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ORDINANCE NO. __________________ 

 

AN ORDINANCE APPROVING THE “PLAN EL PASO 2010: CONNECTING EL 

PASO: BUILDING TRANSIT-ORIENTED NEIGHBORHOODS AT REMCON CIRCLE, 

OREGON CORRIDOR, AND FIVE POINTS AND REDEVELOPING ASARCO” PLAN 

AS A STUDY AREA PLAN TO BE INCORPORATED INTO THE CITY’S 

COMPREHENSIVE PLAN, “THE PLAN FOR EL PASO,” AND THAT THE 2025 

GENERAL LAND USE MAP BE AMENDED TO INCORPORATE THE 

MODIFICATION. 

 

WHEREAS, The Plan for El Paso was adopted by the El Paso City Council on April 27, 

1999, and further ratified on March 13, 2001, pursuant to the provisions of Section 213.002 of 

the Texas Local Government Code as the comprehensive plan for the City; and  

  

WHEREAS, the comprehensive plan serves as a general guide for the future of growth 

and development of the City to promote public health, safety, and welfare; and 

  

WHEREAS, a specific recommendation of The Plan for El Paso is the creation of study 

area plans that will serve as separate policy documents that give general support to the objectives 

of the City’s comprehensive plan; and  

  

WHEREAS, the “Plan El Paso 2010: Connecting El Paso: Building Transit-Oriented 

Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points and Redeveloping 

ASARCO” serves as a study area and guide for the future growth and redevelopment of the areas 

known as ASARCO East and ASARCO West, Remcon Circle, Oregon Corridor, and Five Points 

to promote public health, safety, and welfare while supporting revitalization activities for 

redevelopment in the area; and, 

  

WHEREAS, members of the community were invited to take part in the development of 

this area to encourage community acceptance of this ongoing planning process and to establish a 

value for the goals and objectives enumerated in these plans and numerous public meetings and 

charrettes were held as part of the various phases of the plan development; and 

  

WHEREAS, the City has developed a study area plan for the areas known as ASARCO 

East and ASARCO West, Remcon Circle, Oregon Corridor, and Five Points which identifies the 

concerns, objectives, guidelines, and design standards that propose to create transit-oriented 

development and walkable neighborhoods and to redeveloped former ASARCO smelter site into 

a SmartCode compliant area; and 

  

WHEREAS, The Plan for El Paso addresses key components to be achieved in the 

revitalization of El Paso that include a focus on redevelopment opportunities, and economic 

development through well designed communities; and 

  

WHEREAS, the study area plan referred to as the “Plan El Paso 2010: Connecting El 

Paso: Building Transit-Oriented Neighborhoods at Remcon Circle, Oregon Corridor, and Five 

Points and Redeveloping ASARCO” has been developed with these components as catalysts for 

revitalization and redevelopment of the areas; and, 

 

WHEREAS, the City Plan Commission, after conducting a public hearing, recommends 

adoption of the changes to The Plan for El Paso as herein enumerated; and 
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WHEREAS, the El Paso City Council finds that the adoption of the “Plan El Paso 2010: 

Connecting El Paso: Building Transit-Oriented Neighborhoods at Remcon Circle, Oregon 

Corridor, and Five Points and Redeveloping ASARCO” plan as herein enumerated will have no 

negative impact upon the public health, safety, morals, and general welfare of the City, and that 

the study area plan will continue to carry out the purpose and spirit of the policies expressed in 

The Plan for El Paso and should be incorporated into The Plan for El Paso;  

 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE 

CITY OF EL PASO: 

 

That, the “Plan El Paso 2010: Connecting El Paso: Building Transit-Oriented 

Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points and Redeveloping 

ASARCO is hereby adopted and is attached hereto as Exhibit "A"  and incorporated herein by 

reference for all purposes; and, 

 

That, the “Plan El Paso 2010: Connecting El Paso: Building Transit-Oriented 

Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points and Redeveloping 

ASARCO” be incorporated into the City’s Comprehensive Plan, The Plan for El Paso, for all the 

purposes, including amending the Year 2025 Projected General Land Use Map for the long-

range development of the areas outlined in the “Plan El Paso 2010: Connecting El Paso: Building 

Transit-Oriented Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points and 

Redeveloping ASARCO”.   

 

 

 PASSED AND APPROVED this ________ day of ________________, 2011. 

 

 

THE CITY OF EL PASO 
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ATTEST:      John F. Cook 

       Mayor 
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Richarda Duffy Momsen 

City Clerk 
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PREFACE

El Paso has witnessed a century of great change: progress-
ing through a mining boom, serving as a rail crossroads, 
eyewitness to a revolution in Mexico, prohibition, the cre-
ation of Fort Bliss and rise of the maquiladoras.  In recent 
years, El Paso has enjoyed population growth of over ten 
percent, from 679,622 residents in 2000 to 751,296 in 
2009.�  Along with this population growth has come eco-
nomic expansion amidst a national downtown.  What will 
the next century bring?  The goal of the Plan El Paso proj-
ect is to assist this growing community in articulating its 
vision for the future even given the challenges of world-
wide trends.  Through a tumultuous century the City of El 
Paso has maintained a tradition of successful planning.   

Like every major American city, El Paso experienced an 
industrial era, but in time the heavy industry that was once 
a valued part of the community became anachronistic and 
problematic.  Yet the City continues to grow, and despite 
residual problems from their industrial past the best days 
for the ASARCO and CEMEX sites may still lie ahead. By 
restitching the physical fabric of the city we welcome lost 
sites of former industry and utility back into the commu-
nity.  This is a key purpose of this plan. 

� US Census Bureau, http://quickfacts.census.gov/qfd/states/48/48141.html

Another purpose begins with the acknowledgment that 
mobility is a necessity of modern society and that we 
must continue to update our approaches and techniques. 
El Paso remains a hub for national and international freight 
and is expected to continue growing in the future, with 
freight train volumes expected to double by 2020.  

Unfortunately, like many other cities, El Paso has lost its 
streetcar system as the nation moved almost exclusive-
ly to private cars to meet its transportation needs. For 
decades, it may have appeared to some that this change 
was entirely for the better, but the singular approach of 
building wider roads and additional elevated expressways 
is likely to have reached the extent of its potential when 
considered in relation to accompanying costs.  Roads-
only transportation policies are expensive to execute and 
maintain, are vulnerable to increasing fuel prices, favor dis-
tant new development at the expense of core communi-
ties and almost always overwhelm the neighborhoods and 
places we value.    

Today’s most innovative transportation solutions ac-
knowledge what worked best perennially. We recognize 
that reactivating pedestrian life is the least costly, most 
reliable, healthy, and even most pleasant, of transportation 

options.  This requires networks of safe, comfortable, in-
teresting and walkable streets that are connected over 
long distances by public transit options that are both ef-
ficient and dignified.  A variety of transit options should 
include trolleys, bus rapid transit systems, city buses and 
bicycle routes in addition to the private automobile sys-
tem. Successful pedestrian environments must be planned 
in conjunction with transit planning – each depends on 
complete, compact, mixed-use communities. 

Finally, the City must reaffirm its commitment to its irre-
placeable and often magnificent historic assets.  The City’s 
historic preservation role must be repositioned as an eco-
nomic development activity rather than a solely regula-
tory one.  Historic preservation is the first step in urban 
revitalization; preservationists and restoration specialists 
initiate the evolution of places by capitalizing on neglected 
resources. A revived and invigorated historic preservation 
movement starts with the elevation of this role.

This plan will help create a vision for an updated transpor-
tation system for El Paso and lay the regulatory ground-
work for both transit-oriented development and more 
complete streets and neighborhoods to serve El Paso into 
the next century.

THE NEXT CENTURY IN EL PASO



Dreaming Big: Continuing the Legacy of Great Planning

At the turn of the century, the City of El Paso was touted 
as the most important city between San Antonio and Los 
Angeles and between Denver and the Mexican border. 
With a population of roughly 100,000, the City served as 
a commercial, manufacturing and banking center for all of 
the Southwest. El Paso’s downtown grew as the center of 
activity, and thriving neighborhoods were connected to 
the Downtown through an extensive streetcar network 
that reached the outermost edges of the City.

In preparation for future growth and in the 
spirit of city planning that was sweeping 
the nation at the time, the City of El Paso 
hired the renowned planner, George Kes-
sler, to develop a document of illustrations 
and text outlining the city’s most impor-
tant planning issues.  The Plan was highly 
celebrated at the time of its creation, and 
90 years later, it continues to be held up as 
an example of great planning for the City. 

In addition to larger concerns such as access to water, the 
1925 City Plan focuses on urban design and aesthetic con-
cerns.  The Plan stresses the importance of the character 
and quality of the public realm.  It recommends creating 
“public landscaping, parks, public playgrounds, gardens, 
and recreational amenities; protecting and preserving the 
mountains as natural amenities for the City; and creating a 
network of roads and trails that connect all of Central El 
Paso.  The quality of the streetscape is of great consider-
ation.  The Plan prescribes that streets should not be too 
wide so as to require an unnecessary amount of pavement, 
which is hot and expensive; parkways along the sidewalk, 
planted with trees, shrubs, and flowers, are also suggested. 

The importance of civic art is at the core of the Plan; 
among the strongest recommendations is the need for a 
boulevard or paseo and a monumental free bridge to con-
nect El Paso with Juarez; the bridge is designed to “merit 
international fame” and be surrounded by parks on either 
side.  A great civic building such as a Municipal Museum is 
also included in the Plan. 

These recommendations for city planning helped shape 
the growth and stipulated the elements that would foster 
a gracious public realm for years to come.  One can see 
many of the recommendations materialized and success-
fully in place today.  In particular, many of the City’s civic 
spaces and parks, such as Memorial, Caruso, and Washing-
ton Parks, were created according to the City Plan.

Recognizing the importance of the 1925 City Plan and their 
historic urban fabric, the City of El Paso today promotes 
a return to traditional neighborhood-building practices. In 
an October 2008 article for El Paso Magazine, the City 
of El Paso commented that “Pedestrian-friendly neighbor-
hoods integrating a mixture of land uses and offering a 
range of housing and transportation choices are at first 
glance elements reminiscent of the benefits of early 20th 
century neighborhood centered development. Ironically, 
these elements also happen to embody a contemporary 
vision shared by community officials and residents alike 
that form the very core principles of smart growth.” 

The 1925 City Plan has left a legacy of great planning for 
the City.  As the current generation of leaders and commu-
nity members sets forth its own vision for the future, they 
look to the 1925 City Plan for its example  of “Dream-
ing Big.”  Using this document as inspiration, the City of 
El Paso has embraced cutting-edge planning tools for the 

21st century, such as the SmartCode.  The City’s Smart-
Code, which was adopted in the summer of 2008, offers 
an alternative to existing zoning, placing emphasis on urban 
form over land use.  This critical new document provides 
the regulatory groundwork to ensure that the ideals of 
smart growth can be realized during development.

The multi-phase planning effort, led by Dover, Kohl & Part-
ners, will draw upon the historic and contemporary plan-
ning tools of the City to provide a roadmap for future 
growth.  The Plans for the three Transit-Oriented Devel-
opments and for ASARCO draw from the best examples 
of historic neighborhoods in El Paso and are all Smart-
Code compliant.  These plans will serve as examples for 
future SmartCode development and illustrate city-wide 
planning best practices at the lot and block scale.

