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Introduction
The purpose of this chapter is to introduce the 
reader to the historic and existing conditions that 
impact McAllen, including the physical, social, and 
economic context of the City. Understanding this 
background helps identify the community’s needs 
and desires, all of which are impacted by the City’s 
future growth and development pattern.

What is A 
Comprehensive 
Plan?
A comprehensive plan is a long-range planning 
tool intended to be used by decision-makers, City 
staff, and local residents. Comprehensive plans 
are important because they direct the growth 
and physical development of a community for 
the next 10 to 20 years. The State of Texas has 
established laws with regard to the way in which 
incorporated communities can ensure the health, 
safety, and welfare of their residents through a 
comprehensive plan. A comprehensive plan is not 
a zoning ordinance, but rather a high-level tool for 
the City to guide future policy and development 
decisions. The Plan should ultimately be used as a 
guide for daily and long-term decision making. The 
primary objectives of a comprehensive plan are to 
accomplish the following: 

• Efficient delivery of public services 

• Coordination of public and private 
investment 

• Minimization of potential conflicts 
between land uses 

• Management of growth in an orderly 
manner 

• Cost-effective public investments

• Promote health, safety and welfare. 
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History of 
McAllen 
Before Spanish colonization, indigenous people lived in 
small groups in the Lower Rio Grande Valley, including 
McAllen. These nomadic groups were collectively called 
the  Coahuiltecan. First encountered by Spaniards in 
the sixteenth century, their population declined due to 
imported European diseases, slavery, and numerous 
small-scale wars fought against the Spanish, Criollo, 
Apache, and other Coahuiltecan groups.

Reynosa, which is today located across the 
international border near McAllen, was one of the first 
villas established by the Spanish government in 1767. 
The Spanish local government of the region fought 
with indigenous people up until 1812, as movement 
began for Mexican independence followed by Texas 
independence. The area was considered contested 
territory until United States annexation and the 
Mexican-American War that ultimately established the 
Rio Grande as the border. 

In 1904 the St. Louis, Brownsville and Mexico Railway 
reached the area that would become present-day 
McAllen. The City was incorporated in 1911 from land 
donated by John McAllen. In 1926 a bridge to Reynosa, 
Mexico was completed. The following year, McAllen 
adopted a home rule charter. The City would grow 
significantly with help from factories, plants, wineries, 
and oil exploration. By 1940 the City had adopted 
the nickname “The City of Palms”. During the 1960s 
the growth of the City slowed as it was impacted by 
freezes and hurricanes, but was positive through the 
1980s with overall growth in the Sunbelt. The North 
American Free Trade Agreement (NAFTA) was enacted 
in 1993 and in 2009 the Anzalduas International 
Bridge was opened. 1 

Today, McAllen is now a growing community of more 
than 148,004 people. McAllen has a thriving Downtown 
and boasts a wealth of parks and natural amenities, 
including Archer Park, 2nd Street Trail, Bill Schupp 
Park, and many others. The City also hosts numerous 
events, such as the Freedom Festival, Holiday Parade, 
Palm Fest, and McAllen Marathon. It is also well known 
for its shopping and bird watching.

1 History of McAllen. Visit McAllen. (2020, January 15). 
Retrieved June 11, 2022, from https://visitmcallen.com/about-us/
history/ 

Regional Context

McAllen is located 220 miles south of San 
Antonio, 120 miles southwest of Corpus 
Christi and directly north of Reynosa, 
Mexico. The City includes 62.3 square 
miles of land. 

Map 1.1 - REGIONaL RELaTIONSHIpS

Population: 147,554

Population: 106,211

NAFTA enacted

Anzalduas International Bridge 
Opens

Population: 66,281

Population: 32,728

Suspension bridge from Hidalgo 
to Reynosa replaced and 
purchased by McAllen                       

Home rule charter adopted

Town of McAllen incorporated

Railroad extension reaches area 
that will become McAllen

2020

2000

1993
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1980

1960

1941

1927

1911

1904

FIGuRE 1.1 - TIMELINE OF HISTORIC EVENTS 
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Planning Context
This Comprehensive Plan is an update to the Plan adopted in 2007. There are other planning efforts that 
have happened within the region that will impact and interact with this Plan.

Foresight McAllen 
Comprehensive Plan
The Foresight McAllen Comprehensive Plan 
included goals and policies focusing on mobility, 
community character, cultural resources, 
environmental resources, growth management, 
housing and neighborhoods, and  economic 
development. The planning horizon for this Plan 
was 2025. The policies and goals, objectives, and 
implementation strategies were meant to serve as 
a framework for decision making to ensure that 
growth is sustainable.

Parks, Recreation, 
and Open Space 
Master Plan
The Parks, Recreations, and Open Space Master 
Plan goals include:

• Bring all existing parks to an equivalent 
standard of quality and excellence

• Develop new amenities in all areas of the 
community

• Develop recreational programming and 
tourism development in McAllen and the Rio 
Grande Valley

• Development a complete network of trails 
and linear trail systems connecting all parts 
of the community

• Protect and sustain valued nature areas, 
environmental features, and historic and 
cultural resources

• Efficiently use resources to develop and 
maintain a first-class park system 

• Broaden the use of technology and social 
infrastructure into the park sites and 
recreational programming

Metro McAllen Short 
Range Transit Plan
The Metro McAllen Short Range Transit Plan was 
adopted in 2019 and serves as the five-year short 
range transit plan for Metro McAllen. It includes the 
goals of community input, sustainability, coverage, 
connectivity, productivity, intuitive, and efficiency. 

Strategic Business 
Plan
The 2020-2021 Strategic Business Plan provides 
the following goals with specific strategies to 
achieve them: 

• Promote an unsurpassed quality of life in 
McAllen

• Strengthen McAllen’s dominance as the retail 
destination of the region

• Diversify and strengthen the local economy 
in order to sustain a strong tax base and 
quality city 

• Provide services long term

• Set the standard for public safety and 
emergency preparedness

• Provide strong stewardship of McAllen’s 
financial resources while setting the standard 
for good governance

• Enhance McAllen’s infrastructure network

• Improve workforce preparedness
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Planning and Public 
Health
Public health is integral to city planning, with 
pandemics serving as the inspiration for the 
profession’s creation and multiple movements and 
trends in city policies over the last two centuries. 

This Plan is being developed in the midst of the 
COVID-19 global pandemic, which shapes not only 
the content of the Plan, but also the approaches 
used to engage the community. Public health and 
pandemics affect every chapter of this Plan, from 
engagement and vision to implementation. 

Certain segments of the population are considered 
particularly at risk for handling a public health 
emergency, including seniors, people with 
disabilities, people without healthcare insurance, 
people without vehicles, and people who earn 
lower incomes. It is critical for cities to maintain 
communication and proactive outreach with 
these population segments to ensure their needs 
are being met and to connect them with helpful 
resources when possible. 

Even once today’s COVID-19 pandemic is managed, 
many of its impacts on our daily behaviors and 
expectations are likely to remain. The following 
five trends affecting city planning have become 
apparent. 

• SUBURBAN SHIFT

• PUBLIC SPACES

• VIRTUAL ENGAGEMENT

• REMOTE WORK

• EXPERIENCE FOCUSED
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Physical Context
Physical features are defined as the natural and built environmental factors that impact how McAllen 
grows and develops. The City is primed to capitalize on local and regional growth, however the existing 
jurisdictional, natural, and constructed features will impact the location and manner in which that growth 
will be achieved. 

The City of McAllen is located in Hidalgo County, which has a population of 902,661 and grew by over 
125,000 residents from 2010-2021 (Esri, 2021). There are multiple cities or towns directly adjacent to 
McAllen as well as the shared border with Mexico making expansion difficult in the south, west, and east.

Physical 
Constraints
Existing Road Network
The City is divided by Interstate 2 which runs east 
to west from Peñitas to Harlingen. US Business 
83 is one mile north. State Highways 495 and 336 
intersect in central McAllen. The close proximity 
is desirable for many industries, and plays a role 
in linking McAllen residents and businesses to the 
overall region and state.

Elevation
McAllen has very little topographic variation. 
There is a 55-foot difference between the highest 
and lowest points of the City and ETJ. 

Floodplains
The Federal Emergency Management Agency 
(FEMA) defines a floodplain as any land area 
susceptible to being inundated by floodwaters from 
any source. In McAllen, floodplains occur around 
creeks and streams in addition to the central city 
because of a lack of elevation change. The City is 
70 miles from the coast and can experience severe 
flooding due to hurricanes. 

Railroad
A railroad spur currently runs along US Business 
83. 

International Relationship
Sharing a border with Mexico has significantly impacted the growth and identity of the City. The symbiotic 
relationship has allowed both to develop considerably in tourism and trade. Several international gateways 
including the Anzalduas International Bridge and the McAllen-Hidalgo-Reynosa International Bridge allow 
for the crossing of people and goods between McAllen and Mexico. 

GET MAP 

VERSION W/O 

LEGEND
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Map 1.2 - pHYSICaL FEaTuRES
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Population
McAllen’s population has had steady growth throughout its history. 

      

CAGR represents the average compound annual population growth rate over a period of time. Growth 
rates vary from year-to-year and even decade-to-decade; CAGR averages these rates. City leadership and 
staff can use CAGR to project future growth trends and make decisions accordingly.

Demographic Context
The demographic context of a city provides important insight into the most important aspect of a city, 
its people! This section is intended to provide a true snapshot in time of McAllen at the outset of this 
planning effort, recognizing that these demographics will be outdated by the time this Plan is adopted. 
When looking at demographics, it is also important to note that different data sources may show slightly 
different numbers, due to data collection, timing and analysis methods. However, it is not the exact 
numbers that matter for the purposes of comprehensive planning, the important takeaways are the 
identification of trends, trajectories, and fluctuations that may impact how the City plans for its future. 

population 2021
148,004

New residents in 10 years
+13,356

Compound annual Growth Rate (CaGR) over the last 5 years
0.48%  

Year Population
Population 

Change
5-Year CAGR

2012 134,648

1.17%

2013 136,648 +2,000

2014 138,738 +2,090

2015 140,928 +2,190

2016 142,716 +1,788

2017 144,472 +1,756

0.48%

2018 145,553 +1,081

2019 146,855 +1,302

2020 147,554 +699

2021 148,004 +450

TabLE 1.1 - MCaLLEN pOpuLaTION CHaNGE 2012-2021

Source: ESRI Business Analyst, 2021 Time Series Profile
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Age
Age trends within the population can indicate and project needs for services and amenities such as 
hospitals, parks, schools, transportation, and community centers. This is especially true for communities 
with high populations of children or elderly. Age distribution can also help identify the most desirable land 
uses, as it can imply how many residents are in different life stages. McAllen’s median age is slightly older 
than Hidalgo County, but younger than the state overall.

8% 6% 4% 2% 0%

0 - 4

5 - 9

10 - 14

15 - 19

20 - 24

25 - 29

30 - 34

35 - 39

40 - 44

45 - 49

50 - 54

55 - 59

60 - 64

65 - 69

70 - 74

75 - 79

80 - 84

85+

Hidalgo County

Age Group

0% 2% 4% 6% 8%

McAllen Texas

Mcallen
Hidalgo 
County

Texas

Median Age 33.8 29.8 35.3

Children 14 and under 22.4% 26.2% 20.9%

Young Adults (20-24) 6.6% 7.6% 6.9%

Mid-Career (35-54) 24.8% 22.8% 25.1%

TabLE 1.2 - aGE COMpaRISONS

FIGuRE 1.3 - pOpuLaTION pYRaMIDS

Source: ESRI Business Analyst, 2021 Detailed Age Profile

Race & Ethnicity
While often used interchangeably, race and ethnicity are separate components that make individual 
groups unique. Race references biological factors, such as physical features or hair color, while ethnicity 
references cultural factors, such as language or traditions. Understanding and celebrating a community’s 
racial and ethnic diversity is an important component of a comprehensive plan. 

White
83.1%Black

1.3%

American Indian
0.4%

Asian
2.5%

Some Other Race
10.7%

Hispanic/Latino
89.5%

Not Hispanic/Latino
10.5%

FIGuRE 1.4 - RaCE aND ETHNICITY

Source: ESRI Business Analyst, 2021 Community Profile
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Immigration & Language
Examining where most of the population was born can indicate the number of first-generation immigrants 
that reside in the City. Understanding this combined with the portion of people who speak English less than 
“very well” can help the City better understand how to provide services and communicate information, 
both throughout this planning process and beyond. 

Born in the U.S.
73.5%

Foreign born
26.5%

71.2%
Speak English only

or speak English
"very well"

28.8%
Speak English less
than "very well"

FIGuRE 1.5 - pLaCE OF bIRTH

Source: U.S. Census 2019: ACS 5-Year Estimates

FIGuRE 1.6 - LaNGuaGE

Household Composition
It is important to evaluate the existing household size to help determine if the housing stock meets 
current and projected needs of McAllen residents. More occupants often require larger housing types, 
which may drive the market regarding expected residential development. 

Education
An assessment of the community’s level of education can yield information regarding potential employers 
in and around McAllen. A workforce that is educated at higher levels will often attract higher-paying jobs, 
which will in turn bring higher-quality development.

3.09
average household size

High School Graduate

20.1% Some College

25.6%

Bachelor’s/Graduate/
Professional Degree

32.1%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Single 
Persons
20.9%

Multiple Adults,
No Children

37.9%

Households 
with Children

41.2%

Non-Family
Households

25.0%

Family 
Households

75.0%

FIGuRE 1.7 - EDuCaTIONaL aTTaINMENT

Source: ESRI Business Analyst, 2021 Community Profile

FIGuRE 1.8 - HOuSEHOLD DISTRIbuTION
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Housing Stock
Evaluating the existing housing of McAllen provides insight into future development trends and housing 
demands. Homes built before 1989 comprise almost 50% of the total housing units estimated in 2021. The 
median home value in McAllen is considerably lower than that of Texas, but higher than Hidalgo County. 
The vacancy rate is similar to that of the rest of the state.

$165,000

McAllen

$98,518

Hidalgo County

$224,879

Texas

Owner Occupied
55.9%

Renter Occupied
34.2%

Vacant
9.9%

Total Housing Units
52,710

FIGuRE 1.9 - MEDIaN HOME VaLuE

FIGuRE 1.10 - HOuSING OCCupaNCY

Source: ESRI Business Analyst, 2021 Community Profile, 2021 Housing Profile

Economic Profile
Economic conditions can characterize a community’s buying power, tax base, preferences for land uses, 
and need for various social services. The median household income of McAllen is $48,844, which is 
below the state median of $63,524. Existing employment should also be considered when evaluating the 
economic situation of the City. Over 40% of employees work in Management, Business, Financial, and 
Professional Occupations.

1.8%

5.6%

4.9%

3.1%

13.4%

5.1%

1.4%

6.0%

53.6%

5.1%

0% 10% 20% 30% 40% 50% 60%

Agriculture/Mining

Construction

Manufacturing

Wholesale Trade

Retail Trade

Transportation/Utilities

Information

Finance/Insurance/Real Estate

Services

Public Administration

Management,
Business, Financial,

and Professional
Occupations

40.1%

Sales and
Administrative
Support Occupations

24.3%

Service
Occupation

18.3%

Construction,
Extraction, Farming,
Installation,
Maintenance, and
Repair Occupations

6.7%

Production,
Transportation, and

Material Moving
Occupations

10.8%

20.1 minutes
average commute time

$48,844
Median household income

8.9%
unemployment rate

$70,998
average household income

Source: ESRI Business Analyst, 2021 Community Profile

FIGuRE 1.11 - OCCupaTION

FIGuRE 1.12 - INDuSTRY
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The previous section discussed the purpose of comprehensive planning, highlighted some of the key 
characteristics that define McAllen, and provided data to create a snapshot of the community at this 
point in time. It is important that these planning, physical and demographic analyses are supplemented 
by the qualitative data of what the people in McAllen are feeling, seeing, and hearing in their community. 
In order to achieve that, the planning process was infused from the start with stakeholder outreach, 
engagement and feedback. The project team and City staff held various meetings and engagement 
activities throughout the planning process. This included:

• Meetings with the Comprehensive Plan Advisory Committee (CPAC), a group appointed by the City 
Commission to lead, guide and advise the Plan process 

• A series of focus group meetings where the team convened experts and interested parties related 
to specific important topics affecting the Plan 

• Online public surveys and tabling at community events where the team sought to expand the reach 
of the Plan into the broader community 

• Community meetings where the public was invited to review draft materials and recommendations 
and provide input to influence the content of the Plan 

• Checkpoints with the City Commission at certain milestones throughout the process 

Summaries of the feedback from public surveys and events can be found in Appendix A.

Creating a Foundation

Freedom Festival Community Event held on July 4, 2022CPAC meetings held throughout the planning process
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SOAR Analysis
At the first CPAC meeting, committee members were asked to describe McAllen’s strengths, 
opportunities, aspirations, and results they would like to see. The responses of this SOAR analysis are 
compiled below. These responses, along with community feedback gathered through an online survey 
and in-person events, helped inform the overall vision and guiding principles of this Plan.

Strengths
• Sense of community

• Friendly business environment

• Affordable

• Caring culture

• Safe city

• Retail shopping

• Entertainment

Opportunities
• Airport

• Convention Center

• Uniqueness

• Relationship with Mexico

• Educational access

• Climate

• Winter Texans

Aspirations
• Grow with quality

• Connectivity

• Desirable to employees

• Leader in the Valley

• People want to stay

• Neighborly

• To be seen as safe

Results
• Employment

• Tourism spending

• Tax values increasing

• Reduced poverty

• Reduced out migration

• Improved health statistics

• Commuter percentage

How would you describe your vision for 
McAllen in 2040? ¿Cómo describiría su 
visión de McAllen en 2040?
“McAllen should be at the forefront of all communities in the Texas/Mexico border 
supporting all of its growing industries such as healthcare and manufacturing”

“My vision of McAllen is a city that is the economic and cultural center of the 
RGV and South Texas. A key player in the state’s economy, and a city that is 
well run and well built. The City will be inclusive, modern, innovative, and able 
to keep up with a fast changing world. It will also remain affordable.”

“Una ciudad bicultural, progresiva e incluyente.”

An excerpt of responses to the public survey that was open from June 17, 2022 - October 27, 2022. 
There were 198 survey responses and 100 idea wall comments. 

Community Meeting held on January 10, 2023
Image Credit: Quantum Engineering
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FIGuRE 1.13 - ENGaGEMENT aND INpuT paTHWaY
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Vision 
Statement
The vision statement describes the future the 
people of McAllen desire in terms of its physical, 
social and economic conditions. The vision 
statement was created after gathering feedback 
from the public and was developed primarily based 
on the input received from residents, the CPAC and 
stakeholder groups during the initial engagement 
stages of the Comprehensive Plan. First, general 
themes were identified from feedback received in 
surveys, meetings and the website. Then the CPAC 
helped refine the vision to make sure it matched 
the desires of the community. The themes below 
helped influence how the vision statement was 
created.

Key Themes:
• Diversity 

• Growth

• Hospitable

• Affordable

• Regionalization

• Accessible, walkable

• Safety

• Small town feel

• Family friendly

• Beacon and model for the RGV 

• Education a priority

• Stay unique

• Modern city

• Sustainable, green

McAllen celebrates its progressive growth as a unique bi-
national City that leads the Rio Grande Valley and State of 
Texas in forward-thinking development, quality education, 
outstanding economic opportunity for both businesses and 
residents, and with affordable access to diverse housing. 
Despite being a destination city full of opportunity and 
excitement, it maintains the warmth of a family-friendly 
community attracting many to visit and stay, through both its 
people and development. It is a recognized model that keeps 
up with innovation in the fast-changing world.

Vision StatementVision Statement

McAllen celebra su crecimiento progresivo como una ciudad 
binacional distintiva que lidera el Valle del Río Grande y el 
Estado de Texas en desarrollo con visión al futuro, educación 
de calidad, excelente oportunidad económica tanto para 
empresas como para residentes, y con acceso asequible 
a diversos tipos de viviendas. A pesar de ser una ciudad 
turistica llena de actividades y emociones, McAllen mantiene 
la calidez de una comunidad intima que atrae muchos a 
visitarla y a quedarse, tanto por su gente como por su 
desarrollo. Es una reconocida ciudad modelo que se mantiene 
a la vanguardia en un mundo que cambia rápidamente.

Declaración de la visiónDeclaración de la visión
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Guiding principles The guiding principles are the building blocks that will achieve the community’s vision, representative of McAllen’s goals and aspirations. 
The guiding principles provide overall direction across all Plan components and should be referenced often when making policy and land 
use decisions, especially when faced with something that is not addressed outright in this Plan. Each guiding principle can be applied to 
multiple elements of the Plan. Guiding principles provide a framework to evaluate changes, challenges, opportunities and issues that were 
not anticipated by this Plan, allowing it to function as a living document. 

Connected Regionally & Beyond
McAllen residents should feel connected physically, 
socially, and digitally. The City should be walkable and 
designed with pedestrians, bicyclists, and vehicles in mind. 
People should be connected to economic, educational, 
and social well-being opportunities. Places where people 
can connect with each other should be prioritized. 
Additionally, digital connectivity should not be a barrier 
for McAllen residents in seeking opportunities. 

Regional & State Leader & Partner
The close relationship with Mexico allows McAllen to 
be a beacon in the Rio Grand Valley and beyond. It is 
the destination within the region for medical services, 
tourism, as well as highly sought after retail and shopping. 
By promoting and leveraging its bi-national heritage, the 
City can lead the way for future innovation.

The City should create welcoming spaces and offer 
hospitality to new residents and visitors to help them 
embrace McAllen, generating pride and stewardship. 
Ensuring that people feel safe and secure throughout the 
community with a welcoming atmosphere and equitable 
policies will ensure all people have an opportunity not 
just to survive but to thrive here.

Welcoming, Safe & Equitable

Community Quality of Life
McAllen desires to maintain its community-oriented 
environment while providing major cosmopolitan 
amenities and services. Many people and families are 
drawn to McAllen because of its high quality of life and 
affordability. Creating places for residents to gather 
for events, programs, or just to spend time together is 
crucial to enhancing quality of life. More entertainment 
options and amenities will make McAllen known as the 
city to visit and stay. 

Resilient & Innovative Economy
The City should always strive to make sound decisions 
and prioritize budgets to prepare for the future. McAllen 
prioritizes supporting businesses already here, start-ups 
and local entrepreneurs, and new businesses seeking 
a skilled workforce that allow residents to work here 
in addition to living here. McAllen should encourage 
the development of businesses and people through 
continuous workforce development to sustain the growth 
of businesses that represent our diverse community.

Dynamic Built Environment
McAllen’s built environment should provide sustainable 
places for living, working, and recreation, creating an 
enviable quality of life. Efforts should be made to stabilize 
neighborhoods and encourage reinvestment without 
displacement to revitalize Downtown and fill the missing 
middle housing gap within neighborhoods. The City should 
prioritize maintaining and building quality infrastructure 
to attract and support existing and new development.





LAND USE AND 
DEVELOPMENT
LAND USE AND
DEVELOPMENT
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Land Use AND DEVELOPMENT
The purpose of this chapter is to plan for the future land use pattern in McAllen. This begins with an 
evaluation of existing land uses, recognizing a need to carry over uses not expected to change within the 
next 20 years. From there, future land use categories are developed to address new development and 
anticipated redevelopment, driven by the community’s vision and goals, and augmented by fiscal and 
market data. 

The intensity of land uses and how they are arranged 
impact certain aspects of city management such 
as infrastructure needs, traffic volumes, quality 
of life, and economic development. The efficient 
arrangement of land use allows cities to grow in an 
organized and sustainable manner. The planning 
of future land uses gives the City some certainty 
about future development and helps it plan 
effectively. 

This Comprehensive Plan aims to create an ideal 
balance of land uses by evaluating existing uses 
and identifying appropriate locations for future 
uses. The balance of land uses ensures residents 
have needed resources. 

Creating a balance of land uses can be a challenge 
due to the incompatibility of existing uses with 
proposed uses. One way to improve this imbalance 
is to redevelop existing uses to become more 
compatible with the newer uses and the context 
of the area. While changing these land uses could 
benefit an area as a whole, transitioning existing 
uses to a different use can be difficult due to 
property ownership, cost of redevelopment, or 
infrastructure needs. The City has the most 
influence over land use and development on 
undeveloped land where new construction must 
meet the current requirements of the City. 

This chapter utilizes existing conditions, scenario 
planning, and community visioning (see Chapter 1) 
to create a Future Land Use Plan that can act as a 
guide for McAllen’s future land development. 

The subsequent sections of this chapter are as 
follows: 

• Existing Land Use Analysis 

• Population and Growth Projections 

• Future Land Use Plan 

• Development Dashboards & Types 

• Land Use and Development Goals, Policy 
Statements, and Actions 

A Future Land Use Plan is advantageous to the City 
in several ways by: 

• Helping the private and public sectors make 
better, more informed choices about land use 
change 

• Informing other planning efforts such as park, 
transportation, and infrastructure planning 

• Assisting in achieving economic development 
goals by encouraging the most desirable 
industries and businesses to locate in McAllen 

• Encouraging more compatible land use 
patterns 

• Helping attain a fiscally-sound land use 
pattern 

• Promoting more predictable land use 
outcomes 

By nature, developing land is a piecemeal process 
when viewed on a large scale. Different parcels and 
tracts of land develop or redevelop at different times 
in response to changing markets. Simultaneously, 
the City must plan to provide public services such 
as water, wastewater, roadways and other utilities 
or infrastructure. Aligning this Plan with other local 
and regional plans, policies, and processes is one of 
the most critical post-adoption actions. 

By aligning future development with the Future 
Land Use Plan, McAllen will continue to ensure 
that various land uses ultimately occur over time. 
Additionally, the Future Land Use Plan helps 
coordinate development with capital improvement 
planning, so the necessary infrastructure is 
available to facilitate future private sector 
development projects. 
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“build more companies to 
sustain quality of life. Would 
like to limit strip malls 
that are empty and take up 
space.”

-Community Member

“I would love to see more 
neighborhoods with mixed-
use rather than just houses. I 
would love to go to the store or a 
restaurant without having to hop 
in my car.”

- Community Member

“Reduce sprawl to the 
north. I’d like to make sure 
the core of the City is 
maintained and enhanced.”

-Community Member

“Me gustaría  más 
espacios para recreación 
muy cerca de cada 
colonia.”

-Community Member

“Mcallen should 
preserve nature areas 
and consider increasing 
such spaces.” 

-Community Member

Key Takeaways
• Provisions for healthy foods, physical activity, 

access to recreation, health care, environmental 
justice and safe neighborhoods

• People should be connected to opportunity, 
whether that be economical, educational, or 
social well-being

• Efforts to stabilize neighborhoods and encourage 
reinvestment without displacement

• Encourage Mixed-use development that would 
allow people to be less reliant on a vehicle

• Increase green space within the City and ensure 
that it is accessible all year round

• Quality of life should be prioritized when 
attracting new industries

Land Use Intersectionality 
and Tradeoffs 
Many factors influence the way a city grows and defines its characteristics, 
but the pattern of land use is one of the most important components affecting 
the way cities function. The types and value of the various land uses in a 
community determine how cities operate and provide public services. 

For these reasons, the land use pattern in a city intersects with and impacts 
a wide variety of elements that collectively contribute to the creation of the 
quality of life that is so important in our daily lives. Consequently, it is in the 
City’s best interest to encourage a pattern of land use that serves the best 
interests of its current and future residents and businesses. This extends to 
fiscal considerations - how the land use pattern places McAllen in a fiscal 
position to support the desired quality of life.

Due to the intersectionality of land use with such a broad array of other 
topics and the nature of land as such a limited resource, the conversation 
around land use decisions is one of managing tradeoffs between competing 
objectives. 

Land use impacts and tradeoffs that must be considered when land use 
planning include, but are not limited to: 

• Citywide affordability, including taxes

• Mobility and traffic congestion

• Access to jobs, goods, services, education and open space 

• The efficiency and effectiveness of City services 

• The costs of constructing and maintaining road and utility 
infrastructure 

• Public health and safety 

• Environmental and ecological health

• Economic resilience of residents, businesses and the City as an 
organization

• Character and livability

All of these elements are important and worthy of advocacy in their own 
right, but some might come into conflict with one another, so land 
use planning is at its core an exercise in weighting and balancing the 
elements to find the right solution for McAllen.   

What We’ve Heard: Land use
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Existing Land Use
It is important to understand the type and location of existing land uses within the City. It provides a basis 
for the development of the FLUM by carrying over uses that are not expected to change within the next 
20 years.

Land use Category
City Limits Including ETJ

acres percentage acres percentage

Agriculture 10,030.5 29.3% 90,086.3 88.0%

Single-family 7,946.0 23.2% 6,161.2 6.0%

Duplex/Townhome 174.1 0.5% 0.6 0.0%

Multifamily 664.3 1.9% 24.3 0.0%

Manufactured Home 182.0 0.5% 0.0 0.0%

Civic 116.0 0.3% 39.7 0.0%

Civic Education 116.0 0.3% 0.0 0.0%

Public/Semi-Public 1,468.9 4.3% 1,058.6 1.0%

Airport/Transportation 742.5 2.2% 1.8 0.0%

Office 1,075.0 3.1% 179.3 0.2%

Retail 2,714.8 7.9% 533.4 0.5%

Commercial 1,393.5 4.1% 421.6 0.4%

Parks and Open Space 2,712.6 7.9% 914.2 0.9%

Golf Course 339.6 1.0% 0.0 0.0%

Light Industrial 177.5 0.5% 0.0 0.0%

Heavy Industrial 0.0 0.0% 1.1 0.0%

Utilities 227.4 0.7% 341.8 0.3%

Vacant 4,093.0 11.9% 2,556.7 2.5%

Right of Way (ROW) 53.6 0.2% 0.0 0.0%

Water 48.6 0.1% 39.9 0.0%

Total 34,275.9 100% 102,360.5 100%

TabLE 2.1 - EXISTING LaND uSE

Agriculture 
Agriculture is land used for farming, ranching, or 
other similar purposes and may include structures 
that are supportive of the agriculture use, such as 
houses, barns and storage buildings. 

Single-family
Single-family is housing with one dwelling unit on 
a lot in a stand-alone building or structure, known 
as detached.  

Duplex/Townhome
Duplex or townhome units are housing types  where 
two or more dwelling units share common walls, 
known as attached. Duplexes have two attached 
units on a lot, whereas townhomes have one unit 
per lot but with multiple units that share walls 
along a street frontage.

Multifamily
Multifamily is a housing type with numerous 
dwelling units in a single building or structure. This 
may include multiple structures on a single large 
lot that form a “complex”. Multifamily units are 
commonly referred to as apartments when they 
are for rent or condos when they are for sale.

Manufactured Home
Manufactured Homes are single-family dwelling 
units that are made to be transportable in one or 
more sections, also referred to as mobile homes.

Civic & Public/Semi-Public
Public and Civic facilities serve a public function 
and/or are owned by a governmental agency, such 
as libraries, recreation centers, schools, churches, 
government buildings, cemeteries, and some 
healthcare facilities. This may also include support 
facilities for these uses, such as storage lots.

Commercial
Commercial can refer to any nonresidential use, this 
general commercial category includes businesses 

that primarily provide a service to consumers and 
do not fit into the other categories noted below, 
such as hotels, automobile servicing and sales, 
self-storage, private recreation facilities, etc. 

Office
Office includes all types of professional and 
administrative services, such as offices for doctors, 
lawyers, dentists, real estate agents, architects, 
and accountants.

Retail
Retail includes businesses and establishments that 
primarily sell commodities or goods to consumers 
and may also provide services related to the 
products they sell. Examples include restaurants, 
grocery stores, beauty salons, and shopping 
centers.

Industrial
Industrial includes properties used for the 
manufacturing, processing, storage, assembly, and/
or repairing of goods and materials. Businesses 
within this designation can range from “light” to 
“heavy” industrial, based on the nature of the 
work, the type of facility, and their impacts on 
surrounding properties.

Parks and Open Space

Public park land, open space, and outdoor 
recreational areas fall within the parks and open 
space land use type, including sports fields and 
courts, swimming pools, and pavilions. Privately 
owned parks and open spaces are not included 
here. 

Vacant
Vacant land has no readily visible or apparent use, 
some land noted as vacant may be being used for 
ranching or agricultural purposes.

Note: The term dwelling unit refers to a single space that provides for all the necessities of living, meaning it has 
complete sleeping and living areas and includes at least one bathroom and kitchen. One dwelling unit is designed to 
house one person, couple, or set of people that share the communal living spaces (such as a family or roommates). A 
4-bedroom house is one dwelling unit and a studio apartment is also one dwelling unit.

The City is comprised of a combination of existing residential, commercial, industrial, institutional, and 
recreational developed land use areas. These areas are intermixed with and surrounded by vacant or 
undeveloped areas. One of the primary purposes of analyzing existing land use is to get an overall feel 
for the composition of the City. It is a high-level analysis that helps create the framework for developing 
the FLUM. In this regard, it is of higher priority to understand the context of the City than to focus on 
each parcel. As part of this planning process, the analysis of existing land use shows that there is still 
a large percentage of the land within the City limits that is developable. 

Within the City limits almost 30% of McAllen is agricultural. The next highest use is Single-family at 
23%. Almost 12% of land is vacant. 

McAllen’s development has been influenced by different factors. Much of the current development 
is north of IH 2 up to the northern City limits.  Much of the industrial development is located in the 
southern portion of the City to be as close as possible to the international border.

The Extra-Territorial Jurisdiction (ETJ) is the area outside the City limits that indicates the City’s future 
growth and service areas. McAllen’s ETJ is primarily to the north of the existing City and the land is 
over 88% agricultural. There is very little in the way of physical features within the ETJ to impact, 
define or shape future growth in that area. 



Land Use and Development        27Map 2.1 - EXISTING LaND uSE

N



28        Envision McAllen 2040

Topic of Interest: Missing Middle Housing

Missing Middle Housing1 is a term that describes a range of multifamily housing, including low-rise, low-
density residential to duplexes to small apartment buildings that complement single-family neighborhoods. 
These housing types are important because they can provide buffers between low-density and high-
density developments and promote incremental change and adaptation rather than transformations that 
can alter the culture and character of a neighborhood. They also help provide affordable housing options 
for people in different phases of the housing cycle, including young families, young professionals, and 
empty-nesters. It is possible to have a mixture of affordable and premium points within missing middle 

Duplex (7-14 units per acre). Two housing or 
dwelling units on a lot, usually attached via a 
shared wall. Can be side by side, or back to front. 
Similar in character and style to single-family 
detached housing.

Townhome/Rowhome (11-16 units per acre). Usually 
tall narrow houses (often 3 or more stories) with 
one unit on a small single lot, but the buildings are 
built right up to the side property lines so that they 
share walls with the other townhome units next to 
it.

Triplex/Quadplex (15-35 units per acre) Often 
similar in form and character to a large single-
family detached home, but contains 3 or 4 units, 
often accessed from a single internal foyer or 
hallway so as to only require one external entry 
into the building. 

Bungalow/cottage Court (19-35 units per acre). 
Multiple small houses or Cottages arranged to 
define a shared courtyard. The courtyard replaces 
each unit having a private yard. 

housing. It also provides an easier path to embracing small-town character and avoiding displacement 
emphasized by so many in McAllen while simultaneously meeting McAllen’s housing needs. 

Some missing middle housing already exists in McAllen. There are townhomes and duplexes, but not 
enough to meet the needs of the community in the future. Additional housing types that could be 
considered for McAllen are accessory dwelling units, live/work spaces, courtyard apartments, triplexes, 
fourplexes, and bungalow courts.

FIGuRE 2.1 - SpECTRuM OF MISSING MIDDLE HOuSING pRODuCTS
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Topic of Interest: Mixed-use Development & Complete 
Communities
Spread Market Risk

Mixed-use developments do much more than 
provide a face lift. They also help spread market 
risk. Mixed-use developments do not hinge on the 
market demand for only one use. Therefore, if one 
use fails the remainder of the project remains 
viable. In typical commercial strip centers, a main 
anchor or retailer drives the success of the entire 
shopping center. In a well designed mixed-use 
development, the loss of a key anchor would not 
lead the rest of the development to ruin.

Create Value

Mixed-use centers create long-term value. They 
have a higher likelihood of appreciating in the long 
term as activities from different uses reinforce 
one another and rents reflect higher pedestrian 
traffic and improved pedestrian amenities. Mixed-
use buildings are some of the highest fiscally 
performing developments on a per-acre basis. 
Mixed-use redevelopment creates a higher, short-
term value, as once approved, portions of the site 
can be sold to third party developers at a higher 
price than if the entire site had been sold for land 
value only.

Generate Activity

Mixed-use centers help connect neighborhoods with 
commercial goods and services and create walkable 
destinations. The proximity to jobs and services 
reduces transportation costs for residents. Well 
designed mixed-use centers can become activity 
generators or “hot spots” for people to meet and 
gather. Activity generators increase community 
interaction, belonging, identity, and pride.

Complete Communities, The 
10-minute Neighborhood

Complete Communities is a concept built on the 
premise that people should be able to go about all 
of their essential daily activities and needs within 
a short distance of their home, preferably within 
a 10-minute walking or biking distance. For this to 
be possible, people must have access to housing 
with jobs, shopping, services, schools, medical 

Transit Oriented Developments, or TODs, are 
developments that create compact, walkable mixed-
use communities centered around transit access 
that can realize triple bottom line benefits (social, 
economic, and environmental). Typically, TODs are 
situated around a light rail or train station, but the 
same effect can be realized utilizing other forms 
of high-quality mass transit or community serving 
mobility hubs. Additionally, the principles of compact 
and connected development deployed in a TOD are 
generally good urban design principles that can be 
applied and bring benefits to most communities. 

