIA

Old Town La Feria, or Antigua La Feria, is a name used to describe the oldest neighborhoods of the City which
surround the central business district. The predominant land use in this area is single-family homes on smaller lots,
though some duplex and personal services uses are part of the fabric. The purpose for this district is to allow for
development and re-development in a manner which preserves the scale and character of the neighberhood, but
also provide for flexible housing options and neighborhood-scale retail and personal services.

7.3.3.2 CBD / CenTRO

The Central Business District (“Centro”) refers primarily to the Main Street/FM 506 Corridor. This area is envisioned
as a commercial center and destination central gathering place for the community, consisting of a mix of professional
offices and services, restaurant, and entertainment uses. The area incorporates and enhances the existing historical
buildings, culinary diversity, and thrives on a pedestrian, walking retail environment.

7.3.3.3 VILLAGE / PUEBLITO MODERNO
The Village concept is a land use area envisioned to promote full life cycle living, through a full range of housing and
care options, planned for walkability. Starter homes, duplexes, townhomes, garden homes, casitas, assisted living,
nursing care and child care are developed in close proximity and share common park and open spaces, neighborhood
retail uses, health care facilities, and civic facilities. The areas designated as such on the Future Land Use Plan
function as compact neighborhoods. They are '
intended to attract new residents to La Feria and
offer more options for existing residents. An
example of such an area is the Presbyterian
Village North in Dallas, Texas. This concept fits
the city’s economic strengths, too, as a provider
of health care services and strong capabilities to
train health care workers in various capacities.

These areas are strategically placed throughout
the community, near existing public facilities
{such as transit stops, library, and parks and
occasionally near existing citrus, to be able to
incorporate it as open space in the future, or
with the development).

Figure 15. Mixed residential concept oriented toward preserved citrus
grove.

7.3.3.4 GATEWAY / PORTALES
As a city grows, it must necessarily take on new centers. These centers of activity announce to the outside world
that “something valuable is happening here”. The vacant bank building at the intersection of FM 506 and the
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Expressway is one such example. The architectural uniqueness of the “blue dome” suggest that it is an important
place, and is visible from a great distance away on the expressway. Another important portal is the approach from
the south on FM 506, just before the bridge across the Arroyo Colorado. This change of urbanizing area to the vast
greenspace of the Arroyo is an important entry that defines La Feria’s relationship to the natural environment — and
it should be celebrated. Gateways require a bit of architectural “announcement” that the spot on the ground is

important.

7.4 TARGETED LAND USE PROGRAMMING

The Future Land Use Map incorporates multiple locations for the following land use needs, based on their site,

visibility and access needs.

Future Needs Site Needs Visibility Need Access Need Adjacent Land Use
{Examples) Compatible/(Incompatible)

Logistics/Transportation

¢« Commercial Motor
Carriers

+  Warehousing-Distribution

Major Anchor Retail

+«  Grocery/Household
Goods

+  Home Improvement

*  Movie Theater

Healthcare

*  Specialty clinic

¢ Rehabllitation

*  Medical Supplies
*  Laboratory

Downtown Culinary
District

*  Restaurants

*  Destination Restaurants
*  Commercial Kitchens

= Culinary Education

" K-FRIESE
+ ASSOCIATES

2-5 ac

6-15ac

0.5ac—30ac

Varied sizes
Shared parking
Foot traffic
District
character

High

Medium

High

August 2016

High

High

Medium

Medium

Industrial, Commercial
Services, Agriculture, Open
Space/(Single Family, Retail)

Retail, Office, Lodging,
Muiti-Family/{Single-Family,
Industrial)

Most residential, Office,
Retail / {Some Industrial,
some residentlal)

Retail, Office, Lodging, High
Density Residential,
Institutional / (Some
Industrial, some residential)
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7.5 FUTURE LAND USE Map

The Future Land Use Map is included as Attachment 4.

7.6 LAND Use QUANTITY

2016 Comprehensive Plan

The following table describes the land areas provided within the Future Land Use Map, and an assessment of the
sufficiency for each land use category to meet future demands.

2016 2020 2025 2030 2040
Acres Acres Acres Acres Acres
per 100 | per 100 per 100 per 100 per 100 Build Out
Area {(ac) | persons | persons | persons | persons | persons Population
Agricultural 1310.6 17.46 15.22 14.09 13.03 11.37
Single Family Residential 8100.4 107.89 94,08 87.10 80.53 70.25 | 28,351
Multifamily Residential 445 5.93 5.17 478 4.42 3.86 | 3,783
Commercial 1032.6 13.75 11.99 11.10 10.27 8.96
industrial 93.2 1.24 1.08 1.00 0.93 0.81
QOpen Space 2093.1 27.88 24.31 22.51 20.81 18.15
Pubtic 182 2.42 2.11 1.96 1.81 1.58
Total Build Qut Population 32,134
E K IRIESE August 2014 7-7
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8 CENTRAL BUSINESS DISTRICT

8.1 BACKGROUND

The Central Business District (CBD) often functions as the physical and visual focal point of a community. The image
and appearance of a CBD can drive the aesthetic of an entire community. Due to suburbanization and the scattering
of commercial land uses, the CBD can be seen shrinking. This can have a serious eroding effect in the community
due to its contribution to a relatively large share of the city's tax revenue. Shopping trips to larger, sprawling cities
come at the expense of a smaller CBD that lacks the parking and pavement widths,

La Feria’s Central Business District is located on the south side of US Business Highway 83 at Main Street, also
referred to as FM 506. It is among the first developed parts of the City and remained the center of local commerce
until the late 1950s when the area to the north and along Business Highway 83 developed along with the
proliferation of the automobile.

Figure 16. Panoramic view of the east side of Main Street.

The La Feria CBD exhibits many of the desirable qualities of a small town, and these should be preserved into the
future, as partially guided by the plan.

Access from all parts of the city to the “city center”

Sufficient and logical vehicle circulation

Sufficient retail establishments and opportunities for redevelopment, as a tax-base driver

A mix of office, financial, governmental, and cultural/civic land and building uses.

An adequate mix of on and off-street parking which are situated conveniently to all points of the CBD,
Separate, sufficient, logical pedestrian circulation.

An architectural aesthetic which reflects the city’s history, common in color and scale, and scaled to the
pedestrian experience.

N A wn e

The Central Business District not only functions as a center for commerce, but also as a focal point for community
activities such as parades or festivals. Typically, the density of a Central Business District is not replicated in modern
land development. White this can be required of new or emerging development, it is not meant to replace the value
of the CBD in the community’s history. Thus, renovation and redevelopment within the CBD must build upon these
historic characteristics.

The potential strengths of a vibrant CBD are recognized in the 2007 Comprehensive Plan {prepared by Design
Services, Inc.) remain appropriate in 2016, and therefore are incorporated here:
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Quick access to frequently needed items not necessitating a major trip, such as everyday foods,
medications, meals, etc.

Selected goods and services not supplied by the typical outlet, for instance a specialty line of clothing, a
quality gift shop, a fresh fish market, etc.

Personal relationships with customers, clients and patients and an intimate knowledge of their preferences,
needs, and credit standing, and conversely, the customer’s knowledge of where to find a trustworthy
product or professional.

Accessibility to bicyclists and walkers, such as the elderly and the young.

Unhurried low-pressure atmosphere, which turns errands into excuses for social outings instead of hurried
hunts.
Relative safety in a familiar and uncrowded area where mothers can keep track of children and the elderly

are not intimidated.
Entertainment value in any special features the place may have, such as bandstand concerts, an cutdoor
café, or a sidewalk fair.

Unigue character, the flavor and surprises offered by a center which has evolved over the years as
contrasted to the cookie-cutter package design of even the best malls.

Locally-oriented services such as the community post office, banks, utility companies, library, etc.

Community activities, whether political, ceremonial or institutional, and the place for informal daily
contacts.

Civic symbal, a sense of place, character or history.

A source of human resources for volunteer services, such as volunteer firemen or service clubs.

Typically, however, within the last 60 years, Central Business Districts have not been able to compete with modern
shopping center developments due to the following factors:

Perceived lack of parking, vacant buildings, neglected buildings or absentee ownership, traffic congestion,
lack of variety or customer appeal.

Vacancy and dilapidation of buildings are the biggest concern because these place downward pressure on
surrounding areas, and if left unmitigated, can result in more rapid deterioration.

The principal reason for envisioning and securing the future of the CBD is that it provides the best opportunities for
developing specialty retail sales tax base, which will ultimately draw down the burden of property taxes on
residential properties.

The most recent study of the
Central Business District was done

"IA EERIA BAKERY P43505008 B i 2007 by e e, nc

Prior to that work, Government
|_ Service Agency, Inc. prepared a
rll | 1 study in 1991, More recently in

_ - : | 2013, a team of visiting planners

associated with the American
Planning Association developed a
Community Assistance Plan which
outlined several key components

Figure 17. One of several cufinary landmarks in the Lo Feria CBD for future development.
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8.2 DETERMINATION OF THE CBD PLANNING AREA

The CBD planning area was selected based on a review of past studies and the apparent extent of commercial
activities. Boundaries were set using streets since these are familiar and easy demarcations for most to make. The
Central Business District was defined for the purposes of this planning effort as an approximate five-and-a half block
area located south of US Business Highway 83, north of Magnolia Avenue, East of West Street, and West of East
Street. The focus of the CBD is the Main Street corridor, but the relationships between the intersecting street
corridors (Commercial Avenue, Oleander Avenue, Primrose Avenue, and Magnolia Avenue} and Main Street are also
critical.

Figure 18. Central Business District boundary

8.3 COMMERCIAL AREA INVENTORY

KIRIESE August 2014 83
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In April and May of 2016, K. Friese & Associates, inc. performed a walking and windshield survey of the downtown
area, in order to complete an inventory of assets and facilities within the CBD.

8.3.1 ExXisTING CBD INVENTORY Map

Two maps have been developed which describe the existing land use, street rights-of-way, pavement widths,
sidewalks, parking, the condition of buildings, traffic controls, and traffic volumes/turning movements. These are
included as Attachment 5.

8.3.1.1 EXISTING LAND USE

Each parcel in the CBD was inventoried and classified according to a three-digit method (Fairfax County, VA modified
standard). The classification of land uses indicates that there are a mix of retail, service, dining, office and
professional service uses located directly along Main Street. There are also several key buildings which are vacant,
notably the two-story building at the southeast corner of Main Street and East Commercial Avenue and the old

theater building on East Oleander Avenue.