E l  P a s o ,  T X
 SMARTCODE        Adopted 29 July 2008

T1

T2

T3

T4

T5

T6

Building upon the City Plan of 1925

The 1925 City Plan has served as a model for planning for almost 
a century.  The City’s newly adopted SmartCode provides a con-
temporary roadmap for future development that is still in keeping 
with the spirit and vision of the 1925 Plan. George Kessler
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“Nature and a tremendously energetic citizen-

ship combine to afford El Paso opportunities for 

unique development, with possibilities unsur-

passed by any other community in America. There 

is no reason why El Paso should not be, and can-

not be, a city of striking distinction among cities, 

a city so attractive for permanent residents and 

for transient visitors as to make a name for itself 

nationally famous.”

                           The 1925 City Plan for El Paso



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

El Paso is experiencing robust growth, fueled by the ex-
pansion of Fort Bliss, the immigration of people and capital 
from Juarez, the birth of the first medical school anywhere 
in America in the last 30 years, and a buoyant local economy 
amidst a national financial crisis.  The attractions are obvi-
ous–a benevolent climate, friendly people, striking landscape, 
cosmopolitan atmosphere, career opportunities, proximity 
to Mexico, and a high quality of life within a bustling city.

As El Paso enters this historic period of growth and change, 
it is important that new development and investment en-
hances its character and makes the City even better, rather 
than worse.  For the El Paso community to create a shared 
definition of “better” and to build consensus for its future 
direction, the City initiated a City-wide Comprehensive Plan 
update. Small area plans are the first stage of the Compre-
hensive Plan update, looking in detail at particular areas of 
the City that are under the pressure of growth and change 
in the short term or are in need of revitalization.  

The following report details four of these small area plans, 
including three Transit-Oriented Development (TOD) 
areas around the City’s initiated Bus Rapid Transit (BRT) 
corridors.  These areas include the Oregon Corridor be-
tween the Glory Road Transfer Center and the Downtown 
Transfer Center,  Five Points,  and Remcon Circle.  In addi-
tion, a small area plan is included for the redevelopment of 
the ASARCO site and some of the surrounding large-scale 
properties that are likely to be developed in the near fu-
ture.  

Despite the vastly different conditions, constraints, and 
character of each of the three Transit-Oriented Develop-
ment sites and ASARCO, they all present a great opportuni-
ty to evolve into highly livable, sustainable, and economically 

robust communities.  Through proactive, highly-public plan-
ning, El Paso has the potential to mature as a walkable, bike-
able, transit-connected city of neighborhoods, with schools, 
shops, workplaces, and services within walking distance of 
homes, and natural open space preserved for future gen-
erations.  

There are certain urban design ingredients for livable, sus-
tainable communities that are constant despite location, 
topography, and land use.  These ingredients include: an in-
terconnected network of streets, small blocks, pedestrian-
friendly thoroughfare design, a mix of uses, street-oriented 
buildings, and accessible parks and open spaces.  These in-
gredients are then adapted to each particular context and 
situation.  When applied appropriately, these design prin-
ciples provide the framework for a livable city.  El Paso just 
has to look to its own historic in-town neighborhoods for 
proof that solid urban design provides the “good bones” 
to support a livable community.  With refocused attention, 
they can become vibrant destinations again, with businesses, 
offices, and residences.  

The small area plans included in this report build upon the 
many planning efforts already undertaken by the City and the 
community, and address urban design, transportation, mar-
ket, environmental, and regulatory challenges for the four 
areas.  The plans are based on the public input expressed 
during the Charrette process, and stakeholders’ consensus 
for the desired evolution of each area.  Each small area plan 
included in this report was designed in accordance with the 
City’s newly-adopted SmartCode.  Accompanying Smart-
Code applications, included in the Appendix, have been cre-
ated to provide the City with additional leverage to ensure 
that future growth reflects the community vision.

Introduction

The Connecting El Paso Plan’s four study areas: Remcon Circle, 
ASARCO, Oregon Corridor, and Five Points

What is a Transit-Oriented Development (TOD)? 

A TOD is a compact, mixed-use development within walking 
distance of public transportation and a key element of liv-
able and sustainable communities.  TOD creates communi-
ties where people of all ages and incomes have access to 
transportation and housing choices by increasing location 
efficiency and allowing people to walk, bike and take transit 
for their daily trips.  TOD is attractive to its residents be-
cause it fosters a convenient and affordable lifestyle where 
housing, jobs, restaurants, and entertainment are all in con-
venient proximity. In addition, TOD increases transit rider-
ship and reduces automobile congestion, providing value for 
both the public and private sectors.  

        -- United States Department of Transportation Federal Transit Administration

Rio Grande
Remcon Circle

ASARCO

Oregon Corridor
Five Points

MEXICO

NEW MEXICO

Juarez

El Paso

TEXAS

Pa g e  1 . 2  •  P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0



P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  1 . 3

         BACKGROUND

Planned BRT system through El Paso and approximate boundaries of the Transit-Oriented Development special area sites

Transit-Oriented Development

The success of the BRT system will hinge on the quality 
of urban spaces that surround the bus stops and transfer 
centers.  Transit-Oriented Development (TOD) is a design 
and development strategy that links higher-density, walk-
able neighborhoods to transit stations.  TOD strengthens 
the urban fabric that surrounds public transportation with 
a mix of daily uses, including housing, retail, and office.  This 
strategy acknowledges that most transit riders begin and 
end their trips as pedestrians, and that the streets around 
transit stations should be safe, interesting, and convenient 
places to walk.  

Three of the Plan study areas, Remcon Circle Transfer Cen-
ter, the Glory Road Transfer Center, and the Downtown 
Transfer Center, are major nodes along the Mesa Corri-
dor BRT line.  In addition, large parcels on and around the 
ASARCO site are within walking distance of the planned 
Mesa BRT line.  All four of these areas serve as important 
opportunity sites for Transit-Oriented Development.  In 
addition to these opportunities in the fast-growing West 
Side of El Paso, an important in-town neighborhood, Five 
Points, is also planned for transit-oriented infill develop-
ment.  The soon-to-be renovated transfer center in the 
historic Five Points neighborhood provides a central inter-
change among the Dyer, Montana, and Alameda Corridor 
routes, and is in close proximity to Downtown.  The loca-
tions and importance of each of these areas make them 
ideal for Transit-Oriented Development; collectively, they 
can work to create a series of sustainable, complete, com-
pact, and walkable neighborhoods throughout the City.

Planned BRT Route

As part of a coordinated effort towards increasing tran-
sit ridership and jump-starting economic development in 
urban locations, the City of El Paso is expanding and im-
proving transit service by planning four Bus Rapid Transit 
(BRT) lines through the City.  These four lines connect 
the primary corridors throughout El Paso, including the 
Mesa Corridor, the Dyer Corridor, the Alameda Corridor, 

and the Montana Corridor.  A number of transfer cen-
ters have recently been constructed, providing convenient, 
sheltered transportation hubs.  The BRT lines, together 
with the new and renovated transfer centers, are part of 
an overall strategy to improve the quality of life for El Paso 
residents  while reducing the City’s carbon footprint.  

Five Points

Juarez



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

The Oregon Corridor is an important connecting route 
between Downtown and the University of Texas (UTEP).  
Oregon Street runs parallel to Mesa Street and is approxi-
mately two miles in length.  This route connects directly 
to the international bridge to Mexico, and was histori-
cally a streetcar route.  Between the Glory Road Transfer 
Center at UTEP and the Downtown Transfer Center, the 
planned Mesa BRT route will divert off of Mesa Street 
to Oregon Street, connecting UTEP, regional medical fa-
cilities, and many other businesses directly to Downtown.  
The Oregon Corridor’s proximity to Downtown, growing 
university, business, and residential areas, high densities, 
and high land values makes it an ideal location for Transit-
Oriented Development.  

Oregon Street is made up of a grid of blocks and streets 
that creates the basis of a resilient neighborhood.  UTEP, 
which fronts the western side of the corridor along its 
northern end, introduces a distinctive Bhutanese architec-
ture to the area.  The Corridor is also rich in traditional, 
turn-on-the-century architecture more common to the 
region.  A number of historic residences along the cor-
ridor have been converted into office buildings.  The Or-
egon Corridor and the surrounding neighborhoods have a 
variety of housing types and prices, including small apart-
ment buildings, townhouses, and a range of single-family 
home options.  

While Oregon Street enjoys many advantages in loca-
tion and urban design, the area can benefit from further 
improvements to improve walkability and to capture 
greater economic value from the existing properties.  The 
streetscape has been altered over the years to the detri-
ment of the pedestrian.  Sidewalks are narrow and dis-
continuous, street trees are sporadically planted and do 

not provide adequate shade, and street lights are highway-
scaled.  Like the commercial streets in Five Points, private 
properties along Oregon Street have been redeveloped 
over time to become auto-oriented: parking lots, parking 
garages, and the blank walls of buildings front the street, 

particularly around UTEP and the medical centers.  As 
these areas continue to evolve, new redevelopment and 
infill should be pedestrian-oriented to mark a new genera-
tion of transit ridership and walkability in the area.

OREGON CORRIDOR

The iconic Plaza Hotel terminates the view, looking south on Oregon towards Downtown.

OVERVIEW

Rio Grande
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         BACKGROUND

Pedestrians walking along the sidewalk at this part of Oregon 
Street are unprotected from the harsh sun and passing vehicles.

The Glory Road transfer center parking garage will feature a 
ground-floor, street-oriented retail liner.  This view looks down Or-
egon (currently closed) which leads straight to Downtown.

The street design in this location along Oregon is set up for pedestri-
ans, however the parking lot fronting the sidewalk and the small size 
of the trees impede a high-quality pedestrian environment.

A woman waits at a bus stop on Mesa.  Note the auto-oriented 
condition of Mesa which compromises the pedestrian realm.

This retail development in front of the Glory Road transfer center 
features a pedestrian connection to the bus waiting areas,  provid-
ing a first step towards transit-oriented development.  

A historic apartment building on Oregon Street awaits rehabilitation.

OREGON CORRIDOR
SITE PHOTOS
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This street has the beginnings of a welcoming, pedestrian-friendly 
environment, with wide sidewalks, shade trees, climate-respon-
sive landscaping and on-street parking. Additional trees and na-
tive plants can further enhance the public realm.

The historic building fabric along Oregon includes apartments, 
townhouses, single-family homes and commercial development 
on the same street. The street design has been re-oriented over 
time for automobile movement.  

The Downtown transfer center features regional architectural 
design and high-quality air conditioned spaces for passengers to 
wait for their bus.

Buses enter and exit the Downtown transfer center frequently. The terminus of Oregon Street is defined by a staircase and a 
blank wall. This view could be more consciously designed with the 
addition of a new building and landmark architectural element.

Downtown El Paso features a high-quality pedestrian environment 
that can provide a strong ridership base for transit.