TOD not only benefits new residents, but also existing 
residents, businesses and local government entities. 
TODs are more efficient with the use of land, energy 
and natural resources for a community, making them 
a sustainable development option for communities. 
TODs can: 

• Reduce air pollution and emissions 

• Consume less oil and gas 

• Minimize traffic congestion 

• Increase transit ridership at a lower cost 

• Increase property values 

• Increase foot traffic for local businesses 

• Promote a healthy lifestyle 

• Increase visibility and safety of areas that may 
otherwise be vacant at night

Transit agencies, whether rail or bus, know that 
TODs make transit more convenient and can boost 
ridership. Past studies indicate people who live within 
a TOD are five times more likely to use transit. Those 
who work within a TOD are three and a half times 
more likely to use it. 

There are many examples of existing TODs that 
have sparked economic development. This creates 
an interest for local government because TODs can 
increase the tax base for a community and leverage 
private investments for public benefits. 

Topic of Interest: 
Transit-oriented 
Developmentclinics, parks, etc. nearby. Strategies to achieve 

this include more dense development, diversity of 
housing choices and land uses, and good quantity 
and quality of employment options. 

Mixed-use developments are ideal to support the 
idea of complete communities as the strategies 
noted above are inherently the basic elements of a 
good mixed-use center. 

In addition to the provision of diverse housing 
within close proximity of destinations, the form and 
experience of the routes between those places (e.g., 
the roads and sidewalks) must also be considered. 
If a walk or bike route is not comfortable, safe, and/
or interesting it is much less likely to be utilized as 
intended. Providing generous sidewalks, bike lanes, 
and shade-producing street trees along routes will 
make the places and spaces much more successful.

Many of the land use categories in the Future 
Land Use Plan are mixed-use including Complete 
Community, Mixed-density Complete Neighborhood, 
Mixed-use Nodes, Mixed-use Corridor, Old Towne 
and Downtown. The mixed-use categories are 
designated in areas where a combination of dense 
residential and nonresidential uses are appropriate 

to create walkable and pedestrian focused 
destinations. The mixed-use categories are 
intended to help diversify the type of development 
that currently exists in the City of McAllen. 

Many developments in McAllen serve a single land 
use, either commercial or residential, but rarely 
a combination of both. The mixed-use categories 
encourage developments and redevelopments that 
combine residential, commercial, and institutional 
land uses holistically in one space where they are 
physically and functionally integrated. The Future 
Land Use Plan utilizes the mixed-use categories 
to transform and encourage reinvestment in 
underutilized commercial areas of the City, such as 
a commercial strip center with high vacancies and 
too much parking. 

The first step in revitalizing and improving the type 
of development that exists in the City is to identify 
areas of opportunity. This allows the City to target 
specific areas in McAllen to focus their efforts. 
Most importantly, mixed-use categories help 
identify strategies to transform opportunity areas 
into walkable and vibrant places where people want 
to be.
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Future Land Use Plan
The basis for a Future Land Use Plan (FLUP) is the Future Land Use Map (FLUM), which is a visual 
guide of the future land uses the community desires to have, but it is not a prediction. It guides 
the development of the community to ensure an orderly and sustainable development pattern. 
The FLUM is not a zoning map, and it does not directly affect the regulation of land within the 
City or the ETJ. However, it does provide a reference for appropriate land uses and development 
types that influence zoning regulations and policy decisions. It should be used by the City to 
guide decisions on proposed zoning and development standards. It should be noted that while 
the FLUM itself is an integral part of the land use strategy, the land use policies that support the 
FLUM are also important. 

The development of the FLUM begins by analyzing existing land uses. Known future 
developments are also considered to plan for development types in undeveloped areas. It is 
important to understand the context of an area to understand the types of development that 
may be appropriate in that community. What may be appropriate in one community may not be 
appropriate in another. The proposed land uses and development types were chosen based on 
their potential to realize the community vision, benefit the residents and City of McAllen, and 
maintain existing community character.

The adjacent page shows the FLUM in its entirety, so as to allow readers to see the overall picture 
of the future land use in McAllen. The following pages provide more zoomed in looks at sectors 
of this map. 

Land use Category
City Limits Including ETJ

acres percentage acres percentage

Complete Communities 14,395 36% 20,133 15%

Mixed-density 
Complete 
Neighborhood

2,495 6% 27,766 21%

Public/Semi Public 1,884 5% 5,574 4%

Downtown 151 0% 151 0%

Old Towne 205 1% 205 0%

Mixed-use Nodes 1,187 3% 2,304 2%

Mixed-use Corridors 1,526 4% 4,800 4%

Regional Commercial 1,975 5% 4,253 3%

Parks and Open Space 5,962 15% 8,144 6%

Conservation 
Development 

113 0% 42,365 32%

Employment 1,265 3% 1,460 1%

Industrial 3,449 9% 6,290 5%

Road Rights-of-Way 5,622 14% 7,651 6%

TabLE 2.2 - FuTuRE LaND uSE
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A comprehensive plan shall not 
constitute zoning regulations or 

establish zoning district boundaries. 
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Future Land Use Plan - South Sector
The southern portion of the FLUM, generally south of SH 107 (University Drive), is focused on 
the currently built out portion of the City. The key considerations and recommendations for land 
uses in this part of the City are as follows. 

• South of US 83 are some neighborhood land uses with more heavy industrial uses further south, 
closer to the border. Additionally, there are some large waterways with floodplains in this southern 
portion of the City, which are denoted as parks and open space. This area has some connectivity 
barriers, that will need to be considered as future development happens here. 

• The two major corridors of US 83 and SH 107 are both denoted in the FLUM to serve regional 
commercial land uses, due to their regional connectivity. 

• Between US 83 and SH 107 is the most densely populated portion of the City currently, including 
Downtown and many existing neighborhoods. Due to the linear shape of the City, the FLUM in this 
area is heavily based on the north/south corridors.

• To balance the access to jobs, goods and services, new mixed-use nodes are proposed throughout 
the City, these nodes are connected, both north/south and east/west by mixed-use commercial 
corridors.

• Some additional employment centers are placed strategically to provide additional job bases in other 
parts of the City. Particularly of note is the employment center along the eastern City limit, adjacent 
to the location of UTRGV’s new McAllen Academic Medical Campus.    

• The areas between these commercial, mixed-use, and employment uses are generally already 
established neighborhoods, for that reason the complete communities land use has been located 
here to promote an organic increase in density and neighborhood scale retail and services via 
smaller scale infill development and redevelopment opportunities, without dramatic impacts to the 
character of the existing communities.  

• Additional corridors throughout these communities are noted as “green corridors” with linear parks 
and trails facilities adjacent to roadways, providing additional connectivity. For more detail on these 
refer to the Services, Parks and Infrastructure chapter.  
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A comprehensive plan shall not 
constitute zoning regulations or 

establish zoning district boundaries. 
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Extraterritorial Jurisdiction 
(ETJ)

Most cities in Texas have an ETJ, which 
encompasses the unincorporated land adjacent 
to the City limits and provides a buffer for the 
City. ETJs can range between 1/2 to 5 miles 
from the City limit, depending on the City’s 
population. Each municipality is afforded an ETJ 
by the Texas Local Government Code, where they 
can regulate things like subdivision design, tree 
preservation and public nuisances, but cannot 
enforce zoning or other City ordinances. Land in 
the ETJ is also the area in which a community 
has the opportunity to annex, in accordance with 
state law.   

Prime Farmland

Prime farmland is a designation under the US 
Department of Agriculture (USDA) denoting 
land that has optimal conditions (soil, moisture, 
and climates) for growing crops. These 
conditions also happen to create prime land 
for development, and this finite and important 
resource is extremely prone to being lost to 
urban growth if not proactively protected. As 
global supply chains become less reliable, local 

food production is becoming more important to 
creating a sustainable future for communities. 
Conservation developments are one strategy that 
allows for growth to happen while also protecting 
prime farmland and local food production. 

“Agrihoods” are a type of planned community that 
integrates working agriculture into a traditional 
residential neighborhood. This could be one 
concept to promote within the conservation 
development areas. 

Future Land Use Plan - North Sector
The southern portion of the FLUM, generally north of SH 107 (University Drive), is focused on the 
areas where most of the future greenfield development in McAllen is likely to happen, as there 
is limited existing development here currently. Most of this land is also not within the City limits 
but is in McAllen’s Extraterritorial Jurisdiction, or ETJ, see the adjacent call-out for additional 
notes on ETJs. The key considerations and recommendations for land uses in this part of the City 
are as follows. 

• Similar to the southern sector presented previously, major east/west corridors in this north sector 
are denoted to serve regional commercial land uses, due to their regional connectivity. This includes  
the corridors of FM 490 and a future thoroughfare approximately along the alignment of the existing 
Mile 14 Road.    

• Again, similar to the southern sector, additional mixed-use commercial corridors serve to create 
both north/south and east/west connectivity. 

• Mixed-use commercial nodes are located where mixed-use commercial and/or regional commercial 
corridors intersect.

• The portion of land from SH 107 up to approximately Mile 14 Road, is currently largely low density 
or rural residential and agriculture uses. Since there is not much existing development in this area, 
(with the exception of a few recent developments, including the Tres Lagos development) it will 
likely be developed in larger portions than the smaller scale infill development and redevelopment 
expected in the southern sector of the City. Because of this, this area is slated for mixed-density 
complete neighborhoods, as they will likely be ground-up greenfield communities. 

• North of approximately Mile 14 Road, there is much less existing infrastructure to drive development 
patterns. For this reason, the FLUM as presented is much more diagrammatic and should be 
reevaluated in the future as more growth begins happening in this area and more detailed land uses 
can be assigned. 

• The rural lands north of approximately Mile 14 Road are denoted in the FLUM as conservation 
development, which is a development pattern focused on the protection of natural resources. 
Generally residential uses are clustered close together to preserve open space and prime farmland, 
see the adjacent call-out for additional notes on prime farmland. This approach is especially relevant 
to undeveloped areas in the ETJ, where the City has the ability to guide the development in this area 
to conserve prime soils and agricultural land.  

• The large piece of land denoted as public along the eastern ETJ boundary, south of approximately 
Mile 14 Road, is intended to be the approximate location of a regional detention facility. The exact 
location of this facility will be determined in the future, and this should be designed as a multi-use 
facility including detention, recreational, and ecological benefits. Multiple trail corridors are shown 
leading to this site, understanding that in the future this facility could serve as a major regional park.  
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A comprehensive plan shall not 
constitute zoning regulations or 

establish zoning district boundaries. 
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The Future Land Use Plan is composed of 11 land use categories. Each category was created by 
analyzing existing conditions coupled with recent market trends and the McAllen community’s 
vision. 

These categories determine the type of land use and development that will reshape the City’s 
current development patterns and reach the goals of this Plan. Some categories are designed 
to allow for a mix or combination of land uses and development types that complement and 
enhance the general character of the area, these are the mixed-use Activity Center categories; 
of which there are two categories to allow for varying scales of mixed-use development that 
complements different scales of adjacent land uses. 

A future land use dashboard has been developed for each land use category. These dashboards 
outline a variety of elements that help to define the character and type of development that is 
appropriate within each Category, in alignment with the intent and goals of this Plan. 

HOW TO READ THE DASHBOARDS 
Each future land use dashboard includes several components to help readers understand the 
intent of that specific land use category. 

DESCRIPTIONS 

Each category section begins with a general description of the land use category, providing 
narrative details about the overall intent of and land use make up of each category. The 
descriptions are a framework for how each area is expected to develop or redevelop in the future. 
Descriptions are accompanied by sample imagery to help visually demonstrate the look and feel 
of the category. Each category will vary in development type, mix, intensity, and scale, as noted 
in the dashboards and development type tables following the description. 

Land Use Ratios 

The land use ratio charts show the ratio of residential and nonresidential uses expected for that 
category as well as the expected mix of development types present under each of those. These 
uses can take the form of several different development types; for example, an office use could 
appear in a complete neighborhood, an employment center, a shopping center, or an activity 
center, depending on its scale, form, and context. 

To note, parks, open space and civic uses are considered appropriate across all land use categories 
and are considered appropriate in both residential and nonresidential developments, and are 
therefore not called out separately in the development ratios. 

DENSITY 

The term housing or dwelling unit refers to a single space that provides for all the necessities of 
living, meaning it has complete sleeping and living areas plus at least one bathroom and kitchen. 
A four-bedroom house is one dwelling unit and a studio apartment is also one dwelling unit. 

The term density refers to the number of dwelling units or jobs located in a specific area, noted 
as an amount per acre. We will use dwelling units per acre (units per acres) to measure residential 
density and jobs per acre to measure employment density. Each category will have a target range 
of densities appropriate for that land use. 

INTENSITY 

Intensity refers to how much of a property or lot is built on, with either buildings or accompanying 
development elements such as driveways and parking areas. For the purpose of this Plan, Intensity 
is defined as: 

• Low Intensity: 0-50% lot coverage 

• Medium Intensity: 50-75% lot coverage 

• High Intensity: 75-100% lot coverage 

SCALE 

Scale refers to the height of the buildings on a property or lot. For the purpose of this Plan, Scale 
is defined as:

• Low-Rise Scale: 1 to 2 stories 

• Low/Mid-Rise Scale: 3 to 4 stories 

• Mid-Rise Scale: 5 to 9 stories 

• High-Rise Scale: 10+ stories 

FIGuRE 2.2 - EXaMpLE LaND uSE DaSHbOaRD

Density

4 to 12 units per acre

Scale

Low-Rise

Intensity

Low, Medium

Future Land Use Categories & Dashboards
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DEVELOPMENT 
TYPES 
Each category also includes a set of identified 
development types and will have a primary or 
most desirable development type, accompanied 
by secondary types with varying levels of 
appropriateness. 

This strategy allows the City of McAllen to be 
flexible with market demands that may change 
from time to time. Although primary types should 
remain consistent throughout the life of the Plan, 
secondary types have the flexibility to change so 
long as they complement the primary type. 

Single-Family Detached (SFD) - one housing 
or dwelling unit on a lot in a single stand-alone 
building. Generally the largest lots of all residential 
development types with low density, scale, and 
intensity. 

Single-Family Detached (SFD) + ADU - Similar 
to single-family detached, above, but allows for an 
additional dwelling unit (ADU) on the same property 
but clearly secondary to the main or primary unit. 
ADUs are often above a garage of the primary unit, 
or at ground level either attached or detached 
from the primary unit. ADUs are encouraged as 
a way to support diversity of housing choice and 
affordability, for both the people that rent the ADU 
unit and the people that own the primary unit, 
as this rental income can help offset mortgage 
payments. 

Single-Family Attached (SFA), Duplex - two 
housing or dwelling units on a lot, usually sharing a 
wall. Similar in character and style to single-family 
detached housing. 

Single-Family Attached (SFA), Townhomes 
and Detached Missing Middle - Townhomes or 
Rowhomes are usually tall narrow houses (often 
3 or more stories) with one unit on a small single 
lot, but the buildings are built right up to the side 
property lines so that they share walls with the 
other townhome units next to it. 

“Missing Middle” is a term used to describe a variety 
of housing types that provide multiple units on a 
single lot but are lower density in character and 
complementary to single-family detached housing. 

In this development type, we are talking specifically 
about detached missing middle housing, where 
there are multiple smaller, free-standing homes on 
a single lot, often called Pocket Neighborhoods or 
Bungalow/Cottage Courts. The individual units may 
be for rent or for sale in a condo regime. 

Triplex/Quadplex (or fourplex) - Often similar 
in form and character to a large single-family 
detached home, but contains 3 or 4 units, often 
accessed from a single internal foyer or hallway 
so as to only require one external entry into the 
building. The individual units may be for rent or for 
sale in a condo regime. 

Small Multifamily (MF) - multiple units contained 
within a single building, with units usually stacked 
on top of each other, with 8-12 units per lot. Usually 
the individual units are for rent (apartments), but 
may be for sale (condos). 

Large Multifamily (MF) - Similar to small 
multifamily but with 12+ units per lot and may 
include multiple buildings on the lot, creating a 
complex. 

Mixed-use Urban, Neighborhood Scale - Both 
residential, office, retail and/or other uses contained 
within a single building or development. These uses 
may be horizontal mixed-use (next to each other) 
or vertical mixed-use (stacked on top of each 
other). In vertical mixed-use, the ground floor is 
encouraged to be food and beverage or pedestrian-
oriented retail and services, to encourage foot 
traffic and activity. The residential may be for rent 
or for sale in a condo regime. “Neighborhood scale“ 
denotes density, intensity and scale are lower and 
more compatible with residential neighborhood 
land uses, with 4-12 units per lot and low- to low/
mid-rise building heights. 

Mixed-use Urban, Community Scale - Similar to 
Mixed-use Urban, Neighborhood Scale above but 
with somewhat higher density, intensity and scale 
with 12+ units per lot and low/mid- to mid-rise 
building heights. 

Shopping Center, Neighborhood Scale - Provides 
multiple retail and service establishments on one 
site, usually with some food and beverage uses. 
“Neighborhood scale” denotes density, intensity 
and scale are lower and more compatible with 
residential neighborhood land uses, with primarily 
low-rise building heights. 

Shopping Center, Community Scale - Similar to 
Shopping Center, Neighborhood Scale above but 
with somewhat higher density, intensity and scale 
with primarily low-mid to mid rise building heights. 

Light Industrial Flex Space - Light Industrial is 
manufacturing, processing, assembly, warehouse, 
and similar uses that do not generate nuisances 
(noise, odor, dust, etc.) and are able to house the 
entire operation inside the building, meaning there 
are no materials/products being stored or work 
happening outdoors. They may also produce less 
heavy truck traffic than “heavier” industry. Flex 
Space is a building that can adapt to and house 
a variety of tenants and/or uses, such as offices, 
warehouse, and production or research space.

Manufacturing - Industrial uses (manufacturing, 
processing, assembly, warehouse and similar) that 
do not fit under Light Industrial above. 

Civic - Government buildings and facilities 
(including police/fire stations and utilities), schools, 
community centers, recreational facilities, places 
of worship and other public or semi-public uses. 
Generally considered appropriate or compatible 
within all land use categories as these are 
supportive of the function and livability for most 
development types. 

Parks and Open Space - consists of parks, 
recreational facilities, and open spaces. Generally 
considered appropriate or compatible within all land 
use categories. Park design should be contextually 
sensitive and provide the types of amenities 
appropriate for the surrounding land uses, this 
means parks and open spaces in residential versus 
nonresidential areas may be very different. 

COMPATIBILITY 
AND ADJACENCIES 
The land use dashboards will list all of these 
development types, note the appropriateness 
of each for that land use category, and include 
additional notes on the form or character desired. 
Often, it will be noted that a certain development 
type is not generally appropriate within a land use 
category, unless certain contextual or adjacency 
conditions are present. 

Special consideration should be given to 
adjacencies and compatibility at the edges 
between future land use areas. At these edges, 
special attention should be paid to prevent 
potential incompatibilities across the boundary 
between land uses and a more gradual transition 
between land uses should be planned for. 
Compatibility conflicts occur when one land 
use has adverse impacts on another land use. 
This may include items such as a mismatch in 
scale of buildings, traffic generation, noise or 
pollution, safety concerns, etc. For example, 
even though manufacturing is appropriate in 

the Employment land use category generally, it 
may not be appropriate to put manufacturing 
along the edge of the Employment land use area 
where it borders a Complete Community land use 
area. In this case it would be appropriate to put 
an office use on one side of the edge adjacent 
to higher density residential on the other side,  
creating a transition from the manufacturing use 
to residential. 

INFILL 
Infill development is the process of building on 
vacant or underutilized land in between already 
existing development or buildings. This usually 
results in smaller individual projects that slowly 
and incrementally increase density in an area. 
Infill development can provide opportunities for 
small businesses and unique housing options. 
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Complete Communities allow for established low-density neighborhoods to welcome compatible density 
and commercial uses into their neighborhoods via incremental infill. Most of the close-in existing 
neighborhoods in McAllen have been included under this future land use. These areas are majority 
residential, with some office, retail, and other nonresidential uses that serve residents. These uses are 
more likely to be horizontally mixed as opposed to vertically. The density, intensity and scale are lower 
and more in line with existing single-family residential neighborhoods.

Single-family detached homes make up the majority of this land use category, although some townhomes, 
duplexes, missing middle, and small multifamily should be encouraged to create diversity in housing 
choices. A mixture of housing types allows people to stay in the neighborhood even as their housing 
needs change, promoting long-term stability. Nonresidential uses in this category primarily include 
neighborhood serving retail, services, and offices. 

COMPLETE COMMUNITY

Density

4 to 12 units per acre
Avg. 5 jobs per acre

Scale

Low-Rise

Intensity

Low, Medium

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     Appropriate overall.

SFD + ADU     Lot and site design should accommodate an ADU to the side or rear; ADU should be clearly secondary to the primary residence.

SFA, Duplex     
Similar in character and lot standards to single-family detached; Joint/shared driveways encouraged, as well as alleys and rear 
parking; ADUs can be included consistent with the above.

SFA, Townhomes and 
Detached Missing 
Middle

    
Townhouses and Bungalow Courts should include at least 4 units, Pocket Neighborhoods 8-12 units. Functions best at corner 
properties (excluding townhomes). Encouraged especially when retail/services are nearby. Encourage joint driveways, alley 
access and rear parking. 

Triplex/Quadplex (3-4 
units)     

Similar in character and lot standards to SFD; functions best at corner properties. Encouraged especially when retail/services 
are nearby. Encourage joint driveways, alley access and rear parking.

Small Multifamily (8-12 
units)     

Can be appropriate with neighborhood-scale when adjacent to Mixed-use Nodes. May be appropriate as a transitional use from 
land use categories containing nonresidential uses.

Large Multifamily (12+ 
units)     Not considered appropriate, but may occur adjacent in other appropriate future land use categories.

Mixed-use Urban, 
Neighborhood Scale     

Appropriate in that it provides for retail, office, and diverse housing options at a scale compatible with and supportive of 
surrounding neighborhoods. Promotes walkability and 10-minute neighborhoods.

Mixed-use Urban, 
Community Scale     Not considered appropriate, but may occur in other adjacent future land use categories.

Shopping Center, 
Neighborhood Scale     

While less preferable than mixed-use, this can provide retail and services at a scale compatible with and supportive of 
surrounding neighborhoods, promoting walkability and 10-minute neighborhoods.

Shopping Center, 
Community Scale     

Not considered appropriate.Light Industrial Flex 
Space     

Manufacturing     

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and 
community facilities can serve as activity hubs within neighborhoods.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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Mixed-density Complete Neighborhoods are focused in the close-in neighborhoods that have more vacant 
land for ground-up developments and allow for a combination of diverse residential and nonresidential 
uses in a compact, neighborhood-scale design to create a walkable environment. 

Mixed-density Complete Neighborhood areas focus on encouraging a wide variety of housing choices that 
put residential units in close proximity to goods, services and civic activities, thus reducing dependence 
on the car and promoting community interaction, belonging, identity, and pride. 

MIXED-DENSITY COMPLETE NEIGHBORHOOD

Density

12 to 25 units per acre
Avg. 9 jobs per acre

Scale

Low/Mid-Rise

Intensity

Medium

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Appropriate if a denser product on smaller lots, condo regime, or “build-to-rent” products.
SFD + ADU     

SFA, Duplex     

Appropriate overall.

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Appropriate when adjacent to retail and employment opportunities, with superior access to open space and roadways. Should 
be integrated with small multifamily and other missing middle housing options.

Mixed-use Urban, 
Neighborhood Scale     

Appropriate in that it provides for retail, office, and diverse housing options at a scale compatible with and supportive of 
surrounding neighborhoods. Promotes walkability and 10-minute neighborhoods.

Mixed-use Urban, 
Community Scale     Not considered appropriate, but may occur in other adjacent future land use categories.

Shopping Center, 
Neighborhood Scale     

While less preferable than mixed-use, this can provide retail and services at a scale compatible with and supportive of 
surrounding neighborhoods, promoting walkability and 10-minute neighborhoods.

Shopping Center, 
Community Scale     

Not considered appropriate.Light Industrial Flex 
Space     

Manufacturing     

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and 
community facilities can serve as activity hubs within neighborhoods.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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Mixed-use Nodes allow a combination of dense residential and nonresidential uses in a compact design 
to create a walkable environment. Mixed-use Nodes encourage a greater number of residential units in 
close proximity to jobs, goods, services and civic activities, reducing residents’ dependence on the car. 
Emphasis is placed on the following design elements: density, intensity and scale; the mix of housing; 
walkability; streetscapes and a high quality public realm; parking management; and access to amenities 
such as parks, civic spaces and neighborhood services. This district is especially appropriate for several 
needs that local residents of McAllen currently look elsewhere to provide, but can also contain some 
destination retail and office locations.

MIXED-USE NODES

Density

18 to 40 units per acre
Avg. 12 jobs per acre

Scale

Low/Mid-Rise
Mid-Rise

Intensity

Medium, High in some 
circumstances

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered appropriate since the intent of this category is to provide retail/services, activity centers and diversified housing in 
more dense and compact forms; these uses will provide opportunities and amenities to surrounding lower-density neighborhoods.SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

This can be appropriate provided that the overall area also contains mixed-use buildings and/or shopping centers with which this 
product integrates in a manner to promote walkability and access. Can be utilized as a transition between other uses.

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     This is the ideal form of development within the category; provides for activity centers, retail, services and diverse housing 

options. Design should emphasize the pedestrian experience rather than people driving automobiles. Vertical mixed-use is likely 
most appropriate, in order to achieve the intended densities. Ground floor uses are encouraged to be food and beverage or 
pedestrian-oriented retail and services, to promote foot traffic and activity.

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     

While less preferable, this use can provide retail and services near housing, promoting walkability and 10-minute neighborhoods. 
Becomes more appropriate if a horizontal approach to mixed-use is deployed.Shopping Center, 

Community Scale     

Light Industrial Flex 
Space     

Not generally considered appropriate due to lower sales tax generation and limited ability to design at pedestrian scale, but can 
be if particularly small-scale and included alongside more appropriate development types, or with integration of a storefront 
experience.

Manufacturing     Not considered appropriate.

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and community 
facilities can serve as activity hubs.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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Mixed-use Corridors consist of residential and nonresidential land uses, putting housing nearby jobs and 
services, and specifically access to public transit options. Nonresidential uses will meet the needs of both 
those residents living in the adjacent neighborhoods as well as draw residents from throughout the City. 
Mixed-use corridors act as the linking elements between mixed-use nodes and other key destinations. 

While it is recognized that many commercial uses rely upon automobile accessibility and exposure, 
development should seek opportunities to leverage different forms of transportation with elements of 
good urban design, increasing the area’s appeal and functionality as a connective tissue.  

MIXED-USE CORRIDOR

Density

18 to 20 units per acre
Avg. 17 jobs per acre

Scale

Low-Rise
Low/Mid-Rise

Intensity

Medium, High in some 
circumstances

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered appropriate since the intent of this category is to provide retail/services, activity centers and diversified housing in 
more dense and compact forms; these uses will provide opportunities and amenities to surrounding lower-density neighborhoods.SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

This can be appropriate provided that the overall area also contains mixed-use buildings and/or shopping centers with which this 
product integrates in a manner to promote walkability and access. Can be utilized as a transition between other uses.

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     

This is the ideal form of development within the category; provides for activity centers, retail, and services. Design should 
emphasize the pedestrian experience rather than people driving automobiles. Vertical mixed-use is likely most appropriate, in 
order to achieve the intended densities. Ground floor uses are encouraged to be food and beverage or pedestrian-oriented retail 
and services, to promote foot traffic and activity.

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     

Shopping Center, 
Community Scale     

Light Industrial Flex 
Space     

Not generally considered appropriate due to lower sales tax generation and limited ability to design at pedestrian scale, but can 
be if particularly small-scale and included alongside more appropriate development types, or with integration of a storefront 
experience.

Manufacturing     Not considered appropriate.

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and community 
facilities can serve as activity hubs.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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Old Towne is an area of residential, commercial, business, and office uses that occur just north of the 
Downtown core and is intended as a lower-intensity area that complements Downtown activity. The 
preservation of contributing structures, such as historic homes, should be a priority. Due to the mix 
of uses with historic neighborhoods present in this area, nuisance ordinances should be enforced as 
appropriate. 

The pedestrian environment and experience should be another top priority in connecting this area to 
Downtown, including active streets, engaging storefronts, and sidewalk cafes. This is a prime location to 
invest in creating a sense of place and identity for the community.

OLD TOWNE

Density

4 to 20 units per acre
Avg. 9 jobs per acre

Scale

Low-Rise
Low/Mid-Rise

Intensity

Medium

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     While less preferred than single-family attached or multifamily housing, this use is appropriate when transitioning lower-

density Complete Neighborhoods.
SFD + ADU     

SFA, Duplex     

Residential developments can be appropriate provided that the overall area also contains mixed-use or shopping centers with 
which housing is integrated in a manner to promote walkability and access. Can be utilized as a transition to residential land use 
categories.

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     Not generally considered appropriate due to incompatible scale with neighborhoods.

Mixed-use Urban, 
Neighborhood Scale     

This is the ideal form of development within the category; provides for activity centers, retail, services and diverse housing 
options. Design should emphasize the pedestrian experience rather than people driving automobiles. Vertical mixed-use is likely 
most appropriate, in order to achieve the intended densities. Ground floor uses are encouraged to be food and beverage or 
pedestrian-oriented retail and services, to promote foot traffic and activity.

Mixed-use Urban, 
Community Scale     

Not generally considered compatible due to incompatible scale with neighborhoods, but can be depending on adjacencies to 
green space or more intensive uses.

Shopping Center, 
Neighborhood Scale     

While less preferred than a mixed-use, this type provides for activity centers, retail and services at a scale compatible with and 
supportive of surrounding neighborhoods to promote walkability; becomes more compatible if a horizontal approach to mixed-
use is deployed, such as inclusion of small apartments nearby or within the same site, or to match the scale of adjacent historic 
buildings.

Shopping Center, 
Community Scale     Not considered appropriate.

Light Industrial Flex 
Space     

Not generally considered appropriate due to incompatible scale with neighborhoods, but can be if particularly small-scale and 
included alongside more appropriate development types; examples might include artisan-scale manufacturing, maker spaces, 
and similar businesses.

Manufacturing     Not considered appropriate.

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and community 
facilities can serve as activity hubs.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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Downtown is intended for the highest-density land uses in McAllen, including residential, commercial, 
business, and office uses. Not only is this area currently a mixed-use environment, but it is envisioned to 
see a strong reinvention via more density and a higher mix of uses in the future.  

Densities can range between 4 and 40 units per acre, although individual sites may achieve higher densities 
if they are coordinated within the rest of the area, provide superior access to services and amenities, and 
appropriate compatibility to adjacent uses is provided. 

The pedestrian environment and experience should be top priority in Downtown and feature signature 
public gathering places, active streets, engaging storefronts, and sidewalk cafes. This category should 
strongly support unique retail, dining, and employment options, as well as unique living opportunities.

DOWNTOWN

Density

18 to 40 units per acre
Avg. 15 jobs per acre

Scale

Mid-Rise

Intensity

Medium, High in some 
circumstances

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered compatible since the intent is to provide retail/services, activity centers and diversified SFD + ADU housing to 
support surrounding neighborhoods and drive community identity/gathering.SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

Residential developments can be compatible provided that the overall Downtown area also contains mixed-use or shopping centers 
with which housing is integrated in a manner to promote walkability and transitions; these development types should be located 
on secondary roads rather than primary thoroughfares within Downtown, as primary frontages are best reserved for ground-floor 
retail and services.

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     

This is the ideal form of development within the Downtown category; provides for activity centers, retail, services and diverse 
housing options at a scale compatible with and supportive of surrounding neighborhoods to promote walkability; design should 
emphasize the pedestrian experience rather than people driving automobiles.

Mixed-use Urban, 
Community Scale     

Not generally considered compatible due to incompatible scale with neighborhoods, but can be depending on adjacencies to green 
space or more intensive uses.

Shopping Center, 
Neighborhood Scale     

While less preferred than a mixed-use, this type provides for activity centers, retail and services at a scale compatible with and 
supportive of surrounding neighborhoods to promote walkability; becomes more compatible if a horizontal approach to mixed-
use is deployed, such as inclusion of small apartments nearby or within the same site, or to match the scale of adjacent historic 
buildings.

Shopping Center, 
Community Scale     

Not generally considered compatible due to incompatible scale with Downtown, but can be depending on adjacencies to green 
space or more intensive uses; may function better on the western and eastern edges of the Downtown area.

Light Industrial Flex 
Space     

Not generally considered compatible due to incompatible scale with Downtown, but can be if particularly small-scale and included 
alongside more appropriate development types, or with integration of a storefront experience. Examples of appropriate uses 
might include maker spaces, coffee roasting, microbreweries, and similar businesses.

Manufacturing     Not considered compatible.

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and community 
facilities can serve as activity hubs.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.



44        Envision McAllen 2040

Regional Commercial areas consist of nonresidential land uses that meet the needs of both local and 
regional residents. This includes big box stores and multi-tenant commercial or retail uses, generally 
along major roadway corridors that connect outside the City limits. They are typically located along 
high volume roadways or at high volume intersections and generate large amounts of sales tax revenue. 
Commercial corridors often consist of traditional or suburban commercial development with large surface 
parking lots that front a major roadway or highway, however creative ways to provide the same uses in a 
layout that creates a better user environment and experience should be encouraged.  

REGIONAL COMMERCIAL

Density

Avg. 25 jobs per acre

Scale

Low-Rise
Low/Mid-Rise

Intensity

Medium

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered appropriate, as the Regional Commercial is generally oriented towards uses that rely on access and visibility to 
major roadways and highways and residential is not encouraged along the major roadways and highways for environmental justice 
and quality of life reasons. The activity and traffic generated by Regional Commercial uses is not compatible with residential 
housing.

SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     May be nonresidential mixed-use, such as office over retail or some residential can be appropriate if deeper within a site and less 

proximate to the major roadways. Residential mixed-use can also be appropriate to support transition to adjacent, lower-density 
or residential areas. To note, mixed-use buildings are typically considered the highest fiscally performing development type on a 
per-acre basis.

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     

Appropriate overall.
Shopping Center, 
Community Scale     

Light Industrial Flex 
Space     

Not considered appropriate due to limited potential for sales tax revenue generation and lower dependence on direct exposure 
to major roadways; can be appropriate if deeper within a site and less proximate to the major roadways, but should not be 
predominant use.

Manufacturing     Not considered appropriate.

Civic     
Considered supportive to the function of this future land use category; likely more functional facilities, such as utilities, rather 
than people-centered or community serving facilities.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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The Employment  Center land use category applies to business centers with easy access to major roadways. 
The primary uses for employment centers are light manufacturing, office parks, medical centers, and 
supportive retail. This district includes a mixture of retail, office, industrial and other nonresidential 
development types, rather than exclusively office or exclusively industrial. This provides important 
support services to employment centers, making them more sustainable and increasing the quality of life 
for workers. This district is especially appropriate for several needs that residents of McAllen currently 
look elsewhere to provide, including: 

• Healthcare services, including hospitals

• Large employers in a variety of industries that residents currently commute to outside of McAllen  

• Specialized facilities that support workforce and skills development, such as information technology

EMPLOYMENT CENTER

Density

Avg. 28 jobs per acre

Scale

Low-Rise
Low/Mid-Rise

Intensity

Medium

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered appropriate, as this district can contain uses and businesses that may be considered a nuisance to residents, such 
as noise and truck traffic. Inclusion of residential in these areas could inadvertently result in environmental justice concerns and 
resident complaints that might discourage business development.

SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     Shopping centers also function as employment centers, with increased emphasis on service industry and office employment; 

proximity of retail helps boost the attractiveness of employment centers for employers, of all sizes, providing useful services to 
employees.Shopping Center, 

Community Scale     

Light Industrial Flex 
Space     Appropriate overall, with high quality design standards.

Manufacturing     
Generally considered appropriate, but should consider compatibility with adjacent uses, particularly residential. Manufacturing 
developments should be clean with little-to-no air or noise pollution generation and avoidance of hazardous materials when 
proximate to residential.

Civic     
Considered supportive to the function of this future land use category; likely more functional facilities, such as utilities, rather 
than people-centered or community serving facilities.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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The Industrial category is largely confined to the southern portion of the City. This category should be 
located away from uses likely to cause compatibility concerns for both future businesses and residents. 
Industrial allows for major manufacturing and major employers, along with some supportive retail and 
office.

INDUSTRIAL

Density

Avg. 17 jobs per acre

Scale

Low-Rise
Low/Mid-Rise

Intensity

Medium

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered appropriate, as this district can contain uses and businesses that may be considered a nuisance to residents, such 
as noise and truck traffic. Inclusion of residential in these areas could inadvertently result in environmental justice concerns and 
resident complaints that might discourage business development.

SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     Shopping centers also function as employment centers, with increased emphasis on service industry and office employment; 

proximity of retail helps boost the attractiveness of employment centers for employers of all sizes, providing useful services to 
employees.Shopping Center, 

Community Scale     

Light Industrial Flex 
Space     Appropriate overall, with high quality design standards.

Manufacturing     
Appropriate overall, but should consider compatibility with adjacent uses, particularly residential. Manufacturing developments 
should be clean with little-to-no air or noise pollution generation and avoidance of hazardous materials when proximate to 
residential.

Civic     
Considered supportive to the function of this future land use category; likely more functional facilities, such as utilities, rather 
than people-centered or community serving facilities.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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The Parks and Open Space areas noted in the FLUM denote parks, recreational facilities, drainage ways, 
trails and other open spaces that are currently in existence or planned. 