Figure 19. The old theatre building, ready for preservation, but with ali of the right pedestrian elements in place for redevelopment.,

Table 44. Existing land uses within the Central Business District

Land Land Use Classification Area
Use (ac)
Code
0i1 Single Family Residential 6.16
036 Apartment Residential 2.05
216 Parking 0.72
222 Gas Utilities 0.07
231 Telephone Utilities 0.48
336 Drug Stores 0.14
337 Specialty Supply 0.07
351 Restaurant 0.52
352 Restaurant 0.40
353 Restaurant (Carry Out) 0.07
365 Car Wash 0.24
391 Vacant Retail 0.71
421 General Low-rise Office 0.67
422 Medical/Dental Office 0.51
429 Converted Residential 0.11

R TRIESE August 2016 8-4
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510 Finance, insurance, Prof Services 0.79
511 Bank 0.21
512 Bank with Drive Thru 0.44
520 Personal Services 0.62
530 Motor Vehicle Repair 0.54
540 COther Repair 0.34
590 Other Consumer/business services 0.07
601 Government complex 3.18
710 Religious Institution 0.97
751 Nursery school 0.48
813 City Park 0.09
971 Vacant 1.31
215 ROW i B " 11245
Total 21.97

This analysis suggests the following:

There is a healthy mix of residential land use within the CBD - which can support businesses in walkable
proximity.

The government complex area, consisting of city administration, utility administration, fire department and
La Feria Independent School District, is at capacity. Further expansion should be cautioned here to avoid
displacement of necessary retail and restaurant uses, and to provide a better distribution of these services
within the community. Alternatively, if expansion is demonstrated by a future study to be warranted in this
area, multi-story redevelopment is an option, provided parking is also developed.

The majority of space along the eastern side of Main Street between Commercial Avenue and Oleander
Avenue is occupied by professional medical facilities. While it is desirable for these types of facilities to be
located within waltking distance and general proximity to residential areas, the current occupancy takes
valuable retail storefront away from potential retail users.

There is insufficient specialty retail to support a vibrant CBD experience,

8.3.1.2 STREET ROWS/PAVEMENT WIDTHS

The attached map shows the existing streets in the CBD area, their corresponding rights of way and pavement
widths, The ROW and pavement widths are sufficient for current and future needs. Alf of the streets in the CBD are
curbed with gutter and storm sewer drainage facilities. All of the streets are in good condition, with only minor,
scheduled maintenance, performed as necessary under a general program.

8.3.1.3 SIDEWALK

The sidewalk network is well developed and generally integrated into the CBD, as shown in the attached map. Some
additional extensions will be necessary over time. Generally, however, the sidewalks are of sufficient width and
separated from vehicle travel for pedestrian traffic. They will not easily accommodate increased bicycle traffic, and
therefore this need must be met within the vehicular paved section. Sidewalks are shown on the second of the two
attached maps.

8.3.1.4 PARKING

K-FRIESE
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A mix of parking is available on-street and
off-street. Angled parking stalls are available
along Commercial Avenue on both sides, as
the street is one-way eastbound. Parallel
parking is also available along Main Street,
and Oleander and Primrose. This allows for
plenty of space for traffic in each direction.

Off-street parking is found in three areas,
internal to the blocks. This concept allows for
central parking to be available and an
unbroken retail frontage. Parking is shown
on the second of the two attached maps.

8.3.1.5 CONDITION OF BUILDINGS

The buildings of the Central Business District are among the oldest in the city. Generally, the
buildings appear to be in fair to good condition, though with some obvious cosmetic defects,
such as sagging canopies, broken mortar lines, peeling paint and the like. It should be
anticipated that these buildings will require some structural repair and replacement of
roofing systems and doors and windows as they re-develop or take on new tenants who
must make repairs under current code. A structural or forensic evaluation was not
performed and the interiors of these buildings was not evaluated under the scope of this
planning effort.

8.3.1.6 TRAFFIC CONTROLS
Traffic controls, including automatic signals, are shown on the first of the two attached

Figure 21. An
. L. . example of poor
maps. It is not anticipated that changes will be necessary over the course of the planning pujiging  condition.
horizon, other than the replacement or maintenance of existing equipment, Not typical for the
whole.

8.3.1.7 TRAFFIC VOLUMES/TURNING MOVEMENTS

The Texas Department of Transportation publishes annual traffic counts at various points along the highway system.
For the CBD, the intersection of FM 506 and Business Highway 83 is one of the points monitored from year-to-year.
The first map attached to this Chapter shows the traffic counts (ADT) from 2014, the maost recent data available.

8.4 RELATIONSHIP OF CBD TO OTHER DEVELOPMENT

The CBD is a distinct area compared to the highway commercial and retail use along I-2, and compared to the
shopping-center and older warehouse mixed area in between the CBD and Expressway.

The following figure shows this relationship.
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liTransiloning Strip
& Relal Industrial

Figure 22. Relationship of CBD to distinct, adjacent areas.

8.5 CBD ANALYSIS

8.5.1 EXISTING vS. PROJECTED COMMERCIAL ACREAGE

The data collected indicate that there are approximately 6.45 acres of commercial land ¥
within the CBD. The commercial area in the CBD is not expected to increase much;
therefore, the ratio of existing to projected will be approximately 0.9-1.0 for the
planning horizon. It should be noted that while this overall ratio is expected to remain
stable, some conversion of uses within the overall commercial class is expected. For
example, it is expected that the existing Medical Office facilities will be converted to
retail use within the planning horizon.

8.5.2 UseD vs. VACANT COMMERCIAL ACREAGE .
Based upon the walking survey of the CBD and a GIS analysis of building footprints. it is
estimated that there are approximately 3,000 square feet of vacant floor area relative
to the approximate acre of floor area available. This represents approximately 6.9%, or 1
a ratio of 0.069.

Figure 23. Vacancy

8.6 REDEVELOPMENT CONCEPTS
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There is little doubt that redevelopment energies and resources will be necessary to create the potential for a vibrant
CBD. A concerted effort involving a niche for La Feria, the subsequent promotion, and strategic capital improvements
would be necessary. One concept recommended for
exploration is the creation of a culinary district. This ties
into La Feria’s rich traditions with food and festivals, the
long-standing dining establishments already in the
downtown, and a recent national interest in regional and
craft cuisine,

The eventual success of this would be the result of
entrepreneurs. Whether food trailer start-ups or
established restaurateurs, there are already food artisans
in the community. As an initial step, the City could
develop a commercial kitchen in one of the older
warehouse spaces across from the CBD. This kitchen
could then be available to caterers, culinary studentsin a

) o LFISD or OLLU course, and even available for
Figure 24. Commercial kitchen for lease concept. (Example from:

http:http.//www.citycookhouse.com/} temporary |ease

The other component to this effort would be to begin promoting
festivals centered on food and drink. This would then hopefully build
momentum towards a larger movement and renaissance in the CBD.

figure 25, 2019 La Feria Fiesta de Duices.

8.7 MaIOR THEMES OF THE CBD ANALYSIS

Effectively cut off from strip retail to the north, poor pedestrian access

' cal offices along Main Street are an impediment to developing a retail or dining
experience.

Window space is critical for retail user to display wares. In many cases, this space has

been ,r,u.m,._{: over o J(—!-[ﬂ!-p'{!} |
There is not expected to be considerable expansion of the CE |
There is opportunity for entertainment g vth to fil g space, catalyzed 0y |

|

culinary arts and traditional cuisine

E¥ |

8.8 CeNTRAL BUSINESS DISTRICT PLAN

8.8.1 CBD GoALS & OBJECTIVES
CBD Goal 1; Downtown will be a focal point of activity for the community, with a vibrant mix of retail, service and
other community-oriented activities and opportunities.
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CBD Goal 2: Continue to build on the city’s talent-focused assets

CBD Goal 3: Preserve the walkable, pedestrian oriented scale of the CBD

Objective CBD-1: Embrace and protect the architectural core of La Feria
Actions:

e Consider creation of an Historic District to protect the La Feria Bakery building,
Professional Office building and Old Theater Building.

e Establish a fagade enhancement program to assist property owners in improving the
streetscape of Main Street. Fund it through hotel/motel tax.

e Establish an emergency repair fund to be used to prevent vulnerable properties from
falling into further dilapidation.

e Consider a fee waiver program for safety improvement inspections and permitting

Target Date for Achievement: 2016-2020
Objective CBD-2:Become a “Main Street” City
Actions:

e  Review the requirements for participation under Main Street Texas program
e Review local business owner support to enter the program

¢  Hire a full-time Main Street Director

¢  Budget for the local program

Target Date for Achievement: 2018
Objective CBD-3:Support increased opportunities for culinary arts in the CBD
Actions:

o |dentify/Create/Appoint an organization which can spearhead the vision of La Feria as a
culinary destination in the Valley over the long term

& Promote and build on La Feria’s existing base of restaurants in the downtown

s Identify vacant facilities which could be renovated into commercial kitchens, available for
lease, instruction or catering.

s Partner with LFISD and OLLU on educational opportunities for food
service/preparation/culinary arts.

¢ Promote festivals/events which feature food and beverage traditions and innovation, or
otherwise encourage residents to attend (e.g. “Date Night” or eventually “Movie Night”
or “Cooking Demo”)

¢ Identify and engage entities looking to develop a brewpub, distillery, or similar craft
beverage establishment.

Target Date for Achievement: 2017
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Objective CBD-4: Develop the physical connection between the CBD and the shopping and residential area to the
north of Business Highway 83

Actions:

s Coordinate with TxDoT Pharr District on the process and timing for improvements to the
intersection.

e  Commission an architectural and preliminary engineering study of a bold, unigue crossing
of the Business Highway crossing along Main Street that will remove the visual barrier to
crossing the highway and railroad. Use the 2013 APA Plan as guidance,

¢ Introduce landscaping and tree colonnade per the 2013 APA Plan

e Consider the creation of a Public Improvement District (PID) to support local area
connection improvements in the CBD, targeting drainage, sidewalk, intersection
signalization, landscaping and shared outdoor space.

Target Date for Achievement: 2016-2020

8.8.2 CBD PLaN Map

The APA Plan developed in 2013 provides excellent guidance for the physical, capital improvements that should be
made. This Plan is included here in Attachment 5.