OREGON CORRIDOR
SITE PHOTOS
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Oregon Corridor Redevelopment Plan, Aerial Map 625’ 2500’1250’0

         BACKGROUND

Mesa St

El Paso StOregon St

Los Angeles Dr

Stanton St

Kansas S
tCampbell S

t

Florence St

Shuster Ave

River  Ave

Crosby  Ave
Cliff  Ave

California  Ave
Nevada Ave

Arizona Ave
Rio Grande Ave

M
ontana Ave

Yandell Dr

M
issouri Ave

Franklin Ave
M

ain St
M

ills Ave
Texas Ave

M
yrtle Ave
San Antonio Ave

O
verland Ave

Paisano D
r

First Ave

Third Ave

Fourth Ave
Father R

ahm
 Ave

Sixth Ave

Seventh  Ave

Eighth  Ave

N
inth  Ave

Oregon St

El Paso St

Santa Fe St

Chihuahua St

Leon St

Durango St
Durango Dr

Sa
n 

An
to

ni
o 

Av
e

I-10

Mesa St

Oregon St

Stanton St

Kansas S
t

Hauge Rd

Blacker Ave

Blanchard Ave

University Ave

Kerbey Ave

New York Ave

Robinson Ave

Cincinnati Ave
Glory Rd

Boston Ave

C
esar C

havez M
em

orial H
w

y

Ca
na

l R
d

R
iv

er
 A

ve

Randolph Dr

Ups
on

 D
r

Mun
dy

 D
r

Lawton Dr

Ya
nd

el
l D

r

I-1
0

Rim
 Rd

Mesa St

5-M
inu

te 
Walk



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

5-M
inu

te 
Walk

10-Minute Walk

10
-M

inu
te 

Walk

5-M
inu

te 
Walk

5-M
inu

te 
Walk

10
-M

inu
te 

Walk

OREGON CORRIDOR
ANALYSIS MAPS

Oregon Corridor Redevelopment Plan, Basemap 625’ 2500’1250’0

Arroyo
Floodplain
Canals
Rio Grande River
International Border
Public Lands 
Parks
Buildings
Streets
Railroad

Note: Not all buildings are shown. 
* Data from City of El Paso

LEGEND

Mesa St

El Paso StOregon St

Los Angeles Dr

Stanton St

Kansas S
tCampbell S

t

Florence St

Shuster Ave

River  Ave

Crosby  Ave
Cliff  Ave

California  Ave
Nevada Ave

Arizona Ave
Rio Grande Ave

M
ontana Ave

Yandell Dr

M
issouri Ave

Franklin Ave
M

ain St
M

ills Ave
Texas Ave

M
yrtle Ave
San Antonio Ave

O
verland Ave

Paisano D
r

First Ave

Third Ave

Fourth Ave
Father R

ahm
 Ave

Sixth Ave

Seventh  Ave

Eighth  Ave

N
inth  Ave

Oregon St

El Paso St

Santa Fe St

Chihuahua St

Leon St

Durango St
Durango Dr

Sa
n 

An
to

ni
o 

Av
e

I-10

Mesa St

Oregon St

Stanton St

Kansas S
t

Hauge Rd

Blacker Ave

Blanchard Ave

University Ave

Kerbey Ave

New York Ave

Robinson Ave

Cincinnati Ave
Glory Rd

Boston Ave

C
esar C

havez M
em

orial H
w

y

Ca
na

l R
d

R
iv

er
 A

ve

Randolph Dr

Ups
on

 D
r

Mun
dy

 D
r

Lawton Dr

Ya
nd

el
l D

r

I-1
0

Rim
 Rd

Mesa St

Pa g e  1 . 8  •  P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0



P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  1 . 9

         BACKGROUND

5-M
inu

te 
Walk

10-Minute Walk

10
-M

inu
te 

Walk

5-M
inu

te 
Walk

5-M
inu

te 
Walk

Oregon Corridor Redevelopment Plan, Land Use Map

OREGON CORRIDOR
ANALYSIS MAPS

625’ 2500’1250’0

         BACKGROUND

Canals
Rio Grande River
International Border
Buildings
Streets
Railroad

Note: Not all buildings are shown. 
* Data from City of El Paso

LEGEND

Residential - Low Density
Residential - Medium Density
Residential - High Density
Neighborhood Commercial
Community Commercial
Regional Commercial
Light Industry
Heavy Industry
Special Purpose
Planned Mountain 
Development District

Zoning

Mesa St

El Paso StOregon St

Los Angeles Dr

Stanton St

Kansas S
tCampbell S

t

Florence St

Shuster Ave

River  Ave

Crosby  Ave
Cliff  Ave

California  Ave
Nevada Ave

Arizona Ave
Rio Grande Ave

M
ontana Ave

Yandell Dr

M
issouri Ave

Franklin Ave
M

ain St
M

ills Ave
Texas Ave

M
yrtle Ave
San Antonio Ave

O
verland Ave

Paisano D
r

First Ave

Third Ave

Fourth Ave
Father R

ahm
 Ave

Sixth Ave

Seventh  Ave

Eighth  Ave

N
inth  Ave

Oregon St

El Paso St

Santa Fe St

Chihuahua St

Leon St

Durango St
Durango Dr

Sa
n 

An
to

ni
o 

Av
e

I-10

Mesa St

Oregon St

Stanton St

Kansas S
t

Hauge Rd

Blacker Ave

Blanchard Ave

University Ave

Kerbey Ave

New York Ave

Robinson Ave

Cincinnati Ave
Glory Rd

Boston Ave

C
esar C

havez M
em

orial H
w

y

Ca
na

l R
d

R
iv

er
 A

ve

Randolph Dr

Ups
on

 D
r

Mun
dy

 D
r

Lawton Dr

Ya
nd

el
l D

r

I-1
0

Rim
 Rd

Mesa St



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

FIVE POINTS

The historic Five Points intersection, located at the cross-
ing of North Piedras Street, Pershing Drive, and Elm 
Street, has been the nexus for the Five Points neighbor-
hood since the early 1900s.  Once a flourishing street-
car community, comprised of a mix of housing types and 
businesses, the neighborhood today faces challenges such 
as vacant upper stories on commercial buildings, stagnant 
property values, and most recently, the closing of its his-
toric elementary school, Houston Elementary. Despite 
these challenges, Five Points’ urban fabric has endured the 
test of time.  Many of the grand residences along Montana 
Avenue have been converted to businesses, the movie the-
atre maintains its iconic architectural charm, and adjoining 
residential streets have continued to draw young families.  
The gridded network of streets provides numerous con-
nections, which allows for higher levels of walkability and 
helps to reduce traffic congestion. The grid network also 
establishes a pattern of small blocks, which create flexible 
and adaptable sites for infill and redevelopment as the real 
estate market evolves. 

A significant challenge in Five Points and the surrounding 
neighborhoods is the design of the streets themselves.  In 
general, commercial and residential streets are very wide, 
with narrow sidewalks and few street trees.  This design 
results in high vehicular speeds and hot, exposed sidewalks, 
two factors that contribute to a hostile environment for 
pedestrians.  In response to the design of these streets, 
recent development in Five Points has been auto-oriented 
and, in many cases, has turned its back to the street.  The 
blank walls of buildings and parking lots front some of 
Five Points’ most important commercial corridors, fur-
ther contributing to the hostile pedestrian environment 
in what was once a thriving multi-modal neighborhood. 

Montana Avenue is the main commercial corridor leading from Downtown to Five Points.  The roadway is wide with high vehicular 
speeds and few shade trees, creating a hostile pedestrian environment.

OVERVIEW

Rio Grande
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         BACKGROUND

The Five Points intersection could be designed to better manage 
traffic and also enhance the public realm. 

Typical streets in Five Points have on-street parking and a planting 
strip with street trees.  

One-story rowhouses are a low-cost and efficient housing type in 
El Paso that could be replicated in future development.

A historic mixed-use building shapes an irregular intersection near 
Five Points.

A neighborhood church is integrated into the urban fabric, provid-
ing a civic presence for residents.

The deep front porches and close proximity of these bungalows 
help foster a strong sense of community.

FIVE POINTS
SITE PHOTOS
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FIVE POINTS

Five Points Redevelopment Plan, Aerial Map

ANALYSIS MAPS
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FIVE POINTS

Five Points Redevelopment Plan, Land Use Map
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         BACKGROUND

The newly-constructed Remcon Circle Transfer Center is 
located in the northwestern edge of El Paso, near the stra-
tegic intersection of I-10 and Mesa Street.  Due to  this 
strategic location, the areas around the transfer center 
serve as a commercial hub for the surrounding fast-grow-
ing suburban neighborhoods.  These commercial proper-
ties are auto-oriented, defined by big box retail stores 
such as Walmart and Home Depot and large surface park-
ing lots.  Other uses currently found in the area include 
highway-oriented hotels, a movie theatre, and a sampling 
of stand-alone suburban-style restaurants set back along 
Mesa Street.  Coronado High School, an important re-
gional high school on Mesa, is located just a few blocks 
east of the study area.  A small sampling of isolated office 
parks and apartment complexes can also be found north 
of Mesa Street and east of Remcon Circle.

There are few street connections between the different 
properties around Remcon Circle, and the transfer center 
itself is isolated, located behind the Home Depot load-
ing docks at the back end of Remcon Circle.  The block 
sizes in this area are suburban-scale, making pedestrian 
connections difficult, and Mesa is designed as an auto-ori-
ented arterial, with six lanes of high-speed traffic, narrow 
sidewalks, and no street trees, making it uncomfortable 
and even dangerous for pedestrians to get to and from 
the transfer center.  While Remcon Circle has updated 
streetscaping, including street lights and a landscaped cen-
tral median, these updates have a suburban design and do 
not contribute to the pedestrian realm.

REMCON CIRCLE

Views of the conditions surrounding the transfer center: The rear facades of Walmart and Home Depot are just to the north of the sta-
tion (shown above) and suburban hotel development, with I-10 in the distance, are found on the southern side of the station.

OVERVIEW

Rio Grande
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Pedestrians walk in the hostile streetscape along Mesa Street. This view looking into Remcon Circle shows the big-box retailers 
typical of the area.

The intersection of Remcon Circle and Mesa Street is poorly de-
fined, featuring a billboard and a chain ice cream store set back 
from the street edge.

Mesa Street is entirely auto-dominant, defined by strip commer-
cial, parking lots, and a wide right-of-way.

View of the transfer center from Remcon Circle.  Note the subur-
ban context with parking lots and highway-format buildings.

Recent improvements to Remcon Circle include landscaping and 
cobra-style lighting along the median, though these do little to en-
hance the pedestrian environment. 

REMCON CIRCLE
SITE PHOTOS
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Remcon Circle Redevelopment Plan, Basemap
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ASARCO is located at one of 
the most important locations 
in both El Paso and North 
America, the Pass of the 
North.  This narrow, 3600-
yard corridor put El Paso on 
the map as a strategic com-
munications link, and it con-

tinues to fill an important role today, hosting I-10, rail lines, 
energy corridors, the Rio Grande, the University of Texas 
campus, and three state lines.  Located at the Pass of the 
North, ASARCO site is also strategically located along the 
planned BRT route along Mesa.  The site poses highly spe-
cific challenges as well as incredibly unique opportunities 
for future development. The creation of a master plan for 
the ASARCO plant and surrounding property comes at 
a critical time,  due to the efforts currently underway to 
remediate the site. 

ASARCO has a long and storied history in El Paso.  The 
200-acre parcel located between Interstate 10 and the Rio 
Grande was the site of a smelter plant for over a century, 
with operations commencing in 1887 as a lead smelter.  
Over time copper and cadmium oxide production and 
zinc recovery were incorporated into its operations, and 
by the late 1970s, an antimony and sinter plant were also 
completed.  ASARCO was considered a top employer in 
the City of El Paso, generating significant revenue for the 
City and helping to build the community, most significantly 
in its development of UTEP.  The neighborhood of Smelt-
ertown, a worker’s community that evolved around the 
smelter, thrived between the 1880s and the 1970s; here 
employees of the smelter built houses, a school, cemetery, 
church and post office. 