These types of uses are appropriate to be incorporated into any of the other future land use categories. 
The provision of parks and open spaces is considered essential to livability and quality of life for McAllen 
residents and should increase as the population of McAllen grows in the future. More information on parks 
and open spaces can be found in the Public Services, Parks, and Infrastructure chapter. 

PARKS AND OPEN SPACE

Density

N/A

Scale

N/A

Intensity

N/A

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered compatible; Such developments should be nearby and served by parks and open space uses such as schools, city 
hall and recreation centers, but not within the parks and open space category itself.

SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     

Shopping Center, 
Community Scale     

Light Industrial Flex 
Space     

Manufacturing     

Civic     
Considered supportive to the function of this future land use category; Government buildings and recreational facilities can be 
appropriate in parks and open spaces if they are supportive of the park use.

Parks and Open Space     On the FLUM, this land use category generally denotes park uses already in existence.
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The Public/Semi-Public category includes uses that are governmental, institutional or religious in nature, 
such as government buildings, community facilities, fire and police stations, schools, places of worship, 
and any land used by the City for storage or utilities. The Public/Semi-Public areas noted in the FLUM 
denote uses that are currently in existence or planned. 

These types of uses are necessary to the everyday functionality of communities and so are appropriate 
to be incorporated into any of the other future land use categories. More information on public facilities 
can be found in the Public Services, Parks, and Infrastructure chapter. 

PUBLIC/SEMI-PUBLIC

Density

Avg. 20 jobs per acre

Scale

N/A

Intensity

N/A

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     

Not considered compatible; Such developments should be nearby and served by public and semi-public uses such as schools, city 
hall and recreation centers, but not within the public/semi-public category itself.

SFD + ADU     

SFA, Duplex     

SFA, Townhomes and 
Detached Missing 
Middle

    

Triplex/Quadplex (3-4 
units)     

Small Multifamily (8-12 
units)     

Large Multifamily (12+ 
units)     

Mixed-use Urban, 
Neighborhood Scale     

Mixed-use Urban, 
Community Scale     

Shopping Center, 
Neighborhood Scale     

Shopping Center, 
Community Scale     

Light Industrial Flex 
Space     

Manufacturing     

Civic     On the FLUM, this land use category generally denotes civic uses already in existence.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
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Conservation Development is land development with a focus on the protection of natural resources and 
open space. This is done by clustering residential uses closer together to preserve certain environmentally 
or agriculturally valuable lands, which can then be protected through a conservation organization or a 
conservation easement. This approach can be applied to rural or suburban areas where it has been deemed 
critical to conserve natural areas and/or prime farmlands. 

This type of development strives to limit sprawl without using a strict urban growth boundary. This also  
allows for a middle ground between developing every inch of land available and forbidding any kind of 
development. Generally, development takes the form of a conservation subdivision which requires small 
lot sizes with higher densities to save at least 50% of the buildable land for preservation. 

The process of Conservation Development usually includes a planning and design process that includes 
an assessment of an area’s valuable natural and ecological features and resources. The financing for the 
conservation of the protected land is commonly done through the development on the remainder of the 
site. Within the developable area of the site, development ratios and types are similar to the complete 
community. 

CONSERVATION DEVELOPMENT

Density

4 to 12 units per acre
Avg. 5 jobs per acre

Scale

Low-Rise

Intensity

Low

Development Type Appropriateness Conditions

Single-Family Detached 
(SFD)     Appropriate overall.

SFD + ADU     Lot and site design should accommodate an ADU to the side or rear; ADU should be clearly secondary to the primary residence.

SFA, Duplex     
Similar in character and lot standards to single-family detached; Joint/shared driveways encouraged, as well as alleys and rear 
parking; ADUs can be included consistent with the above.

SFA, Townhomes and 
Detached Missing 
Middle

    
Townhouses and Bungalow Courts should include at least 4 units, Pocket Neighborhoods 8-12 units. Functions best at corner 
properties (excluding townhomes). Encouraged especially when retail/services are nearby. Encourage joint driveways, alley 
access and rear parking. 

Triplex/Quadplex (3-4 
units)     

Similar in character and lot standards to SFD; functions best at corner properties. Encouraged especially when retail/services 
are nearby. Encourage joint driveways, alley access and rear parking.

Small Multifamily (8-12 
units)     

Can be appropriate with neighborhood-scale when adjacent to Mixed-Use Nodes. May be appropriate as a transitional use from 
land use categories containing nonresidential uses.

Large Multifamily (12+ 
units)     Not considered appropriate, but may occur adjacent in other appropriate future land use categories.

Mixed-use Urban, 
Neighborhood Scale     

Appropriate in that it provides for retail, office, and diverse housing options at a scale compatible with and supportive of 
surrounding neighborhoods. Promotes walkability and 10-minute neighborhoods.

Mixed-use Urban, 
Community Scale     Not considered appropriate, but may occur in other adjacent future land use categories.

Shopping Center, 
Neighborhood Scale     

This can provide retail and services at a scale compatible with and supportive of surrounding neighborhoods, promoting 
walkability and 10-minute neighborhoods.

Shopping Center, 
Community Scale     

Not considered appropriate.Light Industrial Flex 
Space     

Manufacturing     

Civic     
Considered supportive to the function and livability of this future land use category; government buildings, schools and 
community facilities can serve as activity hubs within neighborhoods.

Parks and Open Space     Generally considered appropriate or compatible within all land use categories.
FIGuRE 2.3 - TYpICaL DEVELOpMENT COMpaRED 

TO CONSERVaTION DEVELOpMENT
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Development 
Patterns 
The previously presented FLUM and land 
use dashboards demonstrate what types of 
development are most desirable in certain parts of 
the City. Here, conceptual development patterns 
are provided to demonstrate how the different 
development types present within a land use 
category area could be implemented. There are 
three primary development patterns presented 
here: Nodes, Corridors, and Areas. 

• Nodes are central areas of commercial 
or mixed-use development that generally 
happen at major intersections.  

• Corridors are linear commercial or mixed-use 
development that happen along roadways 
and connect the nodes. 

• Areas are the neighborhoods and general 
development in between and around nodes 
and corridors, and make up the bulk of the 
City’s development. 

These development patterns are reflective of the 
land uses on the FLUM, and relate to each other 
as demonstrated in Figure 2.4. The following 
figures, Figure 2.5 through 2.7, provide additional 
details of these development patterns and how 
they might be applied to a typical piece of land. 
To note, these graphics are intended to be 
diagrammatic representations of the development 
ratios presented in the prior land use dashboards 
and to provide additional detail related to context 
and intentions. In reality, when development is 
being implemented throughout the City, the mix of 
development types are likely to me more organic 
than what is shown in these graphics.  

These figures are intended to be illustrative in nature, 
to reflect a typical layout and transition of uses 
within these patterns and are not representative 
of specific land use categories or real places in 
the City. Boundaries and development patterns 
shown here are intended to demonstrate a typical 
or general piece of a community, and boundaries 
are meant to be interpreted as appropriate for 
a specific context based on major roadways, 
geographic features, geopolitical boundaries and 

Area DEVELOPMENT
The area development pattern illustrates 
the general arrangement of commercial and 
residential uses outside of the nodes and corridors. 
Densities and intensities are generally arranged in 
decreasing density and intensity outward from the 
more intense uses present at the center of nodes 
and along primary corridors.

FIGuRE 2.4 - SpaTIaL ORGaNIZaTION OF TYpICaL LaND uSE DEVELOpMENT paTTERNS

Primary Roadways

Node Development, Primary and Secondary

Corridor Development

Area Development

established developments. Connectivity between 
uses should be achieved through a variety of tools, 
including vehicular, bicycle and pedestrian access 
as well as the orientation of structures. 

Node DEVELOPMENT  
The node development pattern begins with high 
intensity commercial uses at the center (the 
intersection of major roadways) and transitions to 
less intense as you move towards the surrounding 
area development. The actual size of the node will 
be determined by the context of major roadways, 
geographic features, political boundaries, and 
ownership, but the node development pattern and 
uses should generally radiate  out about 1/4 to 1/2 
mile from the central intersection. Larger nodes 
may be considered “primary nodes” with the 
smaller nodes being “secondary nodes”. A network 
of lesser roadways throughout the node enable 
the higher density uses at the central intersection 
to be integrated into and connected with uses 
throughout the rest of the node, and ultimately 
beyond into the surrounding neighborhood or area 
development. Special attention should be paid to 
urban design and pedestrian experience within 
nodes.

Corridor 
DEVELOPMENT
The corridor development pattern begins with more 
intense commercial uses along a major roadway or 
primary corridor, connecting primary or secondary 
nodes, and transitions to less intense commercial 
development as you get farther from the primary 
corridor frontage. The corridor development 
pattern and uses generally transition to the 
surrounding area development within about 1/4 
mile from the primary corridor frontage. A corridor 
development pattern, once off the primary corridor, 
utilizes a network of local streets to provide access 
between the most intense uses along the primary 
corridor frontage and making connections to other 
uses not directly on the frontage, and ultimately 
beyond into the surrounding neighborhood or area 
development. Multi-modal infrastructure should be 
provided along corridors to facilitate connections 
and mobility choices between nodes.
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FIGuRE 2.5 - TYpICaL CORRIDOR & aREa paTTERNS IN a COMpLETE COMMuNITY FIGuRE 2.6 - TYpICaL CORRIDOR & aREa paTTERNS IN a MIXED-DENSITY COMpLETE NEIGHbORHOOD

Typical Corridor & Area patterns in A 
complete Community

Typical Corridor & Area patterns in A 
Mixed-density Complete Neighborhood
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Small-scale retail and services 
integrated into the residential 
areas. Cafes and daycares are 
examples of nonresidential uses 
that may be appropriate in this 
context. 

Sidewalk connectivity 
throughout.

Green spaces within 
a 10-minute walk of 
most homes.

Neighborhood commercial, 
along main corridors. 

Nonresidential uses that 
provide amenities to the 
neighborhood, such as 
green or gathering spaces.

Trail connections to neigh-
borhood destinations, such 
as parks. 

Homes fronting on streets 
with limited car traffic. 

Neighborhood through-streets 
encourage safety, slow driving 
speeds and sharing the roadway 
with other modes of mobility 
(such as bicycles). 

Neighborhood serving civic 
uses, such as branch libraries. 

Low-intensity vertical mixed-use development with 
office above retail at major intersections. Could be 
used to create “town center” type places.   

Low-intensity vertical mixed-
use with residential above retail 
located as minor intersections.  

Neighborhood retail and 
services located near the 
greatest density of residents. 

A diversity of small mul-
tifamily and attached 
single-family types of 
housing.  

Green spaces within 
a 10-minute walk of 
most homes.

Streets connecting residential 
to nonresidential uses cater to 
multi-modal users and provide 
residents increased accessibility 
to goods, services, jobs, and other 
opportunities.  

Sidewalk connectivity 
throughout.

Green spaces within a 10-min-
ute walk of most homes.
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STRATEGIES TO IMPLEMENT 
Mixed-use CATEGORIES 
Mixed-use developments may be a new product for many smaller but growing cities, and are becoming an 
increasingly popular project type with both developers and communities. The following recommendations 
are intended to assist the City in making the inclusion of mixed-use developments in McAllen be as smooth 
and successful as possible. 

ESTABLISH Mixed-use STANDARDS, 
PROCESSES, AND EXPECTATIONS 
The City’s regulatory tools will be used to execute the City’s vision for mixed-use developments. Following 
adoption of this Comprehensive Plan, a Steering Committee should be organized to establish guidelines 
and processes for mixed-use projects. These should then be incorporated into the City’s development 
standards. Building consensus around the City’s expectations for mixed-use developments can help build 
support for this type of development within the community and will set clear and consistent expectations 
for the development community on what the City wants to see for a mixed-use development. In order to 
achieve particularly strong, high quality design, McAllen should consider the use of density bonuses and 
similar regulatory incentives. 

SUPPORT PUBLIC AND PRIVATE 
PARTNERSHIPS 
Public-private partnerships (P3s) are an increasingly popular delivery model where a developer partners 
with a City or other public entity. Some of the most successful projects are built with trusting public-
private partnerships. 

In these projects, the City may play a major role in the planning and financing of a mixed-use project. The 
City can implement economic incentives to alleviate financial burden on the project, especially where 
utility relocation, construction of a public parking garage, sidewalk reconstruction, and/or the construction 
of other public amenities are required to leverage private capital. Economic development tools, such as 
Tax Increment Reinvestment Zones (TIRZ), can also be utilized to increase funding and reinvestment in 
a particular areas of the City. Public and private partnership are also critical in establishing new transit 
initiatives, such as micro-transit options. 

ADOPT A COMPLETE STREET POLICY 
Establish a comprehensive shared street network for pedestrians, cyclists and vehicles by creating and 
adopting a complete street policy. Complete streets are designed to enable safe access for all users, 
including pedestrians, bicyclists, motorists, and transit riders of all ages and abilities. Complete streets 
are context sensitive and there is no singular design prescription for complete streets. A complete street 
initiative should be implemented to redesign roadways in residential neighborhoods, mixed-use centers 
and commercial centers. Complete streets help bridge land use and mobility strategies, as land use and 
transportation significantly impact one another. In addition to the physical design of the streets, an 
important consideration is the context of development along the street frontages, as the activity (or lack 
thereof) can drastically alter the experience of users, most especially pedestrians.

FIGuRE 2.7 - TYpICaL NODE DEVELOpMENT paTTERNS

Typical Node development patterns
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Urban streetscapes 
with interesting and 
active frontages. 

Green spaces within a 10-min-
ute walk of most homes.

Neighborhood retail and services 
located near the residential uses. 

Civic uses as anchors 
and activity generators. 

High concentration of 
nonresidential de-
velopment at major 
intersections. 

Mid-intensity vertical 
mixed-use with residen-
tial above retail creates 
an active and vibrant 
urban environment. 

Streets connecting residential 
to nonresidential uses cater to 
multi-modal users and provide 
residents increased accessibili-
ty to goods, services, jobs, and 
other opportunities.  
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Neighborhoods, Downtown & Preservation
People, place, and cohesion are central to neighborhoods. McAllen’s neighborhoods have historically 
shaped the City and continue to contribute to the City’s health and vitality. Well-planned and functional 
neighborhoods are important to maintain the quality of life of the residents. The City aspires to create 
safe, walkable, vibrant, and sustainable neighborhoods as it plans for the future. Retail, commercial, and 
other employment centers provide jobs and the foundation for the economy, while residential areas are 
where people live, raise families, and invest. As the City continues to grow, McAllen neighborhoods are 
faced with ever-changing housing demand.

The neighborhoods in a city heavily influence a community’s character, which leaves an impression on 
residents and visitors through the development and maintenance of distinctive and attractive image-
making. 

The City’s identity is created amongst residents and the people that serve them—helping facilitate 
community pride. By implementing a variety of methods to help maintain and enhance community 
character, McAllen can set itself apart from other communities. A variety of design recommendations 
and guidelines can be implemented to ensure the City is leaving a positive impression on residents and 
visitors. 

The renaissance of the City’s Downtown core and creation of an Old Towne district can be two of the 
driving efforts that help to maintain and enhance the character of McAllen.

This chapter examines the existing conditions in McAllen neighborhoods and recommends strategies 
to ensure sustainable growth while enhancing the quality of life and livability of the neighborhoods. 
This includes ensuring the economic vitality of Downtown and preserving the City’s historic assets. The 
following sections provide an overview of guidelines to establish the community’s character and the best 
strategies to maintain, preserve and enhance them.

• Neighborhood and Housing Assessment

• Small Area Planning Framework Guidance

• Downtown

• Preservation and Design

What We’ve Heard: Neighborhoods, Downtown & 
Preservation

Key Takeaways
• Have a more diverse mix of housing 

types and more affordable housing.

• Downtown needs a revitalization and 
housing options.

• Housing affordability and displacement 
is a major concern.

• Mixed-used neighborhoods with mixed 
housing options.

• More assistance in housing upkeep.

• Showcase the rich history of McAllen.

• Balance revitalization with stabilization.

• Develop consistent signage and branding 
throughout the City.

“Debemos mostar la historia y origen de 
esta ciudad atravez de comercios , estilo 
de restaurantes, edificios culturales en el 
Downtown, realmente es triste ver nuestro 
Downtown cada día apagarse un poco.”

-Community Member

“In my opinion, more sustainable (less sprawling) 
development is always good (as unrealistic as 
it may be). as much as I would love to see the 
Downtown area be revitalized and for it to become 
a hub of activity for the City, I do worry for the 
potential gentrification this could cause.”

-Community Member

“Downtown more 
walkable and more dense 
so people can live there” 

-Community Member

“Las necesidades son de 
renovación que estén en 
mal estado las viviendas”

-Community Member

“Quality of life- benches, bike lanes, 
bike racks, accessible food markets 
around the residential homes 
specifically, low income homes.”

-Community Member
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Housing and Stability
McAllen’s current population is majority families with young children and mid-career adults, meaning that single-
family detached (SFD) homes will likely remain the housing product of choice for much of the population. It should 
be noted that single-family (SF) housing can take a variety of forms, and single-family attached (SFA) homes are 
increasingly emerging as a desirable housing alternative for many populations. There is also a significant population 
of retirees that winter in the City and consumer tastes are shifting based on a number of factors ranging from 
shrinking household sizes to a desire for lower maintenance levels. These factors contribute to a growing demand for 
alternative housing options that allow for greater flexibility and affordability. 

McAllen has below average housing prices for the State of Texas, but higher prices when compared to Hidalgo County. 
The City is in a good position to guide its new housing development, especially in the northern region, in a way that 
supports the long-term goals of the community and promotes neighborhood stability. The Introduction and Economic 
Resilience chapters discuss housing data in greater detail.

Single Family
68.3%

Small Multi Family
17.5%

Large Multi Family
9.8%

Mobile Home, RV, Boat, Van, etc. 
4.4%

4,125

22,747

18,249

5,136

1,529

FIGuRE 3.1 - uNIT MIX bY 
HOuSING STRuCTuRE TYpE

FIGuRE 3.2 - HOuSING uNITS buILT bY YEaR

$165,000
Median home value

$789
Median gross rent

Source: U.S. Census 2019: ACS 5-Year Estimates

*

*Includes SFA products, such as 
duplexes and townhomes. 
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Eventually, homes begin to show signs of aging and 
need more care to ensure they stay well maintained 
and safe. By analyzing housing conditions, the City 
can better understand the current state of housing 
in the City and where to direct revitalization 
efforts. “Map 3.1 - Neighborhood Assessment Map” 
identifies the general conditions of neighborhoods 
within McAllen. This assessment does not apply 
to every home, but rather the overall state 
of properties within the neighborhood. This 
assessment was performed by taking a visual 
inventory and considers housing condition, yard 
maintenance, and overall upkeep. The condition 
ratings generally correlate to the age of the homes 
in the neighborhood, which is typical for many 
cities.

The visual assessment determined that most of 
the housing within the City is in sound condition. 
Areas that may need minor maintenance include 
the core of the City surrounding Downtown and 
areas west of the airport. Just south of the airport 
lies a neighborhood that may need major repairs.

Sound

Neighborhoods within this category include 
predominately sound, quality housing. It also 
includes older areas in stable condition. Overall, 
this housing only needs to be sustained at its 
current condition to prevent or slow the aging 
process. However, the City should be proactive 
to maintain stability rather than complacent that 
these neighborhoods will sustain themselves.

Potential Minor Repairs 
Needed

This category includes neighborhoods that are 
beginning to show signs of wear and some neglect, 
but are generally in good condition. Physical 
structures are in sound condition, but minor 
exterior improvements may be appropriate, as well 
as incremental changes like duplex conversions and 
adding accessory dwellings. Overall, this housing 
could need some correcting of code violations and 
assistance for homeowners to make minor repairs 
to prevent further decline.

Potential Major Repairs 
Needed

This category includes neighborhoods that are in 
need of significant repair. These structures are 
typically in need of significant structural repair 
or have reached a state of deterioration where 
rehabilitation is not feasible. These areas are 
prime for infill development and redevelopment, 
where new housing units can be established that 
fit into the fabric of the existing neighborhood and 
provide a variety of safe housing choices.

Repair efforts will be important for McAllen 
because they provide a way to increase the 
population and support efforts toward revitalizing 
older areas of the City. Infill and redevelopment 
also reduce the infrastructure costs associated 
with new development because it is less expensive 
to provide connection to an existing line with 
capacity rather than constructing a new one.

Neighborhood & Housing Assessment

Topic of Interest: Range of Housing Choices
Diversity within housing is defined as variety in the housing type (e.g., single-family home, townhouse, 
duplex), size, and price point. While related to affordability, diversity also considers the specific 
preferences or needs of the household, which often varies by life stage. Housing unit type is an 
important characteristic to consider for cities to adequately understand housing challenges and 
issues facing their residents and workforce. A range in housing options is important to ensure the full 
life cycle of housing is available. Enabling residents to stay within the community throughout their 
lives, even as housing desires change, is an invaluable component of a city. Smaller starter homes, 
apartments, townhomes, and retirement housing are important to ensure adequate housing for young 
adults, families with children, empty-nesters and retirees. Additionally, a range of housing options 
combats inequality and provides housing for all income levels.
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Topic of Interest: VICIOUS VS VIRTUOUS CYCLES
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COMMUNITY
Community Stewardship 
One way community pride displays itself is in how residents 
and local businesses maintain their properties. This does 
not have to mean expensive updates, but can be small, 
simple acts that demonstrate care and stability. The City 
could create and distribute “Idea Books” to showcase ideas 
about how to improve curb appeal on a budget. Additionally, 
citywide cleanup days, whether sponsored by the City or a 
private entity, that focus on improving properties (fix fences, 
paint walls, fix roofs, update landscaping, etc.) are an easy 
and relatively inexpensive way to beautify the community. 
Since volunteers donate their time as in-kind, nonprofits 
and other organizations can maximize their efforts through 
partnerships that leverage each other’s resources. Cleanup 
programs might already exist as a grassroots initiative. Many 
cities seek to create or enhance such programs by coordinating 
with volunteers, school districts, local businesses, and faith-
based organizations. The City may consider furthering their  
participation in programs, such as Keep McAllen Beautiful, 
with other entities to help grow the size, reach, and impact of 
the program.

Leveraging School 
Districts
Although school districts operate separately from cities, both 
benefit from positive public perception and strong working 
relationships. There are several actions that McAllen can 
initiate to strengthen its relationship with the school district: 

• Promote McAllen-area schools through newsletters, local 
media channels, and social media. Pursue collaborative 
marketing between City, school district, and other 
entities such as the economic development community 
and local real estate agencies. 

• Support teachers by offering workforce housing 
options for teachers and paraprofessionals, including 
missing middle housing like townhomes, condominiums, 
duplexes, live-work units and patio homes. The City 
can collaborate with and encourage local landlords and 
property owners to offer discounted rates or promotions 
to school faculty and staff members so that a greater 
variety of housing options are attractive and accessible. 
In turn, teachers and other paraprofessionals can afford 
to live in the City they work in.
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While neighborhoods are changing constantly, it is easy for housing to 
become fixed in a vicious or virtuous cycle. The vicious cycle of urban 
decline includes a decline in quality of life, residents and businesses 
deserting, tax base shrinking, disinvestment, and a stagnate community 
that then creates an even greater decline in quality of life, and the 
cycle continues to spiral downward. The cycle may start at any point 
and continue until it is interrupted. 

Urban growth, on the other hand, is associated with a virtuous cycle 
which has more favorable results of improved quality of life, investment 
and reinvestment from residents and businesses, increased tax base, 
and increased public investment, which then enhances quality of 
life even more, and the cycle spirals upward. That is not to say that 
unchecked urban growth is the ultimate goal, as growth has its own 
issues that must be accounted for. These include, but are not limited to, 
sprawl, displacement, congestion, and greater strain on City resources. 
These are complex issues that take coordination from multiple City 
departments and partner agencies and organizations to address and 
plan for as they begin to promote and see the benefits of the urban 
growth cycle. The best outcome is a balanced, sustainable growth 

cycle that benefits both existing and new residents and businesses. 

In addition to the Neighborhood Assessment, which really only looks 
at the building stock, the City should identify neighborhoods that are 
or are at risk of becoming stuck in a vicious cycle and direct resources 
to prevent that cycle from taking hold, and doing so in partnership with 
the residents. Through engagement and stakeholder conversations, 
neighborhoods on the periphery of McAllen’s historic core have been 
identified as areas that could be at risk of becoming stuck in a vicious 
cycle and could be looked at more closely for future investments and 
partnerships. Some strategies to consider employing in neighborhoods 
that are in or at risk of urban decline include: direct rental assistance, 
home repair programs, greater access to jobs and educational 
programs, incentives to encourage small-scale investments and 
developments, land trusts or community development corporations, 
allowance and design/construction assistance for building ADUs 
(provides rental income or multi-generational living), and addressing 
affordability more holistically (inclusive of housing, transportation, 
food, healthcare, childcare, and utility costs).  
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Small Area Planning 
A small area plan (SAP) is a long-range plan - just like a comprehensive plan - applied to smaller areas of 
a city to allow stakeholders to address an area’s unique issues with tailored solutions. It is an aspirational 
community plan that defines a hyper-local vision for the future as property ownership and other conditions 
change over time. It enables the City to prioritize and coordinate capital projects and to set the stage for 
ensuing private investment.

With goals to enhance the quality of life and public safety, SAPs address elements of the built environment 
- housing, businesses, parks and open space, public improvements (e.g., flood control, water/sewer 
services), and the transportation network that connects them. SAPs also thoughtfully recommend ways 
to optimize public investments by integrating the built environment with the natural environment.

Social issues and related services cannot be directly addressed through the SAP; however, the small area 
plan can enable solutions to certain community issues through best practices of land use planning and 
design. For example, a plan may recommend locations in the public realm for sidewalk and streetlight 
improvements to increase public safety in the area or recommend increased landscape buffers to separate 
conflicting land uses. Implementing plan recommendations like these can result in improved public safety, 
more attractive business districts, and a higher quality of life for residents.

SAPs are intended to focus on smaller geographic areas so that stakeholders can tailor solutions to local 
issues. Defining a plan area boundary – the first step in the SAP process - must consider the actual size 
(in acres or square miles) as well as adjacent land uses, environmental issues, and the interests of nearby 
stakeholders.

“Small” refers to geographic extent as well as level of complexity. In terms of geography, a small area 
plan can cover as few as 10 acres or as many as thousands. However, larger geographic areas tend to 
generate levels of complexity that can dilute the key issues and render the plan as well as the planning 
process less effective than intended. Factors contributing to plan area complexity - numbers of properties 
and owners within the boundaries, the potential for multiple issues, and diverse stakeholder groups - can 
hinder the consensus-building nature of SAPs. Larger plan areas may include more public elements (i.e., 
streets, sidewalks, storm/sanitary sewers, parks, and open space) and associated issues that may be too 
expansive to resolve through a small area plan. Criteria for defining a SAP boundary can help stakeholder 
groups focus on key issues through a more manageable planning process.

Some of the issues McAllen faces that could be addressed via SAPs are:

• Identity and placemaking

• Connectivity and mobility

• Provision of and access to parks, civic spaces, public facilities and City services

• Increased density and mix of uses in a way that is compatible with existing housing

• Economic opportunities and access to jobs 

• Increased affordable housing and a variety of housing choices 

SAPs can help identify and address the specific needs for each neighborhood individually in ways that 
increase access and enhance unique identity. Adjacent, are listed some areas in McAllen where small area 
planning could be a useful tool.

The City may consider creation of Small Area Plan Task Force, or a separate task force focused on each 
small area, made up of Planning, Code Enforcement, and other relevant City departments. 

Community Policing 
Police service is an extremely important factor in assessing a community’s quality of life and vitality. 
Safety is often a prime consideration for people when deciding where to establish a home or business. 
The crime rate within McAllen is significantly lower than the state overall, however, an unfair stereotype 
remains that crime is high in the City due to its proximity to the Mexican border. 

A high crime rate (or perception of crime) can cause people to decide not to locate in a particular area. 
Conversely, a low crime rate can be an attractor for population growth and economic development. 
Because crime appears to be more of a perceived problem, the City’s efforts would be well spent focusing 
on community engagement, external marketing, and education. Currently, the McAllen Police Department 
has a number of engagement programs, though it is recommended that efforts be focused on directly 
engaging neighborhoods.

Community Resilience   
Resilience is the ability to withstand or recover from an impact and bounce back stronger than before.  
Impacts may be acute shocks: quick, unexpected and extreme events such as natural disasters or 
cyber attacks; or chronic stressors: long term, lingering issues that slowly grow until they finally push a 
community over the edge, such as poverty or environmental degradation. Resilience is complex and highly 
contextual, so it will mean something different to every community, organization and individual. Holistic 
resilience planning includes the traditional tasks of infrastructure hardening and emergency response 
preparations, plus the addition of strengthening community resilience. Community resilience focuses on 
addressing the underlying social and economic issues (health, housing, education, affordability, equity, 
trust, etc.) so that residents may be as strong as possible in the face of a shock or stressor. Outcomes of 
working toward greater community resilience are: 

• Communities with the means and ability to properly prepare themselves for emergency events.

• Self-sufficient communities where neighbors can care for each other while waiting for help to arrive 
and can assist in formal emergency response efforts.

• Residents who are engaged in the community and connected to each other, know their neighbors 
and who might need additional assistance during an emergency event.

• Impacts of shocks and stressors don’t compound on top of other health, social or economic hardships.

It is well documented that shocks and stressors impact low income and marginalized communities 
“first and worst”. This should be a primary consideration when formulating and implementing plans and 
programs focused on increasing community resilience. Community resilience is not a one-time thing, it is 
a daily, year-round effort! 
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areas to target for possible 
small area plans:

• Downtown & Old Towne 
specific area plans, with 
specific focus on the Main 
Street Corridor.   

• The US 83 Corridor, 
especially through the 
Downtown area 

• 10th Street Retail Corridor

• Underutilized lands around 
the La Plaza Mall and the 
Convention Center 

• Innovation Centers, as 
designated in the McAllen 
EDC (MEDC) Plan, could 
utilize the Old Civic Center 
area and underutilized land 
around the La Plaza Mall to 
support the MEDC plan. 

• The proposed Medical 
District around the new 
UTRGV campus, along the 
McColl Road Corridor, as 
called for in the MEDC plan. 

• Other unique heritage and 
historic areas 

Map 3.2 - Map OF pOTENTIaL SapS
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Preservation & 
Character
A community’s character leaves an impression on residents and 
visitors through the development and maintenance of distinctive 
and attractive image-making. The City’s identity is created by 
its residents and workers and the values and needs of these 
people in turn influence the physical and built environment. 
The character of the public realm can also serve as a physical 
reflection of the community’s values to visitors and instill pride 
among residents, increasing community stewardship. Character 
is also heavily impacted by historic assets within the City. By 
implementing a variety of methods to help maintain and enhance 
community character and identity, McAllen can set itself apart 
from other communities. 

While the word character can be broad and encompassing,  related 
to the built environment, character includes a variety of design 
recommendations and guidelines that can be implemented to 
allow the City to leave a positive impression on residents and 
visitors. Design recommendations and guidelines to help achieve 
community character include, but are not limited to:

• Urban design guidelines and streetscape enhancement 
programs

• Gateway installations

• Landscape enhancements

• Development standards

• Corridor aesthetic standards

McAllen’s Existing  
Assets
McAllen has a rich history that is showcased in many of its 
cultural assets. Cultural elements like historic sites, public art, 
and well-loved public open spaces promote education and the 
arts, and exemplify the character of the City. 

The Quinta Mazatlan is home to the World Birding Center. The 
Heritage Center is a museum for the history of McAllen and the 
Rio Grande Valley. The parks and trails system in McAllen is also 
an abundant resource, with the 2nd Street Hike and Bike trail that 
includes art installations and historic parks such as Archer Park. 
There are many opportunities in McAllen to better showcase 
other assets as well, including the Pump House redevelopment, 

the City’s local cuisine and food truck parks, unique shopping in 
Downtown and along 10th Street, and shows and events at the 
Conference and Performing Arts Centers.  

McAllen currently has a historic preservation plan that was 
adopted in 2009 along with design standards for the Las Palmas 
Landmark District and  17th Street Entertainment and Cultural 
Overlay District (ECOD). Updating this Plan and performing a 
new historic resources survey could help highlight these assets 
even more and better identify assets outside of these districts 
as well. The City lists the following as its historic preservation 
goals:

• Protect and enhance the landmarks and districts which 
represent distinctive elements of McAllen’s historic, 
architectural, and cultural heritage

• Foster civic pride in the accomplishments of the past

• Protect and enhance McAllen’s attractiveness to visitors 
and the support and stimulus to the economy thereby 
provided

• Ensure the harmonious, orderly, and efficient growth and 
development of the City of McAllen

• Promote economic prosperity and welfare of the 
community by encouraging the most appropriate use of 
such historic buildings and structures within the City, and

• Encourage stabilization, restoration, and improvements of 
such buildings

Tools of Preservation

The City may consider the following tools to assist in 
preservation efforts:

• Zoning Overlays

• Conservation Districts

• Historic Rehabilitation Incentives

• Direct Subsidies or Grants 

• Transfer of Development Rights (TDRs)

• Preservation Easements
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Map 3.3 - HISTORIC aREaS Map

Historic Areas
17th Street Entertainment and Cultural 
Overlay District (ECOD)

Las Palmas Local Landmark District
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Community Branding and Urban Design

GATEWAYS 

Gateways are features, landmarks or other 
streetscape elements that help to initiate an 
identity, orient visitors to an area and signify 
entrance to the City. Two distinct classes of 
gateway entries should be implemented to include 
regional gateways and local entry gateways. 

Regional gateways are large in scale and typically 
situated near regional highway systems. Most 
likely to be experienced from a vehicle, regional 
gateways are designed to be effective for 
drivers and passengers. Regional gateways are 
recommended along IH 2 and local entry gateways 
at vehicular scale are recommended east and west 
of Downtown on Business US 83, on 10th Street, 
and in Frontage Park.

Local gateways are located at secondary points 
into the City and are intended to create identity 
at the street level, these are experienced mostly 
by pedestrians but should also be recognizable by 
those in a vehicle. 

Both regional and local gateway features should be 
designed with a unified theme to enhance continuity 
and link elements together, creating a recognizable 
community identity. Additionally, gateways are an 
opportunity to incorporate beautification elements, 
such as enhanced landscaping and public art.

WAYFINDING 

Wayfinding signage helps motorists, cyclists, and 
pedestrians better navigate Downtown. There 
should be various versions of wayfinding signage 
that adjust in scale and content as applicable to 
the different users, whether they be in a car, on 
a bicycle, or on foot. For example, drivers may 
need simple signage to quickly point them to 
parking locations, while pedestrians may want 
more detailed signage pointing them towards local 
attractions. 

Gateways and wayfinding signage should be a part 
of a cohesive package of signage that is coordinated 
with the City’s logo and other branding and identity 
elements. 

A strong community image expressed through 
elements in the public realm lets people know 
when they have entered the City and reflects the 
values of the community. Branding and identity 
can create enjoyable experiences for people, 
leave a long-lasting positive impression in visitors’ 
memories and promote community cohesion by 
demonstrating the pride and stewardship the 
City holds for its public places. Branding should 
be unique and identifiable to the City of McAllen. 
Branding can include elements such as consistent 
use of distinctive materials or colors, a cohesive 
signage program, and a series of special distinctive 
places around the City. As the heart of the City, 
downtowns are generally the first place to start 
with community branding, setting the tone for the 
rest of the community.

Urban design is intricately connected to the 
health and vitality of a community, a quality-
built environment plays a vital role improving 
physical health and well-being. For example, a 
city with quality sidewalks that connect to major 
destinations throughout the City can encourage 
residents to be more physically active, both as 
a part of their daily lives and recreationally. The 
following items are basic urban design elements 
that can be incorporated in the City’s development 
code to govern the physical shape and development 
patterns that are desired for the City. 

Streetscapes

Streetscape design has a strong impact on both 
the first and lasting impression of visitors to an 
area. Design elements such as decorative pavers, 
street trees, consistent street furnishings, and 
planters help to create the character of an area 
and a comfortable and safe place for people to 
walk and gather. Streetscape design is especially 
important in a downtown, where people often go for 
fun, excitement, and to have unique experiences. 
While someone’s overall experience in Downtown 
can be based on a specific restaurant or event, it is 
also strongly impacted by the person’s experience 
walking through the area.
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URBAN DESIGN ELEMENTS 

The following are basic urban design elements that 
can be incorporated into the City’s development 
code to govern the physical shape and development 
pattern that is desired. This is especially applicable 
to commercial nodes in neighborhoods and mixed-
use areas as designated on the Future Land Use 
Plan. Some additional information related to 
pedestrian safety and complete streets is provided 
in the Transportation and Mobility chapter of this 
Plan. 

 STREET DESIGN 

For decades now, the design of City streets has 
centered around the automobile. The Transportation 
and Mobility chapter focuses on redefining streets 
as multi-functional spaces. Streets are an integral 
part of the public realm and often make up a 
large portion of public lands. As such, they should 
be designed to accommodate a range of users, 
including pedestrians, cyclists and cars. 

SIDEWALKS 

Sidewalks play a vital role in communities. They 
facilitate pedestrian safety, movement and access, 
promoting overall community connectivity and 
welfare. Safe, accessible and well-maintained 
sidewalks are a fundamental and necessary 
investment for cities, which have been found to 
enhance public health and maximize social capital. 
In residential settings sidewalks should ideally be 5 
to 7 feet wide, and 8 to 12 feet wide in commercial 
settings. The context of the area and the adjoining 
street type should determine the appropriate 
sidewalk width. It is critical that sidewalks provide 
enough width to accommodate the expected 
amount of pedestrian traffic, or else people 
might be pushed off the sidewalk into potentially 
dangerous situations. 