8.8.3 CBD-SpPeCIFiC CAPITAL IMPROVEMENTS

The APA Plan prescribes the introduction of trees into the right-of-way as well as other roadway cross-section
improvements. There are many other improvements which could be undertaken, but the following represent the
most urgent within the next five years.

8.8.3.1 SIDEWALK/MEDIAN/CONNECTIVITY IMPROVEMENTS
This project follows the design guidance from the APA Plan, as described in the following figure from the 2013 study.
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The cost is estimated at a preliminary level at $2,000,000 for these improvements. Sources of funding could include
Transportation Enhancement Funds (via MPQ), general obligation bonds, a Public Improvement District (PID),
hotel/motel taxes, or other grant funding. This project should begin design in 2017 and seek construction start by
2019.

8.8.3.2 FACADE ENHANCEMENT PROGRAM

A grant or revolving loan fund program could be established with a set amount of seed money. These funds would
be used to improve facades and canopies along Main Street, especially for projects which make display window
space usable to the fronting sidewalk. The cost to start is $100,000. Potential funding sources include hotel/motel
tax funds for tourism development, a Public Improvement District, or other grant funding.

8.8.3.3 BUILDING INTEGRITY/STABILIZATION PROGRAM

A grant or revolving loan fund program could be established with a set amount of seed money. These funds would
be used to help property owners make emergency repairs, or used to assist in outside funding for improvements to
roofs, masonry, windows, doors that are necessary to stop water intrusion or acceleration of dilapidation. The cost
to start this program is $100,000. Patential funding sources include hotel/motel tax funds for tourism development,
a Public Improvement District, or other grant funding.
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9 THOROUGHFARE PLAN

The Thoroughfare Plan serves to work together with the future Land Use Plan and the Comprehensive Plan to guide
future policy, program, and project decisions necessary to sustain La Feria through the planning horizon. The sections
that follow highlight the following:

. Evaluating the existing transportation system, featuring an overview of the functional classification system
and available transportation data

. Current and future strategies overview to address key aspects identified from public input and quantitative
data

] Thoroughfare Map

. Thoroughfare Plan, including tools to guide future roadway improvements through the subdivision

ordinance and platting process.
. Implementation and funding of the Thoroughfare Plan

. Recommendations for strategic goals, policies, and actions

9.1 BACKGROUND AND PURPOSE

The availability and quality of transportation networks and infrastructure have a symbiotic relationship with growing
areas and various land uses. The purpose of such networks is to provide accessibility to different types and intensities
of land uses. It is very much a supply and demand relationship, whereby the demand for land for development and
growth is dependent upon, among other things, the supply and type of transportation available. At the same time,
the transportation system must also function to provide effective and efficient mobility to the traveling public and
transport of goods. Roadways, in particular, are a key infrastructure in La Feria serving the purposes above, and thus,
the primary focus of this chapter.

Evaluating the body of existing information, which reflects current travel patterns and the functioning of the roadway
system, together with community input, is crucial in planning for a balanced, transportation improvements
approach.

9.2 THE FUNCTIONAL CLASSIFICATION SYSTEM

When considering and planning for a transportation network, roadway facilities and infrastructure have generally
been allocated and placed according to a hierarchical structure of freeways, major and minor arterials, collectors,
and local roadways, which serve separate, important functions in the overall system. Functional classification, as
exhibited in the graph below, is the process by which roadways are grouped into categories according to two
important variables: mobility and access.

Figure XX: Functional Classification System
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Freeways, at one end of the spectrum as
depicted above, are access-controlled
facilities that provide the principal
means of travel through a region (or
mobility), with ideally uninterrupted
service. From there, arterials, typically
subdivided into major and minor
arterials, also serve a primary function
of moving traffic, but within more
locally-defined parts of a region and are
especially important for accessing
various destinations and land uses at a
local scale. Continuing in this same
pattern, collectors act as the next
immediate relief facilities to distribute
traffic and provide access to local
roadways within a community. The
distinction between major and minor in
describing  certain  arterials and
collectors is made as a function of
volume. At the other end of the
spectrum  from  freeways, local
roadways provide the most immediate
access to adjacent property in the
community.

Table 46 below provides additional
details regarding the functional
classification of a roadway network and
classifies existing roadways within La
Feria for additional context.
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2016 Comprehensive Plan

Table 45. Functional Classification, Roadway Characteristics, Examples, and Standards

Functional Existing La Feria La Feria
Classification Examples Standard
Roadway Characteristics Right-of-Way &
Pavement
Width
Freeway High speed, divided highway with full control of access | I-2, US 83 150° -~ 200
and grade separated interchanges ROW
100’ Pavement
Moving inter- and intra regional traffic and providing
access
Providing mobility across metropolitan areas and
between major activity centers (2 or more miles}
Interstates especially serve longer trips in high traffic
volume corridors
Major Arterial | Typically divided street with major access points at | Business 83 100" ROW
intersections with the surface street system. 80" Pavement
Some direct access permitted to abutting land uses
Primary function to serve major centers of activity.
Service to adjacent land uses are secondary to mobility
service.
Minor Number of lanes and type of median directly relate to | FM 506, FM 2556, | 80° ROW
Arterial traffic volumes and adjacent land use Kansas City Road 60" Pavement
Augments and feeds major arterial system and
distributes traffic to geographic areas smaller than those
served by the higher system, with more emphasis on
service to adjacent land uses
Collector High access to local streets and driveways Solis Rd, S. Park | 60" ROW
Dr, Industrial Way | 39’ Pavement
Connect local streets to the arterial system. Typically
used for trips that are near their origin or destination
point, primarily connecting neighborhoods within and
among communities
Local High access to driveways Fleetwood Ave, 7" | 50° ROW, 29'-
Street 31'B-B
Provides direct access to adjacent property
( K FRIESE August 2016 9.3
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9.3 INVENTORY OF MAJOR AND COLLECTOR STREETS

A current inventory and condition of major and collector streets in the City of La Feria is attached as Attachment 6.
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9.4 TRAFFIC COUNT DATA

Figure 28. Traffic Counts (TxDofT,
2014)
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The Texas Department of Transportation collects data on an annual basis to
monitor volumes and turning movements, as a basis for planning new
improvements and other management techniques. The following graphic
shows the data collected in 2014, the most recent data available for the City of
La Feria and the surrounding area.

9.5 ANALYSIS

In consideration of the traffic count data, inventory, road conditions, and
growth projections, the following major issues have been identified.

) The network demonstrates good spacing and distribution of north

south arterial-level roads, but is missing several key east-west arterial and
collector roads.

® There are several collector streets which are potentially underdesigned
relative to their current function {i.e. 60 ft of ROW/ 39’ of pavement).

. There are several arterial (major) streets which are potentially
underdesigned relative to their current function {i.e. 80’-100" ROW/48"-60’ of
pavement).

. The prior plan {2007 Comprehensive Plan) indicates that truck traffic
from the Los Indios and Nuevo Progreso border crossings will more acutely
impact the City of La Feria in the future, particularly the FM 506 north-south
arterial, and the FM 2556 arterial. The most recent traffic counts here, however,
do not indicate that these thoroughfares are currently seeing decreasing levels
of service or congestion.

. There is overall a number of disjunctions in the thoroughfare network
{also applies to the local street layout) which will result in inefficiencies over
time. The continued effort to develop a grid system will ultimately reduce these
inefficiencies, and even reduce the need for wide rights-of-way and pavement
widths. Over the long term, this is the most economical strategy for the city.
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9.6 FUTURE THORQUGHFARE PLAN

2016 Comprehensive Plan

-In order to maximize circulation in different areas of the city, several projects have been identified, along with a very
coarse estimate of construction cost. It should be noted that more precise costs can only be estimated with
engineering and survey data. The projects are shown te occur on 3 year intervals. This timing may change, pending
devetopment activity or the availability of outside funding. The projects are shown in their approximate priority,
based upon land development patterns (increasing density and land costs).

Table 46. Future Thoroughfare Projects Summary

Project Description Target ROW Length | Pved | Unit Estimated Possible Funding
1D Date | Required | (ft) Widt | Cost | Construction Sources
(#t) hift) | (2016 Cost
$/1f)
A Cantu Rd-Beddoes | 2020 80 60 5450 | $5,175,000 MPQO, Cameron
Rd. Connector 11,500 County, Local
issuance,
Developer
Contribution
B Beddoes - White | 2023 | 80 60 | $450 | $2,700,000 | Developer
Ranch Connector 6,000 Contribution,
Local Issuance
C Cantu Rd - Dodd Ln | 2026 80 60 | $450 | $3,375,000 MPO, Cameron
Connector 7,500 County, Local
Issuance,
Developer
Contribution, 4A
Corp
D Parker Rd - Kansas | 2029 80 60 $450 | 54,050,000 Developer
City Rd. Connector 9,000 Contribution,
Local Issuance
E Kansas City Rd. - | 2032 80 60 $450 | $1,800,000 Developer
White Ranch Rd. 4,000 Contribution,
Connector Local Issuance
F FM 2556 - FM 506 | 2035 100 80 5675 56,412,500 MPQ, Cameron
Connector 9,500 County
(Zimmerer)
TOTAL | (2016 Dollars) $23,512,500
EST.
COSTS !
Notes:

foot.

9.7 FUTURE THOROUGHFARE PLAN MaAP

{Ref: CSJ 2966-01-009, CS) 0921-02-301, €51 0220-01-023)

Project costs assume construction cost only. Right-of-way acquisition, engineering, finance costs not included.
Unit costs determined from average of recent (2016) Pharr District bid tabulations for comparable projects, per lineal

Attachment 7 demonstrates the relationship and grid pattern which will serve to enhance mobility throughout the
City of La Feria and its planning area.
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City of La Feria 2016 Comprehensive Plan

9.8 THOROUGHFARE GOALS & OBJECTIVES

Thoroughfare Goal 1: Achieve a balance in land use and transportation infrastructure that makes living, working,
shopping and playing in La Feria safer and more convenient for residents and visitors.

Thoroughfare Goal 2: The cost of developing transportation infrastructure will be shared in proportion by those
who benefit from it the most ~ developers, the City, other government entities, and existing residents.

Thoroughfare Goal 3: Provide choices to get from A to B.

Objective T-1: Traffic generating uses such as employment centers, retail centers, industrial centers, and schools are
located to ensure they are accessible and compatible with adjacent land uses.

s Action T-1.1: Truck traffic-generating uses should be located adjacent to arterial roadways with
ease of access to the region.