El Paso’s relationship with ASARCO had a bittersweet 
ending.  The 1960s brought greater concern for the smelt-
er’s effect on public health and the environment  In 1966, 
demand for tighter pollution control resulted in the con-
struction of the 828’ smokestack.  In 1970, the City of 
El Paso sued ASARCO for violating the 1967 Air Safety 
Code and Texas Clean Air Act.  In the thirty years that 
followed, all of ASARCO’s operations came to a halt.  In 
1973, Smeltertown was dismantled due to the high lev-
els of lead found in residents,’ especially childrens,’ blood.  
The zinc-fuming furnace was closed by 1982, followed 
by the lead plant in 1985.  All operations were ceased in 
1999.  The majority of the lead, cadmium, zinc and anti-
mony smelting facilities were demolished in 2000.  In 2002,  
ASARCO attempted to renew its Air Quality Permit with 
the Texas Commission on Environmental Quality (TCEQ), 
who approved the permit with conditions.  Widespread 
opposition grew in El Paso and across the river in Juarez, 
with organizations forming such as the citizen-led anti-
smelter group “Get the Lead Out.”  By 2008, after years 
of hearings, air modeling audits, and citizen opposition, the 
Environmental Protection Agency, (EPA) asserted that re-
newal of ASARCO’s Air Quality Permit would trigger an 
intensive investigation of the company’s practices.  Follow-
ing this decision from the EPA,  ASARCO decided to shut 
down the plant in El Paso and end operations in the City.

Meanwhile, in 2005, the TCEQ issued a Corrective Action 
Directive to ASARCO placing full responsibility on the 
company to remediate the El Paso smelter site and affect-
ed properties.  In response to this directive,  ASARCO and 
related entities declared Chapter 11 bankruptcy.  As part 
of the bankruptcy settlement, ASARCO was required to 
pay $52 million towards remediation to an environmental 
custodial trust.  The Texas Custodial Trust, created in June 

2009 and now under the leadership of Roberto Puga from 
the California-based company Project Navigator, has been 
tasked with three objectives:

• Address the contamination on and in structures, soils,  
surface water, and groundwater.
• Remediate the Site to standards that are protective of hu-
man health and the environment with oversight of TCEQ.
• Sell, transfer, or otherwise dispose of the property.
The ASARCO site’s environmental constraints, even after 
remediation, present obstacles to certain development.  
Uses that result in extended exposure and exposure to 
children and the sick are prohibited; these include residenc-
es, schools, daycares, and medical facilities such as hospitals.  
The current zoning for the site is industrial.  The entire site 
will be “capped” to prevent direct contact with slag, there-
fore development on the site would be subject to provi-
sions.  In addition, any new use must be configured around 
three existing containment cells and a fourth planned cell.  
These containment cells are areas underground where 
smelter waste materials are placed within a sealed liner and 
covered with thick plastic, a layer of clean earth, and finally 
“capped” with a layer of asphalt.  Because the containment 
cells must remain sealed, they cannot be penetrated at all, 
eliminating the possibility of buildings, trees, or even light 
poles on top.  Therefore these areas may be best used as 
surface parking lots, playing fields, or grassy park spaces.

In addition to the ASARCO plant site, a 242-acre “off-plant” 
parcel of land is included in the ASARCO land holdings.  This 
site is located east of Interstate 10, and shares its eastern 
boundary with UTEP.  The site is zoned industrial.  This site 
is undeveloped and has no known history of smelter opera-
tions.  Steep slopes and numerous arroyos crossing the site 
create physical challenges for new development.  Currently, 

ASARCO STUDY AREA
Overview & History

Rio Grande
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         BACKGROUND

OUTLYING PROPERTIES

To the north of the ASARCO property, a number of large 
properties are likely to be redeveloped in the future, which 
will have a significant impact on the population, regional 
connectivity, services, and quality of life for all residents 
of the West Side.  These properties are located north of 
Executive Center Drive and are to the east and west of 
I-10.  To the east, two large properties are currently being 
planned for development, totaling more than 300 acres.  To 
the west, the existing CEMEX plant is likely to be redevel-
oped, should operations slow down or cease over time.  

The properties east of I-10, referred to in this report as 
Mesa Heights, are some of the area’s most opportune land 
for development, due to their strategic location in central 
El Paso, proximity to the future Mesa BRT line, and the rel-
atively undisturbed condition of the land.  Both properties 
are currently being planned as mixed-use developments 
that take advantage of the BRT line.  The properties are 
not without challenges; a number of arroyos and flood-
plains cross the site and the topography is challenging. 
Stormwater flow is also an important consideration.  

The CEMEX property, west of I-10, is the largest continu-
ous parcel of property that could be redeveloped in the 
area.  The property has dramatic features, including views 
of the Rio Grande and several significant architectural 
buildings.  The majority of the property is highly disturbed 
from its operation as a cement plant, and has steep and 
rugged terrain from its disturbance.  The northern end 
of the property has significant environmental features, in-
cluding a large arroyo and Cement Lake, one of the only 
open water bodies in the City.

This map of the ASARCO site identifies major environmental and construction features.  Source: Project Navigator

water from the arroyos is channeled through a culvert un-
der I-10, and makes its way through an exposed slag pile on 
the ASARCO site before reaching the Rio Grande.

Despite its physical constraints, many El Pasoans antici-
pate a future where ASARCO is transformed as a regional, 
if not international, destination.  Its historic place at the “El 
Paso del Norte,” (pass to the north), its position along the 

border of Texas, New Mexico, and Mexico, its proximity 
to the center of the City, and its place along Sun Metro’s 
planned BRT transit route make it ideal for thoughtfully-
designed redevelopment.  The history of ASARCO itself, 
and the site’s role in the railroad heydays of the City and 
its place in the Mexican Revolution, have inspired many to 
believe that the site should be memorialized for its role in 
the shaping of El Paso, the United States, and Mexico.
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ASARCO STUDY AREA
THE FOUR QUADRANTS
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The ASARCO property, the two properties north of Executive Center Drive and east of I-10, and the 
CEMEX property are addressed as four separate quadrants, with corresponding analysis maps included 
in the following pages.
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         BACKGROUND

The historic brick powerhouse has been identified for preservation 
and reuse in the redevelopment of the ASARCO plant site. 

Roberto Puga, Custodial Trustee for the ASARCO site, describes 
the remediation process as he stands on top of a recently-capped 
containment cell on the site. 

A freight railroad line leads from the ASARCO site into New Mexi-
co. The arroyo in the foreground is filled with a century’s worth of 
slag, a waste product of the smelter process.

The northeastern section of the ASARCO site is the most develop-
able area of the property.

The ASARCO administration buildings are the oldest buildings on 
the site and are identified for preservation. The iconic 828’ smoke-
stack is seen in the distance. 

These once-active smelter buildings now lay quiet, creating a si-
lent post-industrial landscape with the Franklin Mountains in the 
background.

ASARCO STUDY AREA
SITE PHOTOS
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ASARCO STUDY AREA
ANALYSIS MAPS

ASARCO Site and Surrounding Properties
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ASARCO STUDY AREA
ANALYSIS MAPS

ASARCO Site and Surrounding Properties
Redevelopment Plan, Land Use Map 1250’ 5000’2500’0
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* Data from City of El Paso
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         BACKGROUND

ASARCO EAST & WEST
ANALYSIS MAPS

Aerial Map, ASARCO Main Site, including ASARCO West, the former plant site west of Inter-
state 10, and ASARCO East, the “off-plant” parcel located east of I-10. 625’ 2500’1250’0
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ASARCO EAST AND WEST
ANALYSIS MAPS

Basemap, ASARCO Main Site, including ASARCO West, the former plant site west 
of Interstate 10, and ASARCO East, the “off-plant” parcel located east of I-10. 625’ 2500’1250’0
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* Data from City of El Paso
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ASARCO EAST & WEST
ANALYSIS MAPS

Zoning Map, ASARCO Main Site, including ASARCO West, the former plant site west of 
Interstate 10, and ASARCO East, the “off-plant” parcel located east of I-10. 625’ 2500’1250’0
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ASARCO, Mesa Heights
ANALYSIS MAPS

Aerial Map, Northeast quadrant, located north of Executive Center Drive and east of I-10. 625’ 2500’1250’0
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ASARCO, Mesa Heights
ANALYSIS MAPS

Basemap, Northeast quadrant, located north of Executive Center Drive and east of I-10. 625’ 2500’1250’0

Note: Not all buildings are shown. 
* Data from City of El Paso
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ASARCO, Mesa Heights
ANALYSIS MAPS

Zoning Map, Northeast quadrant, located north of Executive Center Drive and east of I-10. 625’ 2500’1250’0
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ASARCO, CEMEX PROPERTY
ANALYSIS MAPS

Aerial Map, Northwest quadrant, located north of Executive Center Drive and west of I-10. 625’ 2500’1250’0
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ASARCO, CEMEX PROPERTY
ANALYSIS MAPS

Basemap, Northwest quadrant, located north of Executive Center Drive and west of I-10. 625’ 2500’1250’0
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ASARCO, CEMEX PROPERTY
ANALYSIS MAPS

Zoning Map, Northwest quadrant, located north of Executive Center Drive and west of I-10. 625’ 2500’1250’0
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ASARCO Site
El Paso ,  texas

University 

of  texas

ASARCO West Asarco East

Figure-ground diagrams on the following pages com-
pare several of the small area plan locations in El Paso 
with other successful urban places at the same scale.  
The most pedestrian-oriented places have a high per-
centage of building frontage along the street.  This urban 
form turns the streetscape into an “outdoor room” and 
provides a comforting sense of enclosure.  Pedestrians 
avoid walking where there are gaps in the street wall 
caused by buildings set too far back or behind parking 
lots.  Parks, playgrounds and greens, shaped by the sur-
rounding buildings provide necessary open space.  

Remcon Circle is a major center for commercial, 
workplace and residential uses in northwest El Paso, 
yet it is very different from destination mixed-use cen-
ters around the country.  Here, buildings are located 
in the middle of large parking lots, creating an unat-
tractive and uncomfortable pedestrian realm along the 
sidewalk.  Spaces between buildings are almost entirely 
unplanned with the exception of large surface parking 
lots.  Shoppers drive to every destination instead of 
walking,  which adds to street traffic, and no greens 
or park spaces are provided.  The design deficiencies 
at Remcon Circle provide opportunities for the next 
generation of construction to contribute to a place 
where more people can live, work, shop and recreate. 

In contrast, Five Points has a high number of buildings 
facing the street.  Commercial buildings fronting the 
sidewalk provide the shade of awnings for pedestri-
ans and bungalow homes provide deep, shaded front 
porches within conversation distance of the sidewalk. 

While the ASARCO plant site has considerable en-
vironmental issues west of I-10, east of the highway 
enough land is vacant to host complete neighborhoods 
and commercial districts. When the entire ASARCO 
site is considered collectively, tremendous opportuni-
ty is available for creating choice worthy communities, 
regional destinations and a prized urban campus. 500’0’ 1,000’ 2,000’ 3,000’ 6,000’

SCALE COMPARISONS
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Remcon Circle,  El  Paso          

F ive  Points,  El  Paso

Savannah,  GA

Juarez,  Mexico

Asarco Site,  El  Paso

  800’0’ 1,600’ 3,200’ 4,800’ 6,400’
Oregon Corridor,  El  Paso
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PROCESS2

“It was a wonderful experience to sit with folks 

from the neighborhood to dream and plan for the 

future of Five Points. There’s so much potential, 

and the ideas were so great, that I hope the City 

and the private sector can help make it happen.” 