Lane Width 

The width allocated to lanes for motorists, bikes 
and parked cars is a crucial aspect of street design. 
Lane widths should be considered within the 
overall assemblage of the street. Narrower streets 
are typically recommended in a downtown or dense 
mixed-use area to reduce vehicle speed and create 
a more comfortable experience for pedestrians and 
cyclists.

Curb Extensions 

Curb extensions are a traffic calming measure 
primarily used to narrow roadways at crosswalks 
and extend the sidewalk for pedestrians crossing 
the street. Shortening the crossing distance 
improves pedestrian safety and visibility. Curb 
extensions may also be implemented to help 
allocate more space for street furniture in public 
spaces.

STREETSCAPES 

The streetscape is the combination of paving 
materials, trees, landscape, lighting and street 
furniture placed within the sidewalk or pedestrian 
zone, the area between the back of curb to 
the property line. Streetscapes help define a 
community’s aesthetic quality and identity as well 
as provide amenities that can make the experience 
of walking through an area more enjoyable. The 
more enjoyable a place is for pedestrians, the 
longer they tend to stay, the more connections 
they make and more businesses they frequent. 
Streetscaping elements are a critical component 
of the complete streets initiative, as they play a 
vital role in activating the public realm and making 
people feel safe in public spaces. 

Streetscape amenities should be determined by 
the context of the area and the adjoining street 
type. High quality streetscapes do not need to 
be expensive; cost and scale can be adjusted to 
available resources and context without sacrificing 
impact. In Texas, providing shade is one of the 
most important streetscape elements. McAllen 
identifies with its plethora of palm trees, which 
bring a great amount of distinct character to the 
City, however, the use of palms should be balanced 
with tree species along streetscapes that provide 
more shade. 

STREET Trees 

In Texas, providing shade is one of the most 
important streetscape elements. A non-shaded 
street can be rendered nearly unusable certain 
times of the year. Ideally, shade is provided by street 
trees of shade-tree species that are adapted to 
the climate and urban setting. Providing adequate 
soil volume is an important factor in determining 
the fate of street trees and ensuring they grow 
large enough to provide shade, today’s best 

practices suggest 1,000 cubic feet of soil volume 
is necessary to support a thriving street tree in an 
urban environment. Soil volume can be provided 
for in planting areas, tree well/pits, or underneath 
walking surfaces with the use of suspended pavers. 
Root barriers should be utilized as needed to 
ensure tree root are contained and do not damage 
adjacent infrastructure. Street trees are a common 
point of contention among City departments, but 
they bring so many benefits to a community that 
it is worth the time for staff to come together to 
find solutions to the implementation of street trees 
for their City. It may be worthwhile to convene a 
Right-of-Way Task Force, even temporarily, to work 
through issues like this. 

ACTIVATION 

Even the most well designed spaces will not be 
successful if they are not utilized and well loved by 
people. Planning for physical elements, contexts, 
and programming that encourage people to come 
to and stay in a public space is known as activation. 
Along activated streets, an emphasis should be 
placed on people-focused or pedestrian scale 
design. Allowing businesses to spill out into the 
right-of-way via sidewalk sales or outdoor dining 
areas, public art, tactical urbanism installations, 
and treatment of the building facades are all 
elements of activation. The next section on building 
form discusses this in more detail. 
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 BUILDING FORM 

The creation of good public spaces does not end at 
the boundary of the public right-of-way. The form 
of the surrounding buildings and the context they 
create for the public realm have an immense impact 
on the character of the space and its success in a 
community. Building form should also respond to 
the type of street environment and configuration 
that exists or is to be created over time. Street 
design and building form go hand-in-hand and must 
be aligned to create a harmonious and vibrant 
public realm. 

MASSING, HEIGHT AND SCALE 

The height, massing and scale of a building should 
be reasonably proportional to surrounding buildings 
and the streetscape so that they do not overpower 
the public realm. Buildings must be designed and 
sculpted to create a comfortable human scale 
experience in the public realm. The height, massing 
and scale of a building need to be balanced with 
the size of surrounding or adjacent open spaces. 
Buildings and the elements that contribute to their 
facades should have a proportion and scale that 
are welcoming for pedestrians. Considerations in 
massing include, but are not limited to, creating 
a sense of enclosure or openness, sunlight and 
shadows, reinforcing views, and wind patterns. 

BUILDING PLACEMENT 

For mixed-use, retail, commercial buildings, the 
building should be located at or near the front 
property line, in order to reinforce the streetscape 
and create a quality pedestrian experience. Many 
areas of McAllen are dominated by oversized 
parking lots in front of buildings, which creates 
an excellent opportunity for redevelopment using 
engaging liner buildings that can create this type 
of desired development. 

For residential uses, the building placement 
will depend on the type of residential building 
being proposed and the desired character of 
the neighborhood. Townhomes and multifamily 
buildings should be located at or near the property 
line to ensure the proper proportions are created 
for the public realm. Single-family dwellings should 
be set back 8-15 feet from the property line, close 
enough to engage the sidewalk but providing some 
buffer for the home. In existing neighborhoods, 

the current form may be preserved. The setback 
ensures there is growing space for trees and front 
entrance features, such as a porches. Encouraging 
structures to be located closer to the street 
reinforces the streetscape and creates a quality 
pedestrian environment.

BUILDING FACADE 

In conjunction with building massing, scale and 
placement, the building facade can be adorned 
with features that are inviting and contribute to the 
pedestrian experience and scale of the buildings. 
Long monotonous walls without windows or 
entrance features should be avoided. To ensure a 
quality public realm, entrances to the ground floor 
units, whether commercial or residential, should 
front the street. Building facades should feature 
architectural elements along the street such as 
main entrance features, balconies, porches, patios, 
awnings and light fixtures. Multifamily, townhomes 
and single-family dwellings should connect entry 
features to public sidewalks.

PARKING 

Parking is an inherent functional piece of most 
places. With downtowns in particular, there is often 
a perception that there is never enough parking. 
A more accurate statement is “there is never 
enough parking right in front of where I want to 
go”. Often there is plenty of parking within a 
reasonable walking distance but this is more of an 
issue of people feeling like that the walk is not safe, 
comfortable or interesting. Likewise, restricted 
use of private parking reduces overall parking 
efficiency and reduces the financial performance 
of Downtown. If there is truly not enough parking, 
this is an indication that Downtown is a bustling 
environment with people patronizing shops, 
restaurants, and businesses from morning to 
evening. 

In a downtown setting, good urban form tends to 
locate parking on-street or towards the fringe of 
the core in communal lots or structures, allowing 
focus to remain on pedestrian space and activity. 
Many cities have eliminated minimum parking ratios 
in downtown and core areas, and an increasing 
number have eliminated them citywide due to 
market tendencies to provide adequate parking 
due to pro forma and financing requirements.
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 Existing Urban Design Elements in McAllen
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Downtown
McAllen envisions an engaging and active future for Downtown. There is a desire for more diverse locally 
owned businesses, arts, culture, and programmed events, a public realm that is comfortable, safe, and 
welcoming to residents and visitors alike, and a variety of housing options catering to people in all stages 
of their life. A vibrant Downtown with these attributes can help to establish McAllen as a jewel in the Rio 
Grande Valley.  

With additional public and private investment, new and redeveloped sites and public spaces can be 
incrementally improved to achieve this vision over time. There are opportunities to upgrade and creatively 
reuse existing structures, improve public spaces and streets, develop new destinations, and encourage 
additional employment and residences Downtown. 

Strategies for Downtown cannot solely rely on capital improvement projects. Rather, the community 
must recognize market-based opportunities that can be implemented in the short-term. In order to 
successfully realize the community’s vision, it will require both public and private investments, projects, 
and partnerships. Projects should be implemented incrementally as the market warrants or as funding 
becomes available. McAllen should consider the creation of a standalone Downtown Master Plan.

Key Opportunities
• Food trucks and other local dining options 

• Activate frontages, especially around Archer 
Park

• A Business Improvement District or 
management district in the 17th Street area, 
to manage operations and impacts of a 
growing entertainment district

• Multiple redevelopment sites that could be 
used to add density, including large parking 
lots that can be redeveloped with structured 
parking and mixed uses

• Stronger overall pedestrian-oriented 
streetscapes and enhanced pedestrian 
experience 

• Pedestrian connections to a centralized 
mobility hub

• Upgrading the adjacent uses along 
Bicentennial Boulevard to improve first 
impressions coming from the airport 

• City Hall expansion and the potential to 
create civic spaces; especially given that the 
City Hall generates a good amount of foot 
traffic

Key Challenges
• Low occupancy in high rise commercial 

buildings 

• Code and safety issues in older buildings

• Excessive surface parking lots in certain 
areas

• Many shops in Downtown are smaller and 
tend to close early

• Lack of diversity in retail options

• Lack of awareness of what is offered in 
Downtown, especially among visitors 

• Foreign ownership of properties can lead to 
difficulties in making improvements

• Title issues are a barrier to acquisition and 
redevelopment of Downtown properties 

• The economics of Downtown don’t 
necessarily support density and structured 
parking, so there is need for a phased 
approach to density to realize and support 
the vision 

Public-Private Partnerships
A public-private partnership, also known as a P3 or PPP, is an agreement between a private company 
and a public body that allows for the public sector to transfer certain risks and responsibilities to 
the private sector. P3s, when structured properly, can provide an opportunity for communities to 
develop new facilities and infrastructure, which can be a catalyst for community development and 
redevelopment. The lack of public funding and the abundance of private capital has made P3 a popular 
tool for delivering public facilities and infrastructure. 

A well structured P3 shifts risk from the public sector to the private sector while focusing on 
allowing the construction activity to be executed by local contractors, subcontractors and vendors. 
A well structured P3 also allows municipalities to incorporate small and minority-owned business 
participation requirements that can be managed in a more transparent manner. The use of national 
resources partnered with the local workforce creates an inherent best value proposition for the 
community. When the construction dollars stay within the local community, these dollars can turn 
over six to seven times, creating a significant impact on the bottom line for the community.  

Two popular P3 delivery methods include design-build-finance (DBF) and design-build-finance-
operate-maintain (DBFOM). These delivery methods can be used to relieve significant burdens and 
risks from the public sector, especially when staff has limited bandwidth and/or technical resources 
to deliver facility projects efficiently. The traditional design-bid-build methodology has proven to be a 
time-consuming and often more costly method of delivering public projects. In addition, communities 
should be able to take advantage of tax-exempt financing as well as no upfront costs for attorney 
fees, program managers, site acquisition, architectural design, engineering, etc. P3s allow the private 
sector the ability to structure financing for essential facilities and infrastructure in a manner that 
does not require a pledge of full faith and credit from the public entity. When a public entity does not 
pledge its full faith and  credit, this can eliminate the requirement of a bond referendum and also 
reduces impact on the general obligation capacity of the community. 

A tax-exempt lease purchase agreement is a common structure used to deliver P3 projects quickly 
and efficiently. Under a tax-exempt lease purchase agreement, the private sector establishes a special 
purpose entity to hold the asset. At the end of the lease purchase term, which can be up to 30 years, 
the government purchases the asset for $1. Using a tax-exempt lease purchase agreement to fund 
a P3 project ensures that the private developer is working for a fixed fee and that the community 
is able to fund the project with the lowest cost of capital. Under this structure, essential facilities 
and infrastructure can typically be financed with semi-annual payments that are subject to annual 
appropriations and the availability of funds. Tax-exempt financing also offers long-term fixed rates, 
which are a much more attractive proposition than commercial bank financing.
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    Opportunities
1. Celebrate local cuisine; support food truck 

culture and pathways for these establishments 
to grow, potentially into brick-and-mortar 
spaces in Downtown. A food hall can be a 
natural growth opportunity from a food truck 
format.

2. Utilize parking lot liner buildings to activate 
edges. 

3. Half blocks are excellent redevelopment 
opportunities for allowing more density and 
residential in Downtown to support a more 
around-the-clock environment. 

4. Historic cemetery is an opportunity, given the 
number of important people buried there. 

5. Activate the frontages of Archer Park.

6. Redevelopment of the blocks between the 
existing Entertainment District and Retail 
District, which currently lack identity. 

7. Connectivity across Interstate 2 to connect 
Downtown with the activity south of the 
highway.

8. Investment in neighborhoods in the SW portion 
of Downtown that supports incremental 
redevelopment and organic increases in 
density. 

9. Boeye Reservoir redevelopment site, adjacent 
to Downtown. 

10. Entertainment District is a good opportunity 
for a Business Improvement District or other 
management district tool to address concerns 
like crime, cleanliness, etc.

11. Public-Private Partnership (P3) opportunity to 
realize redevelopment on the large City-owned 
surface parking lot; including structured 
parking, mixed-use buildings, and multifamily 
projects.

12. Pedestrian connections to a centralized 
Mobility Hub. 

13. School site redevelopment opportunity. 

14. Hotel/lodging opportunity.

Map 3.4 - DOWNTOWN OppORTuNITIES aND CONSTRaINTS Map
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15. Strong pedestrian-oriented streetscapes in 
the Entertainment District. 

16. Gateway redevelopment opportunity. 

17. Potential redevelopment sites. 

    Barriers
1. Older high-rise buildings with necessary 

deferred maintenance investment. 

2. Need more diversity in retail offerings. 

3. Low occupancy in existing commercial high-
rise buildings with excessive surface parking.

    Gateways
Gateway signage and aesthetic treatments at key 
entry point into Downtown/Old Towne create a 
sense of arrival. More information about gateways 
and signage has been provided previously in this 
chapter. 
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Map 3.5 - DOWNTOWN DISTRICTS Map

Entertainment District

The area surrounding South 17th Street has many 
bars, clubs and restaurants that make it a popular 
entertainment destination. This district is able to 
pull in visitors from all over the Rio Grand Valley. 
Currently the district is thriving, but there are 
some concerns about issues like cleanliness and 
crime. Creating a Business Improvement District 
or some other management district may provide 
the tools to remedy these problems. Improving 
the pedestrian experience to a pedestrian priority 
street would greatly benefit this district and 
promote safety for users.

Downtown Districts
Seven districts have been identified to strategically set redevelopment in Downtown into motion. These 
districts will help to change the perception of Downtown, and will ultimately encourage further development 
and investment in the area, which will include both public and private development projects. The general 
concepts here have been devised to create a stronger identity in Downtown, provide greater draw and 
connectivity to and within the area, and create opportunities for employment and community interaction. 
It is understood that as the market embraces these districts, small modifications will likely be made to 
the concepts and approaches. Overall, Downtown should seek to accommodate more residents living 
there and should provide services for these residents as well, such as grocery stores. Simply establishing 
these districts will not be enough to create a vibrant Downtown, physical elements will need to happen in 
conjunction with policies and programs. Downtown is also discussed in the Economics chapter. A stand-
alone Downtown Plan is a logical next step to provide additional detail for work related to this area. In the 
creation of a Downtown Plan, the City should work in partnership with Downtown businesses and property 
owners to produce a community vision and recommendations. 

Commerce District

The Commerce District encompasses the eastern 
edge of Downtown. The Chase Bank Tower 
dominates the northern section of this district.  
This district fronts 10th Street, making it a prime 
location for further business development. There 
is also opportunity for hotel or lodging uses in 
this area of Downtown. Within this district there 
are open half-blocks that could provide excellent 
redevelopment opportunities, particularly for 
residential or lodging uses that can help support 
businesses in Downtown with later hours.
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Retail District

Most of central Downtown is a part of the Retail 
District. There are already numerous businesses in 
this area, but the challenge is the lack of diversity 
in business type. Many of these businesses close 
early and because of this there is a lack of diversity 
in the types of visitor that are drawn to this area 
of Downtown. Diversifying the retail offerings, 
enhancing pedestrian connections to a mobility 
hub, and redevelopment of multiple prime sites 
in the area will go a long way in increasing the 
attraction of the area. 

Government District

The Government District includes the area 
surrounding City Hall in the southern portion of 
Downtown. This area also contains the Consulates 
for Mexico and Honduras. City Hall sees many 
visitors, making good pedestrian amenities a 
priority. Just south of City Hall there is a large 
parking lot that could be an excellent redevelopment 
opportunity. The space could contain structured 
parking and mixed-use or residential development. 
An expansion or major renovation of City Hall could 
serve as a good catalyst for this district. 

Mixed-Use Residential District

The southwest corner of Downtown is envisioned to 
be a Mixed-Use Residential District. Currently this 
area has the highest concentration of residential 
uses in Downtown. Increasing the availability of 
neighborhood amenities such as grocery stores 
here and throughout Downtown would make this 
district more desirable for people to choose to live 
in. Improved pedestrian connections to the rest of 
Downtown would also be necessary in this area. 
Redevelopment in this area should be incremental, 
organic, and compatible with existing residential 
homes. 

Archer Park District

The Archer Park District includes the areas 
surrounding the historic park, just north of the 
Downtown core. Renovating and modernizing 
the park and activating the frontages along is 
perimeter would relieve pressure on the northern 
residential transition portion of Main Street and 
celebrate even more this much beloved community 
space. Archer Park is also a prime area to embrace 
the food truck culture of the City.

Old Towne

Old Towne stretches from Downtown to Maple 
Avenue. It serves to complement the vibrant core 
located in Downtown, but is intended as a lower 
intensity area with commercial  and cultural uses 
that are compatible in scale, aesthetics, and use with 
the existing residential homes. Preserving historic 
homes is a priority in this district. An enjoyable 
and safe pedestrian experience is critical to the 
success of this area, providing easy connections to 
Downtown and providing a more residential feel for 
residents of the area. This is a prime location to 
invest in creating a sense of place and identity for 
the community. This area currently houses many 
art studios and galleries, and supporting these 
types of uses in the area should continue. Due to 
the mix of commercial and residential uses here, 
the City should ensure good ordinances are in place 
and enforced to address and prevent any nuisance 
issues.  
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Map 3.6 - STREETSCapES Map

Streetscape 
Priorities
The recommended streetscape tiers listed here 
demonstrate level of priority for upgrades or order 
of importance for investment, not necessarily the 
level of design. Refer to the street sections provided 
previously in this chapter and in the Transportation 
and Mobility chapter of this Plan for more detail on 
specific street design elements. 

First Tier Streetscapes

First tier corridors should be the first priority and 
have the highest level of aesthetic treatment and 
investment. Potential improvements include:

• Expanded sidewalks with brick pavers.

• Enhanced treatment at intersections and 
crosswalks (e.g., plantings, decorative 
crosswalks).

• Street trees to the maximum extent possible.

• Bulb-outs to shorten pedestrian crossing.

Second Tier Streetscapes

Second tier corridors should have special 
treatments and investment used in select areas. 
Potential improvements include:

• Expanded sidewalks.

• Street trees to the maximum extent possible.

• Enhanced treatment at intersections (e.g., 
brick pavers at corners) or to a lesser extent 
along the full length of the street.

Third Tier Streetscapes

Third tier corridors should have essential 
pedestrian amenities and special treatment in a 
few select areas. Potential improvements include:

• Consistent sidewalk connectivity.

• Street trees where possible.

• Enhanced treatment at intersections (e.g., 
brick pavers at corners) or to a lesser extent 
along the full length of the street.
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Downtown Streetscapes
Streetscape design has a strong impact on both the first and lasting impression of visitors to an area. 
Design elements such as decorative pavers, street trees, consistent street furnishings, and planters 
help to create the character of an area and a comfortable and safe place for people to walk and gather. 
Streetscape design is especially important in a downtown, where people often go for fun, excitement, and 
to have unique experiences. While someone’s overall experience in Downtown can be based on a specific 
restaurant or event, it is also strongly impacted by the person’s experience walking through the area. 

While sidewalk connectivity should be prioritized throughout all of Downtown McAllen, first, second, and 
third tier corridors have been identified for enhanced aesthetic treatment and investment (see Map 3.6). 
Three additional corridors, including Main Street, 10th Street, and Business US 83, have been recognized 
as especially vital components in re-energizing Downtown. The following pages outline specific strategies 
and recommendations for these three corridors.

Main Street

Main Street is envisioned to be a highly aesthetic 
and pedestrian-focused corridor that connects 
Downtown and Old Towne. 

Bicycle lanes are not shown in the conceptual 
section provided, as the space in this corridor is 
highly constrained (approx. 75 feet, two lanes, 
one-way) and bicycle infrastructure may be better 
served via other routes.

Improvements along Main Street could include:

• Enhancing the intersection of Main Street and 
US 83, especially in regards to pedestrian 
safety. This intersection would be a good 
location to prioritize safety over efficiency. 

• Implementing traffic calming strategies with 
target vehicle speeds of 20mph, at most (see 
the traffic calming toolbox provided in the 
Transportation and Mobility chapter). 

• Narrowing the roadway width via 10 to 11 
foot drive lanes and converting the existing 
angeled parking to parallel. If parallel is not 
desirable, some of the same impact can be 
achieved via bump-outs between angeled 
parking spaces, but the impact will not be as 
strong. For a showcase corridor such as Main 
Street, full implementation of the vision will 
be most successful.

• Providing an amenity zone of at least 7 
feet between the parking and sidewalk and 
installing continuous street trees, lighting, 
benches, etc. in this zone. 

FIGuRE 3.4 - CONCEpTuaL MaIN STREET SECTION
Created with Streetmix (https://streetmix.net/). Licensed under Creative Commons. 

• Providing enough soil volume to allow street 
trees to thrive. In a highly pedestrianized 
area, street trees are likely going to be 
planted in tree grates, structural soils or soil 
cells can extend under the sidewalk to provide 
additional soil volume. 

• Reserving a building frontage zone for 
activation, such as cafe seating or sidewalk 
sales (2 to 4 feet). 

• Providing a clear walking zone of at least 6 
feet between the amenity zone and building 
frontage zone. 

• Bump-outs at intersections can increase 
safety as well as provide an opportunity for 
enhanced aesthetics, such as plantings. 

• Provision of shade via street trees is the 
preferred strategy, however, in the case that 
street trees are not feasible in some locations, 
structural shade may also be provided. 
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10th Street

10th Street is designated in the FLUM as a major 
mixed-use corridor and will serves as a connection 
from Downtown to the rest of the City. The 
focus along this corridor should be multi-modal 
accessibility.  

Potential improvements include:

• Balancing the corridor from an auto-centric 
focus to one with enhanced multi-modal focus, 
including transit, bicycles and pedestrians. 

• Expanding sidewalks and bike lanes. 10th 
Street may be a good candidate for a two-way 
cycle track. The addition of a cycle track along 
this corridor is a long term vision that will 
take years to implement, will require overall 
changes to access management along the 
roadway to reduce conflicts, and in the end 
will likely result in a much different character 
for the corridor. 

• Enhanced treatment at intersections (e.g., 
plantings, decorative crosswalks). This should 
included safety prioritization for cyclists and 
pedestrians. 

FIGuRE 3.5 - CONCEpTuaL 10TH STREET SECTION
Created with Streetmix (https://streetmix.net/). Licensed under Creative Commons. 

Business US 83

US 83 is designated in the FLUM as a major 
mixed-use corridor. US 83 is the main route into 
Downtown McAllen, and therefore the focus 
along this corridor should be identity and first 
impressions. Investments should be focused on 
the portion of this corridor that passes between 
Downtown and Old Towne, approximately from 10th 
Street to Bicentennial Boulevard.   

Potential improvements include:

• Where it exists, remove the parking lane on 
the south side of the street. 

• Use of medians where feasible, 14-foot-wide 
medians can accommodate turn lanes at 
intersections. 

• Consider necking down the roadway to 11 foot 
lanes for the 8-block section between 10th 
street and Bicentennial Boulevard.  

• Expanded sidewalks on the south side of the 
street. Provide an expanded street tree and 
planting zone between the roadway and the 
sidewalk to enhance the buffer between the 
pedestrians and car traffic. 

• Enhanced treatment at intersections and 
crosswalks (e.g., plantings, decorative 

FIGuRE 3.6 - CONCEpTuaL uS 83 CORRIDOR SECTION
Created with Streetmix (https://streetmix.net/). Licensed under Creative Commons. 

crosswalks). Especially at intersections with 
pedestrianized corridors, such as Main Street 
and 10th Street. 

• Enhance the aesthetics of the railroad right-
of-way on the north side of the corridor to 
the maximum extent possible. The City may 
explore the use of the rail ROW for a trail 
connection, but this will require significant 
coordination with the railroad entity. 

• Implement branding and identity elements 
where feasible and appropriate, including 
public art and gateway signage. 

• Street trees to the maximum extent possible. 
Palms may be appropriate for use in medians, 
but shade species should be used along 
sidewalks.

• Use of medians where feasible, 14-foot-wide 
medians can accommodate turn lanes at 
intersections. 

• Utilization of bulb-outs to shorten pedestrian 
crossings at intersections. 
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Contextually sensitive design
There are some contextual situations that 
exist or will exist within McAllen that will 
create special characteristics of development. 
Determining where, when, and how these types 
of development are appropriate depends on 
the desired future characteristics for the area 
and how they align with the goals and intent of 
this Plan.  

The key to ensuring the success of the 
Downtown recommendations and the overall 
Plan is to implement them with sensitivity to 
the context of the existing neighborhood. In the 
Old Towne District, specifically, there are and 
will continue to be a mix of uses that can be 
seen as competing at times. Transitioning uses 
at mid-block rather than street frontages is 
one way to encourage a more seamless shift. 

The issue of enforcement is also a critical part 
of this conversation. Enforcing the nuisance 
ordinance could help reduce some of the 
aversion from residents about seemingly less 
desirable uses.

Infill Development & 
Redevelopment

Infill and redevelopment efforts will be important 
for McAllen because they provide a mechanism 
for population and density increases while 
supporting efforts of revitalizing older areas 
of the City. Infill and redevelopment can also 
reduce infrastructure costs associated with 
new development, as it is usually less expensive 
to provide a connection to an existing roadway 
or utility line, rather than constructing a new 
one. While infill is a commendable development 
practice, it must also be done in a manner that is 
compatible with the surrounding neighborhood. 
Higher intensity infill can be appropriate in the 
Mixed-Density Complete Neighborhood, Mixed-
Use Nodes, Employment Center, and Mixed-Use 
Corridor future land use categories. 

Neighborhood Centers

It can be beneficial for residents to have nodes 
of small-scale nonresidential uses within their 
neighborhoods, providing convenient access 
to goods and services nearby homes. However, 
it is important that these nonresidential uses 
are “good neighbors” to the surrounding 
residential areas. Neighborhood centers would 
be appropriate within Old Towne, Downtown and 
certain Complete Community areas that aim to 
meet the needs of residents in the immediate 
vicinity. Ideal neighborhood centers might 
include small retail shops and restaurants, 
services such as financial, legal, and insurance, 
small grocery or convenience stores, daycares, 
beauty salons, and medical offices. 
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Transportation Influences
Introduction 
Efficient and affordable transportation is key to building a socially and economically vibrant McAllen. This 
chapter highlights opportunities to meet the transportation needs of McAllen residents and visitors by 
expanding transportation options, enhancing access throughout the region, and creating a healthy, safe,  
and  fiscally sound transportation network for people and industry.

McAllen’s Evolving Ways                                   
of Getting Around 
Transportation networks have always been an important component of life in the City. McAllen flourished 
from its early access to the railroad. Increasingly, McAllen residents, visitors, and industries have access 
to local and regional roadway systems, transit service, air travel, and bikeway opportunities.

Now residents are demanding more freedom in how they get around. Nationwide market trends indicate 
that Gen Z, millennials, and baby-boomers want to live where they can reach places by bike or walking. 
Demands are increasing for transportation infrastructure that adds safe and affordable mobility options 
to the option of driving.

20.1 minutes
average daily commute time 
for Mcallen workers

19,688
average miles driven each year 
by Mcallen households

1.82
average number of cars per 
Mcallen household

$13,109
amount Mcallen households 
spend on transportation each 
year

FIGuRE 4.1 - HOuSEHOLD EXpENDITuRES aS % OF 
INCOME FOR aVERaGE MCaLLEN HOuSEHOLDS

32%
Housing

33%
Transportation

35%
Remaining budget
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Development 
Pattern 
Many of McAllen’s older neighborhoods and 
commercial districts are pedestrian-oriented with 
infrastructure design that makes them comfortable 
to walk in. Newer neighborhoods and commercial 
areas tend to be more difficult to navigate as a 
pedestrian, bicyclist, or transit user. Like many 
other cities, the built environment changed over 
decades to accommodate cars at the expense of 
other transportation options, with wider roads and 
traffic lanes, longer blocks and fewer connections, 
more prominent parking, and longer distances 
between buildings.

Transportation 
Safety 
Traffic fatalities are the leading cause of death for 
young people in McAllen and communities across 
Texas. Between 2015 and 2019, the metro area 
averaged 28,500 crashes (65 crashes per 100 
million vehicle miles traveled (VMT)), 88 fatalities 
(1 fatality per 100 million VMT), and 395 serious 
injuries (5 serious injuries per 100 million VMT) 
annually. While these numbers are high, they are 
slightly better than the State of Texas average. 
Studies increasingly point to design speeds of 
streets, rather than posted speeds, as the largest 
contributing factor to safety issues around 
mobility. Infrastructure design is a critical part 
of the solution for reducing automobile speeds, 
serious injuries, and fatalities.

Vision Zero is a key transportation planning 
concept. The goal of Vision Zero is to make the 
necessary infrastructure safety changes to work 
toward drastically reducing deaths and injuries 
from collisions. 

Street Trees 
McAllen is well-positioned to change its policies 
on street trees. Studies are conclusive about the 
ways street trees benefit cities. Street trees clean 
the air, filter stormwater, improve human physical 
and mental health, ameliorate impacts of heat 
island effect, and promote walkability by providing 
shade to pedestrians. Furthermore, when planted 

• Community members desire more options in the way they safely and comfortably travel throughout 
their City. In addition to driving, these options include walking, biking, and public transit. 

• When asked, “What ideas do you have that will make your community great to travel around in?”, 
community members were most interested in (3) public transit, (1) shared-use paths, and (2) 
traffic calming practices. 

• Residents expressed interest in expanding public transit options  that include Bike & Ride, Multi-
City Transit Destinations, and Bus-Only Lanes. Residents also expressed the need for additional 
transit stops near public institutions, such as healthcare, civic, and educational spaces. 

• Residents expressed interest in making streets more pedestrian-friendly by expanding shared-
use path and trail networks, providing more shade with street trees and awnings, providing more 
street amenities, and protection from moving traffic with physical buffers and barriers. Some 
residents also expressed interest in more roundabouts and/or traffic circles. 

What We’ve Heard: 
Transportation 

When residents of McAllen were asked 

“How do you get around?“:

• 91% of residents drive to their 
destination (work, shopping, school, parks 
& and trails)

When residents of McAllen were asked 

“How would you prefer 
to get there?”:

• 14% of residents want to drive to their 
destination

• 45% of residents want to walk to their 
destination

• 23% of residents want to bike to their 
destination

• 19% of residents want to ride transit to 
their destination

Key Takeaways

“More walkable 
streets with shade.”

-Community Member

“More protected trails 
that get people and kids 
safely to parks.”

-Community Member

“Decrease the wait time for 
bus routes to make them 
more attractive.”

-Community Member

between the curb and the sidewalk, they provide 
a barrier between people and moving vehicles. 
Many studies measuring the net financial impact of 
trees show that they are fiscally and economically 
positive investments.

When planted appropriately, street trees reduce 
long-term road maintenance infrastructure costs 
by providing shade that prolongs the life of the 
pavement. Shaded streets can save up to 60% of 
repaving costs.

To find consensus on street trees, staff may seek to 
convene a right-of-way task force as recommended 
in the Neighborhoods, Downtown, and Preservation 
chapter

Street tree canopies create a shaded “outdoor room” 

Increased 
Congestion 
With continued growth in McAllen, traffic 
congestion continues to increase on arterial 
roadways, particularly along commercial corridors 
or near commercial centers. Recent improvement 
projects have been constructed by TxDOT to 
address congestion on I-69 and I-2, including 
additional lane capacity and improvements to 
flyovers at I-2 and I-69. Strategies to address traffic 
congestion should include a multimodal approach 
with continued improvements to arterial roadways 
that include pedestrian, bicycle and mass transit 
enhancements and promote additional options for 
travel.
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Transportation 
and Public Health 
Health, transportation, and exercise are strongly 
correlated. Many communities along the U.S. - Mexico 
Border have higher rates of chronic diseases than 
other portions of the state, particularly regarding 
heart disease and diabetes. Approximately 33% of 
Hidalgo County residents suffer from high levels 
of cholesterol. The County’s population has higher 
rates of diabetes (11%) and obesity (38%) compared 
to the State of Texas (9% and 35%, respectively). 
These risk factors increase the likelihood of 
developing health problems, such as heart disease 
and stroke. Hidalgo County has comparable rates of 
death from heart disease but smaller rates of death 
from stroke compared to the State. Exercise rates 
among adults in the Rio Grande Valley region are 
the third lowest in Texas. 

The integration of pedestrian, bicycle, and mass 
transit facilities into roadways provides for strategic 
opportunities to address public health in the 
community. Roadways with easily accessible and 
low stress pedestrian and bicycle facilities provide 
residents with options for utilitarian exercise that 
can address public health. 

Roadway design standards that reduce vehicular 
speeds, provide buffers between vehicles and 
nonmotorized users, and separate pedestrian and 
bicycle facilities from travel lanes can promote 
a safe and comfortable environment for active 
transportation. Street trees along roadways are 
also a key component of street design to promote 
pedestrian and bicycle usage as trees provide an 
additional safety barrier from vehicular traffic and 
shade for residents during the hot summer months.

Equity in 
Transportation 
Transportation infrastructure and transit decisions 
strongly impact vulnerable residents, especially 
those with mobility issues, those who are unable 
to drive and low-income residents who cannot 
afford a vehicle. Nationwide, traffic fatalities 
disproportionately impact low-income residents. 
Low-income residents spend a greater proportion of 
their income on mobility and suffer from reliability 
issues and longer travel times. 

The Cost of 
Infrastructure 
With limited resources to construct and expand 
roadways, followed by continued inflationary 
pressures on materials associated with roadway 
construction, McAllen should continue collaborating 
with regional communities, stakeholders, and TxDOT 
on capital plan strategies, including development 
of a well connected network of sidewalks, bicycle 
lanes, and shared-use paths and trails that are 
accessible for all ages and abilities. 

Strategies for construction of roadways should 
include appropriate exactions for infrastructure 
that include pedestrian and bicycle options. McAllen 
should explore options to implement a strategic 
roadway impact fee program that can assist the 
City in roadway construction and improvements. 

Additionally, the City of McAllen should collaborate 
with the Rio Grande Valley MPO and TxDOT in a 
strategic approach to leveraging federal funding for 
roadway enhancements, bicycle lane construction, 
and trail development.

Transit 
The City of McAllen Transit Department was 
created in 2001 to manage the City’s International 
Transit Terminal Facility, Central Station. In January 
2005, the Transit Department began operating 
McAllen Express Transit (MET) operations. Metro 
McAllen operates multiple intracity bus routes, 
Micro McAllen, and a paratransit bus service. The 
bus system operates from the Downtown terminal 
facility that connects to international, national, 
regional and intracity destinations.

Great transit is key to reducing VMTs, expanding 
travel options, and supporting vulnerable 
residents. Transit is improved by making it faster, 
easier, more comfortable, and convenient. One 
opportunity to expand transit is by establishing 
bus rapid transit (BRT) routes, including dedicated 
bus-only lanes, within McAllen (north-south) and 
interjurisdictionally (east-west).

Air Travel 
McAllen is home to the McAllen International 
Airport (MFE). MFE was built in 1993, and 
expanded and remodeled in 2015. The airport 
ranks 120th nationwide by enplanements, above 
Valley International in Harlingen, and comparable 
to airports in Manchester, New Hampshire and 
Jackson, Mississippi. Enplanements at MFE grew by 
150% in 2021 (in part due to COVID restrictions), a 
substantial increase relative to its peers.

Freight 
Freight transportation is an essential part of urban 
transportation networks. The Rio Grande Valley’s 
multimodal freight network supported more than 
$22 billion in exports and $31 billion in imports 
in 2019, as well, as $37.4 billion in gross regional 
product (GRP). Approximately 1,000,000 trucks 
and 100,000 rail cars entered the Rio Grande 
Valley from Mexico, representing a 23% increase 
of inbound trucks and a 10% increase of inbound 
trains since 2010.

Municipalities around the U.S. are exploring 
innovative ways of providing adequate freight 
transportation without jeopardizing street safety 
and air quality, including providing suitable 
infrastructure along freight truck routes, ensuring 
that truck routes avoid neighborhoods and sensitive 
areas, and providing access to major roadway 
systems. The Rio Grande Valley is the only location 
in Texas with truck, rail, maritime, air, pipeline, and 
space activity.

TxDOT conducted a Regional Freight and Trade 
Transportation Plan in 2020. The plan addresses 
the binational and multimodal freight challenges 
and opportunities in the Rio Grande Valley.

Interjurisdictional 
Coordination 
The Rio Grande Valley Metropolitan Planning 
Organization (RGVMPO) was established in 2019 
and serves the Rio Grande Valley Metropolitan Area 
Boundary (RGVMAB). Continuing to coordinate 
with RGVMPO is key to building a successful 
transportation system in McAllen and the region.

The Growing 
Interconnectivity 
of the Region
The region is becoming increasingly interconnected 
and interdependent from an economic and 
transportation perspective. In 2002, the 
percentage of McAllen workers living and working 
in McAllen represented 28% of all inflow and 
outflow commuters. By 2019, that percentage 
decreased to 17%. 

Meanwhile, the fastest growing segment of 
commuters are those commuting into McAllen 
daily.