®  Action T-1.2: High trip-generating uses such as employment and regional centers should be
located adjacent to arterial roadways, major collector streets, or freeway frontage roads in
accordance with a Traffic Impact Analysis,

®  Action T-1.3: Coordinate with La Feria ISD on bus routes and alternative routes to existing and new
schools,

s Action T-1.4: Pursue a Safe Routes to School program to encourage walking and bicycling to
schools.

Objective T-2: Use the Thoroughfare plan as a guide to determine, classify, locate and schedule roadway
development improvements,

= Action T-2.1: As development applications are considered, consult the Future Thoroughfare Plan
to determine connectivity and route alignments, as well as right-of-way dedication requirements.

»  Action 7-2.2: As CIP projects are considered, consult the Future Thoroughfare Plan to determine
connectivity, route alignments, as well as right-of-way dedications.

Objective T-3: Maintain access while not affecting the flow of traffic for primary and secondary roadways.

®*  Action T-3.1: Continue to employ access management techniques such as shared driveways
and cross-access easements to reduce the number of driveways on high-volume roadways.

»  Action T-3.2: With state and regional partners, coardinate the construction of a bypass to re-route
truck traffic congestion away from downtown La Feria.

= Action T-3.3: Employ context-sensitive design to reinforce rural streetscape elements and tree
preservation.
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Objective T-4: Monitor the growth and function of the City’s roadway network continuously, including a broad base
of stakeholders, in order to promote safety.

Action T-4.1: Form a Street Committee from members of the general community, business
community, and the logistics industry, and task this advisory group with evaluating the roadway
network on an annual basis, with the goal of promoting safety. The Committee should have ex
officio participation from the public works, police, and fire departments.

Action T-4,2: Develop a GIS dataset to assist the committee and public works and engineering staff
in documenting road condition and other details.

Action T-4.3: Collect and analyze data for high crash locations.

Action T-4.4: Review TxDoT’s traffic count program and coordinate locations and timing to
augment TxDoT's efforts with locally collected data.

Objective T-5: Ensure the development of a well-connected network of streets and sidewaiks.

Action T-5.1: Review the policy of the subdivision regulations that directs avoidance of
connectivity and a grid-like pattern.

Action T-5.2: Review the block length requirement of the subdivision regulations to require shorter
block lengths or pedestrian paths.

Action T-5.3: Require the extension of streets (as with utilities) to connect adjacent, undeveloped
property.

Objective T-6: Promote transportation and active living choices as an integral part of the growth of the city.

K-FRIESE
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Action T-6.1: |dentify bicycle and pedestrian connections to key community facilities, such as
schools, parks, and downtown amenities.

Action T-6.2: Review the requirements for sidewalk construction in the subdivision regulations.

Action T-6.3: Review the potential for “complete streets” as a requirement for new development,
and the integration of complete street principles in CIP projects.

Action T-6.4: Consult the bicycling community, Parks and Recreation committee, and other area
interest groups in planning safe routes through the community.

Action T-6.5: Coordinate bus routes and Safe Routes to School with La Feria 15D,
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10 STREET STUDY & PLAN

10.1 STREET CLASSIFICATION
The following classifications are based on actual usage. The minimum desired features are described below and

reflect the current City of La Feria Subdivision Ordinance.

Major Thoroughfare Major Thoroughfare should have a Right of Way Width of Eighty Feet
(80"} and a Paving Width of Forty Eight Feet (48’).

Collector Street Collector Streets should have a Right of Way Width of Sixty Feet (60')
and a Paving Width of Thirty Nine Feet (39').

Local Residentiat All other streets not otherwise identified above are “C” Loca!
Residential Street which should have a Right of Way Width of Fifty
Feet (50') and Paving width of Thirty Feet (30°).

10.2 STREET CONDITIONS

The engineering evaluation of the existing paved streets within the City of La Feria divided the pavement into three
categories - good, fair, and poor.

Definitions (For paved surfaces, asphalt pavement, unless otherwise stated)

1. Good - Street surface has very little, if any deterioration. Resurfacing will not be needed for several years
- more than 3, but resurfacing will be required within the next 5 or more years, beginning in 2022.

2. Fair - Street surface has noticeable wear and/or deterioration. Some cracking of asphalt wearing surface. Few if
any potholes. Resurfacing is needed within a few (approximately 3) years, beginning in 2020.

3. Poor - Street surface shows significant wear and/or deterioration. Definite cracking of asphalt wearing
surface, and a definite number of potholes. Resurfacing is needed at this present time, or within the next year,
beginning in 2017.

Attachment 8 is a map which shows the existing pavement conditions, the various use categories of the streets, local
residential, collector, or major thoroughfare, and the current right-of-way widths.

The most recent prior study made on the City of La Feria Street System.

{1) 2007 City of La Feria Comprehensive Plan {Volume 2} by Design Services, Inc. and Sigler, Winston,
Greenwood & Assoc., LLC.

10.3 STREET SYSTEM ANALYSIS

There are approximately 49 miles of streets in the City of La feria, and over 99 % of them are paved. The existing
street system very adequately serves the current traffic flow, and the streets are well maintained.

“ K-FRIESE
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With continued growth, the City of La Feria Planning Department will be developing priorities for street
improvements. At the current time, it is estimated that within the foreseeable future, Beddoes Rd will need major
improvements. ' '

Beddoes Rd will mostly be New Construction with curb and gutter to a 40’ B-B, in order to handle future
developments.

Also, without question, new East and West streets will need to be developed and constructed in the section North
of Expressway. Right-of-way will also need to be purchased. These future corridors are part of Phase Il and are
shown in attached map.

In terms of timing, it is estimated that the development of the E-W street{s) North of the Expressway, and the
Beddoes Road improvements will probably be needed in 5 years or more,

10.4 MAJOR THEMES OF THE STREET STUDY

10.5 GOoALS & OBJECTIVES

To provide adequate streets over which automobiles and trucks can move people and goods to their destinations.
The street system is to be composed of improved wearing surfaces and storm drainage systems that will allow for
all weather traffic movements.

The streets are to be designed to serve specific functions as local residential streets, collector streets, and/or major
thoroughfare streets, and to be properly located to serve their intended purposes.

The majority of the existing paving — is in good condition. In other words, over 90% of all the streets within the city
limits are paved, and the majority of paving is in good condition. With very few exceptions, the streets have curb
and gutter.

The City of La Feria has done a good job of providing paved streets and maintaining them.

K-FRIESE
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Nearly all of the paved streets were constructed using the flexible base and wearable pavement design, of
compacting the subgrade {typically the native soil}, adding caliche and compacting, and then applying the asphalt
pavement wearing surface.

For new streets developed as a part of the new subdivisions, Section 4 of Exhibit A {(Minimum Design Standards and
Specifications) of the City of La Feria Subdivision Ordinance briefly addresses the minimum acceptable criteria
required by the City of La Feria for paving of streets. This should accomplish at least two goals ~ (1) That the City of
La Feria Planning Department and the prospective subdivision owner would have a common basic for agreement;
and (2) That by this thoughtful process, the best choices of right-of-way widths, paving widths, and best construction
practices would be selected for new streets.

New streets to be developed, but not within a subdivision should be done by a joint effort of the City Planner and
City Engineer.

Finally, to establish an adequate schedule of ongoing maintenance and repairs to the existing street system in order
to keep them in optimum condition.

A map accompanies this report, which shows the existing pavements conditions along with the various use
categories of the streets — local residential, collector, or major thoroughfare.

Proposed future improvements are also shown.

The goals and objectives, along with estimated costs, are as follows. Detailed cost estimates are included as
Attachment 9.

Table 47. Street Systern Project Summary

Objectives Estimated Cost as of Phasing for Work
8/16 Proposed

The Re-paving of Existing Phase |
Streets in Poor Condition L L o
The Re-paving of Existing Phase Il
Streets in Fair Condition
Future Street Phase llI
Improvements/Extensions
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11 WATER SYSTEM STUDY

11.1 SERVICE AREA

11.1.1 CCN
The existing City of La Feria Water CCN encompasses approximately 9,159 acres. The current population within the
city limits is 7,838 or 2,613 connections.

11.1.2 UNSERVED AREAS

Approximately 98% of the inhabitants of the City of La Feria obtain clean drinking water from the City Water Plant.
Small pockets of homes within the City of La Feria ETC continue to use well water for domestic use. These areas are
within the current CCN and waterlines can be extended to serve these areas.

11.2 WATER SYSTEM INVENTORY

The components of the existing water distribution system can be identified with the aid of a distribution system map
attached hereto as Attachment 10. This map provides the location of the existing lines, line sizes, fire hydrants,
elevated storage tanks, ground storage tanks, and water treatment plant.

11.3 SysTEM CONDITION ASSESSMENT

11.3.1 WATER SOURCES/AVAILABILITY
The City of La Feria is entitled to 1,800 acre-ft of adjudicated municipal surface water rights from the Rio Grande.
This amount of acre-ft converts to a daily average flow of approximately 1.61 MGD, and the water treatment plant
has a maximum production capacity of 4.0 MGD. Surface water is the raw water of choice for the municipalities of
the Rio Grande Valley. Furthermore, raw water from the Rio Grande is not only used for drinking purposes, is has
industrial use, and heavy agricultural use.

11.3.1.1 STATE WATER PLAN
The City of La Feria is within the State water planning Region M. The current operating plan is the 2016 Region M
Water Plan.

11.3.2 WATER QUALITY

The quality of potable water is ranked with respects to established parameters. The water produced at La Feria’s
water treatment plant is monitored on a daily basis and test results are compared with the state reguilations
established by Sub-chapter F “Drinking Water Standards Governing Drinking Water Quality and Reporting
Requirements for Public Water Systems” of the Texas Administrative Code.

11.3.3 STORAGE FACILITIES

The City of La Feria Water Treatment Plant has a combined storage capacity of 600,000 gallons. A 1,000,000 gallon
clear well has also been installed adjacent to the water treatment plant. In addition to this, the City of La Feria also
owns two elevated storage tanks each with a capacity of 250,000 gallons.