County Commissioner Veronica Escobar
on the Transit-Oriented Development 

Hands-On Design Session
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Planning for the public process began in April 2010, and 
in May of 2010, members of the design team conducted a 
preliminary site visit to El Paso for an intensive three days 
of interviews, meetings, and site tours.  Meetings were held 
with Mayor John Cook, City Manager Joyce Wilson, City 
Council members, City staff, the Public Services Board, 
Sun Metro, Texas Department of Transportation, Project 
Navigator Principal Roberto Puga, and others in prepara-
tion for the charrette.  The objective of this first visit was 
to better understand the leadership’s vision and ideas for 
both the four special area sites as well as for greater El 
Paso.  

The time was also used to educate stakeholders on the 
upcoming charrette in June 2010. Understanding that re-
sponsible growth requires collaboration and consensus, 
the Dover-Kohl team relies on an open planning process, 
called a charrette, to engage the community in planning for 
future development.  The process involves hands-on com-
munity brainstorming with “designing in public,” and in this 
case, the charrette would span two weeks to address both 
the ASARCO site and the three Transit-Oriented Devel-
opment sites.  Extensive community participation was a 
critical strategy for shaping the recommendations and di-
rection of the master plans. 

With community input at the center of the charrette, an 
in-depth public outreach campaign was launched weeks 
before the event.  During the initial site visit, the Dover-
Kohl team met with media representatives from El Paso 
Inc., El Paso Times, and El Diario de El Paso.  Victor Dover 
also wrote an op-ed piece discussing the planning process, 
the relationship of the four study areas, and the impor-
tance of gathering the maximum possible community in-
put.  Newspapers ran a number of articles about the pub-

lic process during the weeks leading up to the charrette.
A bilingual website (www.planelpaso.org) was created to 
post charrette dates, past plans and studies of El Paso and 
numerous resources on best practices for urban design.  
The site was also designed to feature future updates on 
the charrette process, photos and presentations, as well as 
development of the plans.

In addition, the City of El Paso spread the word about the 
planning process by sending emails to property owners, 
distributing printed brochures to local restaurants and 
coffee shops, posting public notices, and advertising on the 
City website.  Elected officials helped involve their con-
stituents. The community itself also played an important 
role in advertising the event. Neighborhood associations 
spread the word to residents, and enthusiastic writers in-
formed the community through blogs and their own op-ed 
pieces. A large sign was made for the event to identify the 
Open Design Studio and to encourage residents and pass-
ersby to stop in and offer input throughout the week. 

This initial public outreach laid the groundwork for what 
was a highly-publicized and well-attended two weeks of 
planning.  The initial visit prepared the leadership for en-
gaging in a collaborative design process with the under-
lying goal of gathering community consensus around the 
future of the three Transit-Oriented Developments and 
the former ASARCO site. 

The charrette took place June 17-30, 2010.   Hundreds of 
interested residents and stakeholders, including property 
owners, neighbors, merchants, developers, and community 
leaders, participated throughout the two weeks.  A registered 
translator was present at all public events, so that Spanish 
speaking residents could also participate in the process. 

The high level of civic involvement during the planning 
process for the ASARCO and TOD Plans will ultimately 
guide growth and ensure plan implementation.  These 
master plans will also serve as examples for future growth 
that will be in accordance with the City’s Comprehensive 
Plan  and SmartCode.  

Charrette Preparation

What is a Charrette?
Charrette is a French word that translates as “little cart.” 
At the leading architecture school of the 19th century, 
the École des Beaux-Arts in Paris, students would be as-
signed a tough design problem to work out under pres-
sure of time. They would continue sketching as fast as 
they could, even as little carts, charrettes, carried their 
drawing boards away to be judged and graded. Today, 
“charrette” has come to describe a rapid, intensive and 
creative work session in which a design team focuses in 
a particular design problem and arrives at a collabora-
tive solution. Charrettes are product-oriented. The public 
charrette is fast becoming a preferred way to face the 
planning challenges confronting American communities.

Homepage of the project website, PlanElPaso.org
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The Dover-Kohl team was given tours of the four study 
areas and precedent neighborhoods during the charrette.  
Staff members from Project Navigator, the trust responsible 
for the ASARCO lands, led a 3-hour tour of the ASARCO 
property, offering details on the history and environmental 
constraints of the land.  The trustees elaborated on the 
proposed $52 million of remediation work envisioned for 
the site.  Tour leaders identified the three capped contain-
ment cells and the slag pile in an arroyo. They also identi-
fied buildings scheduled for demolition and gave the team 
access to the historic buildings marked for preservation.  

The project team divided the ASARCO property and sur-
rounding lands into four quadrants: ASARCO West, the 
200-acre former plant;  ASARCO East, the 242-acre prop-
erty east of 1-10, which is characterized by steep slopes 
and rocky soil; Mesa Heights, the area to the northeast of 
the site, which is defined by arroyos and floodplains but 
offers greater potential for mixed-use development; and 
the CEMEX property, which could be transformed into a 
mixed-use community should the owners choose to even-
tually redevelop the property.

Keeping the study areas in mind, the team toured the great 
historic neighborhoods of El Paso.  Development Services 
staff took the group to Sunset Heights, Manhattan Heights, 
the Kern neighborhood, and Austin Terrace, in addition to 
several newer suburbs that reflect the City’s current build-
ing and stormwater management policies.  The team took 
photos, measurements, and notes of building and street 
typologies.  Tours were also given of the nearby communi-
ties of Mesilla,  San Elizario,  Ysleta,  and Socorro.

The team visited the three Transit-Oriented Develop-
ment sites, the Oregon Corridor, Five Points, and Remcon 
Circle, using maps and aerial photographs to better un-
derstand urban conditions and documenting buildings and 
street sections with photos and measurements.

Site Tours

Sunset Heights exhibits all of the qualities of a great neighbor-
hood, including a mix of uses and housing types, porches that 
address the street, wide sidewalks, and on-street parking.

The design team discusses the success of the Kern neighborhood 
with City Staff while documenting houses and the park space.

Street conditions in historic communities such as Manhattan 
Heights include sidewalks and parkways linking the neighbor-
hoods. 

Pennsylvania Circle, a circular park, provides a distinctive urban 
form and central gathering place for the Austin Terrace neighbor-
hood. 
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The team begins the tour in front of the historic administrative 
buildings, which have been marked for preservation.

The converter building on the ASARCO West site contains der-
elict equipment. 

Site Tours: ASARCO

A view of the ASARCO plant and smokestacks. Three containment cells with restricted waste are on the site.

A slag pile on the ASARCO plant site presents a major environmen-
tal issue for the custodial trust. 

A view of the old Smeltertown property and Paisano Drive, taken 
from above at the former ASARCO site. 

The team documents the arroyo in ASARCO East site.

An existing lake is located on the CEMEX property and can serve 
as a natural amenity for future development.

Railroad tracks, which are still active as freight lines, traverse the 
ASARCO property.
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Site Tours: TRANSIT-ORIENTED Development sites

Overly-wide travel lanes and lack of enclosure encourage in-
creased speeds along Montana Avenue.

The urban conditions along Mesa Street create an uncomfortable 
pedestrian environment. 

Stone walls are a common feature in residential neighborhoods, 
particularly Oregon Street. 

A staff member from the City of El Paso Development Services 
department orients the team to the Remcon Circle area.   

The design team visits potential development land in the Remcon 
Circle area. 

Departing from the Five Points transfer center, the design team sets 
out to survey and walk the neighborhood. 

Maps are used to assess infill options and opportunities along the 
Oregon Corridor.  

Historic buildings in Five Points, with windows and doors that face 
the street, are juxtaposed with newer development which does 
little to enhance the quality of the public realm.

An opportunity exists for a more thoughtfully-designed architectural 
element or building to define the terminus of the Oregon Corridor.
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The design team began its two-week public planning pro-
cess on Thursday, July 17, 2010 at the El Paso Main Public 
Library with a Kick-Off Presentation to over 100 inter-
ested members of the public. Mathew McElroy, Deputy 
Director for Planning for the Development Services divi-
sion of the City of El Paso, opened the evening, followed 
by ASARCO Custodial Trustee Project Navigator, who 
presented the timeline for and explanation of the reme-
diation efforts for the ASARCO site.  

Dover-Kohl presented details about the upcoming char-
rette schedule and a “Food for Thought” discussion about 
sound planning principles, all the while stressing the impor-
tance of community input throughout the design process.  
The discussion included an interactive polling session, in 
which participants were asked to respond, via keypads, 
to a series of demographic questions, inquiries related to 
other issues such as the character of area neighborhoods, 
and questions specific to ASARCO. The results were im-

mediately displayed on the presentation screen so that 
audience members could better understand the range of 
opinions and perspectives from within the room. 

The presentation ended with more specific site-related 
information on the three TOD sites as well as an overview 
of El Paso’s long legacy of planning. 

Following the presentation, audience members were invit-
ed to stand up and present their questions and concerns. 
Dozens of participants shared their thoughts and covered 
a broad array of topics, from environmental concerns re-
lated to ASARCO to more specific questions about the 
charrette process itself. Further input was gathered with 
“one word cards;” attendees were given small cards and 
asked to list one word describing El Paso today and one 
word describing their vision for the future. These cards 
were collected at the end of the evening’s presentation 
and reviewed by the team.

Kick-Off Presentation

One word cardsKey pad polling results

Above: Following a Kick-Off presentation by Roberto Puga and 
members of the Dover-Kohl team, audience members were invited 
to share questions and comments about the study areas. 
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On Saturday, June 19 more than 150 citizens, City staff, 
the ASARCO Custodial Trustees, state officials, and City 
Council members gathered at Mesita Elementary School 
to participate in two scheduled hands-on design sessions 
to plan the future of the ASARCO site. 

The events, held at 9am and 2pm, opened with presenta-
tions on the site analysis and remediation underway by 
Project Navigator, followed by a speech by Senator Eliot 
Shapleigh, who encouraged everyone to “Dream Big.” He 
reminded the group of the hard work of El Pasoans to 
close the ASARCO plant and looking forward, described 
the potential regional development for the site in the fu-
ture.  Dover, Kohl & Partners described general urban de-
sign considerations and introduced basic site analysis. 

Participants were then given area maps, and drawing in 
teams for over two hours, formed a series of ideas regard-
ing future redevelopment.  Over 18 different table groups 
of approximately 8-10 people worked together through-
out the day.  Participants were asked to consider the nu-
merous physical and environmental constraints on the site 
as well as its prominent location within the City of El Paso, 
its position along the border, and its connection to other 
sites along Sun Metro’s planned transit routes. Following 
individual table discussions and collaborative drawing ses-
sions, a representative from each table presented their ta-
ble’s ideas.  The hands-on visual design approach revealed 
a number of common themes among the 18 tables. These 
shared goals helped shape the creation of the Plan.  

Participants also completed exit surveys at the end of the 
session, allowing the design team to gain more thorough in-
sight into the ideas of the many individuals who participated.