2002

2010

2019

FIGuRE 4.2 - COMMuTE paTTERNS IN MCaLLEN
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Bus Rapid Transit 
BRT on the U.S. - Mexico 
border Case study: El Paso

Growth and automobile-oriented development 
in the region around McAllen is increasing local 
and regional congestion, resulting not only 
in frustrating commutes but also impacting 
health and economic conditions. 

High-quality local and regional mass transit 
solutions will be critical to alleviate congestion 
and create improved access between 
McAllen and regional destinations. Bus rapid 
transit (BRT) has emerged as an important 
opportunity.

BRT is a bus system comparable to light rail 
that efficiently moves high volumes of people. 
A BRT differs from a traditional bus system by 
including features similar to a light rail. These 
features include:

• Dedicated bus-only lanes for all or 
portions of routes

• Elevated platform boarding

• Fare collection on station platforms

• Intersection treatments and traffic 
signal timing

BRT systems provide high quality service 
and operate more conveniently than regular 
bus service, while offering a comparable or 
superior experience to driving.

While BRTs operate similarly to light rail 
service, they offer more flexibility and tend to 
be less expensive to construct.

Similar to light rail, bus rapid transit systems 
operate most efficiently when communities 
coordinate land use planning to provide 
compact transit-oriented nodes around stops 
with a mix of housing, employment, and 
services.

Because of these benefits, BRT systems are 
becoming increasingly popular in both large 
and mid-sized metropolitan areas. 

El Paso, Texas currently has a bus rapid transit 
system, called Brio, with 51 miles  of service and 98 
stations. Established in 2014, El Paso’s BRT system 
includes five major corridors located on TxDOT 
right-of-way. The corridor includes bus-only lanes, 
signal prioritization, and 10-minute frequency 
during peak hours.  

There are several transfer centers that connect 
the five corridors, including the Downtown Transfer 
Center, Westside Transfer Center, Mission Valley 
Transfer Center, Northeast Transfer Center, and the 
Five Points Terminal.

El Paso’s BRT system was funded with a combination 
of FTA, TxDOT, and City of El Paso funding. 

Implementing BRT in McAllen
McAllen is strategically positioned in the Rio Grande Valley to develop a BRT system to serve 
residents of McAllen while providing critical connections to other transit systems within the 
region. Working with FTA, TxDOT, Rio Grande Valley MPO, and other stakeholders, the City of 
McAllen and Metro McAllen can begin planning and conducting feasibility studies to evaluate the 
effectiveness and impact to transit service in McAllen, particularly how a BRT system can tie 
into the existing fixed route network and paratransit service. 

Opportunities exist to develop BRT routes along key north-south and east-west corridors in 
McAllen that can connect to Downtown, the International Port-of-Entry, neighborhoods, and 
key commercial and employment areas. Long-term regional transit could provide convenient 
connections for McAllen residents to regional destinations.

El Paso’s BRIO BRT system.
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Safer, Greener Streets 
Complete Streets
Complete Streets is an approach to planning, 
designing, building, operating, and maintaining 
streets that enables safe access for all people who 
need to use them, including pedestrians, bicyclists, 
motorists, and transit riders of all ages and abilities.

While Complete Streets is a process and approach 
to street design, there is no singular design 
prescription for what makes a street complete. Each 
approach is unique and tailored to its community 
context. A complete street may include: sidewalks, 
bike lanes or shared-use paths, bus-only lanes, 
comfortable and accessible public transportation 
stops, safe intersections with high quality 
crosswalks, median islands, accessible pedestrian 
signals, curb extensions, narrower travel lanes, 
roundabouts, and other design elements.

Vision Zero
Many factors contribute to safe mobility including 
street design (and the design process), speeds, 
behaviors, and technology. Vision Zero is a strategy 
to eliminate traffic fatalities and severe injuries, 
while increasing safe, healthy, equitable mobility 
for all. Vision Zero departs from the status quo in 
two key ways:

First, it recognizes that people will sometimes 
make mistakes, so the road system and related 
policies should be designed to ensure those 
inevitable mistakes do not result in severe injuries 
or fatalities. Roadway designers and policymakers 
are expected to improve street infrastructure and 
other systems to lessen the severity of crashes.

Second, it uses a multidisciplinary approach that 
brings key stakeholders to the table to address 
traffic fatalities. Vision Zero sets clear goals to 
achieve the shared goal of zero fatalities and 
severe injuries.

Green Streets
Green streets address resiliency by providing 
sustainable stormwater management in the public 
right-of-way. Green streets may include elements 
such as bioretention and biofiltration planters and 
swales, and stormwater trees. These facilities are 
provided within the public right-of-way by being 
placed in curb extensions, transit stops, island 
buffers, and medians.

Case Study: El Paso. Adopted by the El Paso City 
Council in 2022, the City’s updated complete 
streets policy establishes new approaches to 
street redevelopment projects that includes a 
more representative cross-section of road users.

Vehicular speed correlates with the deadliness of crash 
injuries. By reducing vehicle speeds, cities can enhance 
the likelihood that a collision will not result in fatalities.

The Urban Street Stormwater 
Guide published by the National 
Association of City Transpor-
tation Officials (NACTO) is a 
blueprint for building green 
streets. McAllen should identify 
opportunity corridors to imple-
ment green streets and use the 
Urban Street Stormwater Guide 
to guide street construction 
and reconstruction.

Alleys
One of McAllen’s unique assets is its existing 
network of alleys. Alleys offer benefits such as 
reducing driveways and curb cuts, moving services 
and utilities to the rear of buildings, and enhancing 
the frontage of first floors. Alleys divert service 
vehicles and activities away from the principal 
roadways and associated pedestrian and bicycle 
activity. Alleys are especially important in small-
lot and townhouse developments because they 
eliminate front curb-cuts, driveways, and garages.
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Street Right-of-Way Components 
Vehicular Movement Space
Vehicular movement space consists of the 
travel lanes and turning lanes between on-street 
vehicular parking. While speed limits are posted 
on street signs, cities are increasingly recognizing 
the importance of the impact of lane widths on the 
driver’s speed limit decisions. Table 4.1 “Evidence-
Based Vehicular Lane Design Speeds” shows 
evidence-based vehicular lane design speeds.

In some cases there are medians and other traffic 
safety devices located in the middle of roads. Those 
devices can also include pedestrian refuges, trees 
and landscaping, and stormwater infiltration.

On most streets in McAllen, the majority of the 
street right-of-way width is dedicated to the 
movement of vehicles. By more evenly providing 
space for vehicles and other modes of travel, 
including bicyclists, pedestrians, and transit users, 

Roadside Space
Frontage Zone: Frontage zones are small privately 
controlled areas (2-to-3-feet wide) adjacent to 
building fronts and often include space for building 
facade articulation, social gatherings, temporary 
signs, open doors, and other business or residential 
uses.

Through Way: Through ways are the part of the 
sidewalk where pedestrian movement takes place. 
On side streets, that could be as little as 5 to 6 feet, 
while in heavier trafficked areas the width could be 
substantially higher.

Edge Zone: Edge zones accommodate space for a 
variety of stationary facilities and activities. This 
accommodates pedestrian-oriented street lighting, 
bicycle parking, benches, outdoor restaurant 
seating, street trees, public art, stormwater 
infiltration, and utility boxes. The edge zone may 
abut the street curb or a bicycle lane.

Source: NACTO Source: NACTO

Design Speed Travel Lane Width

20-25 mph 9 feet

25-35 mph 10 feet

25-35 mph 11 feet

Above 35 mph 12 feet

TabLE 4.1 - EVIDENCE-baSED VEHICuLaR LaNE 
DESIGN SpEEDS

bicycle Lane: Cycle lanes are best located above 
the curb to minimize conflicts with both pedestrians 
and vehicles. Ideally there is a buffer of 2 to 3 
feet between the cycle lane and on-street parallel 
parking to avoid potential collisions with opening 
doors.

parking Lane: While some may consider the parallel 
parking lane part of vehicular movement space, it 
is also an important part of roadside space. Parallel 
parking provides a vehicular barrier between 
moving vehicles and other road users. Parking lanes 
are also spaces that can accommodate other types 
of facilities, including temporary or permanent 
curb extenders for parklets or restaurant seating, 
curb bump-outs or chokers for pedestrian crossing, 
seating for transit-riders, loading and unloading 
(unless such activity occurs in a rear alley), 
stormwater infiltration, and street trees.

Frontage Zone
Through Way Edge Zone bicycle Lane

McAllen can expand the safety and comfort of more 
modes of transportation.

FIGuRE 4.3 - NaCTO VEHICuLaR MOVEMENT SpaCE DIaGRaM FIGuRE 4.4 - NaCTO ROaDSIDE SpaCE DIaGRaM
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Retrofit Design Opportunities Correlated Opportunities
General 

Cost

Road Diet
Reduce number of lanes or 

reduce land widths
Bury overhead wires, Add 
stormwater best practices

$$$

Lane width reduction
“Right-size” lane widths for 

safer streets
Add protected bicycle lanes, on-
street parking, other amenities

$

Street trees 
In parkway, swale, or tree 

well adjacent to curb
Reduce heat island effect in 

neighborhoods
$

Connect street stubs
Capture street connections 

in new developments
Potentially provide connections 

for non-auto modes
$$$

Construct rear alley
Take advantage of 

commercial redevelopment
Eliminate vehicular driveway 

access from arterials
$$

Street repaving/
restriping

Reduce lane widths, add on-
street parking and bike lanes

Reduce travel lane speeds $$

TabLE 4.2 - STREET RETROFIT OppORTuNITIES

Vehicular Movement Space

Roadside Space

All Ages, All Abilities 
Transportation infrastructure design should meet the 
needs of a representational cross-section of McAllen’s 
residential population. Everyone needs to get around, 
and should be able to move between destinations 
regardless of age or ability.

Many existing transportation infrastructure designs 
exclude most people who might otherwise be able 
to get around, even without the means or ability to 
use a private vehicle. Those excluded groups most 
frequently include:

• School-age children - Each year fewer children 
walk or bike to school, as transportation 
networks become increasingly dangerous and 
hostile to non-drivers. 

• Seniors - As aging residents lose their ability 
to drive, they increasingly benefit from having 
alternative ways of freely getting around.

• Low income residents - Not everyone has the 
financial means to own and maintain a car. 
These residents would benefit from other safe, 
convenient options.

• people with disabilities - Some disabilities 
prevent people from being able to drive 
and necessitate infrastructure design that 
accommodates each disability.

• parents - Parents often struggle with moving 
their children around quickly, safely, and 
conveniently. High-speed roads and dangerous 
intersections are too risky, while intentional 
intersection designs and protected barriers 
between road users can expand options.

• Other vulnerable populations - Low income 
residents suffer disproportionately from 
collisions and are a key stakeholder in the 
infrastructure design process.

Much of McAllen’s cycle infrastructure favors 
confident riders, who tend to be healthy adults, which 
is the group that tends to already have access to 
vehicles. New transportation infrastructure design 
should identify users, and potential users, of non-auto 
infrastructure in keeping with both network goals and 
the potential to broaden the bicycling user base.

Street Right-of-way Ratios
A balanced ratio of street right-of-way components, including vehicular movement space (travel lanes, 
turning lanes, etc.) and roadside space (sidewalks, street trees, bicycle lanes, etc.) is a key principle of 
McAllen’s Future Thoroughfare Plan.

Street Retrofit Opportunities
The table below provides potential street retrofits that can enhance the safety of streets and help to 
expand safe travel options for residents.

FIGuRE 4.5 - baLaNCING STREET RIGHT-OF-WaY COMpONENTS
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Thoroughfare Plan
McAllen’s Thoroughfare Plan determines the 
location and character of future thoroughfares. 
It also considers improvements or expansions to 
existing streets and the location of future roadways 
based on anticipated and planned growth patterns.

Traditionally, Thoroughfare Plans in many 
communities have classified different types of 
roadways based solely on function. The McAllen 
Thoroughfare Plan expands beyond roadway 
function and emphasizes the design of streets 
based on the context of the intended surrounding 
built-environment. Thus, this Plan emphasizes the 
integral connection between the public and private 
realms, improving the link between buildings and 
streets. The City should seek to limit new right-
of-way dedication (with the exception of creating 
wider sidewalks, plazas, and pedestrian spaces) 
in infill development, redevelopment, and street 
reconstruction projects.

Street Context 
Areas
Street Context Areas distinguish different street 
designs applied based upon existing or planned 
transition to an intended development pattern. The 
Street Context Areas include:

• Type 1 Street Context Area

• Type 2 Street Context Area

• Type 3 Street Context Area

The street context areas are described further on 
the following pages. 

Looking northward on S Bicentennial Boulevard. 

Type 1 Street Area - Magenta

Type 2 Street Area - Yellow

Type 3 Street Area - Green

Note: This map depicts street 
type areas conceptually. McAllen’s 
established and urbanizing 
areas fall within Type 1 areas. 
Type 2 areas generally depict 
existing auto-oriented streets 
and corridors. As the City grows 
outward and annexes more 
land, the Type 1 area will expand 
outward. 

Map 4.1 - STREET CONTEXT aREaS
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Type 1 Streets 
Type 1 Streets should be designed and redesigned 
to provide safe and comfortable transportation 
options to a variety of travelers. The proportion of 
the right-of-way width dedicated to non-vehicular 
transportation infrastructure should equal a 
minimum 50% of the total width.

Type 1 Street Retrofit Opportunities

Future Land Use 
Categories

• Complete Communities

• Mixed-density Complete Communities

• Mixed-use Commercial Nodes

• Old Towne, Downtown

• Street right-of-way widths should be 
divided equally between roadside space 
and vehicular movement space with 50% 
of the width allocated for roadside space

• Incorporate components of active 
roadsides for public gathering and 
activity in areas where pedestrian activity 
is expected

• Plant shade trees adjacent to the curb 
every 30 feet

• Frame the street with buildings, 
transparent and permeable first floor 
frontages

• Convert diagonal parking to parallel 
parking

• Move utilities underground or to rear 
alleys

• Consider the following above-curb 
improvements: bike lane, restaurant 
seating, bicycle parking, and public art

• Maximize street interconnectivity with 
emphasis on small block size

• Locate vehicular parking behind buildings

• Intersection curb radii of 5 to 15%

Street Component Arterial Collector Local

Street Characteristics

Desired Spacing 0.5 - 1 mile 660 - 2,000 feet Up to 660 feet

Community 
Relationship

Defines neighborhood 
and district edges

Provides access across 
neighborhoods

Defines neighborhood 
experience

Design Speed 35 MPH 25-35 MPH 15-25 MPH

Traffic Volumes 7,000 - 27,000 1,100 - 6,300 80 - 700

Street Design Elements

Number of Travel Lanes 4 2 1 - 2

Lane width 10.5 ft (11 ft outer lane) 10.5 - 11 ft 9 ft

Medians Where widths permit Limited Limited

On-Street Parking Parallel Parallel Parallel

Curb & Gutter Yes Yes Yes

Sidewalk 10 - 20 ft 8 - 15 ft 6 ft

Bike Facility Physically protected Protected or separated On-street

Street Trees Tree well Parkway or tree well Parkway

Medians Optional Minimally used Discouraged

Rear alleys Encouraged Encouraged Encouraged

TabLE 4.3 - TYpE 1 STREETS
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Type 2 Streets 
Type 2 Streets are generally designed primarily 
for automobile use within existing automobile-
oriented land use contexts. There are opportunities 
for short- and long-term retrofits to enhance safety 
along these corridors and at intersections.

The proportion of the right-of-way width dedicated 
to non-vehicular transportation infrastructure 
should equal a minimum 30% of the total width.

Type 2 Street Retrofit Opportunities

Future Land Use 
Categories

• Regional Commercial

• Industrial

• Enhance intersection designs and street 
crossings to improve bike, pedestrian, and 
driver safety

• Slow traffic, narrow lanes and street 
widths, and enhance non-auto 
infrastructure around schools and other 
activity centers

• Street right-of-way widths should provide 
a minimum 30% of the width allocated for 
non-automobile space

• Incorporate hike-bike trails where feasible

• Plant street trees adjacent to the curb 
where appropriate

• Maximize street interconnectivity with 
emphasis on small block size in retrofits

• Intersection curb radii of 5 - 15%

Street Component Arterial Collector Local

Street Characteristics

Desired Spacing One mile 800 - 3,000 feet Up to 800 feet

Community 
Relationship

Defines neighborhood 
and district edges

Provides access across 
neighborhoods

Defines neighborhood 
experience

Design Speed 35 MPH 25-35 MPH 15-25 MPH

Traffic Volumes 10,000 - 50,000 1,000 - 15,000 80 - 700

Street Design Elements

Number of Travel Lanes 4 2 1 - 2

Lane width 11 ft (12 ft outer lane) 11.5 ft 9 - 10 ft

Medians Encouraged, With trees Where widths permit Limited

On-Street Parking Parallel in retrofit Parallel Parallel

Curb & Gutter Yes Yes Yes

Sidewalk 5 - 12 ft 5 - 12 ft 5 - 6 ft

Bike Facility Multi-use path Multi-use path On-street, shared

Street Trees Parkway or tree well Parkway or tree well Parkway

Medians Optional Minimally used Discouraged

Rear alleys Consider in retrofits Consider in retrofits Where feasible

TabLE 4.4 - TYpE 2 STREETS
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Type 3 Streets 
Type 3 Streets are located in rural areas with existing 
open space, farmland, and rural neighborhoods. 
Roads generally do not have curb and gutter. These 
represent areas that may transition in the future. 
Minimal roadway improvements are expected 
in these areas. Where feasible, there may be 
opportunities for trails or road shoulders that can 
accommodate cyclists and joggers. Where future 
development pressures encroach on these areas, 
the Type 1 streets should apply.

Type 3 Street Retrofit Opportunities

Future Land Use 
Categories

• Conservation Development

• Street rights-of-way should include shoulders and/or adjacent 
trails to accommodate multiple modes of travel

• Include stormwater swales where appropriate

• Plant trees and other types of landscaping in targeted 
locations and at key gateways

• Any proposed roadway construction in areas designated as 
Type 3 roadway areas should be evaluated based on further 
study of the probability of future annexation, the need for 
connectivity to the existing roadway network and return on 
the City’s investment (ROI).

Street Component Arterial Collector Local

Street Characteristics

Desired Spacing One mile 660 - 2,000 feet Up to 660 feet

Community 
Relationship

Defines edge of large 
land tracts

Defines edge of large 
land tracts

Provides residential 
access

Design Speed 35 - 55 MPH 25 - 45 MPH 15 - 25 MPH

Traffic Volumes 300 - 3,000 300 - 3,000 15 - 400

Street Design Elements

Number of Travel Lanes 2 2 1 - 2

Lane width 12 ft 12 ft 9 - 11 ft

Medians Where widths permit Limited Limited

On-Street Parking None None Allowed

Curb & Gutter None None None

Sidewalk 5 - 8 ft 5 - 8 ft 6 ft

Bike Facility Trail, shoulder Trail, shoulder On-street

Street Trees Gateways Gateways Where desired

Medians None None None

Rear alleys None None None

TabLE 4.5 - TYpE 3 STREETS
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Future Thoroughfare Map
The McAllen Future Thoroughfare Map depicts where roadway extensions or new roadways are needed to 
accommodate the City’s anticipated growth. This map represents the recommended future thoroughfare 
network for the City of McAllen. The City should work with the Rio Grande Valley MPO to update the 
region’s thoroughfare map to match the recommended changes in this document.

Principles
The Future Thoroughfare Map follows four key principles:

• The functional classification scheme follows a hierarchy of roadways. This Plan carries that concept 
forward, while enhancing design elements that encourage safe multimodal transportation options.

• Street Type Areas are used to enhance the vital connection between land use and transportation.

• Interconnectivity is key to being able to accommodate vehicular traffic, slow traffic in appropriate 
places to enhance safety, provide more travel routes, and promote more safe and comfortable travel 
options. Local streets and alleys are another critical element of connectivity.

• Considering a balanced ratio of Street Right-of-Way Components, including vehicular movement 
space (travel lanes, turning lanes, etc.) and roadside space (sidewalks, street trees, bicycle lanes, 
etc.) is a key principle of McAllen’s Future Thoroughfare Map.

• New infrastructure designs, amenities, and proportions seek to meaningfully and realistically expand 
safe and comfortable travel choices. 

Using the Future Thoroughfare Map
The placement of proposed thoroughfares on the map is conceptual - representing general location. As 
growth continues, new development may warrant the identification and development of thoroughfares 
that are not depicted on the Future Thoroughfare Map.

• Spacing: While the map guides the general location of future roads, the spacing of thoroughfares is 
dictated through the spacing described in the Street Types tables. Where proposed as a thoroughfare, 
future development may need additional roadways not indicated in the map in accordance with the 
desired spacing.

• Local streets: Local streets are not shown on the Future Thoroughfare Map. In addition to the Street 
Types tables, the City requires new local streets and street improvements in accordance with its 
zoning and subdivision regulations, manuals, plans, and any other standards and agreements.

Relationship with other Transportation 
Plans
When the City of McAllen enacts updates and changes to its thoroughfare plan, those updates are shared 
with the Rio Grande Valley MPO.

Changing and amending the map
As circumstances change and development and redevelopment occurs, there may be instances where the 
City seeks to make an amendment to the Future Thoroughfare Map. Similar to amendments to the Future 
Land Use Map, proposed map amendments to the Future Thoroughfare Map should be approved by City 
Commission - subject to coordination with the Rio Grande Valley MPO. Map 4.2 - FuTuRE THOROuGHFaRE Map
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Design Standards
These street design standards generally apply to new street construction. Reconstruction of 
existing streets should be guided by the Street Context Areas and Street Types 1 through 3, 
presented previously. 

Travel lanes 4 lanes - 12 ft wide

Median Yes - 14 ft for turning lanes, landscaping, pedestrian refuges

On-street parking No

Bicycle lane Above the curb multi-use path (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 8-10 ft with parkways (includes 5 ft asphalt bike 
path)

High Speed Arterial

Principal Arterial

Minor Arterial

Collector

Travel lanes 4 lanes - 11 ft wide (12 ft wide outer lane)

Median Yes - 14 ft for turning lanes, landscaping, pedestrian refuges

On-street parking Yes - 8 ft wide

Bicycle lane Above the curb (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

Travel lanes 2 lanes - 11 ft wide

Median Yes - 14 ft for turning lanes, landscaping, pedestrian refuges

On-street parking Yes - 7-8 ft wide

Bicycle lane Above the curb (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

Travel lanes 4 lanes - 11 ft wide

Median No

On-street parking Yes - 8 ft wide; framed by street corner sidewalk bulb-outs

Bicycle lane Above the curb (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

FIGuRE 4.6 - STREET SECTION - HIGH SpEED aRTERIaL

FIGuRE 4.7 - STREET SECTION - pRINCIpaL aRTERIaL

FIGuRE 4.8 - STREET SECTION - MINOR aRTERIaL

FIGuRE 4.9 - STREET SECTION - COLLECTOR
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Parkway

Green Street (arterial, collector, or local)

Local 1

Local 2 

Travel lanes 2 - 4 lanes - 11 ft wide

Median Yes - with two rows of trees, multi-use trail, pedestrian amenities

On-street parking Yes - 7 - 8 ft wide

Bicycle lane Above the curb (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

Pavement width 32 ft

Median No

On-street parking Yes - both sides

Bicycle lane No

Street tree In 5-7 ft parkway, spaced at 30 ft intervals

Sidewalk 5 - 6 ft wide

Travel lanes 2 - 4 lanes - 9 - 11 ft wide

Median Yes - wide enough for water infiltration system and xeriscaping

On-street parking Optional - 7 - 8 ft wide (ideally permeable surface), stormwater curb extensions

Bicycle lane On-street with physical protection with floating island planters or above the 
curb

Street tree In 8 - 16 ft in biofiltration planter or swale, use Urban Street Stormwater Guide

Sidewalk 6 - 12 ft wide

Pavement width 28 ft

Median No

On-street parking Yes - 7 - 8 ft wide

Bicycle lane No

Street tree In 5 - 7 ft parkway, spaced at 30 ft intervals

Sidewalk 5 - 6 ft wide

Alley

Local 3 (commercial)

Paved width Residential: 12 ft; Commercial: 14 ft

Total right-of-way width Residential: 16 ft; Commercial: 18 ft

Pavement width 32 - 38 ft

Median Optional

On-street parking Yes - 7 - 8 ft wide

Bicycle lane Above the curb (see sidewalk) or on-street with physical separation

Street tree In tree wells, spaced at 30 ft intervals

Sidewalk 12 - 15 ft wide with tree wells or 8 - 10 ft with parkways

FIGuRE 4.10 - STREET SECTION - paRKWaY

FIGuRE 4.11 - STREET SECTION - GREEN STREET

FIGuRE 4.12 - STREET SECTION - aLLEY

FIGuRE 4.13 - STREET SECTION - LOCaL 1

FIGuRE 4.14 - STREET SECTION - LOCaL 2

FIGuRE 4.15 - STREET SECTION - LOCaL 3
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Alternative Design
These street design standards generally apply to new street construction. Reconstruction of 
existing streets should be guided by the Street Context Areas and Street Types 1 through 3, 
presented previously. 

Travel lanes 2 bus-only center lanes, separated from 2 - 4 outer lanes

Median Yes - wide medians between bus-only lanes, with stations and pedestrian 
refuges

On-street parking No

Bicycle lane Above the curb multi-use path (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 8 - 10 ft with parkways (includes 5 ft asphalt bike 
path)

Center Bus-Only Lanes

Side Bus-Only Lanes

Side Bus Only Lanes - No Median

Collector with On-Street Bike Lane

Travel lanes 4 - 6 lanes - 11 ft wide (12 ft wide outer bus-only lane)

Median Yes - For turning lanes, landscaping, pedestrian refuges

On-street parking No

Bicycle lane Above the curb (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

Travel lanes 2 lanes - 11 ft wide

Median Yes - For turning lanes, landscaping, pedestrian refuges

On-street parking No

Bicycle lane On-street with physical barrier

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

Travel lanes 4 lanes - 11 ft wide

Median No

On-street parking No

Bicycle lane Above the curb (see sidewalk)

Street tree In tree wells or minimum 6 ft parkway, spaced at 30 ft intervals

Sidewalk 15 ft wide with tree wells or 10 ft with parkways (includes 5 ft asphalt bike 
path)

FIGuRE 4.16 - STREET SECTION - CENTER buS LaNES

FIGuRE 4.17 - STREET SECTION - SIDE buS LaNES

FIGuRE 4.18 - STREET SECTION - SIDE buS LaNES, NO MEDIaN

FIGuRE 4.19 - STREET SECTION - COLLECTOR WITH bIKE LaNES
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Toolboxes
Traffic Calming
The selection of traffic calming features below illustrates strategies proven to encourage lower vehicle 
speeds, improve travel safety, and enhance non-automotive travel.

Safe Intersections
Intersections are frequent locations of collisions between cars and between cars and other transportation 
modes. Below are some strategies for improving intersection safety.

BEFORE

AFTER

Source: NACTO

Source: NACTO

1

1

2

3

4

5

2

3

4

5

Wide, well-marked, and maintained crosswalks 
are critical at intersections to provide for safe 
pedestrian crossings.

ADA-compliant ramps enhance pedestrian 
safety and visibility and provide for walkers and 
rollers of multiple generations and abilities.

Curb radii should be reduced to 5 - 15 degrees 
to shorten the distance for crossing pedestrians 
and slow down turning vehicles.

Bulb-outs slow vehicles as they approach 
the intersection and shorten safe crossing 
distances for pedestrians.

Street trees, on-street parking, and pedestrian-
scaled lighting provide a design indication that 
the street is a space for multiple types of users.

On-street parallel parking

On street parallel parking 
slows traffic and provides 
a barrier between moving 
vehicles and pedestrians.

pedestrian Island

Pedestrian islands encourage 
drivers to slow in anticipation 
of pedestrians and offer a 
refuge for people crossing the 
street.

Mid-block Choker

Mid-block chokers shorten the 
distance to cross the street. 
This element can be combined 
with Low Income Design 
infrastructure for stormwater.

bulb-outs

Bulb-outs shorten the distance 
for pedestrians crossing the 
street and slow vehicles as 
they turn corners.

Marked pedestrian Crossings

Pedestrian crossings, 
painted or marked with 
pavers, enhance visibility for 
pedestrians and slow traffic.

protected bike Lanes

Pavement markings and 
signage designate exclusive 
space for bicyclists using 
these lanes which help create 
predictable movements for 
cyclists and cars.

pedestrian-Friendly Curbs

Neighborhood curb radii 
between 5 and 15 feet reduce 
pedestrian crossing distances 
and slow moving vehicles.

Street Trees and Sidewalks

Street trees offer shade 
and a protective barrier for 
pedestrians. Sidewalks and 
shared-use paths should be on 
both sides of the street.

Traffic Circles and 
Roundabouts

Traffic circles slow traffic at 
neighborhood intersections. 
Roundabouts offer alternatives 
to traffic lights at larger 
intersections.FIGuRE 4.20 - TRaFFIC CaLMING TOOLS

FIGuRE 4.21 - NaCTO SaFE INTERSECTIONS DIaGRaMS
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Goals and Policies
Transportation planning is key to maintaining and enhancing the quality of life for McAllen residents and 
visitors by improving the ability to get between places conveniently and safely. Within the growing City 
and region, expanding the number of realistic travel modes available to people is a key strategy to limit 
growing traffic congestion and travel times, manage transportation spending, reduce automobile collision 
rates, reduce per capita energy consumption, and increase economic competitiveness.

Goal 1

Multiple safe and realistic 
transportation mode options 
for residents

Goal 2

Non-automotive 
transportation network

Goal 3

Right-sized, well-located 
parking

Goal 4

Enhanced and user-friendly 
transit network

Goal 5

Well-planned freight corridors

Policy 1.1: Enhance street intersection 
safety and pedestrian crossings 
through the use of other traffic-
calming measures.

Policy 1.2: Prioritize physical barriers, 
such as curbs, on-street parking, 
street trees, or raised reflectors 
between automobile lanes and non-
automotive infrastructure.

Policy 1.3: Encourage alleys in new 
development and redevelopment 
to reduce curb cuts and conflicts 
between pedestrians and vehicles.

Policy 1.4: Manage high-quality, 
mixed-use growth around freeway 
interchanges through land use 
planning.

Policy 1.5: To handle high traffic flows, 
it is preferable to increase the number 
of parallel streets and connections, 
rather than making fewer roads wider. 
Roads with six lanes or more are 
discouraged.

Policy 1.6: Educate motorists, 
bicyclists, and pedestrians on 
transportation safety. Education 
should be used as a tool to promote 
safety and to increase knowledge 
among McAllen residents of the array 
of transportation options.

Policy 2.1: Establish a connected 
network of local and regional 
protected (3) bicycle lanes, (1) shared-
use paths, and (2) greenways.

Policy 2.2: Expand the City’s sidewalk 
and street tree network within both 
new and existing development. 
Enhance connectivity between denser 
neighborhoods and services.

Policy 2.3: Expand short-term and 
long-term bicycle parking in areas of 
social and economic activity.

Policy 2.4: Support future initiatives 
that would expand access to regional 
and interstate rail transportation and 
other rapid transit options.

Policy 2.5: Leverage federal and state 
funding to maximize capital spending 
impacts.

Policy 2.6: Underground utilities 
should be located within the public 
right-of-way rather than within 
easements on private property.

Policy 3.1: Maximize use of current 
parking supply by promoting shared 
parking and wayfinding for existing 
parking.

Policy 3.2: Wherever possible, locate 
surface and structured parking in 
the rear of buildings, with on-street 
parallel parking.

Policy 3.3: Encourage land use 
patterns that support and encourage 
non-auto modes of travel.

Policy 4.1:  Provide safe, visible, and 
accessible transit stops and transit 
lines. Identify potential corridors for 
bus-only lanes.

Policy 4.2: Coordinate infrastructure 
and land use planning to facilitate 
future local and regional transit 
expansion.

Policy 4.3: Enhance and expand 
regional transit options in coordination 
with regional planning agencies, 
like the Rio Grande Valley MPO and 
adjacent municipalities.

Policy 4.4: Promote local and regional 
bus rapid transit systems, including 
dedicated bus lanes, high-quality and 
visible elevated BRT stations, and 
coordinated traffic signalization at 
appropriate intersections.

Policy 5.1: Continue to work with the 
MPO to identify key freight corridors 
that best accommodate large 
vehicles and minimize safety and 
environmental justice issues.

Policy 5.2: Reduce freight conflicts 
with other modes of transportation 
modes. Reduce the need for freight 
trucks to travel through retail and 
residential areas.

Policy 5.3: Support access of industrial 
properties to regional roads through 
transportation and land use planning.
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Public 
Services, 
Parks and 
Infrastructure
Infrastructure systems, public facilities and parks serve 
as the physical backbone of a community by providing 
households and businesses with the basic requirements 
to function on a daily basis as well as being crucial to 
providing a high quality of life for residents.

The elements of the desired community vision, 
development patterns, economic development, and 
community connections and identity in this Plan are not 
possible without appropriate infrastructure and facilities 
planning and implementation. 

The recommended development patterns in the Land Use 
and  Development chapter seek to balance accommodating 
growth with resource protection and promoting the 
efficient use of infrastructure and facilities, which will be 
further explored in this chapter. 

A city’s infrastructure consists of several systems, 
including transportation, communications, electrical, 
water, wastewater, drainage, as well as many others. 
Roadways and transportation are addressed in the 
Transportation and Mobility chapter, and this chapter 
focuses on water, wastewater, and drainage systems. 
Communications and electrical systems are not usually 
addressed as part of a comprehensive plan. 

This chapter details:

• Utility Infrastructure

• Public and Community Facilities

• Parks and Recreation
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“El agua de lluvia:  en muchas 
partes de Mcallen se sigue 
encharcando el agua e incluso 
inundando cuando llueve. También 
el tráfico cada vez es peor, 
los semáforos no están bien 
programados.”

-Community Member

“The greatest infrastructure issue 
is drainage. Mcallen, through its 
development standards has in some 
ways exacerbated the drainage problem, 
by paving over so much land. The City 
needs to find more innovative ways 
to reduce flooding other than making 
drainage ditches bigger.”

- Community Member

“Consider creating more 
shaded parks and/or creating 
a large indoor park. ”

-Community Member

“Falta de drenaje pluvial 
adecuado en ciertas 
calles para evitar 
inundaciones.” 

-Community Member

Key Takeaways
• Drainage and flooding concerns should be 

priorities

• Utility systems need to deliver consistent 
quality and reliability

• McAllen needs to put in place policies, plans 
and financial tools to ensure it stays ahead 
of growth demands

• Parks could benefit from better maintenance

• More shade at parks and generally around City

• Increase equity of access to parks through new 
locations and trails or sidewalks

• As the City grows in the north there are 
concerns about the infrastructure commitment 
that will be required

What We’ve Heard: Public Services, Parks and Services

• Parks need more variety in the amenities 
available 

• More family-oriented events and activities 

“public parks are good 
quality but need more 
maintenance and attention 
to detail. ”

-Community Member

“Flooding and traffic is a huge 
issue. parks can use better 
maintenance for lower income 
areas. better management on the 
trash around those areas as well.”

-Community Member

“The parks need maintenance, 
especially the areas that are 
rented out. More shade in 
parks such as trees.”

-Community Member

“access to water will be a 
serious concern for the city in 
the future. as the population 
increases, the demand on potable 
and reusable water will be an 
issue.”

-Community Member
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INFRASTRUCTURE & FACILITIES PLANNING 
Best Practices
Regulatory, financial, and governance structures typically lead to each infrastructure system and each 
public facility being placed into separately managed silos. However, solving many of today’s challenges 
often requires breaking down barriers between these silos, with the added benefit that a holistic view 
introduces transformational opportunities to accomplish multiple goals in an efficient, cost-effective and 
even expedited manner. This view is imperative to building the momentum and coalitions that are critical 
for a city with stretched resources in seeking to achieve the community’s vision.

MULTI-PURPOSE FACILITIES

Infrastructure and facilities can serve to support or 
meet multiple needs through careful coordination. 
Infrastructure alignments and easements can 
serve multiple forms of infrastructure as well as 
providing amenities that enhance quality of life for 
residents. If such plans are coordinated well, multi-
purpose facilities can help McAllen efficiently 
make progress on a variety of goals as well as 
demonstrate fiscal prudence to residents. Some 
examples are as follows:

• Sewer interceptors generally follow the 
lowest points in a watershed. These areas 
tend to be floodplain areas that benefit 
from green space preservation and drainage 
easements, and also align with key trail 
corridors. When acquiring easements or 
fee-simple ownership, McAllen can seek to 
address all needs simultaneously. McAllen 
has already adopted this practice to some 
extent with placement of trail infrastructure 
alongside drainage canals.

• McAllen should acquire easements for the 
ultimate infrastructure need, not just the 
present need, as well as size easements to 
serve multiple purposes.

• Parkland dedications should include 
underlying permissions to accommodate 
utility infrastructure, especially along 
alignments consistent with water and sewer 
infrastructure.

• Facilities like school sites can play important 
roles as trail heads and their placement 
adjacent to parks can allow for shared 
benefits, such as parks that can serve both 
the school and the community. 

All Water Has Value

All water can and must be managed carefully to maximize its benefit.

Achieving Multiple Benefits
The resources available do not match the level of investment needed to 

achieve a sustainable water future. Projects should seek an optimal balance 
among programmatic costs, benefits and priorities looking across economic, 

social and ecosystem needs. 

Systems Approach

Water is complex and interdependent. Tackling problems based on the 
complete life cycle of water, rather than limited to one piece of the equation, 

allows identification and advancement of more effective and lasting solutions. 

Watershed-scale Thinking and Action

It is within the context of a watershed that communities have either too much 
water, too little water or poor quality water. Watershed-level management 

brings together regional partners for collaborative action.