11.3.4 PRESSURE

Water pressure refers to pressure in the distribution system; section 290.46 (r} of the 30 TAC 290 requires that "all
public water systems shall be operated to provide a minimum pressure of 35 psi throughout the distribution system
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under normal operating conditions. The system shall also be operated to maintain a minimum pressure of 20 psi
during emergencies such as firefighting." Under normal operating conditions, the pressure in the existing distribution
system exceeds the minimal required normal operating pressure. Recent improvements to the water distribution
system have greatly improved pressures in surrounding areas during a fire fighting condition. Improvements
included larger lines, increased looping of waterlines, and additional fire hydrants throughout the city.

11.3.5 DISTRIBUTION LINES

The City of La Feria currently maintains approximately 65 miles of waterlines ranging from 1.25" to 16" in diameter.
The majority of the waterlines in the system are made of PVC. Several projects have been completed replacing old
Asbestos Cement (AC) Pipe with newer C-900 PVC waterline. All new construction is specified to use C-900 PVC pipe
as well as C-905 transmission pipe.

11.3.6 OPERATION PROCEDURES

The water treatment plant is managed by a licensed operator. It employs a total of four persons including the
manager, and the day is divided in two eight hour shifts. Their responsibilities include the operation and maintenance
of the plant. All plant operations are as per 30 TAC 290 regulations. Operational procedures includes test water
quality as stated in section 1.3.3, flush the system, test fire hydrants and pressure in the system.

The distribution system is the responsibility of the utilities department. This department is in charge of providing
maintenance to valves, water meters, and repair lines and fire hydrants. At this time there is no maintenance
schedule. Maintenance is provided as necessary. However it is recommended to prepare a maintenance schedule
for valves, as opening and closing, since this will prevent them from freezing and will increment the service life. A
frozen valve can become useless during a water leak. In addition it is recommended to establish a service life for
both water meters and valves, and replaced them as they reach the established service life. A faulty water meter
gives faulty readings that translate to water loses in the system.

11.3.7 WATER COSTS TO CITY

The City of La Feria owns its yearly 1800 acre-ft of raw water from the Rio Grande, but has to pay pumping and
infrastructure, canals and reservoir, use to the La Feria Irrigation District No. 3. The fee is nine (9) cents per every
thousand gallons of raw water pumped.

11.3.8 WATER COST TO CUSTOMERS AND REVIEW OF CURRENT NEEDS

The most recent schedule of service and rates shows that the minimum charge is $10.55 per 3,000 gallons and the
rate per 1000 gallons over minimum is $2.85 for a consumption range of 3,000 to 5,000 gallons and if this
consumption range is exceeded then the rate becomes $1.65 for 5,000 to 10,000 gallons.

Table 48. Water System Project Summary

Objectives Phasing for Work | Estimated Cost as of
Proposed 8/16
Improvements needed 51,354,831.10 Phase |
Within the next 5 years
Improvements needed $5,382,648.60 Phase Il
Within the next 5-10 years or
less
Improvements needed after $2,281,756.40 Phase Ill
A 10 year period
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11.4 FUTURE WATER SYSTEM Map

The future needs of the City as established by the Future Land Use Map were assumed and future demand will be
met via the improvements identified on the Future Water System Map, Attachment 11.
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12 WASTEWATER SYSTEM STUDY

12.1 SerRvICE AREA
12.1.1 CCN

The existing City of La Feria Sanitary Sewer CCN encompasses approximately 9,159 acres. The current population
within the city limits is 7,838 or 2,613 connections.

12.1.2 UNSERVED AREAS

Approximately 98% of the inhabitants of the City of La Feria obtain clean drinking water from the City Water Plant.
Small pockets of homes within the City of La Feria ETC continue to use septic tank with drain fields. These areas are
within the current CCN and sanitary sewer lines can he extended to serve these areas.

12.2 WASTEWATER SYSTEM INVENTORY

The components of the existing wastewater collection system can be identified with the aid of Attachment 12,
Existing Wastewater System Inventory. The existing collections lines consist of 6, 8, 10, 12, and 15 inch diameter
gravity lines, the location of which are shown on attached map. There are currently 15 lift stations of various depths
and capacity situated around the city, two of which are to be completed by the end of 2016. The lift stations
generally collect raw sewage of the surrounding areas or within approximately 0.25 mile radius via gravity sewer
lines. Then the sewage is either pump to a secondary lift station near the sewage plant or straight to the plant for
treatment.

12.3 SysTeEM CONDITION ASSESSMENT

The City of La Feria and its personnel have done a great job in maintaining all lift stations in favorable operating
conditions. This prevents excess down times and extends the service life of the equipment. The majority of the lift
stations also have an odor control unit that is maintained by the city. Pumps and motors from each lift station also
operate using SCADA software controlling their cycling throughout the day.

12.4 WASTEWATER SYSTEM ANALYSIS

12.4.1 SoiL & TERRAIN

The soils in the City of La Feria consist of mainly HO, and HU, which corresponds to Hidalgo Sandy Clay Loam and
Raymondville Clay Loam. The terrain in the City of La Feria is generally flat with a gradual North Easterly slope of
approximately one foot per mile. Ground water is shallow, usually at 8-10 foot depths. The ground water becomes
difficult to control at depths of 16-21 feet below natural ground. Areas around the city continue to be agricultural
and farm land including many citrus groves.

12.4.2 INFLOW &INFILTRATION

Influent flow records kept by the wastewater treatment personnel do indicate an increase in flow to the wastewater
treatment plant when it rains thus indicating some infiltration. A study to further quantify the amount of infiltration
beyond what the daily records show has not been performed.

12.4.3 TREATMENT
The existing Wastewater Treatment Plant

K-FRIESE
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12.4.3.1 INDUSTRIAL WASTE AND SPECIAL TREATMENT
There continues to be no significant volume of industrial Wastewater if any at all, and therefore no special treatment

facilities or technigues are required.

12.5 OPERATION PROCEDURES

2016 Comprehensive Plan

The Wastewater treatment is operated by a licensed operator and his staff, and the daily procedures include,
maintenance, inspections, testing, and record keeping. The collection system is operated and maintained by the

Utility Department.

12.6 COST TO CUSTOMERS AND REVIEW OF CURRENT NEEDS

Tabie 49. Wastewater System Project Summary

Objectives Estimated Cost as Phasing for Work
of 8/16 Proposed

Improvements needed $3,807,984.88 Phase |
Within the next 5 years
Improvements needed $7,634,137.00 Phase !l
Within the next 5-10 years or
less
Improvements needed after $11,134,244.80 Phase Il
A 10 year period

12.7 FUTURE WASTEWATER SYSTEM MAP

The City's future wastewater needs are met with the improvements shown in Attachment 12.
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13 PARKS, RECREATION & OPEN SPACE STUDY

13.1 INVENTORY

La Feria’s park system includes four municipal parks: Scott Sloan Park, Veterans Memorial Sports Complex, Tony
Unger Park, and Tiny Town Park. There is also one future municipal park located in the northwest portion of the
Town, south of Interstate 2. These five municipal parks provide a variety of facilities including a pool, basketball
courts, baseball/softball fields, horseshoe pits, and much more. The Scott Sloane Memorial Park is considered an
important neighborhood park, because it contains a pool and a variety of walking/jogging trails for citizens to enjoy.
There is also a Recreation Center that provides computer labs, foosball, soccer fields, and more, Just south of the
City is a Nature Center that contains natural walking trails along with educational opportunities for citizens and
visitors alike. Below is a map of the current Parks & Recreation facilities. A full inventory is provided herin. It is
important to note that many of the existing parks are located centrally. There are no recreation facilities north of
Interstate 2 in La Feria.
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Figure 29. Existing park and recreation facility locations
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CITY OF LA FERIA

- NORTHWEST PAR

Figure 30. Concept in progress for Northwest Park (courtesy of Megamorphaosis)

The following table is a complete inventory of facilities available to the citizens of La Feria. The first 12 are facilities
recognized by the National Recreation and Park Association (NRPA) as the minimum standard for parks.

Table 50. Facifity Inventory

2016 Comprehensive Plan

megamorphosis

Recreational Facilities

Tiny Town
Park

Scott
Stoan
Park

Tony
Unger
Park

Memorial
Sports
Complex

Recreatio
n Center

Nature
Center

Total

Baseball Fleld

Lights

4
30

Benches

Bleachers

[TE RN SRR

Batting Cages

- .l—- e

Softball Field

Basketbalt Courts

0.5

Football Fields

RN e

Golf Courses

Horseshoe Pits

Picnic Shelters

[y

Playgrounds

bislw o njtnin

Monkey Bars

Toddler Swings

Swings

Slide

S-SR SR Y

Geodesic Dome
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Clty of La Feria 2016 Comprehensive Plan

| TossBallCourt |1

Soccer Fields

|

' Swimming Pools

. Tennis Courts

Sand Volleyball Courts | 1

Walking/Jogging Trails

Benches

Picnic Tables

Trash Dispensers

Restrooms

1
9
2
Security Lights 7
5
1
1

Water Fountain

Shuffleboard

[y

Parking Spaces 17 12 24

Handicapped 1 4

Adult Stretching Area 1

Training Station 1

Computer Lab 1

Computers 12

Foosball'

Lounge Area

= |

Auditorium/Flex Room

Natural Open Space

Education Building

Fishing Area

C ) Y Y ey

Observation Stations

13.2 PuBLIC INPUT

A public survey was distributed to residents to gain feedback on the Comprehensive Plan. A portion of this survey
focused upon the park system in La Feria. It found that 53% of the residents in La Feria are satisfied with the existing
recreational facilities. This is only half, and it could be related to the poor accessibility and distribution of the existing
parks. Many of the parks are clustered together and centrally located. When asked if La Feria should build new parks
only 40.63% of citizens believed new parks should be built, and 31.25% of people disagreed on new parks being built
in La Feria. Most people agree that improving local parks should be a priority for La Feria, 68.75% believe
improvements are necessary, only 6.25% disagreed on improvements for existing parks, the rest remained neutral.

When asked if the City of La Feria should plant more trees, 60.6% of citizens agreed that new trees should be planted
and 33.33% of citizens remained neutral. Only 6.06% of citizens disagreed on trees being planted.

Residents were also asked to choose the five most desired recreational facilities from a list. Based upon the total
scares, the top ten facility needs were determined, and are used as a starting point for priority needs in any new
facilities or improvements made to existing facilities. The survey results are provided here, in order of "most
requested” to “least requested”:

oK FRIESE August 2016 13-3
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City of La Feria

Table 51. Most requested park needs.