Hands-On Design Sessions
ASARCO Site

Some of the urban design  
suggestions for the ASARCO site 

were to: 
Memorialize ASARCO’s storied past and 
those who worked and lived there 

Create a pedestrian-only international bridge 
and free zone  

Incorporate solar energy  

Provide civic uses, such as museums, as well 
as supportive retail and office space 

Preserve key historic buildings and arroyos 

Create recreational opportunities, such as an 
arena or amusement park  

Establish better connections to surrounding 
neighborhoods and University of Texas at 
El Paso (UTEP) 

Provide a mix of uses in the developable 
areas  

Design for multiple modes of transportation, 
including bike and walking paths and light rail  

Create well-designed open spaces  

Reconnect El Paso to the Rio Grande 

•

•

•

•

•

•

•

•

•

•

•

State Senator Eliot Shapleigh gives a speech about the future of 
ASARCO, asking participants to consider the unique property as a 
potential regional - if not international - destination.  

A sampling of exit surveys completed at the end of each hands-
on session.
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More than 150 people attended the ASARCO hands-on design sessions, working in 18 table groups.

Presenters from each table share their table’s main ideas to the 
group.

Participants discuss and draw their ideas while experts, including 
Roberto Puga from Project Navigator, roam each of the tables to 
provide technical information on the site.

Each table drawing was saved, its proposals documented and in-
corporated into a synthesis map, and posted around the design 
studio. These ideas were used to inform the illustrative plan.

Hands-On Design Sessions

A large banner was placed in front of the elementary school to 
publicize the event and encourage citizen participation. 

ASARCO Site
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On Wednesday, June 23, over 50 members of the pub-
lic gathered at the Memorial Senior Citizen Center for 
a third hands-on session to plan the future of the three 
Transit-Oriented Developments, including the Oregon 
Corridor, Five Points, and Remcon Circle. 

Susie Byrd, City Council member whose district includes 
the Five Points area, opened the meeting, while Dover-
Kohl gave an overview of the study areas and design con-
siderations for each. 

Also presenting was transportation consultant Charlier 
Associates, who explained and illustrated the concept of 
Transit Oriented Development and the role of transit op-
tions within the community.  

Working side by side in small groups, neighbors, business 
owners, City Staff and public officials used base maps of 
each area as an underlay to draw their ideas.  Following 
discussion and drawing, a representative from each group 
presented the table’s ideas. As a result of the hands-on 
session, the community generated consensus around sev-
eral ideas regarding future growth and redevelopment. 

Hands-On Design Sessions
Transit-Oriented development Sites

OREGON CORRIDOR: 
Create higher density along the corridor with ad-
ditional housing and a mix of uses
Create public art/public spaces along the border 
with Mexico
Create pocket parks
Use architecture of historic buildings as precedents
Include a grocery store and open air market
Take advantage of the existing grid pattern
Use the SmartCode as a tool to provide a mix of 
uses along Schuster Avenue
Consolidate parking near UTEP, take advantage of 
shared parking, and limit on-street parking to in-
crease BRT usage
Incorporate “Night-Rider” transit route to connect 
Cincinnati and Union Plaza after business hours
Provide wider sidewalks and street trees 

FIVE POINTS: 
Establish shared parking 
Increase the density with a greater mix of uses, in-
cluding new housing types
Add windows along the street for added safety
Enhance the character of the neighborhood
Create a gateway into the area
Use the existing alleys for trash pick-up
Create complete, pedestrian-friendly streets with 
wider sidewalks, trees and underground utilities
Provide multiple modes of transit, including both 
local and commuter service and bike lanes
Establish Elm Street as a pedestrian-only thoroughfare

•

•

•
•
•
•
•

•

•

•

•
•

•
•
•
•
•

•

•

REMCON CIRCLE:
Preserve arroyos, improve their quality, and build 
along the edges to take advantage of views
Create a green network
Create a 24-hour destination with a mix of uses, 
plazas and outdoor spaces
Create additional connections throughout the area, 
including a west-bound on-ramp to I-10
Provide regional, commuter and local transit
Design an amphitheater

•

•
•

•

•
•

   Concepts that emerged from the TOD hands-on session included: 

A representative from each table presents their ideas at the 
end of the session.

Participants discuss opportunities for transit-oriented develop-
ment at Five Points.
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A Spanish-speaking group of participants draw up their ideas for 
Five Points.  

City Council member Susie Byrd, who grew up near Five Points, joins fellow neighbors to hear their ideas on what will make their district 
a truly transit-oriented and pedestrian-friendly neighborhood. 

Participants at the children’s table offer suggestions for the Or-
egon Corridor, proposing hotels, safer sidewalks, a skateboard 
park, additional bus stops and a dog park near the hospital.

Hands-On Design Sessions
Transit-Oriented development Sites
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Following each of the 
hands-on design ses-
sions, the design team 
synthesized the com-
munity input and began 
working on draft plans 
for each of the study 

areas at an Open Design Studio located at 2400 North 
Oregon.  For the full length of the charrette, from Thurs-
day, June 17 through Tuesday, June 29, the design team kept 
the studio doors open; the public was encouraged to stop 
by to check on the status of the plans, provide additional 
input, and to ensure that the design team was on the right 
track.  More than 100 people came to the studio to check 
on the team’s progress throughout the two weeks. 

The space was open daily, offering community members 
the flexibility to stop by when they were available.  All pub-
lic input, including surveys, one-word cards, table plans and 
drawings from the Hands-on Design Sessions, were placed 
around the room for community members to review as 
they joined the planning process.  The planning team dis-

played the many drafts of 
plans, sketches, three-di-
mensional computer mod-
els, computer visualizations, 
and hand-drawn renderings 
that were created for the 
four sites throughout the 
charrette process.  Working 
collaboratively, the designers 
presented their latest drafts 
to the other members of the 
design team as each of the 
plans progressed, so as to 
gain additional comments and feedback from the group.  

On Saturday, June 26, a more formal Open House event 
was held at the studio for El Paso residents, elected of-
ficials, Development Services staff, members of the devel-
opment community and local neighborhood associations. 
The public was invited to review and provide feedback on 
the planning team’s initial designs. 

Open Design Studio / Open House

Designers present the latest drafts of the plans during evening pin-
ups with the public and City staff. 

A citizen interested in Transit Oriented Development is given a tour 
of the studio and shares his thoughts on the future of El Paso.

Designers begin work on an illustrative plan for the future build-out 
of  ASARCO East.

A designer works into the evening to illustrate how a neighborhood 
can be oriented to preserve arroyos and take maximum advantage 
of views. 
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Staff Training / Technical Meetings

In addition to the open design studio, members of the 
Dover-Kohl team provided City staff with several training 
sessions covering: the connection between transportation 
and land use decisions; planning for walkability; the Smart-
Code; and the Institute of Transportation Engineers’ (ITE) 
new guidelines for walkable urban thoroughfares.

Team members met with key stakeholders and local ex-
perts in 26 scheduled technical meetings throughout the 
two weeks. These critical technical meetings served to 
shape the detailed elements of the plans and ensured that 
the ideas being processed were shared by many parties.  

Over the course of the charrette, the design team met 
with many groups, including: 

The Dover-Kohl team and City staff meet with stakeholders during one of many technical meetings held throughout the two-week charrette. 

AIA El Paso Chapter
Business Associations 
Cambridge Systematics
Chihuahuan Desert 

Wildlife Reserve
City Council
City Plan Commission
Community Scholars
Congressman Silvestre 

Reyes
El Paso Chamber of 

Commerce
El Paso County
El Paso Del Norte
El Paso Department of 

Historic Preservation
El Paso Parks & Recreation 

Department

El Paso US Green Building 
Chapter

Local Developers
Neighborhood 

Associations
Open Space Advisory 

Board
Plan Estratégico de Juárez 

Asociación Civil
Project Navigator 

Custodial Trust
State Senator Eliot 

Shapleigh 
Sun Metro
Texas Department of 

Transportation
University of Texas at El 

Paso 
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The charrette concluded on Wednesday, June 30 with a 
Work-in-Progress Presentation at the El Paso Main Pub-
lic Library Auditorium. The purpose of the event was to 
showcase the draft work that had been completed dur-
ing the charrette for the ASARCO and Transit-Oriented 
Neighborhoods; more than 100 residents, City staff and 
elected officials were in attendance.

Dover-Kohl opened the presentation, outlining the two-
week-long public input process and explaining the feed-
back the planning team had received from the commu-
nity. They presented the team’s draft “5 Big Ideas” that 
emerged during the process as guiding themes for the 
plan for the ASARCO site. These concepts were explored 
using numerous visuals, including watercolor renderings, 
two-dimensional plans, and change-over-time computer 
visualizations that highlighted urban design concepts pro-
posed by the community. 

As part of the presentation, Dover-Kohl discussed the revi-
talization of El Paso’s historic Downtown fabric as a critical 
first step in achieving a strong network of successful, vi-
brant neighborhoods at the transit-oriented locations and 
ASARCO.  The revitalization of historic downtowns has 
been a common theme among the nation’s more beloved 
and economically successful cities; a similar effort provides 
tremendous opportunity for El Paso, which features streets 
full of historic, well-built and beautifully crafted buildings. 

Dover-Kohl then presented the proposed plans and illustra-
tions of the three transit-oriented neighborhoods around 
the Oregon Corridor, Five Points, and Remcon Circle. The 
team’s transportation planner spoke about the future plans 
for bus rapid transit in El Paso and illustrated how “smart 
streets” that accommodate multiple modes of transporta-
tion, including pedestrians, bikes, transit, and cars, are criti-

cal elements in the creation of special places. 

Urban Advisors, the economic consultant, presented eco-
nomic findings.  Research revealed current market and pol-
icy constraints in El Paso that work to limit historical pres-
ervation and traditional town planning.  However, several 
policy shifts that can encourage urban infill and walkable 
neighborhood development are underway with the City’s 
adoption of the SmartCode and prioritization of transit. 

Throughout the presentation, attendees were asked to 
vote on key ideas of the plans through keypad polling. 
When asked broadly whether the smokestack should be 
preserved (a popular debate among residents throughout 
the charrette), 63% of participants initially responded yes; 
when the general costs of restoring and maintaining the 
stacks were revealed and the question was posed as a 
possible taxpayer expense, the support fell to just 28%. 

At the end of the presentation, attendees were asked: 

“Do you feel the plans are gen-

erally on the right track?” 
Of the attendees polled...

67% answered “yes” and 25% 

answered “probably yes,” for 

a total of 92% in general sup-

port of the work presented.
Attendees shared additional feedback through written 
exit surveys and informal conversations with the team fol-
lowing the presentation. 

Work-in-Progress Presentation

Jason King, Project Manager from DKP, presents some of the 
table drawings created during the TOD hands-on design session.

Following the presentation, participants were able to talk with de-
signers and view large-scale, printed drafts of the plans and ren-
derings that were completed throughout the week. 
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In the month following the charrette, the design team re-
turned to their home office to complete revisions to the 
draft plans and illustrations.  A SmartCode regulating plan 
and street atlas was drafted for each Plan, which will be 
presented to the City for adoption as optional or man-
datory zoning and/or overlay zoning for the designated 
properties. 

The team will return to the City to present updated ver-
sions of the Plans, but will also begin preparing for the 
second phase of the planning process, which includes two 
additional charrettes for the City’s Comprehensive Plan. 

The following chapters highlight the guiding principles for 
each of the study areas that were created by the com-
munity at the outset of the charrette.  These over-arching 
ideas helped inform the master plans, which are also fea-
tured in detail the coming pages. 

Presentations from the charrette and detailed information 
regarding upcoming events is posted on PlanElPaso.org.

Next Steps

Above: Revisions to the illustrative plans were made in the design 
team’s home office following the charrette. The team will return to 
the City to present updated versions. 