Right-Sized Solutions
The scale of interventions should be proportional to achieving the desired 

outcome. For example, water quality can be addressed at a hyperlocal 
scale based on particular issues, but the root of the problem may require 

watershed-wide action. 

Partnerships are Essential for Progress
All sectors are part of the solution, not just public entities and utility 

providers. No single stakeholder has the control, responsibility, expertise, 
political support or legal authority to manage issues like pollution, climate 

impacts or water consumption rates.

Inclusion and Engagement of All
When all people have a voice in ensuring a water-secure future, best results 

are achieved. Low-income people and communities of color are often 
disproportionately impacted by environmental justice and equity issues, 

including clean, safe, and reliable water.

FIGuRE 5.1 - ELEMENTS OF a ONE WaTER appROaCH

THE “ONE WATER” APPROACH 

The idea of an integrated systems approach to water 
is not new. Its full-scale implementation, however, 
has yet to be realized. All around the country, and 
particularly within areas that frequently encounter 
drought and flood risks, there are increasing 
examples of integrated and inclusive approaches 
to water resource management. These approaches 
exemplify the view that all water has value and 
should be managed in a sustainable, inclusive, 
integrated way. From nature to tap, from farms 
to food, from toilet back to river, there is just one 
water cycle. While nature provides water, it takes 
pipes, pumps, reservoirs, treatment plants, and 
people working around the clock to deliver clean 
water to homes and businesses, and to remove 
and treat wastewater so it can safely be reused 
or returned to the environment. Public facilities 
serve as opportunities to demonstrate design 
that recognizes One Water as well as providing 
opportunity for community education. A One Water 
approach can take many different forms, but has 
some unifying characteristics as shown in “Figure 
5.1 - Elements of a One Water Approach” on page 
100, which are applied to McAllen’s context in 
this chapter.

The One Water relationships appear in McAllen’s 
water and wastewater master plans, often in the 
context of addressing surcharging in the system 
or water sourcing from the Rio Grande where 
both stormwater and effluent ultimately discharge 
either directly or indirectly via canals.
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Active Infrastructure 
Planning

Modeled and routinely updated Water and 
Wastewater Master Plans are critical to evaluating 
the integrity of the existing water and sewer 
systems, and developing a phased capital 
improvement plan through buildout of the service 
areas. The recommended improvements from a 
plan serve as a basis for the design, construction, 
and financing of facilities required to meet the 
City’s water and sewer capacity, and system 
renewal needs. McAllen already follows this as a 
best practice via McAllen Public Utility, and this 
should continue while seeking opportunities to 
further enhance other aspects of infrastructure.

Plans should include a risk-based assessment 
of all water pipelines, sewer mains, lift stations 
and storage tanks to assist in the prioritization 
of recommended operations and maintenance 
improvements. The assessment should consider 
the condition and criticality of existing water 
and sewer system infrastructure, using a scoring 
system to provide an analytical and quantitative 
method to evaluate the condition and criticality 
of each facility, leading to a rehabilitation capital 
improvements plan for each system. 

Because development demands are always evolving 
and changing, McAllen should continually update 
the water and sewer system models, evaluate 
the CIP annually to see if critical infrastructure 
needs require a shift in the schedule, and engage 
modeling as early as possible in the development 
review and feasibility process. For example, timing 
and commitments to capacity can be addressed 
in early Development Agreements to support 
appropriate infrastructure investments. 

With growth accelerating, timing for planning 
and design of facilities should exceed the Texas 
Commission on Environmental Quality (TCEQ) 
minimums to avoid compliance issues and improve 
overall system performance. This lowers risk, 
especially given recent increases in development 
entitlement. For example, the “75/90 rule” for 
planning and construction of wastewater treatment 
plant capacity may not be sufficient for McAllen, 
given timelines to achieve necessary permits and 
the rate of growth. To note, state law anticipated 
annual growth rates much lower than what McAllen 
is experiencing currently. 

This same philosophy applies to drainage, as 
McAllen has an opportunity to be proactive where 
so many other cities have been reactive and 
ultimately forced to fund expensive stormwater 
retrofits. In McAllen’s case, however, this will 
require intergovernmental cooperation. The 
Rio Grande Valley is a river delta with limited 
topographic change. In addition, McAllen’s long 
north-to-south linear shape means that watersheds 
begin beyond its City limits to the west and north, 
traversing McAllen for only a short period. Most 
cities in Hidalgo County share this challenge, and 
the Hidalgo County Drainage District No. 1 exists 
for this reason. 

In a related manner, the design, timing and placement 
of developments can drastically affect short- and 
long-term operations and maintenance, as well as 
capital investment. McAllen has an opportunity 
to advocate for compact, interconnected 
development patterns and infill development that 
foster efficiency and high fiscal performance in 
terms of both tax revenue per acre and number 
of connections per linear foot of infrastructure. 
More connections per linear foot result in lower 
maintenance costs and higher collections of utility 
fees, which can help lower overall utility rates for 
customers.

Topic of Interest: 
Communications as 
Critical Infrastructure

As the COVID-19 pandemic took hold in 2020, 
cities, school districts and social services 
organizations quickly identified access to 
Internet, and particularly broadband, was 
critical to ensuring residents’ access to 
educational opportunity, employment, services 
and social connection. In McAllen, for example, 
approximately 75% of students in the school 
district were economically disadvantaged. This 
prompted cities to develop a host of innovative 
ways to support neighborhoods in need. 

McAllen, however, is differentiated as a city 
that recognized this need far before the 
pandemic, allowing it to respond with more 
agility. McAllen began petitioning for Federal 
support in 2014 to bridge the “digital divide”. 
In the years prior to the pandemic, McAllen 
had focused on adding wireless coverage to 
public spaces, city parks, government facilities 
and spaces like the Boys and Girls Club. They 
also deployed additional fiber to expand the 
network to traffic cameras, water towers and 

others. As a result, McAllen had 60 miles of fiber to 
leverage in responding to the pandemic. 

The City of McAllen’s IT department, with 
consulting assistance, was able to extend fiber 
infrastructure and develop a city-wide free public 
WiFi network involving over 1,000 Wi-Fi hot spots. 
This effort ultimately earned McAllen the 2022 
Digital Equity Award from the National Association 
of Telecommunication Officers and Advisors. 

According to the Texas Broadband Development 
Office, virtually all of McAllen is served by maximum 
speed is great than or equal to 100/20 Mbps down/
up. At least two providers are active that provide 
download speeds at or exceeding 1,000 Mbps. 
There is, however, geographic disparity in accessing 
these speeds. 

McAllen should continue its efforts to expand higher 
speed broadband service, emphasizing approaches 
that reduce financial barriers to access and increase 
the number of residents actively using such service. 
The COVID-19 pandemic revealed that access to 
high-quality, high-speed internet is essential and 
increasingly viewed as a public utility. Moreover, 
business and economic development increasingly 
view high-speed broadband as essential in their 
site selection processes. 
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Integration of Utility 
Master Plans
The City’s utility infrastructure consists of 
underground and above ground utilities such as 
communications, electrical lines, water, wastewater, 
and drainage/stormwater. This chapter focuses on 
a discussion of water, wastewater, and stormwater 
systems in McAllen as well as best practices and 
recommendations for infrastructure management. 
Water and wastewater master plans for the City of 
McAllen are currently being updated.

In a city such as McAllen that is seeing significant 
growth, active and holistic infrastructure planning 
is of the utmost importance. Having inadequate 
infrastructure or infrastructure that does not 
keep up with growth can cause significant issues 
for the City, such as requiring a moratorium 
on new development or causing major public 
health incidents. McAllen has tended to stay 
ahead of critical growth challenges to avoid such 
conversations, and has actively participated 
in helping to resolve challenges for areas with 
substandard infrastructure like Colonias. Planning 
for and providing infrastructure is perhaps one of the 
most important responsibilities of a municipality. 
Citizens need to be secure in the knowledge that 
they can rely on their local government to ensure 
an adequate and safe water supply and wastewater 
capacity for current populations and that proper 
plans are developed to provide for future growth. 
The following are summaries of the existing utility 
and infrastructure plans that have been completed 
by the City of McAllen.

COORDINATION WITH FUTURE 
LAND USE PLAN

It is important that the recommendations from 
the existing utility and infrastructure plans are 
reviewed in coordination with the updated Future 
Land Use Plan. Any critical changes triggered by 
the Future Land Use Plan should be incorporated 
into future updates of all utility and infrastructure 
plans. 

Overview of ways the updated Future Land Use 
Plan can affect utilities and infrastructure: 

• Development of the Medical Center will 
require infrastructure upgrades including 
digital connectivity.

• The number of lots in future residential 
developments could affect capacity in 
existing lines, and may require upgrades.

• In most cases, infill development within the 
“core” area of McAllen would not require any 
significant infrastructure upgrades unless 
that infrastructure is already in need of 
upgrades or upsizing.

• The planned industrial development around 
Moore Air Field will create some challenges 
because the area is not currently serviced by 
an industrial water supplier.

• Any new development in the ETJ will require 
infrastructure upgrades or extensions. It is 
important for such new development to be 
compact and close to existing service areas 
for utility efficiency, rather than taking a 
leap-frog approach.

WHAT IS A COLONIA? 

A “Colonia,” Spanish for neighborhood or community, is a geographic area located within 150 miles of 
the Texas-Mexico border that has a majority population composed of individuals and families of low and 
very low income. These families lack safe, sanitary and sound housing and are without basic services 
such as potable water, adequate sewage systems, drainage, utilities, and paved roads. 

Their beginnings date back to the 1950’s. As a response to the reconstruction era, Texans adopted a 
state constitution to minimize the powers of government. By making counties subdivisions of the state 
with no home rule powers, Texans guaranteed that no county could take an action or adopt a rule until 
it is first voted on by the state. Thus, in Texas, all regulatory powers originate with cities and the state. 
Areas outside City limits are “regulation free zones” until problems become so serious that the entire 
state is ready to empower a county to deal with them.

These regulatory free zones enabled colonia developers to purchase or own tracts of land with a 
marginal agricultural value. Some of these tracts were flood prone and drained poorly; some were 
too hilly to irrigate; some were land with a declining value due to changes in agricultural economics. 
These developers platted their tracts, bulldozed roads, and sold the undeveloped lots on 10 to 20 year 
contracts for deed starting anywhere between $8,000 to $20,000 at an interest rate of 10% to 17% 
annually. A contract for deed is an instrument used to sell land in which title to the property is not 
transferred until the balance is paid in full.



103Public Services, Parks & Infrastructure

Water Supply and System
The success of a municipal water system is measured 
in terms of volume, pressure, and quality. Sufficient 
water volume must be available to provide daily 
service during the summer season with sufficient 
reserves to fight a major fire event. Consistent 
pressure ensures that water flow is satisfactory to 
residents, reduces strain on the delivery system 
and reduces the opportunity for bacteria to form. 
Treatment of water prior to entering the system 
allows the water that residents drink to maintain a 
high level of quality for both health and taste.

McAllen provides water service to almost 50,000 
connections, with forecasts to add more than 8,000 
connections in the next 10 years.  This will require 
strategic, well-timed capital investments and 
policies to accommodate this growth in an efficient 
and effective manner, while also ensuring proactive 
maintenance of existing water system assets to 
meet the needs of people who already call McAllen 
home. The projected water demands can be found 
in “Table 5.1 - Projected Water Demands” “Map 5.1 
- Water CCNs” on page 4.7 depicts the McAllen 
water service area. A Certificate of Convenience 
and Necessity (CCN) grants the holder the right to 
provide water or sewer utility service to a specified 
geographical area. 

The existing water  distribution system consists 
of a network of lines ranging in diameter from 2 
inches to 48 inches, two water treatment plants 
(WTP), two pump stations (PS), seven elevated 
storage tanks (EST), and five ground storage tanks 
(GST). 

Due to the relatively flat terrain in the McAllen 
Public Utility (MPU) Water service area, MPU 
operates its distribution system on a single pressure 

Year
Connections 

Served

Average 
Day 

Demand 
(MGD)

Maximum 
Day 

Demand 
(MGD)

Peak 
Hour 

Demand 
(MGD)

2022 49,598 24.3 48.6 68.0

2027 53,598 26.3 52.5 73.5

2032 57,598 28.2 56.4 79.0

2042 65,598 32.1 64.3 90.0

TabLE 5.1 - pROJECTED WaTER DEMaNDS

zone. MPU’s distribution system comprises of 
approximately 761 miles of water lines.

It is critically important to plan for average daily 
demand, maximum day demand and peak hour 
demand, beyond TCEQ minimums, in order to meet 
community expectations and avoid future issues. 
Water demand projections should be conducted 
by pressure zone. As part of this, the City should 
continue to use extended period simulations to 
understand operational issues, such as available 
fire flow, at any point in the water model.

Likewise, frequent model updates can help avoid 
TCEQ violations, particularly elevated storage 
requirements. The TCEQ minimum pressure 
requirement is 35 pounds per square inch (psi), 
which can drop to a minimum residual pressure 
of 20 psi while delivering the fire flow demand. 
As a public water utility, the City of McAllen must 
comply with the rules and regulations for public 
water systems set forth by the TCEQ in Chapter 
290, Public Drinking Water. Modeling completed as 
a part of the Water Master Plan updated indicated 
pressure ranging from 36 to 68 psi. Modeled  
pressures less than 35 psi begin to be a problem in 
the southern part of the distribution system in the 
2042 planning scenario.

Growth Pressure 
Outside Service
MPU’s existing water CCN is bounded to the 
north by the Sharyland Water Supply Corporation 
(WSC). Beyond Sharyland WSC’s service area lies 
thousands of unserved, and largely undeveloped 
acres which are not currently within any potable 
water provider’s service area. While the developable 
acreage far exceeds the projected growth potential 
for the area over the next twenty years, the 
possibility remains that near-term developments 
beyond the area may occur. 

An evaluation of potentially developable parcels 
within the far-north wastewater CCN boundary 
identified nearly 16,000 acres currently unserved 
by any potable water supplier. A request by the 
Sharyland WSC to expand into this currently 

unincorporated area was largely rejected by the 
Public Utility Commission (PUC), in part due 
to exemptions requested by owners of various 
properties which would have been within the 
bounds of the CCN expansion. These property 
owners account for approximately 11,000 
developable acres. In addition, a separate property 
in the far northeast of the study area referred to 
as the Gauranga Dream Ranch (GDR) is proposing 
to develop approximately 7,500 residential, mixed-
use, and commercial lots within Edinburg and 
unincorporated service areas to the west. Of the 
7,500 acres, over 4,000 are outside of any current 
water CCN.

All future water customers served by MPU are 
planned to also be connected to the wastewater 
collection system. As a result, any considerations 
for growth in the unincorporated areas north of 
the existing distribution system should account 
for water production and distribution, as well as 
wastewater collection and treatment. The total 
water demand at buildout, utilizing the same 
development density and water usage projections 
as the existing system, could exceed 18 MGD. 
Similarly, average daily wastewater flows at buildout 
could exceed 14 MGD. Additional production and 
treatment facilities located near the projected far-
north development areas should be considered 
given the significant amount of water production 
and wastewater treatment capacity that could be 
needed, and the developable property’s distance 
from existing facilities.

Water Sources
MPU has three Water Treatment Plants and a 
1MGD groundwater well, with a system capacity 
of 63.7 Million gallons of treated water per day. 
The Northwest Water Treatment Plant (NWTP) 
and South Water Treatment Plant (SWTP) are the 
primary sources of potable water for the City of 
McAllen. Currently, MPU relies on the SWTP for 
the majority of water treatment capacity with the 
NWTP producing approximately 20% of the volume 
as the SWTP. Source water for both facilities is taken 
from a system of canals which redirect flow from 
the Rio Grande River. The public utility purchases 
water from three irrigation districts, which pump 
water from the Rio Grande to reservoirs owned 
by the public utility, which then provides water to 
customers throughout McAllen.

Topic of Interest: 
Planning in the ETJ

Growth management is one of the most 
important considerations for a municipality. 
Ensuring responsible growth and development 
drives a city’s fiscal health, which directly 
affects its ability to provide the levels of 
service that its residents expect. Residents 
of an ETJ frequently use the nearby city’s 
services (e.g., streets, parks, and community 
events); however, these residents do not pay 
city taxes to fund these services, meaning an 
additional cost burden is placed on the city’s 
residents even when accounting for sales tax. 
Planning in the ETJ has changed radically 
in recent years, as the Texas Legislature has 
significantly reduced cities’ ability to annex. 

This has resulted in a challenging paradox 
for many cities and counties — counties now 
find themselves more often in the approval 
and maintenance authority role for urban-
level development that previously would have 
annexed into city authority. At the same time, 
cities seek to foster fiscally sustainable, well-
planned development. McAllen should seek 
opportunities to work in coordination with 
Hidalgo County to identify mutually beneficial 
ways to manage growth in the ETJ. Likewise, 
McAllen should develop a policy on the use of 
special financing districts, such as Municipal 
Utility Districts and Public Improvement 
Districts, to support quality development and 
thoughtful ETJ coordination.
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Water Auditing
Water auditing is the method of quantifying all the flows of water in a system. By undertaking this process 
the City will be able to better understand its water usage, reduce losses and improve water conservation. 

Water auditing and loss control are emerging as significant conservation measures because 
as utilities minimize water loss, they increase their efficiency and reduce the need to search 
for additional water sources. For utilities to effectively identify losses in their systems, they 
must first employ water auditing as a routine business practice, using a method that has 
clearly defined terms and meaningful performance indicators. In recognizing the need for 
such a reliable method, the Water Loss Control Committee of the American Water Works 
Association adopted (AWWA, 2003) the method published by the International Water 
Association’s Water Loss Task Force (Alegre and others, 2000). This methodology not only 
assists utilities in identifying where their losses are occurring, but also expresses by volume 
how much is lost and associates a cost to those losses. It also standardizes the water audit 
reporting process for water utilities.
Water Loss Audit Manual for Texas Utilities, 2008

The Texas Water Development Board released 
a report and Water Loss Audit Manual for Texas 
Utilities1, which states the following:

• For utilities to operate efficiently, they should 
use recommended practices to monitor and 
control water and revenue losses. These 
include active leakage control, as well as 
metering production flows and customer 
consumption.

• Real losses cause a portion of the treated, 
pressurized water to be lost from the 
distribution system before customer use. In 
effect, the utility treats a greater volume than 
its customer base requires, hence incurring 
excess production costs.

• All water utilities incur leakage losses; only 

Utilities1

1 Water Loss Audit Manual for Texas Utilities, by Mark Mathis, George Kunkel, P.E., and Andrew 
Chastain Howley for the Texas Water Development Board, Report 367, March 2008. https://www.twdb.
texas.gov/publications/brochures/conservation/doc/WaterLossManual_2008.pdf

the amount varies. Leaks and most visible 
main breaks occur for a variety of reasons, 
including poor installation workmanship 
or materials, corrosion, external forces, 
environmental extremes, and other causes. 
Leakage is always occurring, and only grows 
worse if left unchecked. Therefore, all water 
utilities should provide system maintenance 
and upkeep functions that include appropriate 
components of leakage management via 
active leakage control, timely quality repair, 
water main rehabilitation, and pressure 
management.

• With decreasing water availability and rising 
costs for water treatment or purchase, 
auditing water supplies is essential for 
water utilities to ensure efficiency in their 
operations and preserve water resources.

Map 5.1 - WaTER CCNS
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Wastewater
Wastewater is the contaminated water that is 
discharged as part of daily activities from every 
household and business in McAllen, including 
the discharge from toilets, sinks, showers, 
dishwashers, washing machines, and floor drains. 
Once discharged from a household or business, 
wastewater is transported to wastewater treatment 
plants that clean and purify the wastewater so it 
can be discharged safely back into the environment 
or reused for certain uses, see the discussion 
regarding Wastewater Beneficial Reuse on page 
106.

Success of the wastewater system in McAllen is 
dependent upon well-maintained pipes that are of 
sufficient size to support the anticipated amount 
of wastewater, as well as wastewater treatment 
plants with the capacity and technology to handle 
the anticipated volume of wastewater. The City 
currently provides wastewater service to almost 
44,000 customers. Like the water system, a 
thoughtful approach to capital investments is 
essential to accommodate this growth as well 
as assure wastewater system assets meet the 
needs of people already in McAllen. “Map 5.2 - 
Wastewater CCNs” on page 106 depicts the 
McAllen wastewater service area.

The quality of wastewater service delivery may 
be most dependent upon the maintenance of the 
system’s infrastructure, particularly the network 
of pipes that move wastewater from homes and 
businesses to treatment facilities. Stormwater 
inflow and infiltration (I&I) into the wastewater 
system caused by cracks in pipelines and rare 
illegal stormwater connections by residents can 
place an unnecessary burden on the system.

The EPA’s Clean Water Act requires sewer service 
providers to minimize the occurrence of sanitary 
sewer overflows (SSOs) that could discharge into 
public waterways. SSOs can be caused by blockages, 
separated joints, excess debris, collapsed pipes, 
root intrusion, grease accumulation, or other 
condition related causes, as well as capacity 
constraints caused by insufficient pipe carrying 
capacity or excessive rainfall derived inflow and 
infiltration (RDII).

WASTEWATER 
TREATMENT AND 
TRANSMISSION
The wastewater system consists of a network of 
pipes that depend upon gravity to naturally move 
wastewater to the City’s wastewater treatment 
plants for treatment prior to discharge. Because of 
the City’s limited slopes, multiple watersheds, and 
other physical barriers, along with existing issues of 
interceptor depth, the system is assisted by several 
lift stations located strategically throughout the 
wastewater network. 

The City currently owns two wastewater treatment 
plants (WWTPs), the North WWTP and South 
WWTP. The two City plants are permitted to treat 
a total of 25 MGD. The wastewater service areas 
for each WWTP are generally discrete, splitting the 
collection system into two separate basins. There 
are currently 63 lift stations, 563 miles of gravity 
lines and interceptors, and 20 miles of force 
mains.  Many of the lift stations are small package-
type lift stations that provide service to specific 
subdivisions, commercial and industrial facilities.

To serve  the future growth, McAllen Public Utility 
must rehabilitate, replace, or upsize existing 
infrastructure and provide additional service to 
areas of growth where little or no infrastructure 
currently exists. The 2023 Wastewater Master Plan 
update evaluated the existing wastewater system 
at the 2027, 2032, and 2042 planning horizons to 
determine the effects of future growth. Predicted 
surcharging in the existing system is worsened by 
projected growth, particularly in the far northwest 
and southernmost parts of the collection system. 
Constraints in the central and eastern portions 
of the collection system are not anticipated to 
substantially worsen from what is predicted in 
the present-day hydraulic simulations due to the 
limited potential for growth in those areas. 

Future project drivers consist primarily of service 
extensions into currently unserved areas and the 
additional capacity needed to convey those project 
flows to the WWTPs. In addition to currently 
unoccupied parcels, underutilized parcels may also 

be redeveloped or subdivided, adding additional 
customers to the growth areas. Annual average 
day flows into the North WWTP are projected to 
exceed 75% of plant capacity by 2031, triggering 
the need to begin design of improvements which 
will increase the total capacity of the facility. Once 
90% of the plant capacity is utilized, construction 
of the improvements must begin.

For wastewater pipelines, criticality should be 
assessed based on diameter, accessibility, and 
proximity to environmentally sensitive areas. 
Pipe diameter is an estimation of the number of 
connections served, with capacity associated with 
large interceptor lines receiving the highest scores 
and small collector lines receiving low scores. An 
accessibility score should be assigned to each line if 
it crosses any rivers, railroads, highways, or arterial 
roads. An environmental sensitivity score should 
be assigned to each wastewater line according to 
its distance from water bodies, floodplains, and 
parks.

As part of the Water and Wastewater Master Plan, 
a risk-based assessment (RBA) was performed of 
key lift stations and both water treatment plants, 
and a potential framework from which additional 
water and wastewater assets can be assessed 
was developed. The aim of the RBA was to help 
develop a more comprehensive CIP that includes 
both growth related improvements and renewal 
improvements. In an RBA, the criticality of a line or 
facility can be defined as the consequence of asset 
failure. The consequences of failure can be social, 
environmental, or economic in nature.
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WASTEWATER 
BENEFICIAL REUSE
Public water supplies are treated to drinking water 
standards, however, household potable use is 
only a portion of the overall potable water usage 
in communities. Many uses like irrigation and 
industrial processes do not require water treated 
to drinking standards, however, they are still using 
this finite and precious resource because it is 
what is available. Reclaimed water has become 
an increasingly common and accepted method to 
both conserve potable water supplies as well as 
manage wastewater or treated effluent. In some 
cases, this can become its own utility funding 
stream. The ability to access it can also help realize 
opportunities such as enhanced landscaping 
associated with state-maintained roadways.

Beneficial reuse is governed by TCEQ’s Chapter 210 
Use of Reclaimed Water regulations. Authorization 
for the use of reclaimed water applied to an area 
of land for irrigation requires determination and 
documentation of typical irrigation demands for 
the proposed use based on the type of vegetation 
and land area to be irrigated. There are two types 
of reclaimed water; Type I is reclaimed water that 
the public may come into contact with and Type 
II is in more remote or restricted locations where 
human contact is unlikely. Type I use is allowed 
for unrestricted areas and may also be used for 
any Type II use. Designing WWTPs to meet Type I 
standards provides the City the greatest flexibility 
in effluent management.

One of the obstacles in developing a reclaimed 
water system is balancing the demand for water 
with the limited and variable supply produced by a 
wastewater treatment facility. The flows demanded 
from the reclaimed water system are rarely 
constant and will vary significantly over a 24-hour 
period. Furthermore, the reclaimed water demands 
will fluctuate and vary greatly depending on the 
type of use and time of year. For example, typical 
irrigation demands are highest at night during the 
summer months, but this is also the time of day 
where less wastewater is being put into the system 
from the community.

Since the reclaimed water supply is from a 
WWTP, the supply is variable based on water use 
throughout the day. The water that flows through 
a treatment facility will fluctuate and generally 
follow the non-irrigation domestic demand and 
use of potable water. Wastewater flows will often 
have two peaks with a crest in the morning and 
lower flows throughout the day and then another 
peak in the evening before tailing off during the 
nighttime hours. This means methods of storage 
and pressurization are needed.

The City of McAllen has already been providing 
reclaimed water to energy providers for cooling 
towers for many years and more recently has 
begun to provide reclaimed water to the Tres Lagos 
area for lawn irrigation. The opportunity to expand 
this service citywide could help the City to better 
conserve water as well as manage wastewater.

Map 5.2 - WaSTEWaTER CCNS
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Map 5.3 - FLOOD ZONES & WWTpS

Stormwater
In natural areas, stormwater is either slowly 
absorbed into the soil or gradually moves toward 
the lowest points and channels before reaching 
ponds, low-lying wetlands or waterways. In urban 
and suburban areas, a significant portion of the 
land is covered by buildings, pavement, and other 
surfaces that do not allow the water to seep into 
the ground, known as impervious surfaces. This 
causes a greater quantity and velocity of water to 
run off into adjacent areas and waterways.

Stormwater management is often front-of-mind 
in the Rio Grande Valley given the frequency 
and size of large storm events, resulting in flash 
flooding. Water quality and wildlife habitat also 
often pose a concern along natural waterways. 
These stormwater features, sometimes considered 
liabilities, can serve as assets if designed and 
managed as such.

Drainage
Stormwater runoff from McAllen is discharged 
primarily into a network of local drainage ditches 
owned and operated by Hidalgo County Drainage 
District No. 1. Stormwater entering these ditches 
is discharged to outfalls on the Arroyo Colorado  
above Tidal river segment and further downstream 
at the Laguna Madre lagoon. Additionally, there 
are two man-made drainage ditches within the City 
that receive stormwater runoff. Typical floodplains 
within the City follow water ways and are located in 
the southern portion of McAllen. In the north and 
ETJ there are floodplain “pockets” due to the flat 
topography of the region. 

In much of the City, McAllen deploys a system 
of underground pipes and drainage channels to 
convey stormwater runoff from developed areas 
to natural creeks. On-site detention ponds collect 
rainfall and gradually release it into the storm 
system to ensure that the location does not shed 
water at a rate or volume that could overwhelm 
the system and prove detrimental to surrounding 
areas. Nevertheless, heavy rainfall events can 
result in flooding in parts of the City due, at least 
in part, to location of development, the pattern of 
development, drainage system maintenance and 
the approach to dealing with stormwater. McAllen 

may consider regional stormwater management 
rather than relying upon disconnected and 
uncoordinated facility implementation happening 
on a development-by-development basis. When 
done correctly, this can introduce placemaking 
opportunities and recreational amenities via 
dual-purpose stormwater management facilities. 
A stormwater impact fee can be an effective 
vehicle to support this. In some of the older areas 
of McAllen there is a lack of stormwater inlets 
and drainage has to be managed through surface 
runoff. Flooding is extremely common in these 
areas after heavy rainfall. Retrofitting stormwater 
infrastructure when possible would be beneficial, 
but in many situations it may take more innovative 
solutions to control flooding. 

The character and layout of floodplains along 
creeks and their tributaries in McAllen create the 
potential for a natural network of greenbelts to 
support open space and recreation. This practice 
has already been implemented in some areas of the 
City, but there are opportunities to further expand 
the network.

Hidalgo County Drainage
District No. 1
Hidalgo County Drainage District No. 1 was 
created on April 9, 1908 by Order of the 
Commissioners’ Court of Hidalgo County, Texas. 
A regional entity charged with improving, 
managing and operating regional stormwater 
infrastructure.

The mission of the District is to proactively 
manage the Hidalgo County Master Drainage 
System and allow for the efficient exportation 
of drainage water, to protect life and property 
for Hidalgo County residents, businesses and 
surrounding jurisdictions. Through this, they seek 
to enhance long-term economic development 
opportunities throughout our District by 
implementation of innovative technology in an 
environmentally conscious manner.

It conducts drainage master planning activities 
district-wide, seeking to anticipate needs based 
on growth and redevelopment. 
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Rodney Cook Park

Regional Detention

There is a planned facility on the eastern edge of 
the City, but additional regional detention facilities 
will likely be needed in the northern portion of the 
City as development occurs. Existing dirt pits in 
this area of the City are possible locations for the 
new facilities. However, regional detention, with its 
many benefits, would be appropriate in any of the 
land use categories outlined in Chapter 2. 

Regional detention allows the City to capture and 
treat stormwater at consolidated regional facilities 
versus requiring smaller facilities on each individual 
site. This can remove the burden of development 
having to provide detention on-site, allowing for 
higher and better uses on prime or strategic sites, 
and can also open up new areas for development 
by reducing flood risks. The strategic location of 
regional detention facilities in the watershed can 
more effectively reduce flooding (by controlling 
the peak flow and release of detained water 
at a regional scale) and improve water quality 
downstream. Regional detention facilities should 
be designed to accommodate basic flood control 
and water quality functions as well as support 
ecological functions such as wetland habitat. 

One of the most pressing needs is to address 
regional detention in infill scenarios within the 
core of McAllen. Regional drainage infrastructure 
capacity was identified as a potential barrier to 
more intensive redevelopment. This may take the 
form of more but smaller facilities, coupled with 
high levels of amenity further discussed below.

A regional approach to stormwater can be more 
cost effective as it reduces pollution and flooding 
at the source and generally yields a fewer number 
of larger projects. Additionally, watersheds 
cross multiple jurisdictions, and coordinating 
efforts across a region can be more effective 
than a disjointed  approach where methods used 
in adjacent cities may contradict one another. 
A coordinated, regional approach emphasizes 
projects that provide the greatest cost/benefit for 
all jurisdictions across the entire watershed.

Stormwater 
Infrastructure as amenity

Large stormwater facilities, such regional 
detention facilities, can also provide opportunities 
for additional green space, outdoor amenities, 
and environmental education. Incorporating 
stormwater infrastructure into park spaces allows 
for multi-functional public spaces and additional 
amenities for park users. There are many examples 
of such parks including Rodney Cook Park in Atlanta 
and Waterloo Park in Austin. McAllen would likely 
need to implement this practice on a smaller scale, 
but could incorporate many of the lessons from 
those examples. These multi-functional spaces 
would be regional detention facilities incorporating 
stormwater detention, water quality, ecological 
function (wetlands, native plants, pollinator habitat, 
etc) and recreational opportunities (pathways, 
nature play, amphitheaters, seating areas, etc). 
Educational signage should also be incorporated, 
letting the public know about all the different 
things the space is doing for them!    

CaSE STuDY: Rodney Cook park, atlanta

The park’s innovative green infrastructure centers 
around a 2-acre pond surrounded by wetlands, 
bioretention ponds and stormwater planters. 
They capture, naturally filter and slowly release 
stormwater from a 150-acre drainage area to 
reduce peak loads straining the sewer system. This 
improves downstream water quality, decreases 
future capital expenses and lowers maintenance 
costs.

Irrigation Canals

A large system of irrigation canals, some dating 
back to the late 1800’s, is located in the Lower 
Rio Grande Valley, covering 23 water districts, 
including McAllen’s. These canals divert water 
from the Rio Grande and provide irrigation for 
agriculture, including the region’s famous citrus 
crops.  Main canals divert water from the river 
while lateral canals distribute that water to users, 
these canals may be earthen, concrete lined, or in 
underground pipes. Much of the irrigation canal 
infrastructure is prominently visible in McAllen’s 
built environment. The easements along the 

Irrigation canal standpipe with decorative mosaic in 
McAllen. 

canals are often utilized for trail corridors and the 
standpipes have been turned into public art. This 
is a practice that should be continued and further 
enhanced as a best practice.     

The irrigation systems in the Lower Rio Grande 
Valley are under the quasi-governmental control of 
irrigation districts or water improvement districts. 
The majority of drainage for Hidalgo and Cameron 
Counties is provided via these irrigation systems 
developed by the individual water districts. These 
districts are a standalone public entity (not part 
of the City or County government) with their own 
jurisdictional powers and water rights, allotment 
of which is granted by Texas Commission on 
Environmental Quality (TCEQ). Since the Rio 
Grande is an international river, use of this water 
must also abide by the rules set forth by the 1944 
Water Treaty and the guidance of the International 
Boundary and Water Commission (IBWC). Irrigation 
Districts are one more stakeholder that will require 
coordination with as the City grows, and the City 
should actively build relationships and partnerships 
so any future coordination needs are easier.
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WATER QUALITY & INNOVATIVE 
STORMWATER MANAGEMENT
Water quality is impacted by point and nonpoint 
source pollution. Point source pollution can 
be traced to specific points of discharge from 
wastewater treatment plants or industrial sites. 
Nonpoint source pollution typically originates 
from rainfall that moves over the ground and 
picks up natural and human pollutants and then 
deposits them into lakes, rivers, wetlands and 
coastal waters. Common examples of nonpoint 
source pollution include septic systems, oil and 
other contaminates on parking lots and roadways, 
fertilizers, and animal waste.

Point source pollution is regulated through the 
National Pollutant Discharge Elimination System 
(NPDES) permit program, which is regulated locally 
through various regulations under Section 120-170 
of McAllen’s Code of Ordinances.

Nonpoint source pollution has emerged as a major 
contributor to water quality problems. Unmanaged 
stormwater runoff is harmful to the environment 
as it often carries pollutants such as oil, dirt, 
chemicals, and lawn fertilizers directly to streams 
and rivers. Nonpoint pollutants are especially 
concentrated in the initial wash or “first inch” of 
runoff during a storm. Rain gardens, bioswales, or 
similar elements are especially effective at filtering 
that first inch of water. Additionally, heavy storms 
can generate excessive volumes and velocities of 
runoff that can damage streamside vegetation and 
aquatic habitat, especially at the point of outlet 
from storm drains.

Beyond environmental implications, poor water 
quality can make these spaces, which are naturally 
suited to act as amenities in the forms of linear 
open spaces and trails, less safe for human contact 
and reduces the potential for people to develop 
positive interactions with nature. 

Images of Green Infrastructure and Innovative 
Stormwater Management

INNOVATIVE STORMWATER 
MANAGEMENT

To protect water quality, infrastructure and 
development should be designed and built to 
minimize runoff and treat that first inch of water 
through conservation of natural areas, green 
infrastructure, cluster development, use of 
pervious surfaces, and other best management 
practices (BMPs). These low-impact approaches 
are generally recognized as preferred instead 
of or in partnership with engineered, or “gray” 
solutions, and tend to result in the creation of 
amenities that also support quality of life and high-
quality, valuable developments. Utilizing natural 
systems or processes and taking a comprehensive 
approach to managing water can help meet several 
of the community’s goals, including improved 
water quality, water conservation, interconnection 
between parks and neighborhoods, placemaking, 
and flooding reduction.

The use of natural systems and processes, including 
wetlands, native planting areas, and bioswales, 
to treat and retain stormwater is referred to as 
green infrastructure. These are important parts 
of holistically managing stormwater and water 
quality, and can be accomplished at the regional, 
community, and site scale. It is also critical to 
understand that green infrastructure extends to 
other aspects of the built environment, and can 
be utilized as amenities and dual-purpose facilities 
that bring multiple benefits to the City and 
community. Infill Development Retention

One of the challenges identified for redevelopment 
relates to stormwater capacity. Portions of 
McAllen, particularly near the core, do not have 
nearby facilities to support increased impervious 
cover runoff. The sites themselves are often 
smaller parcels with limited opportunities to 
economically provide detention. McAllen should 
seek opportunities to create new stormwater 
detention facilities to serve these infill areas. 
These can and should be viewed as placemaking 
opportunities, such as those described in 
Stormwater Infrastructure in Parks. 