?acility Type Requests

Swimming Pool 16

Indoor Recreation Center - - 14

Trails for Walking and Jogging 14

Picnic Tables 14
| Picnic Areas ] 12
| Natural Habitat Areas - 11
| Large Event Pavilion 10

Amphitheatre 9
| Camping/RV Sites 9
L Playground Equipment 7

2016 Comprehensive Plan

An additional swimming pool was overwhelmingly voted on for residents, along with an indoor recreation center,
more trails, and picnic tables/areas. An additional question was asked about what specific activities would be most
preferred in an Indoor Recreation facility. The following table summarizes these preferences in order of “most

requested” to “least requested”:

Table 52. Most requested indoor facilities.

e

B Facility Type

Reqguests

_Movies

13

Volley_bil.l.

Basketball
Game Area

Craft/Meeting Area

Weight Lifting "~
Raquet Ball !

Aerobic/Dance Area

13.3 ANALYSIS (NRPA STANDARDS)

WA o~ o

Traditional parks standards are set by the National Recreation and Park Association {NRPA). The NRPA suggests 10
acres of park land per 1,000 residents. This means that La Feria needs to have at least 70 acres of land devoted
towards parks and open space. With The Nature Center, La Feria is currently exceeding the normalized standard.
But, without The Nature Center, La Feria needs about 50 acres of more park space.

The NRPA also gives various categories of parks and how many acres are needed to meet minimum standards.

& Mini Parks: Typically cover less than 1 acre and have a service radius of less than % of a mile.

¢ Neighborhood Parks: Have a service radius of % to % a mile. They are 2 — 10 acres, optimally 5 acres of
space. They require 1 — 2 acres per 1000 people.

¢ Community Parks: Adequate size to accommodate activities associated with neighborhood parks & a
special attraction that draws people from a larger area (pond, lake, pool). Generally, contain 25 - 50 acres
and serve a variety of needs. Radius is typically % to 3 miles. Require 5 — 8 acres per 1,000 residents.

Below is a table that shows La Feria’s existing parks and their category.

E K-FRIESE
L+ ASSDCIATES

August 2016

13-4



City of La Feria

Table 53. NRPA Park Standards

2016 Comprehensive Plan

Park Category Acres | Total NRPA | Needed Comments
Northwest Park | Mini Park 0.3 | ' _Future park to be built.
Tiny Town Neighborhood Park 1.2 | ;
Tony Unger Neighborhood Park 1.7 | |
Scott Sloane Neighborhood Park 5.3 | |
Recreation Neighborhood Park 3.7 | 11.9 14 | Adding more parks In Northern |
Center | portion of town will help meet
standard
Veteran's Community Park 23
Memorial
Nature Center Community Park 192.8 215.8 | Exceeding standards for
g | Community Parks

La Feria's population is estimated currently at 7,508. Specific data on ethnicity, age, and income are provided in the
Demographics chapter of this report. Based upon this, there are some assumptions the City can make based upon
need for facilities to meet NRPA standards for parks and open space facilities. Tabte_ displays these 12 facilities and

the population support needed for each facility. These are just suggestions made by the NRPA, community needs

and feedback are more important when considering what funds to allocate to parks and recreation facilities.

These standards should be seen as a beginning point for the City. Additional park requirements and park facilities
will result in more than just these minimum requirements. As La Feria expands its park system into other parts of

the city, the standards set by the NRPA can be kept in mind when constructing new parks and what facilities to

allocate funds and resources too. Based upon NRPA standards, La Feria needs a golf course and tennis court.

Table 54. NRPA Facility Standards

Facility Type NRPA Typg Exi_r._ti'ﬁ_g-_ | NRPA | Comments
Quantity Standard |
_Baseball Field 1 per 3,000 5 2 | Exceeding standards
[ Softball Field 1 per 3,000 2 2 | Exceeding Standards
Basketball Courts 1 per 5,000 7.5 2  Exceeding Standards
' Football Fields 1 per 20,000 2 1 | Exceeding Standards
Golf Courses | 118-hole 0 1-2 | There are several within a
| standard per f | 10-mile radius of the city.
| 5,000 . : e
{ Horseshoe Pits | 1 per 7,500 3 I 1 | Exceeding Standards
Picnic Shelter i 1 per 2,000 4 4 | Meeting Standards
| Playgrounds | 1 per 2,000 4 | 4 | Meeting Standards B
Soccer Fields 11 per 10,000 3% 1 | Exceeding Standards
i Swimming Pools 1 per 20,000 1 | 1 | Meeting Standards
| Tennis Courts i 1per 2,000 0 4 | La Feria does not meet the
' ' ‘ national standard but has
| SV R N e d LA not expressed a need
Sand Volleyball 1 per 5,000 1 1-2 | Meeting Standards
Courts 1 |
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City of La Feria 2016 Comprehensive Plan

13.4 MAJOR THEMES OF THE PARKS, RECREATION & OPEN SPACE STUDY

There are high quality parks located centrally, but there are not
‘ parks and recreation facilities equally distributed throughout the
| City.
‘ Citizens are mostly interested in expanding and improving
accessibility to swimming pools and recreation centers to all parts
| of the City.

An integrated trail system would increase park connectivity and
allow for more accessibility to all parks throughout the City.

13.5 PARKS, RECREATION & OPEN SPACE PLAN

Based upon the community survey and NRPA standards for parks, La Feria should focus on building parks within the
northern portion of the city that include a new recreation center and swimming pool. The below map illustrates the
location of existing and future city parks, as well as a “butterfly trail” connecting them. These parks are shown on
the Future Land Use Map, with the intent that as development occurs, appropriate park dedications will take place
to build the City's park infrastructure. The new plan will create 17.8 miles of trail and an additional 163.2 acres of
park, making La Feria’s total acreage of park at 390.9 acres. The map displaying these facilities can be seen in the
following page.

The “Butterfly” Trail network creates a figure 8 surrounding the city that connects the various existing and proposed
parks, recreational facilities, and natural open areas. For purposes of grant funding, the Butterfly trail has been split
into 12 increments that can be implemented in phases over many years. Each increment ranges from half a mile to
a maximum of 2 miles. The first phases are identified as areas most critical to connect, starting centrally and
expanding outwards towards northern communities farther from existing parks. As more of the parks identified in
this Comprehensive Plan are built, more are connected through consecutive phases of this trail plan. Some of these
trails will be built into parks, while others will follow existing roadway cross sections or be incorporated into.
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Figure 31. Ultimate Proposed Trail Network

13.5.1 PARKS, RECREATION & OPEN SPACE GOALS & OBJECTIVES

Parks/Rec/Open Space Goal 1: Expand the La Feria park system to provide resources and facilities to the northern

portion of the city.

s Objective Pro-1.1: Identify parcels that can be converted into parks and open space.
s  Objective Pro-1.2: Avoid parcels that are too centrally located that further cluster existing parks and
recreational facilities in one place.
K-FRIESE
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City of La Ferio 2016 Comprehensive Plan

Table 55. New Park Development Project Summary

Project Description | Target Land Unit Cost | Improvement | Estimated Possible
Identifier Date Acquisition | {2016$/ac) Costs Base Cost Funding
Required Sources
{ac)
A | First Street 2020 23 : 510,000 $50,000 i $73,000 | LFIDC,
| | Park ' ! | Private,
| (Market ' | ! General Fund
| Concept) i
B | First Street 2023 1.2 $10,000 $100,000 $112,000 | LFIDC,
Pocket Park Private,
{Splash General
A " W R N R S— Fund, TPWD__
(o Memorial | 2026 25 $12,000 575,000 $375,000 | Private,
Drive/ Falt | | General
Lane Park | Fund, TPWD,
s —— e s et e s S - it TDA
D Main Canal 2029 73 510,000 $350,000 i $1,080,000 | Private,
Park General
Fund, Bond
E Rabb Rd. 2032 10.7 $10,000 $25,000 $132,000 | Developer
Open | Contribution,
Space & | Local
Buffer Park | Issuance
F Kansas City 2035 315 $12,000 $25,000 $403,000 | Private,
Rd. Citrus General
Park Fund, TPWD,
e e e e e — TDA‘ BDnd
Total Est. f $2,175,000 |
Cost AL L T R e 3 2 ’

Parks/Rec/Open Space Goal 2: Connect existing and future parks.
e  Objective Pro-2.1: Develop the Butterfly Trail system that seeks to connect existing and future park parcels.
s  Objective Pro-2.2: Where greenbelt connections are not feasible, require wide sidewalks and bicycle
pathways along road corridor to reconnect to trail system.
e Require bicycle racks at trailheads and recreation facilities.

Table 56. New Trail Project Summary

' Project Description | Land i Target | Unit Cost Estimated Possible
Phase i Acquisition | Date {2016%/mil  Base Cost Funding
| Required | e} | Sources
‘ (Miles})
1 | In-between White 1.4 . 2020 $179,340 $250,936 | TIGER,  FTA,
’ | Ranch Rd and ' | Private,
Beddoes Rd running ' | General Fund
north to south
K-FRIESE
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City of La Feria 2016 Comprehensive Plan

2 Running east to west 0.9 | 2020 $179,340 $161,406 TIGER,  FTA,
on Evans Canal Private,
_ | S 1 | General Fund |
3 | North of 82 on 1.5 2020 $27,240 540,860 TIGER, FTA,
Beddoes Rd. Bike Private,
I Signage | General Fund
4 Connecting Beddoes 1.9 2021 $179,340 $340,746 TIGER,  FTA,
Rd to proposed park D Private,
General Fund
5 83 down Duke’s 1.39 | 2021 $27,240 i $37,863.6 TIGER, FTA,
Highway to Tiny Town 5 Private,
Park. Bike Signage. General Fund
Total Est. $831,811.60
| Cost ] | 1

Parks/Rec/Open Space Goal 3: Build a second recreation center in the northern portion of the city that provides
many of the services and facilities identified in the community survey as lacking at the current recreation center.
e  (Objective Pro-3.1: Draw from the community survey to provide a swimming pool and volleyball court.
¢  Obijective Pro-3.2: Take standards from NRPA analysis and consider providing sand volleyball courts and a
tennis court in any new recreation or park facility.
e  Objective Pro-3.3: Identify partners for the development of recreation center such as the YMCA.
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14 CAPITAL IMPROVEMENT PROGRAM

14.1 FINANCIAL ANALYSIS

Municipal Operating Funds

All municipal governmental revenue and expenditure operations can be said to be either
governmental, proprietary (or enterprise), or fiduciary in nature. Governmental operations are those
usually not engaged in by private business such as police and fire protection services. These are usually
financed by the General Fund or from other sources not directly related to the operations themselves.