Left: Public involvement during the charrette is featured in the El 
Paso Times; this continued level of citizen participation will be an 
important part of future charrettes that will help shape the City’s 
Comprehensive Plan.  

Comprehensive Plan Tentative Timeline 2010 2011
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A Shared Vision

Transit-Oriented Developments

	 Restore Great Historic Neighborhoods

Revive Transit-Oriented Neighborhood Building

Complete the Streets

Create Great Public Spaces

Expand Commitment to Transit

The ASARCO Site & Surrounding Properties

Make a Unique “Crossroads for Two Countries”

Respect, Restore & Protect the Environment

Add Regional Destinations & Suitable Uses

Grow Transit-Ready Mixed-Use Development

Honor the Past

2
3
4
6
8
11
12
13
14
15
16
17
18

3
“Provide light rail from downtown to improve 

access into the ASARCO site; design for a mix of 

uses including businesses and regional entertain-

ment that will support the tax base; retrofit the 

ASARCO tower; incorporate public art through-

out the site; create a better connection with 

UTEP by establishing a green energy incubator 

and research park.”

                   A local citizen, responding to the 
ASARCO Hands-On Session survey
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Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Through the Charrette process, community members 
and the design team worked together to develop a se-
ries of basic urban design and policy principles to guide 
appropriate development for the ASARCO site and for 
Transit-Oriented Development in three areas of the City:  
the Oregon Corridor, Five Points, and Remcon Circle.  
Shaped from public input during the Charrette, the “Plan 
Principles” outlined in this chapter embody the citizenry’s 
vision for the future of their community.   The specifics of 
each principle reflect the area’s unique needs, particularly 
in the case of ASARCO, but generally, these principles are 
representative of a best practices approach to planning, 
and are applicable to all parts of the City. 

The principles summarize the results of the public planning 
process and promote responsible growth, planning, and de-
velopment.   This chapter presents the broad scope of the 
vision for the future of the four special area plans; specific 
design components of each principle are further described 
and illustrated in Chapter 4: Strategies.  Detailed imple-
mentation steps for each of these principles can be found 
in Chapter 7: Implementation, as well as in accompanying 
SmartCode applications, found in Appendix A.

A shared vision

A typical street in Sunset Heights offers a model for neighborhood development in El Paso. Future neighborhoods could observe the 
same building-to-street relationships. Buildings’ windows and doors face the street, often with porches within conversation distance of 
the sidewalk, creating a congenial and safe streetscape. 
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         PRINCIPLES

TRANSIT-ORIENTED DEVELOPMENT

Restore Great Historic Neighborhoods
El Paso’s great neighborhoods all feature a walkable 
street grid, a mix of uses and housing types, historic 
buildings, parks, and a strong sense of character.  Prior-
ity should be placed on improving the public infrastruc-
ture in these areas, infilling empty lots and parking lots 
with street-oriented architecture, restoring and occu-
pying historic buildings, making façade improvements, 
and building upon neighborhood character with local 
retail and public art. 

Revive Transit-Oriented Neighborhood 
Building
Successful, mixed-use, and walkable neighborhoods are 
the best examples of Transit-Oriented Development. 

Many of El Paso’s best neighborhoods were originally con-
structed as transit-oriented developments around street-
car stops.  These neighborhoods are poised for revital-
ization as robust transit service is restored throughout 
the City.  Suburban areas of El Paso should be retrofitted 
over time as true transit-oriented neighborhoods, learn-
ing from El Paso’s original TODs.  Future infill and neigh-
borhood development around transit stations should be 
compact, character rich, and with an identifiable center 
and edge.  Amenities should be provided to meet daily 
needs.  Parking should be consolidated and shared. 

Complete the Streets
Walkable streets are the framework for prosperous 
cities.  Give first priority to the pedestrian, by creat-
ing vibrant, safe, and comfortable streetscapes.  Plan to 
activate streetfronts, widen sidewalks, provide bike in-
frastructure, and provide shade with trees, colonnades 
and arcades.  Allow for on-street parking to slow traf-
fic and create a protective barrier between pedestri-
ans and moving cars. 

Create Great Public Spaces
Great parks and sustainable design make cities livable.  
Attract new residents and visitors with an integrated 
system of parks, paseos, plazas, neighborhood greens, 
and playgrounds, and designate special places for civic 
buildings.  

Expand the City’s Commitment to Transit 
Robust transit networks depend upon a diverse palette 
of transportation options and they become stronger 
as additional services are added.  In addition to the 
planned Bus Rapid Transit routes, plan for a full range 
of transit options, such as streetcar, light rail, and heavy 
rail for local and commuter service.  Plan ahead for 
interstate and international commuter and passenger 
rail.  Recognize that transit is a platform for moving 
pedestrians, therefore walkable streets around transit 
facilities are an integral part of the transit network.

TRANSIT-ORIENTED DEVELOPMENT PLAN PRINCIPLES

The historic Lincoln Park neighborhood, southwest of Fort Bliss, 
features the urban pattern and design elements that make a great 
place, such as a mix of uses and housing types, public green 
spaces, civic buildings and an interconnected network of streets.  

Public infrastructure improvements and investment could great-
ly benefit the areas along the Oregon Corridor, which feature a 
strong mix of housing types and diverse architectural styles.
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Restore Great Historic  
Neighborhoods

El Paso’s great neighborhoods all feature a walk-
able street grid, a mix of uses and housing types, 
historic buildings, parks, and a strong sense of 
character.  Priority should be placed on improv-
ing the public infrastructure in these areas, infilling 
empty lots and parking lots with street-oriented 
architecture, restoring and occupying historic 
buildings, making façade improvements, and build-
ing upon neighborhood character with local retail 
and public art. 

Many of El Paso’s great neighborhoods, including those of 
the Downtown, have a number of vacant lots and parking 
lots where buildings once stood.  In order to create a con-
tinuous pedestrian realm and to better shape the public 
realm of the street as a place unto itself, it is important 
that these gaps in the streetwall are filled in over time.  
Restoring a continuous street frontage with context-sen-
sitive infill will begin to restore the sense of place in these 
neighborhoods that is such a valuable source of commu-
nity identity and pride.  

In addition to vacant parcels, these neighborhoods are also 
challenged by recent, auto-oriented development that of-
ten turns its back to the street.  Many of the new buildings 
feature blank walls along the street edge and poorly pro-
portioned façades with windows and doors that contrib-
ute little to the street.  These buildings could be improved 
through façade improvements which include windows that 
add visibility, openness, light and natural supervision to the 
sidewalk.  This can do a tremendous amount to enhance 
the quality of the street by creating a more attractive and 
usable pedestrian realm.  In addition, the façades of historic 
buildings, some of which have been neglected over time, 
can benefit from maintenance, repair and restoration. 

Façade improvements can provide an instant face-lift for buildings in the Five Points neighborhood. Adding street-fronting doors and 
windows will reconnect these buildings with the pedestrian realm of the sidewalk. Coherent streetscapes, landscaping and signs in both 
the public rights-of-way and bordering properties make a clear statement that a space is well managed and safe. 
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Many historic homes along busy streets have been trans-
formed over time into office space, providing a mix of 
uses within neighborhoods while retaining the historic 
building fabric.  In particular areas, local retail, in the form 
of shops and restaurants, should also be encouraged to 
catalyze a true rebirth in neighborhood commerce.  Walk-
able streets, coupled with added transit, will increase the 
economic value and character in these areas and help to 
support accessible neighborhood centers for nearby resi-
dents and workers. To ensure that these neighborhoods 
mature into fully mixed-use, walkable districts, it is essen-
tial that the community makes a commitment to support 
and encourage neighborhood businesses.

Art enriches the social and physical environment, provides 
experiences that enable people to better appreciate their 
community, and can serve as a catalyst for economic de-
velopment.  It can serve as a focal point for neighbor-
hoods and can enhance a community’s sense of identity.  
Neighborhoods should be given the tools to take owner-
ship and pride in their shared public spaces, and work with 
local artists to express their community identity.

South El Paso Street, 1882.  Colonnades were an essential element of El Paso’s earliest buildings, protecting settlers from the harsh sun.  

South El Paso Street, 1885.  As El Paso grew into a booming railroad center, the adobe buildings were replaced with more conventional 
American building types.  Despite the change in materials and architectural style, colonnades continued to play a prominent role in pro-
tecting inhabitants of the City from the elements.

El Paso’s Climate-Responsive, Street-Oriented 
Architecture of  the Past
Historically, El Paso’s buildings were designed with colon-
nades and galleries so as to provide protection from the 
sun and rain for pedestrians walking along the streets.  
These elements are fundamental to the anatomy of a 
successful storefront (see page 3.7 for more details.) Simi-
lar street-oriented features should be re-instated into the 

neighborhood centers of tomorrow. 



Pa g e  3 . 6  •  P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0 

Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Revive Transit-Oriented  
Neighborhood Building

Successful, mixed-use, and walkable neighborhoods 
are the best examples of Transit-Oriented Develop-
ment.  Many of El Paso’s best neighborhoods were 
originally constructed as transit-oriented neigh-
borhoods around streetcar stops.  These neighbor-
hoods are poised for revitalization as robust transit 
service is restored throughout the City.  Suburban 
areas of El Paso should be retrofitted over time as 
true transit-oriented neighborhoods. Future infill 
and neighborhood development around transit 
stations should be compact, character rich, and de-
signed with an identifiable center and edge, where 
possible. Amenities should be provided to meet 
daily needs.  Parking should be consolidated and 
shared to take advantage of existing resources and 
to place emphasis on good urban form. 

The world’s best transit-oriented cities demonstrate a di-
rect link between transportation and land use planning.  
It is critical that the transportation improvements of the 
Bus Rapid Transit system are coordinated with walkable, 
mixed-use development and strategic infill around desig-
nated stops and transfer centers.  The first step in achiev-
ing transit-oriented development is to ensure that a mix 
of housing, retail, office space, civic institutions, and public 
open space are located within a five-minute walk of a tran-
sit station.  The second step is to ensure that an intercon-
nected, walkable street system binds these uses together, 
so that pedestrians can choose the most convenient path.  
Transit-Oriented Development allows residents to both 
accomplish their daily needs and access transit by foot.  
These areas become destinations themselves rather than 
mere transfer points, provide added economic value, and 
help to increase ridership. 

Dense, mixed-use, walkable neighborhoods built around 
transit stations help relieve traffic congestion, reduce park-

ing needs, and improve walkability. Strong neighborhood 
centers feature residential, retail, office, and civic space, all 
of which are open at different hours; this kind of diversity 
in use ensures that the area remains lively and bustling with 
activity throughout the day and during the weekend. 

In addition to using mass transit to get from one part 
of the city to another,  El Paso residents also want the 
freedom and convenience to leave their cars at home 
and walk to make purchases, go to the park, or meet at a 
neighborhood restaurant or coffee shop.  Currently, this 
lifestyle is difficult to achieve.  Auto-oriented development 
has contributed to the erosion of once-walkable neigh-
borhoods and created new settlements that have never 
been walkable.  El Paso’s neighborhoods must be repaired 
to become vibrant pedestrian and transit-oriented places 
once again.  

In order to make successful, mixed-use, walkable places, 
the urban form must be in place.  Streets must be inter-
connected and buildings should be designed with street-
oriented architecture to support walkability and create 
cohesiveness.  Street-oriented architecture has the added 
benefit of improving safety by providing natural surveil-
lance through the doors and windows facing the public 
realm, better known as “eyes on the street.” 