Stormwater 
Management Plan
A Stormwater Management Plan (SWMP) is a 
comprehensive program to manage the quality 
of discharges from the municipal separate 
storm sewer system (MS4). McAllen’s SWMP 
was originally prepared in 2008 and has been 
updated in 2014 and 2019. The City has continued 
to do the following practices to help protect 
stormwater quality:

• Sanitary sewer line maintenance and 
inspection

• Bulk waste cleanup

• Construction site plan review

• Illegal dumping response

• Storm sewer system maintenance and 
cleaning

• Street sweeping

• Spill response

• Chemical applications and materials 
management

The SWMP includes 30 Best Management 
Practices (BMPs) to assist the City’s existing 
programs and satisfy new permitting 
requirements. Some of the new BMPs include 
Social Media, Truck Wraps, Stormwater 
Monitoring Volunteer Team, and Floatable Litter 
Controls. 
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Preparation is the ability to take action before an event happens 
that helps prevent or minimize impacts.

Response is the ability to take proper action that helps to 
minimize impacts while an event is happening.  

Recovery is the ability to restore service and functionality after an 
event and to adapt for the future based on lessons learned.  

Utility Resilience & Resilience Planning
The U.S. Department of Energy (DOE) defines 
resilience as the ability to prepare for and adapt 
to changing conditions and withstand and recover 
rapidly from disruptions, including deliberate 
attacks, accidents, or naturally occurring threats 
or incidents. A city’s utility networks including, but 
not limited, to electricity, water, sewer/wastewater, 
and communications, are vital to a community. 
When these systems are exposed to acute shocks 
or long-term stressors their service to residents 
and businesses can become disrupted. In the best 
case, service disruptions result in inconveniences 
and unhappy customers, but in the worst cases, 
service disruptions can become life-or-death 
situations. Extreme weather hazards are projected 
to increase in frequency, intensity and duration 
in the future and the cost of interruptions and 
damages to utility infrastructure, including costs 
related to repairs, disruption, and lost productivity 
are increasing. Due to this, resilience planning for 
utility infrastructure, systems, and networks would 
be good use of the City’s time and resources. 
Resilience planning has three stages: preparation, 
response, recovery.

Process

Below is the start to outlining a simple process to 
help the City get started on resilience planning. 
There are many resources available to assist the 
City in a resilience planning process and there is 
no obvious right or wrong way to go about this, 
the key will be finding the process and group of 
stakeholders that is right to undertake this effort 
for McAllen. 

• Identify the City’s local threats; including 
social, economic, and environmental, as well 
as governance/organizational and procedural. 

• Identify potential impacts of these threats on 
the City’s utility infrastructure and systems.

• Identify the City’s critical and/or most 
vulnerable facilities.

• Identity solutions to mitigate or reduce 
the severity of impacts on the City’s utility 
infrastructure. 

• Explore, prioritize and implement those 
solutions. To note, there are many federal or 
other grants that may be available to assist 
the City with planning for and implementing 
utility resilience.

Provided below are some considerations and 
strategies that can help increase resilience in the 
City’s utility infrastructure. Again, there are many 
resources available out there that can and should 
be utilized when undertaking utility resilience 
and the City should research and utilize those 
strategies that are most appropriate for McAllen. 

• Site selection for or relocation of critical 
facilities to lessen the chances of those sites 
being impacted by an event.    

• Infrastructure hardening and modernization 
that upgrades facilities to withstand the 
impacts of an event.  

• The provision of flexibility via redundancy in 
distribution systems or alternative/backup 
sources that can continue to provide service 
even if a portion of the system is impacted by 
an event. 

• Regular inspections, reporting and monitoring 
of infrastructure to ensure it is functioning 
correctly and to catch and remedy potential 
issues before they become a vulnerability. 

• Consider more than just the physical 
infrastructure, including impacts to people, 
processes, organization, coordination, and 
emergency response.

• Consider solutions that address multiple 
systems, vulnerabilities or types of impacts/
events when prioritizing for implementation. 
Also, consider solutions that are “threat 
agnostic” while being able to mitigate 
impacts.  

• Cybersecurity is increasingly becoming a 
vulnerability for utility infrastructure and 
systems. 

• Enact policies that ensure resilience is 
prioritized when building new or upgrading 
infrastructure.



111Public Services, Parks & Infrastructure

Public 
Facilities
Public facilities and services are vital to any 
community. Residents rely on municipalities to 
use the tax dollars to provide quality facilities 
and services that meet their everyday needs. As 
growth occurs in McAllen, public facilities will need 
to be added or expanded to keep up with expected 
service levels.

Facilities take on a variety of forms—from public 
safety facilities like police stations to places of 
community gathering, like libraries, city halls and 
recreation centers. As growth occurs, it is the 
City’s responsibility to determine what influences 
are at work and what data is necessary to make 
decisions that meet the needs of the community. 
Adequate land allocation for anticipated 
community facilities is necessary to meet evolving 
community expectations for community services, 
both essential services and those that enhance 
quality of life. As McAllen continues to experience 
development, it becomes vital that the land 
allocation needs for public facilities are identified 
before the options available become limited and 
less optimal.

It is also important to understand that the 
complete picture of public services in McAllen is 
not exclusively provided by the City of McAllen. 
Emergency Medical Services are provided by 
private companies that apply for permits through 
the Fire Department. “Map 5.4 - Existing Facilities” 
depicts McAllen’s public facilities alongside those 
for emergency services provided by others.

In addition, schools are discussed within this 
chapter, even though the McAllen Independent 
School District leads school operations and 
facilities and not the City itself. School districts 
typically conduct their own long-range planning, 
but this Plan includes their consideration due 
to their significant relationship to growth and 
development in McAllen and potential opportunities 
to work together with the City to address mutual 
challenges and opportunities.

Facilities Planning 
Best Practices

Facility master plans are one of the best 
means of addressing McAllen’s needs taking 
into consideration what the City’s long-term 
goals are for programming and services. Given 
ongoing growth, a more holistic approach 
is likely warranted to address all municipal 
functions across all departments. This can help 
to identify complementary uses and needs that 
result in improved efficiency overall, as well as 
prioritization. Perhaps more important, sites can 
then be selected with the goal of accommodating 
a complete buildout with consideration of these 
complementary uses. 

Public Works may play a significant role in facility 
design as the ultimate operator and maintainer 
of the facilities under current organization. They 
should be engaged early in any design process. 

Generally, any new facility should be designed 
to at least the 20-year population projection for 
efficiency. Rather than relying on ratios of square 
footage to population exclusively, the Facility 
Master Plan should focus on the real space needed 
for effective desired programming and operations 
as this links more directly to the user experience 
and residents’ desired service quality. 
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Existing Facilities
CITY HALL

The City Hall is located in Downtown McAllen. It 
houses the City Commission Chambers and many 
of the City administrative offices. City Hall would be 
the basis for the creation of the Government District 
for Downtown as noted in the Neighborhoods, 
Downtown and Preservation chapter.

McAllen Development 
Center

Located two blocks north of Downtown on 15th 
Street is the McAllen Development Center. This 
building houses many of the City’s public facing 
offices including Development Services, Code 
Enforcement, and the City Tax Office.

LIBRARY

The McAllen Public Library has three locations 
including the main library and two branches. The 
main library opened in 2011 and contains over 
123,000 square feet. It has 16 public meeting rooms 
as well as an auditorium. It is an excellent example 
of adaptive reuse of a previous retail big box store. 
The two branch locations are part of community 
centers, noted below.

COMMUNITY CENTERS

There are three community centers within the City 
of McAllen - Las Palmas Community Center, Palm 
View Community Center, and Lark Community 
Center. Each center provides cultural programs, 
leisure activities, and lifetime skills as well as 
classroom and gymnasium space. The Las Palmas 
Community Center serves as the McAllen Senior 
Center. The Palm View and Lark Community Centers 
are also home to branches of the public library. The 
community centers are managed by McAllen Parks 
and Recreation Department.

CONVENTION CENTER

Less than two miles west of Downtown, the McAllen 
Convention Center is a 18.5 acre complex owned 
and managed by the City of McAllen Convention 
Facilities Department that hosts over 500 events 
annually and an average of 400,000 attendees 
each year. The Convention Center features a 
60,000-square-foot-column-free exhibit hall, a 

Map 5.4 - EXISTING FaCILITIES

grand ballroom, two boardrooms and up to 16 
breakout rooms allowing it to cater to a variety of 
uses including major concerts and conventions, 
weddings, small meetings and community 
events.  The Convention Center anchors a larger 
development that includes a variety of supporting 
uses such as dining and hotels.

Performing Arts Center
Adjacent to the Convention Center, the McAllen 
Performing Arts Center includes an 1,800-seat 
auditorium complex with high-tech amenities for 
music and theatrical performances. The Performing 
Arts Center is also managed by the City of McAllen 
Convention Facilities Department.

PUBLIC SAFETY BUILDING

The McAllen Public Safety Building is located 
along Bicentennial Boulevard approximately 1.5 
miles north of Downtown, It serves as a multi-
purpose justice center, containing both the police 
department and municipal court as well as the City 
Jail and Animal Control. 

FIRE DEPARTMENT

There are eight fire stations in the City. The 
emergency vehicle fleet includes seven engine 
companies, two aerial truck companies, one heavy 
rescue/hazmat truck, two command vehicles and 
one incident safety officer vehicle.

Museums

There are multiple museums within the City 
including the International Museum of Art and 
Science (IMAS), the McAllen Heritage Center, and 
the Quinta Maztlan, which is owned by the City. 
The Heritage Center and IMAS are both nonprofits.

Metro Transfer Facility

This 16-acre property houses facilities for both 
the Parks & Recreation Department and Metro 
McAllen Transit Department and was constructed 
using City, State and Federal transit funding. This 
serves as the northern hub for the McAllen Metro 
bus system.   

22

21

No. public Facility

1 McAllen Convention Center

2 McAllen Performing Arts Center 

3 McAllen Municipal Court/Police Station

4 McAllen City Hall

5 McAllen Heritage Center

6 Palm View Community Center and Branch Library

7 Lark Community Center and Branch Library

8 Las Palmas Community Center

9 Tres Lagos Community Center

10 Quinta Maztlan

11 International Museum of Art

12 McAllen Development Center

13 McAllen Public Library

14 Central Fire Station

15 Fire Station #2

16 Fire Station #3

17 Fire Station #4

18 Fire Station #5

19 Fire Station #6

20 Fire Station #7

21 Fire Station #8

22 Metro Transfer Station
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Facilities and Services 
Recommendations
Overall residents are content with the current facilities and services offered by the City. As McAllen grows 
and changes, they will need to be reevaluated to ensure that they are still meeting the needs and wants 
of the community. 

ETC Institute Survey 
In 2022 the ETC Institute to administered a Citizen Satisfaction Survey for the City of McAllen. The 
purpose of the survey is to allow residents the opportunity to tell City leadership how they are doing, 
where to invest tax dollars, rate the levels of service the City provides, and provide input on key decisions 
for the City. In this survey, residents are satisfied or very satisfied with the City’s services,  and over 
94% of respondents are satisfied with McAllen as a place to live. Given this, it is important for McAllen 
to maintain this high level of service and quality of life into the future. This report does recommend 
areas that the City should focus on for improvement. The top opportunities noted for improvement that 
could help to raise the City’s overall satisfaction rating are:

• Overall flow of traffic and congestion management in the city

• Overall quality of the city’s stormwater runoff/stormwater management system

• Overall maintenance

COMPREHENSIVE FACILITY & 
SPACE NEEDS ASSESSMENT

As noted in the introduction to this section, facility 
master plans are the best means of effectively 
addressing McAllen’s public facilities needs and 
making the most efficient use of City resources, 
especially in terms of real property, building 
assets, and funds. A comprehensive facility and 
space needs assessment should be performed, 
taking into consideration the recommendation in 
this Plan as well as the City’s growth and long-term 
goals for providing programming and services.

Museums

Adding museums to the City could be one way of 
making McAllen more of a destination within the 
Rio Grande Valley and Texas overall. Providing even 
more entertaining and educational offerings within 
the City will help attract both visitors and new 
residents. Museums preserve and share history 
and cultural impacts. In particular, a children’s 
museum could benefit the City and the many 
growing families that reside here. 

City Events

Offering a wider array of events hosted by the 
City can help residents feel more connected 
and invested. In the survey and at community 
meetings, residents stated that they would like 
to see more family-oriented activities put on 
by the City. Providing more opportunities for 
people to gather and spend time together can 
create a greater feeling of community, especially 
following the isolation many experienced during 
the COVID-19 pandemic. Some opportunities could 
include highlighting the food truck culture of the 
City and festivals to emphasize the rejuvenation 
of Downtown.

Top 3 Services that 
Received the highest 
satisfaction ratings:

• Police and Fire Services

• Solid Waste System

• Parks & Recreation Programs and 
Facilities

Top 3 Services that 
Received the Lowest 
satisfaction ratings:

• Stormwater Runoff / Stormwater 
Management System

• Enforcement of City Codes and 
Ordinances

• Traffic Flow and Congestion 
Management
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PARKS & 
RECREATION
Parks and recreation opportunities are crucial 
quality-of-life amenities for McAllen residents. In 
order to create a consistently high-quality parks 
and recreation system, decisions about park 
amenities and recreational offerings should not 
happen in a vacuum. Rather, a cohesive vision 
for the community’s parks and recreation system 
should be determined and then guidance provided 
towards incremental implementation over time. 
This chapter builds on the Parks, Recreation, Open 
Space Master Plan that was completed in 2018, 
which is expanded upon here to ensure that the 
visions and goals of this Comprehensive Plan are 
met. This Comprehensive Plan seeks to provide 
guidance for future updates of the City’s Parks 
Plan.

This section will give a brief overview of the existing 
parks and recreational facilities within the City and 
make recommendations for new park locations and 
amenities.
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EXISTING PARKS & RECREATION FACILITIES

There are 89 parks with a total of 1,226 acres of 
green space in the City that are overall in good 
condition. There are also 34 miles of hike and bike 
trails, 125 play structures, two skate parks, and 
two splash pads. The 2018 Parks Plan goes into 
greater detail on the individual parks and facilities 
inventory and conditions. Residents were surveyed 
during that planning process and identified their 
top ten park amenities they would like to see which 
included:

1. Natatorium

2. Indoor Recreation Center

3. Splash Park

4. Trails

5. Playgrounds

6. Add Lights to Current Parks

7. Picnic Areas

8. Upgrade Maintenance at Parks

9. Nature Center and Pavilions for Group 
Activities

10. Dog Park

Many of these desires were also reflected in the 
surveys done throughout this planning process. 
The largest need projected in the 2018 Parks Plan 
was for more neighborhood/linear parks. The Plan 
also recommended increased maintenance levels 
in older parks, increased security at all parks on 
a regular basis, acquiring land in north and south 
McAllen for future park development, and upgrades 
to park lighting and signage. It was also noted that 
new facilities should not be constructed without 
also having an approved maintenance budget, 
which is an important consideration. 

The 2018 Parks Plan recommended a new linear 
park, three neighborhood parks, and a baseball 
field complex which has been completed. However, 
the Parks Plan does not include recommendations 
within the City’s ETJ. A future update to the Parks 
Plan should consider the ETJ in order to assure 
adequate levels of service for future McAllen 
residents and support proactive planning for 
parkland acquisitions.

Note: Local serving parks show a walk-
shed of 1/4 mile, while regional facilities 
show a 1 mile access buffer. 
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PARKS & RECREATION RECOMMENDATIONS

McAllen has demonstrated continuing dedication to long-range planning for parks and recreation by 
implementing projects identified in the 2018 Parks, Recreation and Open Space Master Plan and pursing 
the development of additional trails and facilities. The Parks, Recreation and Open Space Master Plan 
should be updated at least every five years. Park maintenance with increased lighting and improved 
signage in existing parks should be the initial goals when considering improvements to the park system.

PLACEMAKING 
OPPORTUNITIES

Parks and open spaces can be wonderful 
placemaking opportunities and catalysts or 
support for economic development goals. Well-
designed parks and high-quality development are 
very symbiotic; parks benefit from being activated 
by surrounding developments and surrounding 
development benefits from the additional customer 
traffic and aesthetic value generated by the park. 
Additionally, these parks tend to be more visible 
and more well-loved, and in return more invested in 
both in terms of funding and maintenance as well 
as community stewardship.

ASSORTMENT OF AMENITIES

Offering more diverse amenities at parks is one 
major way of increasing their attraction. ADA 
accessible equipment, newer play areas, and 
exercise equipment were suggestions made by 
residents that would allow a wider range of people 
to utilize the parks. Upgrading the amenities 
in older parks would also attract more users. 
Ensuring equal access to the parks and amenities 
throughout the City is also important. This may 
require the creation of more parks or recreation 
facilities particularly in the southern and northern 
portions of the City as it grows.

A focus on equitable programming can enhance 
the programs that McAllen’s Parks and Recreation 
Department already offers. Programming that is 
culturally relevant will draw a wide range of people 
and ensure they feel welcome in the community. 
A variety of programs for different age groups is 
beneficial as well. As the baby boomer generation 
ages, this group will need activities and services 
that meet their needs as well as programs that 
serve youth. The Parks and Recreation Department 
can offer a valuable opportunity to support its 
seniors and youth with enriching intergenerational 
interactions and collaborative programming. The 
City should enhance and capitalize on its parks and 
community centers as destinations for all.
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New Parks & Trails 
Connections
Even with McAllen’s robust existing park system, 
there are a few opportunities to increase access 
throughout the City to green spaces and park 
amenities. The Future Land Use Map identified new 
green spaces in areas that are located in floodplains, 
particularly in the southern end of the City along 
the Arroyo Colorado. This is the biggest opportunity 
in McAllen to add new usable green space and 
potentially park facilities that could be a regional 
draw. There are already many groups working on 
environmental protection and restoration in the 
Arroyo Colorado watershed, which could be sought 
out to form successful partnerships with the City 
to transform this area into both an ecological and 
recreational amenity for McAllen. 

Parks are most successful when they are part of 
a network of connected green spaces. McAllen 
already has an impressive hike and bike trail network 
that could be further leveraged to connect parks. 
It is common to see waterways, such as drainage 
ditches, utilized as linear parks or greenbelts. 
McAllen could use waterways throughout the City 
to connect parks and other destinations to one 
another and to neighborhoods. This is a multi-
benefit opportunity to promote community health 
and wellness, and make connections between 
places of major investment. East/west connectivity 
needs to be enhanced to create a truly usable trail 
network. 

There may be parks or destinations that are not 
located along one of these future greenbelts; in 
these cases the City should plan to create a trail 
connection along a roadway, through a utility 
easement or other logical alignment. Trails could 
also be used to increase the connection with 
neighboring cities and create a larger regional trail 
system with more east-west connections. Green 
Streets can also be utilized to increase pedestrian 
connections throughout the City. A Green Street 
prioritizes pedestrian circulation and open space 
over other transportation uses. 
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Economic 
Resilience

Economic 
Resilience
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Introduction
This section is intended to identify key issues 
and trends that will guide McAllen in aligning 
future land use planning with emerging economic 
development opportunities. As the leader in 
economic development in the Rio Grande Valley, 
McAllen has capitalized on opportunities from 
both sides of the border. International trade and 
commerce will continue to play a significant role 
in the local economy. The combined population 
of the McAllen-Reynosa region is approaching 
2.0 million people with a collective labor force of 
over 1.1 million workers. Looking toward the future, 
Reynosa and northern Mexico should benefit from 
the reshoring or near-shoring of manufacturing 
arising from pandemic supply disruptions. 
This increase in economic activity should have 
positive spillover effects on McAllen. However, 
the transition to electric vehicles could create 
challenges to the maquiladoras’ biggest industry 
– auto parts manufacturing and auto assembly. In 
addition, increased competition from neighboring 
cities and limited available industrial land will force 
McAllen to prioritize future economic development 
efforts.

The McAllen Economic Development Corporation 
(MEDC) is the nonprofit entity funded by the City 
of McAllen to generate job growth by attracting 
new industries and helping existing companies to 
expand. The MEDC is funded in part by a portion 
of the local sales tax. The MEDC completed a 
new economic development plan in November 
2022. Innovate McAllen combines insights 
from discussions with local stakeholders and 
an extensive quantitative analysis. The Plan 
is centered on a technology-driven economic 
development strategy for the region. 

The three goals outlined in the Plan build on 
the MEDC’s vision by leveraging target sector 
opportunities, developing the talent to support 
them, and creating places that foster innovation:

1. Target Sector Development - To build an 
innovation-driven economy by developing the 
tools, incentives, and programs needed to 
attract and grow target sector businesses.

2. Talent Development - To nurture and attract 
the talent needed for economic growth 

by aligning sector needs with educational 
programs, and communicating McAllen’s value 
to its past, current, and future residents.

3. Innovation Districts - To grow emerging 
sector businesses, encourage research and 
development, and facilitate connection and 
collaboration across sectors for innovation.

The MEDC Plan also identifies two Innovation 
Districts for McAllen, one in the southern portion 
of the City to encourage target sector research, 
manufacturing, and innovation and the other along 
McColl Road, designated as a Medical District that 
leverages healthcare assets and supports the 
growing health and life sciences sectors. These are 
supported by the Small Area Plans identified in the 
Neighborhoods, Downtown & Preservation chapter.  

Because this is a comprehensive plan, the focus 
is on assisting the City of McAllen in making 
better-informed decisions related to economic 
development in a citywide context versus individual 
target industries or project-specific site decisions. 
In addition, the economic and demographic trends 
that follow informed the Future Land Use Map and 
policies throughout this Comprehensive Plan. The 
data analyzed focused on McAllen and peer cities 
within Hidalgo and Cameron Counties.  
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Population
McAllen is the largest city within the McAllen-
Edinburg-Mission metropolitan statistical area 
(McAllen MSA). Since 2010, the City of McAllen’s 
population has increased by 8.9%, adding over 
11,800 new residents. The 2021 population 
estimate for McAllen is 143,920 residents. As a 
point of reference, Hidalgo County’s population 
expanded 13.6% over this same period. Relative to 
peer communities in the region, such as Edinburg 
and Pharr, McAllen’s population growth is below 
regional averages. Given the declining availability 
of undeveloped land and increasing land values, 
future growth will likely occur in northern McAllen 
or as part of redevelopment projects. Over the next 
20 years, the Texas Demographic Center projects 
Hidalgo County’s population will increase by 
13.8%, adding 125,000 new residents. If McAllen’s 
population increases at a similar rate, the City 
would add roughly 20,000 new residents.

Labor Force
The number of McAllen residents in the labor 
force has closely followed overall population 
growth. In 2021, the Texas Workforce Commission 
reported that 69,400 McAllen residents were 
employed. McAllen residents work in a wide 
variety of industries such as healthcare, education, 
retail trade, and professional services. The 
City’s unemployment rate for 2022 was 4.9%, 
significantly below the peak of 9.1% in 2020 that 
was a result of the pandemic. McAllen’s economy, 
and by extension its unemployment rate, is linked 
to Reynosa and maquiladora activity. As economic 
activity south of the border expands or contracts, 
these effects ripple across the region.

McAllen-Based 
Employment
Over the past few decades, McAllen has positioned 
itself as the Rio Grande Valley’s leading retail 
destination and healthcare center. According to 
the MEDC strategic plan, “The healthcare sector 
has been McAllen’s star performer, adding 15,000 
new jobs and growing at a far faster pace than the 
rest of the country.” Cross border manufacturing 
and logistics and distribution have also been 
successful economic development targets. Total 

employment at businesses located within McAllen 
has expanded over the past decade. In 2022, there 
were approximately 90,000 jobs at McAllen-based 
employers. Between 2010 and 2022, McAllen-based 
businesses added 10,155 new jobs. The MEDC Plan 
highlights the need to focus on emerging sectors 
with high growth potential, like electric vehicles, 
battery production, collaborative software, and 
advanced manufacturing technology.

According to the Texas Workforce Commission, the 
Lower Rio Grande Valley Workforce Development 
Area (Hidalgo, Starr, and Willlacy Counties) will add 
50,000 new jobs by 2030. The Health Care and 
Social Assistance sector is projected to add 25,000 
jobs. The Accommodation and Food Services 
sector should expand by 8,400 jobs. Looking to the 
future, McAllen will likely capture a large share of 
these new jobs.

Jobs Held by Local 
Residents
Another metric used to evaluate the health of a 
labor market is the share of local jobs held by City 
residents. In 2021, 58.4% of McAllen residents 

indicated they worked at a job within McAllen. This 
implies about 27,500 residents commute outside 
the City each day for work. In a large metro area, it 
is not unusual for there to be a significant number 
of people who commute for work. For example, a 
greater percentage of residents in Edinburg and 
Mission commute each day for work. However, 
there appears to be an opportunity to attract 
more businesses and professional service jobs 
to keep more residents and young graduates in 
the community (e.g.. IT/Software and Advanced 
Manufacturing).

Wages and Income
Closely related to the jobs held by residents, 
income levels drive housing prices, retail sales, 
and overall prosperity. In 2021, McAllen’s median 
household income was $57,359. Overall, McAllen’s 
income indicators are above other cities in the 
region but below statewide figures. These statistics 
have important implications for the Future Land 
Use Plan and where to encourage certain types of 
development.

Real Estate
New single-family housing trends have closely 
followed population growth. Since 2015, an 
average of 545 single-family housing units per 
year have been permitted. The Rio Grande Valley’s 
consistent population growth has resulted in the 
cost of housing increasing each year. According to 
data from the Texas Real Estate Research Center 
at Texas A&M University, the average sales price 
of a McAllen home has increased from $158,271 in 
2015 to $266,170 in 2022. This far outpaces the 
growth in local income levels. Relative to other 
peer communities within the region, McAllen 
housing costs are more expensive than most 
communities. The issue of housing affordability 
within McAllen will likely remain a critical issue 
for the foreseeable future. Providing a variety of 
housing types (e.g., size and density) going forward 
will also be essential to retaining young graduates 
and recruiting workers to the City. 

“Cualquier tipo de industria 
comercial .”

-Community Member

“More technology, 
science, and 
manufacturing 
industries.”

-Community Member

“Debe haber mas 
facilidades para los 
inversionistas locales 
creo yo.”

-Community Member
“Medical research, 
call centers, satellite 
headquarters for any multi 
national corporation looking 
for a diverse multi lingual 
workforce.” 

-Community Member Key Takeaways
• Attract more diverse industries such as 

technology and a wider array of manufacturing

• Support local businesses 

• Offer more entertainment options to attract top 
talent

• Work with higher education and trade schools to 
train and retain employees

• Embrace the historical industries of the region 
such as farming

What We’ve Heard: Economics
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Figure 6.1 - CiTY OF MCALLeN POPuLATiON TreNDS Figure 6.2 - regiONAL POPuLATiON (2021)

Figure 6.3 - regiONAL POPuLATiON grOWTH rATeS (2010 TO 2021) Figure 6.4 - HiDALgO COuNTY POPuLATiON PrOJeCTiON 0.5 MigrATiON SCeNAriO

Source: U.S. Census Bureau Source: U.S. Census Bureau

Source: U.S. Census Bureau Source: Texas Demographic Center
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Figure 6.5 - eMPLOYeD MCALLeN reSiDeNTS BY YeAr Figure 6.6 - eMPLOYeD POPuLATiON BY PLACe OF reSiDeNCe (2022)

Figure 6.7 - regiONAL uNeMPLOYMeNT rATeS (2022) Figure 6.8 - PerCeNTAge WHO WOrKeD iN THeir PLACe OF reSiDeNCe (2021 ACS 1-YeAr eSTiMATe)

Source: Texas Workforce Commission Source: Texas Workforce Commission; TXP, Inc.

Source: Texas Workforce Commission; TXP, Inc. Source: U.S. Census Bureau - American Community Survey (ACS)
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NAICS Description McAllen Brownsville Edinburg Harlingen Mission Pharr

11
Agriculture, Forestry, 
Fishing and Hunting

122 12 59 14 51 60

21
Mining, Quarrying, 

and Oil and Gas 
Extraction

28 59 15 0 0 0

22 Utilities 33 16 125 165 22 18

23 Construction 2,135 1,043 910 706 664 757

31-33 Manufacturing 2,491 3,028 835 524 445 518

42 Wholesale Trade 2,108 1,808 1,232 949 395 1,019

44-45 Retail Trade 14,581 9,415 5,208 5,405 3,690 4,834

48-49
Transportation and 

Warehousing
3,118 1,858 481 781 521 1,289

51 Information 1,310 645 300 572 198 341

52
Finance and 
Insurance

5,358 2,052 1,078 1,379 1,701 787

53
Real Estate and 

Rental and Leasing
1,745 1,059 537 820 382 466

54
Professional, 

Scientific, and 
Technical Services

5,024 2,699 3,277 1,313 678 821

55
Management of 
Companies and 

Enterprises
91 48 20 30 8 6

56
Administrative and 
Support Services

1,409 861 519 482 190 699

61 Educational Services 8,073 7,425 9,351 2,662 2,813 3,398

62
Health Care and 

Social Assistance
22,801 8,049 16,028 8,071 9,977 4,190

71
Arts, Entertainment, 

and Recreation
1,038 939 376 435 367 532

72
Accommodation and 

Food Services
10,469 6,917 3,453 4,368 2,424 2,550

81
Other Services 
(except Public 

Administration)
2,916 2,171 1,526 1,814 816 1,004

92 Public Administration 2,880 4,470 4,108 980 847 1,201

99
Unclassified 

Establishments
271 626 324 544 28 54

Total 88,001 55,200 49,762 32,014 26,217 24,544

TABLe 6.1 - eMPLOYMeNT LeVeLS BY BuSiNeSS eSTABLiSHMeNT LOCATiON (2022)

Source: ESRI; Data Axle; TXP, Inc.

NAICS Description McAllen Brownsville Edinburg Harlingen Mission Pharr

11
Agriculture, Forestry, 
Fishing and Hunting

0.1% 0.0% 0.1% 0.0% 0.2% 0.2%

21
Mining, Quarrying, 

and Oil and Gas 
Extraction

0.0% 0.1% 0.0% 0.0% 0.0% 0.0%

22 Utilities 0.0% 0.0% 0.3% 0.5% 0.1% 0.1%

23 Construction 2.4% 1.9% 1.8% 2.2% 2.5% 3.1%

31-33 Manufacturing 2.8% 5.5% 1.7% 1.6% 1.7% 2.1%

42 Wholesale Trade 2.4% 3.3% 2.5% 3.0% 1.5% 4.2%

44-45 Retail Trade 16.6% 17.1% 10.5% 16.9% 14.1% 19.7%

48-49
Transportation and 

Warehousing
3.5% 3.4% 1.0% 2.4% 2.0% 5.3%

51 Information 1.5% 1.2% 0.6% 1.8% 0.8% 1.4%

52
Finance and 
Insurance

6.1% 3.7% 2.2% 4.3% 6.5% 3.2%

53
Real Estate and 

Rental and Leasing
2.0% 1.9% 1.1% 2.6% 1.5% 1.9%

54
Professional, 

Scientific, and 
Technical Services

5.7% 4.9% 6.6% 4.1% 2.6% 3.3%

55
Management of 
Companies and 

Enterprises
0.1% 0.1% 0.0% 0.1% 0.0% 0.0%

56
Administrative and 
Support Services

1.6% 1.6% 1.0% 1.5% 0.7% 2.8%

61 Educational Services 9.2% 13.5% 18.8% 8.3% 10.7% 13.8%

62
Health Care and 

Social Assistance
25.9% 14.6% 32.2% 25.2% 38.1% 17.1%

71
Arts, Entertainment, 

and Recreation
1.2% 1.7% 0.8% 1.4% 1.4% 2.2%

72
Accommodation and 

Food Services
11.9% 12.5% 6.9% 13.6% 9.2% 10.4%

81
Other Services 
(except Public 

Administration)
3.3% 3.9% 3.1% 5.7% 3.1% 4.1%

92 Public Administration 3.3% 8.1% 8.3% 3.1% 3.2% 4.9%

99
Unclassified 

Establishments
0.3% 1.1% 0.7% 1.7% 0.1% 0.2%

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

TABLe 6.2 - eMPLOYMeNT LeVeLS BY BuSiNeSS eSTABLiSHMeNT LOCATiON AS A % OF TOTAL 
LOCATiON eMPLOYMeNT 

Source: ESRI; Data Axle; TXP, Inc.
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Figure 6.9 - MCALLeN MeDiAN eArNiNgS BY eDuCATiONAL ATTAiNMeNT (2021 ACS 1-YeAr eSTiMATe) Figure 6.10 - MeDiAN HOuSeHOLD iNCOMe (2021 ACS 1-YeAr eSTiMATe)

Figure 6.11 - AVerAge HOuSeHOLD iNCOMe (2021 ACS 1-YeAr eSTiMATe) Figure 6.12 - Per CAPiTA iNCOMe (2021 ACS 1-YeAr eSTiMATe)

Source: U.S. Census Bureau - American Community Survey (ACS) Source: U.S. Census Bureau - American Community Survey (ACS)

Source: U.S. Census Bureau - American Community Survey (ACS) Source: U.S. Census Bureau - American Community Survey (ACS)
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Figure 6.13 - MCALLeN SiNgLe-FAMiLY reSiDeNTiAL uNiTS PerMiTTeD BY YeAr Figure 6.14 - MCALLeN MuLTiFAMiLY reSiDeNTiAL uNiTS PerMiTTeD BY YeAr

Figure 6.15 - MCALLeN HOMe SALeS AND AVerAge PriCe Figure 6.16 - regiONAL AVerAge HOMe SALeS PriCe (2022)

Source: U.S. Census Bureau Building Permits Survey Source: U.S. Census Bureau Building Permits Survey

Source: Texas Real Estate Research Center at Texas A&M University Source: Texas Real Estate Research Center at Texas A&M University)
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Tourism Activity
Domestic and international visitor spending plays 
a significant role in the McAllen economy. The 
Downtown area, La Plaza Mall, McAllen Convention 
Center, and the Performing Arts Center are some 
of the City’s key attractions. In 2021, total direct 
McAllen visitor spending was $665.8 million and 
supported over 6,400 local jobs. Just as important, 
out-of-town guest activity generated over $15.7 

Year
Total Direct Travel 

Spending
Total Direct 

Earnings
Total Direct 
Employment

Local Tax Receipts

2006 $481,486,354 $112,181,933 6,180 $9,151,865

2007 $504,508,675 $116,518,567 6,100 $9,564,844

2008 $507,716,531 $115,670,064 5,970 $9,528,896

2009 $465,092,700 $117,584,089 5,860 $9,440,304

2010 $479,619,925 $120,959,595 5,790 $9,392,864

2011 $491,055,949 $124,636,758 5,830 $9,261,958

2012 $518,250,944 $129,339,834 5,900 $9,874,948

2013 $535,532,483 $136,925,877 6,240 $10,331,540

2014 $568,367,336 $144,565,612 6,470 $11,233,077

2015 $549,652,518 $148,349,025 6,510 $11,167,775

2016 $549,645,007 $152,477,295 6,560 $11,264,757

2017 $547,941,143 $158,803,576 6,780 $11,502,833

2018 $597,835,452 $171,018,384 7,030 $12,329,385

2019 $656,372,757 $191,321,380 7,570 $14,127,291

2020 $516,112,489 $173,048,555 5,910 $12,194,420

2021 $665,793,942 $182,896,983 6,470 $15,687,949

TABLe 6.3 - TrAVeL ACTiViTY iN THe CiTY OF MCALLeN

Source: State of Texas, Office of the Governor, Economic Development & Tourism

Tax Revenue
Over the past decade, McAllen’s general fund 
property tax revenue has increased by 58.3%. In 
2021, general fund property tax revenue was $52.9 
million. Single-family and multifamily residential 
properties represent about 51.2% of the tax base. 
Commercial and industrial property (real and 
business personal) are about 37.9% of the tax 
base. For comparison, 32.0% of the tax base for 
the State of Texas comes from commercial and 
industrial properties.

million in local tax receipts. To meet this growing 
demand, hotel and vacation rental (e.g.. VRBO) 
room nights have also expanded. According to 
Source Strategies, in 2021 there were 4,137 room 
nights available in McAllen. This represents an 
increase of 462 available rooms since 2012.

Sales tax revenue also has been growing in McAllen 
over the past decade. Between 2012 and 2021, 
sales tax collections increased by 36.8%. Much of 
this increase is linked to overall population growth 
in the City and Rio Grande Valley. In 2021, taxable 
retail sector sales were 57.5% of total taxable 
McAllen sales. The Downtown area generated 
approximately $2.5 million in sales tax revenue in 
2021. This is up dramatically from the pandemic 
impacted 2020 figure of $2.0 million. 



128 Economic Resiliency

Figure 6.17 - MCALLeN PrOPerTY TAX reVeNue, LeVieD FOr geNerAL PurPOSeS Figure 6.18 - MCALLeN SALeS TAX reVeNue COLLeCTiONS

Figure 6.19 - DOWNTOWN MCALLeN SALeS TAX reVeNue COLLeCTiONS Figure 6.20 - MCALLeN HOTeL OCCuPANCY TAX COLLeCTiONS 

Source: City of McAllen Source: City of McAllen

Source: Texas Comptroller of Public Accounts; TXP, Inc. Source: City of McAllen
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Positioning McAllen 
for Continued Economic 
Development Success
While McAllen’s near-term economic development prospects are bright, business recruitment and 
retention is a long-term process. Economic downturns, the rising cost of development, or a devaluation 
of the Mexican peso can substantially alter the best plans and forecasts. To address these economic 
development issues within a comprehensive planning framework, McAllen should consider the following 
actions. These strategies are designed to address stakeholder feedback, which can be summarized as 
diversifying employment opportunities while expanding quality of life amenities. While these actions are 
broad, the major strategies identified above will fall under one or more of these actions.