Proprietary or Enterprise Qperations are those, which are similar to the operations of private business
such as water, wastewater and sanitation departments of a city. They are financed by direct charges
assessed against the citizens benefiting them. However, the major difference between private
enterprise and the enterprise funds of a city is the profit motive. A city is not concerned with making
profits again. The city, however, must be concerned about establishing reserve funds for each of the
city’s enterprise activities. This assures the city that they can keep facilities operating when major
problems occur or when additional State and Federal requirements are imposed, without seeking
outside financial assistance.

Fiduciary Operations are those undertaken by a government on behalf of, or in a fiduciary capacity for
some other persons or groups. Examples of fiduciary operations of the City are State and Federal Grant
Programs. Many times fiduciary operations are considered either as Proprietary or Governmental.

The need to account for separate operations differently, and the fact that many governmental revenue
sources carry legal restrictions regarding now they are spent, has resulted in the development of fund
accounting for governments. Fund accounting emphasizes separate detailed accounting and reporting
for each of the several sub-parts of a government, called funds, rather than accounting and reporting
for the governmental unit as a whole. The following types of funds by the City are:

General Fund - are all resources not required to be accounted for in another capacity.

Proprietary Fund - to account for operations that are financed and operated in a manner similar
to a private business, and where the intent of the governing body is that the cost {(expenses
including depreciation) of providing goods or services to the general public on a continuing basis
be financed or recovered through user fees.

Debt Service Fund - to account for resources and expenditures used in repaying long term debt
{General Obligations Bonds, Revenue Bonds, and Certificates of Obligation}

Trust and Agency Funds - to account for resources held by the City in a fiduciary capacity on behalf
of other parties. These can include projects involving state or federal funds, private donations for
a particular purpose, foundation grants, ect.

The City should always attempt to maintain the minimum number of funds consistent with legal and operating
requirements. Excessive funds can result in inflexibility, undue complexity and inefficient financial management,
such as, more time will be required to post ledgers, reconcile bank balances, prepare financial statements, and to
conduct the annual audit.
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14.2 CAPITAL NEEDS LIST

Capital Needs List by Planning Element

Park and Recreation projects

*

Centr

First Street Park (Market Concept)
First Street Pocket Park

al Business District
Sidewalk/Median/Connectivity Improvements
Fagade Enhancement Fund
Building Integrity Fund

Streets

First Street From Main Street to Parker Road 48' B-B - Resurface

Fifth Street From Villarreal Street to Main Street (FM 506) - 30' B-B Resurface

Angelita Drive From Chelo Drive (West)} to Main Street - 30' B-B Resurface

Apalooza Street From White Ranch Road to East Palomino Street (30' B-B) Resurface
Arroyo Lane From Main 5t (FM 506) to Parker Road 22' (No curb&gutter)

Beddoes Road Extension from South City Limits to FM 506 (40' B-B) New Construction
Beddoes Road From 600ft. South of U.S. 83 Business to South City Limits -

Beddoes Road From U.S. 83 Business Highway to US 83 Expressway-

Cactus Lane (Palmera Heights) from Palmera Drive to Hibiscus Drive -

Canal Street From First Street to Fourth Street 40' B-B - Resurface

Canal Street From Fourth Street to U.S. 83 Expressway 40' B-B - Resurface

Canal Street From Business 83 to First Street 40' B-B - Resurface

Chelo Drive From Main Street to Pancho Maples Street (30' B-B) Resurface

Citrus Drive From Business 83 to Expressway 83 - 25’ {no curb & gutter) Resurface
Commercial Avenue From Main Street to East Street- 51' B-B Resurface

Dodd Lane From Main Street (FM 506) to Water Treatment Plant (40' B-B) New Construction
East Palomino Avenue (Ranch Blanco Estate) 30 B-B Resurface

East Street From Verbena Avenue to lessamine Avenue- 31' B-B Resurface

East - West Connector From Parker Road to Kansas City Road (40' B-B) New Construction
East - West From Dodd Lane to Orange Grove Road (40' B-B) New Construction

Extend FM 3067 From FM 506-West to FM 2536 (Jo-ED Rd.) (40' B-B) New Construction

To Extend East - West Clark Road From Kansas City Road to White Ranch Road (40' B-8B) New Construction

First Street From Main Street to West Street (40' B-B) Resurface
Fleetwood Avenue (Barrington Estates) 30' B-B New Construction
Kiester Lane From Parker Road to drain Right-of-Way - 40' B-B Resurface

Kubiski Road From U.S. 83 Business Highway North 1,600 ft. 18' (30’ B-B) No curb & gutter- Re-construct

La Feria Industrial Park Phase I} Industrial Way- Westerly 415 ft. Partial Resurface

Litac Avenue From West Street to Main Street -(No curb & gutter) 20' B-8 Resurface
Magnolia Avenue (N&S - Magnolia Heights)From Magnolia Avenue to Cul-de-Sac-
Magnolia Avenue East & West From Magnolia Heights (30' B-B) Reclaim

Magnolia Heights Avenue- From Magnolia Avenue South to Cul-de-Sac (30' B-8) Resurface
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North Parker Road From North Property Line of South Texas Haven Subdivision to Industrial Way 40' B-B -
Resurface

North Palomino Street From West Palomino to East Palomino Street {30' B-B) Resurface
North Parker Road (Reclaim with 2.0" HMAC - 40' B-B} industrial Way to Frontage Road
North Parker Road From Business 83 to North Property Line of South Texas Haven Subdivision 40’ B-B -
Resurface

Orange Grove Road From Business 83 South to City Limits - 40" B-B New Construction

Palm Avenue From Parker Road to Kansas City Road (30' B-B) Resurface

Parker Circle From Parker Road to Cul-de-5ac - 36' B-B Resurface

Parking Lot for the Swimming Pool.... Resurfacing of & Drainage Improvements

Ruby Lane From Star Court to Star Court -30' B-B New Construction

Seventh Street From Canal Street to Main Street (FM 506) 34.4' B-B - Resurface

Six Street From Canal Street to Main Street (FM 506) 30' B-8 - Resurface

South Palomino Street From West Palomino to East Palomino Street {30' B-B) Resurface
South Parker Road From irrigation Canal to Arroyo Street (40' B-B} New Construction
South Parker Road From Magnolia Avenue to Lilac Avenue (40' B-B) Resurface

South $Samar From U.S. 83 Business Highway to South End 18' (30" B-B)No curb & gutter- New
Construction

Spruce Avenue (Reclaim with 1.5' HMAC - 30' B B) West Street to Canal Street

Star Court From Rabb Road to Cul-de-Sac {North La Feria Village) 30' B-B New Construction
Tim Garcia Street From First Street to Fourth Street 31' B-B - Resurface

Tract V Street From Parker Road to VIP RV Park Fence (30' B-B) New Paving-including curb & gutter
Villarreal Street From First Street to Fourth Street 31' B-B - Resurface

Virginia Avenue From Parker Road to drain Right-of-Way - 32' B-B Resurface

West Street From First Street to Fourth Street 40' B-B - Resurface

West Street From Business 83 to First Street 40’ B-B - Resurface

West Street From Angelita Drive to Pancho Maples (30° B-B)

West Magnolia Avenue From Willow Street to Canal Street - 31' B-B Resurface

West Palomino Street From South Palomino to North Palomino Street (30' B-B) Resurface
West Street From Perimeter Street arcund Unger Park - 21' B-B Resurface

West Street From Pancho Maples to Lilac - 20' (No curb & gutter)Resurface

West Verbena Avenue (Lion's Lane) From Canal Street to LFISD School Street -

Willow Street From First Street to Avenue C - 30' B-B Resurface

Winchester Street From Pancho Maples to Mustang Street- 30' B-B Resurface

Water Treatment Plant Drive & Parking Area (New Paving-Including Curb & Gutter)

Thoroughfares

Cantu Rd/Beddoes Rd. Connector
Clark Rd. Extension
Cantu Rd/Dodd Lane Connector

Water System

8" Waterline on FM 506 south to City Limits 6250 Feet

8" Waterline on Pancho Maples from Winchester to 5. Rabb Rd 2100 Feet
10" Waterline on S. Kansas City Rd East to Drain Ditch 3125 Feet

10" Waterline along Canal E. to FM 506 and N. to Clark Rd 7200 Feet

10" Waterline on Jo-Ed South City Limits to FM 407 6200 Feet

8" Waterline on S. Bixby Rd from Bus. 83 to FM 407 7775 Feet
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8" Waterline on Orange Grove Rd South toFM 407 7500 Feet

10" Waterline along FM 407 from Jo-Ed Rd to Orange Grove Rd 3670 Feet

10" Waterline along S. Kansas City Rd 5. Phase | to Adams Dr 5300 Feet

8" Waterline along Calle Bonita Subdivision 1300 Feet

10" Waterline along Adams Dr from S. Kansas City Rd to White Ranch Rd 3850 Feet

12" Waterline along White Ranch Rd S. of City Limits to Adam Dr 8200 Feet

10" Waterline from Beddoes Rd to White Ranch Rd 2800 Feet

8" Waterline on Beddoes Rd 2800 feet S, of Bus. 83 to Proposed 10" 1350 Feet

10" Waterline on Beddoes Rd 4150 feet S. of Bus. 83 & East to Kansas City Rd 1500 Feet

10" Waterline Along Old Solis Rd North of Expressway 83 4425 Feet

12" Waterline Along Rabb Rd North of Expressway 83 3730 Feet

10" Waterline 4400 feet North of Expressway 83 from Old Solis Rd to Canal St. 4900 Feet

10" Waterline 2700 feet North of Expressway 83 along FM 506 1750 Feet

10" Waterline 4500 feet North of Expressway 83 from FM 506 to Parker Rd 1450 Feet

10" Waterline 4500 feet North of Expressway 83 from Parker Rd to Kansas City Rd 2800 Feet

10" Waterline Along Kansas City Rd Noth 2250 Feet

8" Waterline East from Kansas City Rd to Beddoes Rd 1450 Feet

10" Waterline along FM 2556 North to Clark Rd 3400 Feet

10" Waterline along Clark Rd from FM 2556 to N. Rabb Rd 3700 Feet

12" Waterline along N. Rabb Rd 2450 Feet

10" Waterline along Clark Rd from Rabb Rd to FM 506 4000 Feet

10" Waterline along Clark Rd from FM 506 to Kansas City Rd 3900 Feet

8" Waterline along Parker Rd from approximately 4560 feet North of US Expressway 83 to S. Clark Rd
2450 Feet

10" Waterline along Kansas City Rd from approximately 3100 feet North of US Expressway 83 to Clark Rd
3670 Feet

8" Waterline to Kansas City Rd Acreage Subdivision 1380 Feet

8" Waterline along Beddoes Rd approximately 2130 feet North of US Expressway 83 to Clark Rd 4000 Feet
10" Waterline along Clark Rd from Kansas City Rd to Beddoes Rd 1350 Feet

Wastewater System

¢ o & 0 & 2

15" Wastewater Line along Beddoes Rd and to Rancho Blanco Estates 8786 Feet

12" Wastewater along FM 506 North Approximately 2200 Feet

6" Wastewater Line for Lobitas Estates 4650 feet

12" Wastewater Line East of Existing LS on S. Kansas City Rd and along Beddoes Rd North 3800 feet

12" Wastewater Line from Existing LS on S. Kansas City Rd and along Kansas City Rd South 3650 feet

12" Wastewater Line along Beddoes Rd approximately 2000 Feet North of US Expressway 83 3750 Feet
12" Wastewater Line along North Kansas City Rd to Clark Rd 6300 Feet

12" Wastewater Line along Parker Rd from Windsong Village Subdivision North 4000 feet

12" Wastewater Line along US Expressway 83 North Frontage between Old Solis Rd and Rabb Rd 6850
feet

12" Wastewater Line along South White Ranch Rd 9400 Feet

12" Wastewater Line along South Kansas City Rd 2300 feet

15" Wastewater Line along Orange Grove Rd South 6800 feet

12" Wastewater Line along North Rabb Rd approximately 3300 Feet North of US Expressway 83 3700 Feet
12" Wastewater Line along North FM 2556 to Clark Rd 3000 Feet

15" Wastewater Line along US Expressway 83 North Frontage Rd between Kubisky and FM 2556 and along
North Bixby Rd 4000 feet

12" Wastewater Line along Bixby Rd between Mile 8 & Clark Rd 5280 feet
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e 12" Wastewater Line along Mile 8 Willacy Main Canal & Mile 3 E 3200 Feet
e 12" Wastewater Line along South Kansas City Rd 2300 feet

e 15" Wastewater Line along Orange Grove Rd South 6800 feet

e 12" Wastewater Line along South FM 506 16800 Feet

14.3 CAPITAL IMPROVEMENTS PROGRAM

The hereafter Recommended Capital Improvements were based on studies of the Comprehensive
Planning activities. Each specific program listed in this Capital Improvements Program exhibit was
assigned one of the thereafter priority terms.

M — Mandatory Item protects life or health.

N - Necessary  ltem is an important public service.

D — Desirable Item replaces an obsolete facility.
A — Acceptable Item reduces operating costs.

Recommended Capital Improvements for a five year period {2017-2021) are listed below with a
code symbols in the above need classification and an anticipated source of funding as listed below
for the implementation projects.

GO - General Obligation Bonds

AF — Assessment fees from property owners or developers
RB — Revenue Bonds

City — Funding from General Fund or Proprietary Fund
CDNG - Community Development Block Grant Funds

GS — Other Grant Source

The engineering firm of Sigler, Winston, Greenwood & Associates, Inc. completed a study of the
city’s streets, wastewater system, water system and storm drainage. These studies identify both
present day needs as well as future needs for the community. This Capital Improvements Program
is predicated upon these studies.

K-FRIESE
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FIVE YEAR CAPITAL IMPROVEMENTS BY YEAR AND PRIORITY

FY 2017 - Water System

Need Class Description Estimated Cost Funding Source
N 8" Waterline on Pancho Maples from  $154,109.20

Winchester to $. Rabb Rd 2100 Feet

SUBTOTAL

FY 2017 — Wastewater em

$154,109.20

N 6” Wastewater Line for Lobitas Estates $649,216.40
4650 feet
SUBTOTAL $649,216.40
FY 2017 — Str m
N North Parker Road (Reclaim with 2.0  $250,245.61
HMAC — 40’ B-B) Industrial Way to
Frontage Road
N Tract V Street From Parker Road to VIP 564,046.12
RV Park Fence {30’ B-B) New Paving —
including curb & gutter
SUBTOTAL $314,291.73
TOTAL $1,117,617.33
FY 2018 — Water System
Need Class Description Estimated Cost Funding Source
N 10" Waterline on S. Kansas City Rd. $243,512.50
East to Drain Ditch 3125 Feet
SUBTOTAL $243,512.50
EY 2018 - Wastewater System
N 15" Wastewater Line along Beddoes Rd $1,504,525.68

And to Rancho Blanco Estates 8786 Feet

SUBTOTAL

FY 2018 — Street System
N South Parker Road From Irrigation Canal

To Arroyo Street (40' B-B) New
Construction

N Spruce Avenue (Reclaim with 1.5 HMAC
- 30" B B) West Street to Canal Street

K-FRIESE
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$1,504,525.68

$620,091.13

$116,879.47
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SUBTOTAL $736,970.60

TOTAL $ 2,485,008.78

FY 2019 — Wastewater System

Need Class Description Estimated Cost
N 12* Wastewater along FM 506 North ~ $364,632.80
Approximately 2200 Feet
SUBTOTAL $364,632.80
EY 2019 — Street System
N Dodd Lane From Main Street (FM 506) to $727,405.35

Woater Treatment Plant (40’ B-B} New
Construction
N Beddoes Road From 600 ft. South of U.S. $406,134.00
83 Business to South City Limit — 40° B-B
New Construction

SUBTOTAL $1,133,539.35
TOTAL $1,498,172.15
FY 2020 - Water System
Need Class Description Estimated Cost
N 10" Waterline along Canal E. to FM 506 $534,262.40

And N. to Clark Rd 7200 Feet

SUBTOTAL $534,262.40
20 —
N 12" Wastewater Line from Existing LS on $709,494.80
S. Kansas City Rd and along Kansas City
Rd South 3650 feet
SUBTOTAL $709,494.80
FY 2020 - Street System
N South Samar From U.S. 83 Business $394,831.61

Highway to South End 18’ (30’ B-B) No
Curb & gutter — New Construction
N Kubiski Road From U.S. 83 Business $353,934.08
Highway North 1,600 ft. 18’ (30’ B-B)
No curb & gutter Re-construct

SUBTOTAL $748,765.69
TOTAL $1,992,522.89
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FY 2021 — Water System

Need Class Description Estimated Cost Funding Source
N 8” Waterline on FM 506 South to City  $422,947.00

Limits 6250 Feet

SUBTOTAL $422,947.00

FY 2021 — Wastewater System
N 12" Wastewater Line from East of Existing $580,115.20

LS on S. Kansas City Rd and along Beddoes
Rd North 2800 feet

SUBTOTAL $580,115.20
FY 2020 — Street System
N Magnolia Avenue East & West From 569,383.57
Magnolia Heights (30’ B-B) Reclaim
N Magnolia Heights Avenue — From $33,358.02

Magnolia Avenue South to Cul-de-Sac
{30’ B-B} Resurface

SUBTOTAL $102,741.59

TOTAL $1,105,803.79

14.4 APPLICATION OF THE PLAN

It must be recognized that any plan for the future must be based on an estimate of certain growth, conditions,
trends and projections. These conditions may change and vary from time to time, and when they do, the Capital
Improvements Program should be re-analysis. This may require selected improvements to be implemented
immediately or even delayed. Projects recommended for the 2017 to 2021 Capital Improvements are illustrated
on the Capital Improvements Map.

Finally, this plan is not meant to be inflexible, but rather a tool to help establish a course of action. The saying,
where there is a will there is a way" appropriately applies here.
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15 SuBDIVISION ORDINANCE

The City enacted subdivision regulations in 2008 and has successfully codified these regulations under Chapter 10 of
the Code of Regulations.

A review of this ordinance indicates the following points for consideration:

Generally, the subdivision regulations are fully sufficient to protect the city’s interest with respect to the
division of land under Texas Local Government Code (LGC) 212.

Section 7-1(b) duplicates its statutory origin under LGC §212.015. It may be more efficient to refer to the
application requirements only (leave out the qualification criteria} and simply refer to the statute.

Section 8, concerning amending plats duplicates its statutory origin. It may be simpler to note that the City
Manager has the authority and reference “Sec. 212.016, as amended.”

Attachment A, Section 6 in re Utlity Easements. Consider amendment of text to state “Width of easements
shall be subject to approval by the City Engineer based on space needs, according to common engineering
practice.”

There does not appear to be a provision for requesting a variance. Recommend adding a section to allow
variances to be heard by the City Commission and approved if a finding of fact is made to document the
unique situation.

K-FRIESE
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16 ZONING ORDINANCE

The City adopted zoning in 1997 with amendments entered in 2001 and 2008, and has codified these regulations
under Chapter 14 of the Code of Ordinances.

A review of this ordinance indicates the following points:

¢ The ordinance adeqguately furthers fair housing and eliminates the disparate treatment of protected classes
under Federal Fair Housing law.

s The Commission may wish to consider referring to church use as “Assembly”, and distinguish therein only
as it relates to size (e.g. less than 10,000 GFA vs greater than 10,000 GFA), but not with respect to civic,
fraternal, social or religious assembly. This avoids potential challenges under the Religious Freedom and
Restoration Act.

In order to implement the Future Land Use Plan, the following revisions are recommended:

e  Establish a floating zone for uses which would implement the “Pueblo Moderno” land use classification.
The district could be titled “Mixed Residential Care District”. Setbacks would be based upon minimum fire
separations and could require the provision of common open space. Build-to lines would also be
appropriate, as would parking lots which are internal to the site in order to create a pedestrian-oriented
streetscape.

s Establish an overlay zoning district for Gateway areas. This district would apply additional building
placement and design standards which encourage architectural elements visible from a distance. Stricter
sign regulations and materials requirements may also be appropriate.

e Develop a standard requirement for the separation and buffering of adjacent, incompatible or conflicting
land uses (bufferyards).
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