• Diversify McAllen’s economic development 
targets and employment opportunities – 
The concepts of innovation, entrepreneurship, 
talent attraction, and placemaking were 
themes expressed by stakeholders. The new 
MEDC Plan seeks to address many of these 
topics. The City of McAllen will need to play an 
important role in supporting these strategies. 
For example, a tax increment reinvestment 
zone or fee waivers might be appropriate for 
the identified innovation districts. In addition, 
numerous stakeholders indicated that 
attracting or developing a large corporate 
business headquartered in McAllen would be 
a good success indicator. The City will need to 
determine its specific role in assisting MEDC 
in implementing key strategies found in the 
MEDC Plan.

• Encourage constant Downtown investment 
and reinvestment – This Comprehensive Plan 
identifies five distinct districts for Downtown 
McAllen, (entertainment, retail, commerce, 
government, and mixed-use residential). Each 
of these districts has its own challenges and 
opportunities. What sets McAllen apart from 
most peer communities is its active historic 
downtown. Too often communities take 
downtowns for granted and push more and 
more growth to the suburbs. Limited available 
land citywide and transportation issues create 
the opportunity for redevelopment within 
Downtown. McAllen will need to continually 
focus on Downtown investment and 
reinvestment even when “downtown fatigue” 
sets in. Items to focus on include low vacancy 
in commercial buildings, public safety, limited 
retail offerings, and brand awareness.

• Evaluate the City’s economic development 
resources – The new MEDC Plan and 
stakeholder feedback indicate the 
community would like greater emphasis 
placed on industry recruitment, business 
diversification, entrepreneurship support, 
and redevelopment. Previous efforts and 
collaborations have been a success. As this 
Comprehensive Plan is implemented, the 
City should periodically evaluate if additional 
staff resources are needed to achieve the 
community’s goals. It is not uncommon for 
cities McAllen’s size to have several staff 
dedicated to economic and redevelopment.

• Identify any gaps in McAllen’s quality of 
life amenities while better communicating 
existing assets - Quality of life amenities 
(e.g., arts, entertainment, and culture) were 
routinely brought up by stakeholders as 
economic development assets or liabilities. 
While some residents indicated younger 
professionals entering the workforce need 
different amenities to stay in McAllen, 
others believe there are plenty of existing 
opportunities that are not supported by 
locals. Some stakeholders indicated that 
competition from neighboring cities has 
resulted in McAllen not always being chosen 
as the location for a new restaurant or 
entertainment venue. While there does not 
appear to be an obvious gap in amenities 
unique to McAllen, this issue was brought 
up repeatedly. The answer to the question of 
gaps versus perception has implications for 
long-term planning and resource allocation. 

The City and its partners should evaluate this 
topic in more detail and consider if additional 
marketing efforts are needed to promote 
what is already in place.

• Proactively use infrastructure investments 
to guide growth and redevelopment – 
Stakeholders identified basic infrastructure 
planning as an impediment to the type of 
growth the community would like to attract. 
The challenge for McAllen is how to allocate 
financial resources to meet short-term 
opportunities versus long-term aspirational 
growth. Having shovel ready sites, for 
example, is an important selling point for 
potential projects. Tradeoffs will need to be 
evaluated when considering growth in the 
northern portion of the City which contains 
more greenfield sites versus opportunities 

in the southern portion that will more likely 
require redevelopment with some concerns 
about older infrastructure.

• Enhance cooperation with neighboring 
communities – Neighboring communities 
oftentimes compete for large economic 
development projects, new shopping centers, 
and popular entertainment attractions. As 
the Rio Grande Valley continues to grow and 
become more interconnected, there is more 
to be gained by increased cooperation than 
competition. Building upon this comprehensive 
planning effort, McAllen should enhance and 
expand cooperation with neighboring cities 
on both sides of the border on issues such 
as infrastructure, transportation, safety, and 
education.
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Implementation
Implementation is an essential element of the comprehensive 
planning process that allows the City to take the recommendations 
from this Plan from vision to reality. The impact of a comprehensive 
plan is measured by the effectiveness of the recommendations and 
policies in the plan. Planning for the future should not be a stagnate 
process, but a process that incorporates continuous analysis, 
revisions and actions.

The future of McAllen will be shaped using the policies and 
recommendations developed in this Plan — decisions will be made 
that will influence many aspects of the City’s built, social, and 
natural environments. The future quality of life in McAllen will be 
substantially influenced by the manner in which Comprehensive 
Plan recommendations are administered and maintained. Planning 
for the City’s future should be a continuous process, with this Plan 
being modified and updated periodically to remain relevant. The 
Plan policies and recommendations may be implemented through 
adopted development regulations, such as zoning and subdivision 
ordinances, and through capital improvement programs. Many 
recommendations within the Plan can be implemented through 
simple refinement of existing regulations or processes, while others 
may require the establishment of new regulations, programs, 
or processes. There are also recommendations that will involve 
additional community input and the continued support of local 
organizations and private partnerships. Implementation is an 
internal process, and oversight can be assigned to an individual or 
department within the City, such as the City Manager or Planning 
Department. The appointed entity may find it useful to conduct 
an alignment exercise - a process in which all applicable plans, 
policies, and projects are identified; their content, links to this 
Comprehensive Plan, and links to each other are mapped; and a 
comprehensive road map is developed so that the right actions are 
executed in the most efficient order. 

This chapter summarizes the actions noted throughout the Plan, 
adding prioritization and recommend responsible entities, as well 
as applicable metrics that the City can track in order to measure 
progress.

Using This Plan
Comprehensive plans proactively address a community’s future 
growth and development. They are the connection between the 
community’s vision and land use regulations. Without the foresight 
provided by a comprehensive plan, the development process would 
be reactive, resulting in development that is uncoordinated, costly, 
and may not be in the best interest of the wider community. 

A comprehensive plan is not regulatory and is used in conjunction 
with a zoning ordinance and other land use and development 
regulations. The comprehensive plan provides vision, guidance, and 
recommendations on how land should be utilized to meet the needs 
and desires of the community, and, ideally, zoning regulates those 
land uses in accordance with the plan.

City Staff will use this plan in a variety of ways, including: 

• Guiding everyday decisions across all departments, aligning 
all City staff towards a single vision.

• Assists in major policy and budget decisions.

• Utilized in reviews of zoning cases.

• Planning for future facility and infrastructure needs and 
proactive maintenance/updates.

• Provides justification and prioritization for City projects and 
programs that align with the Plan.

• Provide the basis for updating city codes and ordinances.

The Planning and Zoning Commission will use this plan in a variety 
of ways, including:

• Aid in discussing and reviewing zoning cases and other 
development decisions.

• Provides justification for zoning case recommendations.

• Allows for the balancing of the community needs and values 
with individual interests.

City Council will use this plan in a variety of ways, including:

• Annual reporting allows Council to track if the City is 
achieving or falling short of its goals.

• Allows for alignment of public goals and a more efficient use 
of City resources.

• When discussing zoning cases, development decisions, and 
other major topics related to land use policy.

• Aid in aligning Manor’s plans with surrounding jurisdictional 
entities.

• Can act as the basis for the City’s Strategic Planning.

The business community will use this plan in a variety of ways, 
including: 

• Developers, potential property buyers, businesses, and 
other interested parties can better understand the future 
development patterns in Manor when making decisions.

• Property owners and developers can propose developments 
that better align with the goals of the community.

Residents will use this plan in a variety of ways, including: 

• Engages and educates community members and 
stakeholders in planning for their City’s future.

• Aids in shaping the desired outcomes and appearance of the 
community, enhancing quality of life for residents.

• Annual reporting allows community members to keep the 
City accountable in achieving its goals.
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Best Practices for Implementation
Keep it Updated
This Comprehensive Plan is meant to be a living 
document that allows flexibility for political, 
economic, physical, technological, and social 
conditions, as well as any other unforeseen 
circumstances that may ultimately influence and/ 
or change the priorities and perspective of the 
community. To ensure that the Plan continues 
to reflect the goals of the community and 
remain relevant, the Plan must be reviewed on a 
regular basis to ensure that its elements are still 
appropriate and the associated guiding principles, 
policies and recommendations are still applicable. 

Annual Progress Reporting

Once the Plan is adopted, an appointed committee, 
such as the Planning and Zoning Board or a CPAC 
Standing Committee, with the assistance of the 
planning staff, should prepare a yearly progress 
report for presentation to the Mayor and City 
Commission. This practice will ensure that the 
Plan is consistently reviewed and any necessary 
changes or clarifications are identified. It is also 
important to provide ongoing monitoring between 
the Plan and the City’s implementing regulations 
to maintain consistency among all documents. 
The City Commission may wish to dedicate one 
meeting a year to review, celebrate, and publicize 
elements of the Plan that have been implemented 
in the last year, as well as set priorities for the 
following year.  Ideally, progress reporting would 
be conducted in real-time via a website dashboard, 
continually demonstrating commitment to the 
vision to McAllen’s residents.

Five-Year Update & 
Evaluation Report

Every five years, the Planning Department should 
prepare an evaluation report, with input from 
various City departments, and present the findings 
to the Planning and Zoning Board. The report 
should evaluate the existing Plan and assess how 
successful it has been in achieving the community’s 
goals. The purpose of the report will be to identify 
the Plan’s successes and shortcomings, look at 
what has changed over the last five years, and make 
suggestions on how the Plan should be modified to 
best accommodate those changes.

Education & 
Training 
A necessary first step should be to conduct 
individual training workshops with the Planning 
and Zoning Board, City Commission, and key staff 
members who have an individual and collective 
role in Plan implementation. Training initiatives 
could include: 

• Discussion of the roles and responsibilities 
of each individual entity and its function with 
regard to Plan implementation 

• A thorough overview of the entire Plan, with 
particular emphasis on the segments that 
most directly relate to their responsibilities 
and purposes 

• Implementation tasking and priority-setting 
that allows each group to establish their own 
one-, two-, and five-year agendas 

• Facilitation of a mock meeting to display 
the effective use of this Plan’s policies and 
recommendations 

• A concluding question-and-answer session 

Proactive 
& Reactive 
Implementation
There are two primary methods of plan 
implementation: proactive and reactive methods. 
To successfully implement the Plan and fully realize 
its benefits, both methods must be used in an 
effective manner. Examples of both proactive and 
reactive actions that may potentially be utilized by 
McAllen are described below.

Proactive Methods

Developing a capital improvements program (CIP), 
by which the City expends funds to: 

• Update the capital improvement plan (CIP) 
to reflect the public improvement needs 
identified within this Plan 

• Amend the Unified Development Code 
regulations to reflect the development 
patterns recommended within this Plan 

Reactive Methods

• Approve a rezoning application submitted by 
a property owner consistent with this Plan 

• Review development applications for 
consistency with this Plan 

Using Metrics & 
Interpreting Data 
Utilizing benchmarks are a relatively straightforward 
way of measuring the progress that has been made 
toward the implementation of this Comprehensive 
Plan’s goals. Tracking these indicators provides a 
snapshot of McAllen and serves as a mechanism 
for identifying movement toward or away from 
goals. In order to measure the progress the metrics 
should have a baseline point and target point that 
is aspirational, but feasible. None of the metrics 
work independently and they are not intended to 
capture the entire picture of what is significant 
to a goal or action. There is not a direct one-to-
one relationship between the metrics and actions. 
Metrics can inform more than one action, but each 
action addresses at least one metric. One metric 
failing to meet the target does not necessarily 
mean that progress is not being made toward the 
goal, but it may indicate that closer examination is 
needed for that particular element.
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Inevitably, there will be situations that arise that do not have a clear answer within this Plan. 
In these cases it is helpful to have a good understanding of the overall principles and goals 
of this Plan to guide decision-making and ensure decisions being made are in alignment with 
and supportive of this Comprehensive Plan. These considerations can also help when deciding 
how to prioritize actions and funding.

Questions to Ask Yourself 
Provided here are some general questions to think about and discuss when making difficult 
decisions. 

• Does it promote McAllen and align with this Plan’s guiding principles and vision? 

• Does it improve the quality of life for residents? 

• Does it provide positive fiscal impact to the City? 

• Are there any unexpected negative outcomes that could occur and can they be avoided 
or quickly remedied? 

Bundling Projects
Completing recommendations in tandem can frequently be more effective, more efficient, 
and create greater results. Accomplishing two or more projects at a time can seem daunting, 
but by sharing resources it can allow for more enhanced outcomes. Some examples of 
projects that typically bundle well together are underground utility updates with streetscape 
enhancements and updating housing regulations while working with developers to determine 
options and incentives to encourage more housing choices.

Vision & Guiding Principles 
Provided here is a simple reminder of the Vision and Guiding Principles for the City and 
community of McAllen that were established as a part of this Plan. When presented with 
a tough choice, it can be helpful to look back at the overall vision and guiding principles to 
determine if any of the choices presented will be more or less helpful in making progress 
towards achieving these. 

Connected 
Regionally & 
Beyond

Regional & State 
Leader & Partner

Welcoming, Safe 
& Equitable

Community 
Quality of Life

Resilient & 
Innovative 
Economy

Dynamic Built 
Environment

Mcallen celebrates its progressive growth as a unique bi-
national City that leads the Rio Grande Valley and State of 
Texas in forward-thinking development, quality education, 
outstanding economic opportunity for both businesses and 
residents, and with affordable access to diverse housing. 
Despite being a destination city full of opportunity and 
excitement, it maintains the warmth of a family-friendly 
community attracting many to visit and stay, through both 
its people and development. It is a recognized model that 

keeps up with innovation in the fast-changing world.

Vision Statement

Guiding Principles

Decision Making
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Actions & Performance 
Metrics
Specific action items and performance metrics have been developed to support implementation of the 
recommendations laid out in this Comprehensive Plan. Metrics demonstrate progress towards achieving 
the vision and guiding principles set forth at the beginning of the process, while the action items outline 
the steps and resources needed to see progress within the performance metrics. The diagram below 
shows how each element relates to one another. Action items are not nested under goals, but instead 
within the guiding principle. This is because actions often accomplish multiple goals.

Action Items
Recommended actions in this Actions and 
Implementation chapter have been directly derived 
from the recommendations and strategies outlined 
in each of the previous chapters of this Plan. Within 
this chapter the primary action items have been 
listed and described. Primary actions are further 
detailed in an Actions Matrix, provided in Appendix 
B. The matrix further informs how the goal should 
be carried out and the time frame in which each 
recommendation should be undertaken. The matrix 
also contains sub-actions for each primary action. 
The following paragraphs explain the different 
elements of the Actions Matrix. 

ACTIONS MATRIX 

For each chapter topic, several actions are provided 
to implement the recommendations of this Plan. 
These actions are derived from the Guiding 
Principles and provide guidance to achieving the 
goals, strategies and recommendations of this 
Plan. 

ACTION KEY 

Action keys help identify the actions with two 
letters denoting the primary topic the action 
supports and a number. 

ACTION DESCRIPTION 

Descriptions outline the action itself and any 
important clarifications necessary to guide 
implementation of that action. 

ACTION TYPE 

The action type defines whether the action is a 
policy or regulatory update, capital project (CIP), 
program initiative, or a partnership that the City 
should pursue. This information helps the City in 
determining who might be the appropriate party 
to champion the effort as well as the appropriate 
processes to follow in implementing that action 
item.

PRIORITIZATION 

The prioritization column includes the 
recommended time frame target for when the 
action should be undertaken; including short-
term, mid-term, long-term or ongoing. These time 
frames are not hard and fast rules, but are meant 
to assist the City in prioritizing the recommended 
actions. Some actions may move up or down in 
prioritization and target time frame depending on 
process, barriers that arise, or opportunities that 
need to be taken advantage of. 

• Short = less than 3 years 

• Mid = 4-6 years 

• Long = 7-10+ years 

Ongoing = recommendations that are pursued as a 
constant or continual effort. 

Some actions may have both an initial action 
to establish the policy, program or partnership 
with ongoing work to be done once that action is 
underway. 

REGULATORY CHANGES 

Adjacent to this planning effort is the preparation of a 
diagnostic report of McAllen’s current development 
regulations. This report is delivered under separate 
cover and identify policy or regulatory changes 
that may need to be made to existing regulations in 
order to effectively implement the actions of this 
Plan. This includes identifying conflicts that exist 
within McAllen’s existing regulations that may 
prevent successful completion of the action item 
and will require an update to the regulation in order 
to achieve implementation as envisioned.

Vision

Action
Item

Action
Item

Action
Item

Guiding
Principles

Sub-
Action
Item

Sub-
Action
Item

Sub-
Action
Item

Sub-
Action
Item

Sub-
Action
Item
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Primary Action Items 
The primary actions for each chapter and their 
intent is described below. Further details and the 
sub-actions can be found in the Actions Matrix 
located in Appendix B.

Land Use Actions
Lu.1 - align zoning districts, development 
standards and subdivision regulations with the 
place types designated in the Future Land use 
plan. utilize the diagnostic report that outlines 
deficiencies and opportunities to better align land 
use regulations with this updated Comprehensive 
plan, with particular attention to creating 
diverse, accessible and complete neighborhoods, 
and implement necessary changes to the unified 
Development Code.

Updating the zoning districts will be necessary 
to make sure that the Future Land Use Plan is 
implemented to the fullest degree. Updating the 
Unified Development Code will also be key to 
guiding the future of the City as laid out in this 
Plan.

Lu.2 - Facilitate historic patterns of intermingled 
uses and new mixed-use development/
redevelopment opportunities for Mcallen, via 
regulatory changes, economic incentives and 
infrastructure policies.

Encouraging more mixed-use development in 
McAllen will assist in the implementation of almost 
every other action within this Plan. It will create 
more housing options, increase economic diversity, 
and improve accessibility. In order to do this the 
City will need to update development regulations 
to incorporate design standards and regulatory 
incentives for mixed-use development. New mixed-
use can be added as part of new development, 
redevelopment or infill. Integrating public spaces 
within developments will support the long-term 
success of this type of development and the overall 
character of McAllen.

Lu.3 - Establish and maintain consistency with a 
City policy for planned growth in the ETJ to ensure 
new development can be efficiently supported by 
City infrastructure and services.

A significant portion of McAllen’s future growth 
will occur in its ETJ. The City is currently in the 
position to guide growth in this area in a consistent 
and sustainable way. In order to both attract and 
support new developments, McAllen will need 
to ensure that the proper infrastructure and 
services are in place. Utilizing a conservation 
development approach is one way of doing that. 
Conservation development provides a variety of 
benefits including preservation of open space 
and prime agricultural land without losing tax 
revenues, lowering costs related to construction 
and maintenance of roadways and infrastructure, 
and avoiding the loss of ecological services such as 
habitat, flood control and clean water.

Lu.4 - Support developments and development 
patterns that support Mcallen residents’ ability 
to access goods, services, employment and 
other opportunities within the City rather than 
commuting elsewhere.

McAllen aims to be the leader of the Rio Grande 
Valley and attracting new residents and visitors 
while keeping existing residents from leaving is one 
of the best ways to gain that status. Encouraging 
new entertainment venues in the City is key as 
well as increasing access to parks, amenities, jobs, 
services, and opportunity. Creating well-connected 
neighborhoods and commercial areas throughout 
the City will make McAllen a more enticing place to 
live and work.

Lu.5 - Create a Small area plan (Sap) program 
with a methodology and criteria for prioritizing 
planning areas and applying the strategies and 
principles of this Comprehensive plan with 
a greater degree of detail for a defined area, 
neighborhood or corridor.

SAPs are intended to focus on smaller geographic 
areas so that stakeholders can tailor solutions to 
local issues. It is an aspirational community plan 
that defines a hyper-local vision for the future as 

property ownership and other conditions change 
over time. It enables the City to prioritize and 
coordinate capital projects and to set the stage for 
ensuing private investment. Some possible areas 
for SAPs have been identified including Downtown, 
the US 83 Corridor, and the 10th Street Retail 
Corridor.

Neighborhoods, 
Downtown & 
Preservation 
Actions
NDp.1 - Encourage a variety of housing types and 
densities to ensure diverse housing choices for a 
variety of income levels and lifestyles.

Increasing the diversity of housing types available 
for various income levels and life stages will help 
draw in new residents and more importantly 
ensure that current residents can stay in McAllen. 
Working with residential developers will be crucial 
to increasing the variety of housing types and 
densities available. Revising zoning categories to 
allow for more diverse housing options will also 
be necessary. Creating incentivized standards can 
also encourage the creation of more affordable 
housing options. 

NDp.2 - uphold Mcallen’s character to attract 
visitors, new residents, and business.

Showing that McAllen is a vibrant, safe, and 
welcoming city is important to achieving the 
overall vision of the City. Encouraging and 
supporting neighborhood enhancement initiatives 
can help improve neighborhood quality and 
increase the feeling of ownership residents have 
in the City. Business owners can be encouraged in 
a similar way to enhance their properties through 
landscaping or other design aesthetics. The City will 
need to regularly review development standards, 
update ordinances, and create incentives or 
programs that encourage and reflect the desired 
community character. Likewise, McAllen should 
seek opportunities to celebrate its history as an 
element of character and placemaking.

NDp.3 - Shift focus from designing streets for 
vehicles to designing streets for people.

Shifting the design focus of buildings, streets, 
and subdivisions from vehicles to people will 
create a more desirable city to live in and visit. 
Implementing a streetscape program, particularly 
in Downtown, can help create a friendly environment 
for pedestrians. As new developments are 
created, their requirements for street treatments 
including increased tree canopy and pedestrian 
amenities, should be evaluated. Reducing parking 
requirements can also allow for more productive 
uses of property.

NDp.4 - Kick start redevelopment and investment 
Downtown.

Reinvigorating Downtown and the associated 
districts will be important to the overall character 
of the City and preserving many historic assets. 
Creating a distinct identity and branding guidelines 
is one way to encourage interest in the area. 
Increasing the diversity of retail offerings and 
more restaurants as well as a focus on public 
safety can also help attract investment and long-
term reinvestment.

NDp.5 - Identify and work with residents to 
stabilize neighborhoods in vicious cycles.

The vicious cycle of urban decline includes a 
decline in quality of life, residents and businesses 
deserting, tax base shrinking, disinvestment, and 
a stagnate community that then creates an even 
greater decline in quality of life, and the cycle 
continues to spiral downward. The best outcome is 
a balanced, sustainable growth cycle that benefits 
both existing and new residents and businesses. 
The City should note neighborhoods that are at 
risk of becoming stuck in a vicious cycle and direct 
resources to prevent that cycle from taking hold, 
and doing so in partnership with the residents. 

Transportation 
Actions
TR.1 - Implement regulatory changes.

The City will need to adopt new street cross-
sections that are consistent with this Plan. It 
should also assess and consider improvements to 
street connectivity to enhance the overall mobility 
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of McAllen. A parking standards update should also 
be completed as well as street tree requirements.

TR.2 - Implement transportation demonstration 
projects.

Projects such as traffic calming devices, street 
retrofits, new BMPs, and replacing vehicle lanes 
with bus, bike, or pedestrian space should be 
considered and completed by the City.

TR.3 - Conduct and implement existing and future 
transportation plans.

Implementing existing transportation plans within 
the City is the best way to improve mobility. The 
Metro McAllen Short Range Transit Plan is one 
such plan. Analyzing the Thoroughfare Plan should 
also be done to increase connectivity in the ETJ. 
Identifying and constructing bicycle trails and 
connections is also necessary.

Implementing existing transportation plans within 
the City is the best way to improve mobility. The 
Metro McAllen Short Range Transit Plan is one 
such plan. Analyzing the Thoroughfare Plan should 
also be done to increase connectivity in new 
development. Identifying and constructing bicycle 
trails and connections is also necessary.

TR.4 - Develop a Complete Streets policy.

Developing a Complete Streets policy will improve 
mobility and access throughout the City. This policy 
will need to be coordinated with a technical review 
committee and mobility advisory committee. 
Performance indicators will help determine the 
long-term success of this policy. Increasing capital 
spending will be necessary for sidewalk construction 
with a focus on connections to schools and public 
facilities. 

TR.5 - Implement bus rapid transit.

Bus rapid transit could greatly improve the mobility 
options for many of McAllen’s residents. In order 
to implement this the City will need to identify 
corridors for bus-only lanes and collaborate with 
the MPO and adjacent jurisdictions to develop east-
west routes. This could also help improve access to 
the international bridge.

Services, Parks & 
Infrastructure 
Actions
IF.1 - Improve park access and quality.

McAllen has a high number of parks, but the access 
and maintenance of some could be improved. This 
can be done by expanding the trail network and using 
drainage corridors to create additional connections. 
Updating the Parks, Recreation and Open Space 
Master Plan to include the ETJ will help ensure a 
more even distribution of parks across the City as 
it grows. Residents commented that they would 
like to see a greater variety of amenities available 
at parks including an all abilities playground and 
workout equipment. Increased maintenance and 
the replacement of old equipment will allow more 
people to enjoy the parks and boost the character 
of the City. Public and private parks should be held 
to the same high design standards.

IF.2 - Increase citywide amenities and events.

McAllen could benefit from additional amenities 
such as a new museum. More frequent events or 
festivals can highlight the culture and offerings of 
the City.

IF.3 - proactively maintain and install new 
infrastructure to increase the resilience of each 
system.

Maintaining existing infrastructure is critical 
to keeping McAllen a growing and sought after 
city. Actively monitoring infrastructure for 
vulnerabilities and replacing outdated equipment is 
a key part of maintaining the City’s infrastructure 
and resilience. Updating development regulations 
to support development types and patterns 
that reduce the amount of infrastructure to be 
maintained per connection can improve fiscal 
efficiency. The City should also proactively develop 
strategic infrastructure improvements to spur 
growth in  a desired and cost-efficient manner 
rather than relying on the development community 
to drive investment. McAllen should also establish 
concurrency requirements to reconcile growth 
needs against infrastructure capacity to ensure 
that development does not outpace the growth of 
infrastructure.

IF.4 - Deploy a One Water approach to water, 
wastewater and stormwater improvements, 
always considering them holistically, within their 
context, and for regional implications.

A holistic, One Water approach to wastewater, 
water and stormwater improvements should be 
deployed in all of McAllen’s plans. Encouraging 
water conservation and integrating stormwater 
retention  into site design is also something the 
City should implement. Managing stormwater is 
one of the dominate concerns within the City. Water 
auditing will allow the City to better understand its 
water usage. McAllen already had a wastewater 
beneficial reuse system that could be made more 
robust as well.

IF.5 - Guide future facilities growth.

Creating a comprehensive facilities master plan 
would allow the City to support the long-term 
facilities needs and investment. When new facilities 
are needed, multipurpose buildings or spaces should 
be considered to leverage the City’s resources as 
much as possible. Public-private partnerships can 
also be considered for new facilities to help serve 
as catalysts for community development.

Economic Actions
EC.1 - Diversify Mcallen’s economic development 
targets and employment opportunities.

The concepts of innovation, entrepreneurship, 
talent attraction, and placemaking were themes 
expressed by stakeholders. The new MEDC plan 
seeks to address many of these topics. The City 
of McAllen will need to play an important role in 
supporting these strategies. For example, a tax 
increment reinvestment zone or fee waivers might 
be appropriate for the identified innovation districts. 
In addition, numerous stakeholders indicated that 
attracting or developing a large corporate business 
headquartered in McAllen would be a good success 
indicator. The City will need to determine its 
specific role in assisting MEDC in implementing key 
strategies found in the MEDC plan.

EC.2 - proactively use infrastructure investments 
to guide growth and redevelopment.

Stakeholders identified basic infrastructure 
planning as an impediment to the type of growth 
the community would like to attract. The challenge 

for McAllen is how to allocate financial resources 
to meet short-term opportunities versus long-term 
aspirational growth. Having shovel ready sites, for 
example, is an important selling point for potential 
projects. Tradeoffs will need to be evaluated when 
considering growth in the northern portion of the 
City which contains more greenfield sites versus 
opportunities in the southern  portion that will 
more likely require redevelopment with some 
concerns about older infrastructure.

EC.3 - Enhance cooperation with neighboring 
communities.

Neighboring communities oftentimes compete for 
large economic development projects, new shopping 
centers, and popular entertainment attractions. 
As the Rio Grande Valley continues to grow and 
become more interconnected, there is more to be 
gained by increased cooperation than competition. 
Building upon this comprehensive planning effort, 
McAllen should enhance and expand cooperation 
with neighboring cities on both sides of the border 
on issues such as infrastructure, transportation, 
safety, and education.
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PRIORITY ACTIONS 
Some actions have been pulled out and identified as Priority Actions. These are actions that should be 
undertaken right away and were chosen for a variety of reasons, including their ability to provide an easy 
win, realize quick results, address long-standing problems that require immediate action, or are critical 
path actions that may influence the ability to implement other action items.

• Lu.1 - Facilitate new mixed-use development opportunities for 
Mcallen, such as regulatory changes, economic incentives 
and infrastructure policies.

• Lu.2 - Establish and maintain consistency with a City policy 
for planned growth in the ETJ to ensure new development 
can be efficiently supported by City infrastructure and 
services.

• NDp.1 - Encourage a variety of housing types and densities 
to ensure diverse housing choices for a variety of income 
levels and lifestyles.

• NDp.2 - uphold Mcallen’s character to attract visitors, new 
residents, and business.

• NDp.4 - Kick start redevelopment and investment Downtown.

• TR.1 - Implement regulatory changes.

• IF.3 - proactively maintain and install new infrastructure.

• IF.4 - Implement innovative stormwater management 
programs and policies.

• EC.1 - Diversify Mcallen’s economic development targets 
and employment opportunities.

• EC.3 - Enhance cooperation with neighboring communities.
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PERFORMANCE METRICS 
The performance metrics include a variety of metrics that allow the City to track the success of this Plan as it is implemented. The City will need to track and analyze certain data points in order to accurately track 
the progress of each defined metric. Appropriate metrics are described below and on the following pages, which describe each metric as well as what the metric indicates and data sources. 

A number of metrics have been identified and are recommended as metrics that the City should begin tracking now. The City may choose to start adding some of the other metrics in the future as warranted and 
applicable. The metrics have been chosen for a variety of reasons, including availability of data, ease of tracking, greatest importance of what they indicate, and potential for the metric to indicate trends across 
multiple topics of interest. Baseline data to show where the City is currently and targets to show what the City should be aiming for have been provided for the identified metrics. The implementation of the actions 
and sub-actions should move the metric closer to the target. Some metrics may lack a baseline or target because they are either meant to remain stable, or the City will have to do further investigation to determine 
what target they should be aiming toward. The full performance metrics matrix can be found in Appendix B.

Land Use

Metric Indicating Data Source

% of developed area 
as mixed-use and/or 
nonresidential land 
uses.

More accessibility to goods and services within the 
City; reducing the need for residents to visit other 
cities for goods and services, keeping sales tax 
dollars in the City; greater potential for 3rd places 
that connect residents to the City identity.  

City GIS 
Analysis

Metric Indicating Data Source

% of land uses, tracked to a 
granularity beyond basic land use 
categories (e.g., track retail and 
office uses separately vs. general 
commercial).

Knowing the ratio of different land uses can 
allow the City to track trends and determine 
if there is a lack of a certain land use or if any 
land use is getting over-built. 

City GIS 
Analysis

Land Use (incl. ETJ) Percent Land Use (incl. ETJ) Percent

Agriculture 88% Agriculture TBD

Single-family 6% Single-family TBD

Duplex/Townhome 0% Duplex/Townhome TBD

Multifamily 0% Multifamily TBD

Manufactured Home 0% Manufactured Home TBD

Civic 0% Civic TBD

Civic Education 0% Civic Education TBD

Public/Semi-Public 1% Public/Semi-Public TBD

Airport/Transportation 0% Airport/Transportation TBD

Office 0.2% Office TBD

Retail 0.5% Retail TBD

Commercial 0.4% Commercial TBD

Parks and Open Space 0.9% Parks and Open Space TBD

Golf Course 0% Golf Course TBD

Light Industrial 0% Light Industrial TBD

Heavy Industrial 0% Heavy Industrial TBD

Utilities 0.3% Utilities TBD

Vacant 2.5% Vacant TBD

ROW 0% ROW TBD

Water 0% Water TBD

Land Use Metric #1 Land Use Metric #2

Baseline Target

TbD TbD

Baseline Target
(Based on FLUP)
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Transportation

Metric Indicating Data Source

Average walk score 
and bike score ratings.

Conditions are improving to make people more likely 
to choose walking or biking for their travel mode; 
neighborhoods are becoming more complete with 
greater access to convenient goods, services and 
activities.

https://www.
walkscore.com/
professional/
research.php

Metric Indicating Data Source

Median/average commute 
time or distance for 
residents. 

Increasing access to employment and 
opportunities in the City; decreasing household 
transportation costs.  

U.S. Census 
& American 
Community 
Survey

Baseline Target

20.1
average Commute Time
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Metric Indicating Data Source

% of residents who drive 
alone to work.

Improvements to the built environment that 
make possible and encourage alternative forms 
of transportation to access destinations, such 
as improved bike/pedestrian facilities, improved 
transit, employment located closer to where 
residents live, and similar characteristics.

U.S. Census 
& American 
Community 
Survey

Baseline Target

76.2% Drive Alone 70% Drive Alone

Transportation Metric #1 Transportation Metric #2

Transportation Metric #3

Metric Indicating Data Source

% of street ROW 
dedicated to the sidewalk 
zone (sidewalks and 
streetscapes).

Street designs are better balancing the needs 
of pedestrians and treating the ROW as public 
space and opportunities for placemaking; 
wider sidewalk zones allow for activation of the 
streetscape by local businesses. This metric is 
most applicable for new or upgraded streets in 
Type 1 context streets (per the Transportation 
chapter).  

City GIS Analysis

Baseline Target

55% vehicular space 

45% nonvehicular space

Transportation Metric #4

TbD
(setting target from plan 
adoption, forward)
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Economics

Metric Indicating Data Source

Median household or 
family income. 

More disposable income and improved alignment 
between employer and resident needs. 

U.S. Census 
& American 
Community 
Survey

Metric Indicating Data Source

Total # of jobs created 
annually. 

The City is attracting businesses to better 
balance the jobs to resident ratio in the City; 
increased access to jobs and opportunities; 
commuting outside the City for work is a choice 
rather than a necessity for residents. 

Bureau of Labor 
Statistics

Baseline Target

5,140
Jobs Created annually

Baseline Target

TbD

Metric Indicating Data Source

Industry mix of jobs. Increasing access to employment and 
opportunities in the City. 

U.S. Census 
& American 
Community 
Survey

Baseline Target

Industry Percent Industry Percent

Agriculture, forestry, fishing and 
hunting, and mining

1.4% Agriculture, forestry, fishing and 
hunting, and mining

TBD

Construction 4.3% Construction TBD

Manufacturing 5.1% Manufacturing TBD

Wholesale trade 4.1% Wholesale trade TBD

Retail trade 16.6% Retail trade TBD

Transportation and warehousing, 
and utilities

4.5% Transportation and warehousing, 
and utilities

TBD

Information 1.2% Information TBD

Finance and insurance, and real 
estate and rental and leasing

5.1% Finance and insurance, and real 
estate and rental and leasing

TBD

Professional, scientific, and 
management, and administrative 
and waste management services

8.8% Professional, scientific, and 
management, and administrative 
and waste management services

TBD

Educational services, and health 
care and social assistance

28.3% Educational services, and health 
care and social assistance

TBD

Arts, entertainment, and 
recreation, and accommodation 
and food services

12.6% Arts, entertainment, and 
recreation, and accommodation 
and food services

TBD

Other services, except public 
administration

4.7% Other services, except public 
administration

TBD

Public administration 3.2% Public administration TBD

$57,359
Median Household Income

$62,000
Median Household Income

Economics Metric #1 Economics Metric #2

Economics Metric #3
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Parks, Facilities & Infrastructure

Metric Indicating Data Source

Housing units 
and business 
establishments 
served per LF of 
infrastructure. 

A more efficient system in which individual 
ratepayers are supporting a smaller amount of 
infrastructure; less infrastructure to maintain 
per capita; ideally resulting in more stable 
utility rates. 

City calculation using 
linear utility assets and 
U.S. Census & American 
Community Survey data 
regarding housing units (or 
number of units tracked by 
the City)

Metric Indicating Data Source

% of open space vs. 
developed land. 

Increased growth is not coming at the 
detriment to environmental health and quality 
of life; reduced potential for flooding due to 
increased impervious cover. 

City GIS Analysis

Baseline Target

Baseline Target

Metric Indicating Data Source

Average age of 
infrastructure, especially 
underground pipes. 

Allows the City to proactively monitor 
needed updates to infrastructure; can inform 
prioritization of project bundles. 

City analysis

TbD TbD

Baseline Target

TbD TbD

Metric Indicating Data Source

Acres of parks and open 
space per 100 people.

Improved access to open space; retained 
quality of life in the face of growth. 

City GIS analysis including 
U.S. Census and American 
Community Survey 
population data

.85
acre per 100 people

Baseline Target

1
acre per 100 people

8.9% Open Space

91.1% Developed

TbD

Parks, Facilities & Infrastructure Metric #1 Parks, Facilities & Infrastructure Metric #2

Parks, Facilities & Infrastructure Metric #3 Parks, Facilities & Infrastructure Metric #4
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Neighborhoods, Downtown & Preservation

Metric Indicating Data Source

% of housing in the 
community other than 
single-family detached. 

Increased diversity of housing choices to serve 
residents of differing needs and stages of life.

U.S. Census 
& American 
Community 
Survey

Metric Indicating Data Source

Housing + Transportation 
(H+T) Index. 

Includes both housing and transportation costs 
to show a more holistic picture of household 
cost burden, as compared to housing costs 
alone.   

H+T Index 

https://htaindex.
cnt.org/

Baseline Target
Baseline Target

65% 45%
35.4% of housing other than 
single-family detached

Neighborhoods, Downtown & Preservation Metric #1 Neighborhoods, Downtown & Preservation Metric #2

40% of housing other than 
single-family detached