Urban form encompasses not only streets and blocks, but 
also the way uses are mixed together.  Retail and services 
at the ground level ensure that the streetfront is active 
and pedestrian-oriented.  A strong residential presence 
can be achieved with residential units above shops, low-
scale apartment buildings, and townhouses.  Office space 
similarly can be accommodated in the upper floors of re-
tail buildings.  Finally, civic uses such as churches, commu-
nity centers, parks and plazas can be integrated into the 
center and can become focal points for community events.  

A strong residential population with a mix of incomes and 
lifestyles will support local businesses throughout differ-
ent times of day, and will create a more heterogeneous 
group of transit users. 

Once the correct urban building form is achieved, materi-
als and architectural details can enhance street life.  Brick 
or stonework, window and door surrounds, and cornic-
es can be used to express local architectural styles and 
to contribute to the liveliness of the public streetscape.  
Awnings, balconies, porches, and colonnades can serve to 
provide shelter from the sun and rain in a manner that 
contributes to the aesthetic of the street. 

The individual buildings found along Mesa Street and Remcon 
Circle are oriented around the automobile, with large portions of 
the site dedicated purely to surface parking. 
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Lintels and window sills provide a sense of structure

Cased windows sit atop knee-height bulkheads

A gallery provides a second floor terrace

6

Generous shopfront with vertically-oriented 
windows above

Transoms help achieve well-proportioned  
shopfront windows

Awnings provide shade and rain protection

2

5

8 9

3

4

7

The basic building mass placed close to the street

Columns sub-divide the shopfront opening

Pedestrian-oriented entrance, signage and lighting

1

ANATOMY OF A STOREFRONT

What is a street-oriented 
building?

Street-oriented buildings are the 

framework for a compact, mixed-

use environment. They feature 

multiple stories and are built 

close to the sidewalk, with park-

ing and services located at the 

rear of the building.  Parking is lo-

cated on-street and in mid-block 

parking lots or parking garages 

that are lined with buildings.  

Street-oriented buildings have 

primary entrances and windows 

facing the sidewalk which engage 

the pedestrian and promote ac-

tivity.  Buildings with street-ori-

ented architecture shape public 

space and create comfortable, 

engaging places.  This is in sharp 

contrast to the conventional com-

mercial strip method of fronting 

the street with blank walls and 

parking lots.  
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Complete The Streets

Walkable streets are the framework for prosperous 
cities.  Give first priority to the pedestrian, by cre-
ating vibrant, safe, and comfortable streetscapes.  
Plan to activate streetfronts, widen sidewalks, pro-
vide bike infrastructure, and provide shade with 
trees, galleries and arcades.  Allow for on-street 
parking to slow traffic and create a protective bar-
rier between pedestrians and moving cars. 

El Paso’s streets, on the whole, are auto-oriented and do 
not feature a comfortable pedestrian environment.  Many 
streets lack key elements for walkability, such as low ve-
hicular speeds, continuous wide sidewalks, appropriate 
shade trees, and interesting street frontages, thus limiting 
the vibrancy of the community.  

Design guidelines for walkable streets are an integral part 
of the plan for all of the neighborhoods included in the 
study. A detailed, 10-step plan for achieving high-quality 
pedestrian environments at the level of the street is out-
lined in the following pages.   

This street in Santa Barbara, CA is designed as a unified whole. The street is well-proportioned and features street trees, street-ori-
ented architecture, and distinctive lighting. 

It is not surprising that, given their multiple roles in 
urban life, streets require and use vast amounts of 
land. In the United States, from 25 to 35 percent of 
a city's developed land is likely to be in public right-
of-way, mostly streets. If we can develop and design 
streets so that they are wonderful, fulfilling places 
to be, community building places, attractive public 
places for all people of cities and neighborhoods, 
then we will have successfully designed about 1/3 
of the city directly and will have an immense impact 
on the rest.
	                      - Allan Jacobs, Great Streets

Street-oriented buildings support a vibrant sidewalk life, as seen here in Seattle, WA.
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1. Design for pedestrians first.
Great streets are designed to provide a high-caliber expe-
rience for pedestrians; once this is accomplished, they go 
on from there to accommodate all other required modes 
of travel, including bicycling, transit, and automobiles. 

2. Remember that proportions matter.
A street should function as an outdoor room, surrounding 
its occupants in a space that is welcoming and usable. A 
1:3 ratio for building height to street width is often cited 
as a minimum section for a sense of enclosure.  Creating 
this sense of enclosure involves more than just narrow 
street width, however.  There are well-defined eight-lane 
roads just as there are two-lane roads that seem to be im-
passable.  Streets must be sized properly for their use and 
should be defined with appropriate building sizes. Street 
trees and furniture such as lighting also play a critical role 
in defining the space of the street.  

3. Design the street as a unified whole.
An essential distinction of great streets is that the en-
tire space is designed as an ensemble, from the travel 
lanes, trees and sidewalks, to the very buildings that line 
the roadway.  Building form and character is particularly 
important in shaping a sense of place.  The best streets 
invariably have buildings fronting them, with a particular 
height and massing that creates an appropriate sense of 
enclosure. The random setbacks generated by conven-
tional zoning rarely produce this effect; form-based regu-
lations must be put in place to control building form and 
placement.  Furthermore, urban buildings must front the 
street with frequent thresholds such as doors, windows, 
balconies, and porches.  These thresholds promote a lively 
streetscape, and ultimately provide passive security for 
pedestrians by focusing “eyes on the street.” 

TEN STEPS TO CREATING COMPLETE STREETS

bu
ild
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g 

he
ig

ht

street width
Proportions of Street Space
The height-to-width ratio of the space generates spatial enclosure, which is related to the physiology of the human eye. If 
the width of a public space is such that the cone of vision encompasses less street wall than sky opening, the degree of 
spatial enclosure is slight. The ratio of 1 increment of height to 6 of width is the absolute minimum, with 1 to 3 being an 
effective minimum if a sense of enclosure is to result. As a general rule, the tighter the ratio, the stronger the sense 
of place and, often, the higher the real estate value. Spatial enclosure is particularly important for shopping 
streets that must compete with shopping malls, which provide very effective spatial definition. [emphasis added]. 
In the absence of spatial definition by façades, disciplined tree planting is an alternative. Trees aligned for spatial 
enclosure are necessary on thoroughfares that have substantial front yards.                  

Ratio 1:3

Excerpted from  AIA Graphic Standards

4. Include sidewalks.
Appropriately designed sidewalks are essential for active pe-
destrian life.  Pedestrians will be more willing to utilize side-
walks if they are protected from automobile traffic. One of 
the simplest ways to buffer the pedestrian is to place street 
trees between the street and the sidewalk.  Other street 
furniture such as streetlights, bus shelters, and benches 
occupy wider sidewalks and provide additional separation 
between pedestrians and automobile traffic.  The width of 
the sidewalk will vary according to the location. On most 

single-family residential streets, five feet is an appropriate 
width, but streets with rowhouses and multi-family build-
ings requires a more generous sidewalk. On Main Streets, 
fourteen feet is an ideal sidewalk width, which must never 
fall below an absolute minimum of eight feet.  

5. Provide bicycle facilities.
Bicycling is becoming a popular means of not only exercise 
and recreation, but increasingly it is viewed as an important 
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alternative to vehicular transportation.  On higher-speed 
roadways in rural or suburban locations, bike lanes are the 
preferred bicycle facility, providing cyclists with a separate 
lane for travel independent from fast-moving automobiles.  
On lower-speed roadways in more urban areas, sharrows, 
or designated lanes for use by both bicyclists and vehicles, 
are the preferred facility for bicyclists.  Sharrows are typi-
cally found 20-25 mph streets with on-street parking and 
a mix of travel modes and land uses.   

6. Provide shade.
Motorists, pedestrians, and cyclists typically prefer shady 
streets. Shade provides protection from heat and sun and 
contributes to the spatial definition of a street.  Shade can 
be provided with canopy trees or architectural encroach-
ments over the sidewalk.  Canopy trees should be planted 
in a planting strip between the sidewalk and the street in 
order to provide continuous definition and shade for both 
the street and the sidewalk.  Architectural encroachments 
over the sidewalk such as awnings, arcades, and cantilevered 
balconies are another way to protect pedestrians from the 
elements and meanwhile shield storefronts from glare. 

Alexandria, VASan Francisco, CAPortland, OR

7. Plant street trees in an orderly manner.
Great streets are typically planted with rows of regu-
larly-spaced trees, using consistent species. This formal 
tree alignment has a powerful effect; it at once shapes the 
space and reflects conscious design. More importantly, the 
shade produced by the trees will be continuous enough to 
make walking viable.  Furthermore, the spatial impression 
of aligned trees also has a traffic calming effect.

8. Provide parking on-street and mid-block.
On-street parking buffers pedestrians from moving cars 
and calms traffic by forcing drivers to stay alert.  Paral-
lel parking is the ideal arrangement, because it requires 
the least amount of space and allows pedestrians to easily 
cross through the thin line of cars.  Diagonal parking is 
acceptable on some shopping streets, as long as the extra 
curb-to-curb width is not achieved at the expense of side-
walk width.  Parking located in front of a street-front busi-
ness encourages people to get out of their cars and walk, 
and is essential to leasing street-oriented retail space.

The bulk of a building’s parking supply should occur behind 
the building.  The conventional practice of placing surface 

parking lots in front of buildings results in a disconnected 
pedestrian environment.  If current zoning regulations are 
reformed to provide “build-to” lines rather than manda-
tory front setbacks for commercial buildings, parking will 
be forced to the interior of the block.  As a result, the 
pedestrian realm of the sidewalk will be defined by shop 
fronts and building entrances rather than parking lots.

9. Make medians sufficiently wide.
Where divided thoroughfares are unavoidable, the medi-
ans must be generous enough to serve as a pedestrian 
amenity.  A minimum median width of 8’ will accommo-
date a row of street trees and will provide adequate ref-
uge for pedestrians crossing a wide roadway.

10. Use smart lighting.
Streets should be appropriately lit for automobile and pedes-
trian safety. Pedestrians naturally avoid streets where they 
feel unsafe. Loosely-spaced, highway-scaled “cobra head” 
light fixtures do not provide appropriate light intensity and 
consistency for pedestrian well-being.  More frequently-
spaced, shorter fixtures are more appropriate, and provide 
light beneath the tree canopy as street trees mature. 
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CREATE GREAT PUBLIC SPACES

Great parks and sustainable design make cities liv-
able.  Attract new residents and visitors with an 
integrated system of parks, paseos, plazas, neigh-
borhood greens, and playgrounds, and designate 
special places for civic buildings.  

Infill development and redevelopment should be care-
fully balanced with restoring and protecting open space 
as well as creating new opportunities for paseos, parks, 
neighborhood greens, and playgrounds.  Small, urban parks 
should be introduced into existing neighborhoods and 
the Downtown to provide gathering places for residents.  
Such parks should be distributed throughout the neigh-
borhoods so that green spaces are more accessible for 
residents of urban areas.  These parks can be retrofitted 
from vacant lots and parking lots as opportunities arise.  
New neighborhood parks should be connected to a sys-
tem of walking and biking trails to create a green network 
throughout the City and to connect open spaces and 
neighborhood centers together.  Streets should also be 
reconsidered as an integral part of the City’s open space 
network and reclaimed as walkable amenities.  A first step 
towards evolving El Paso’s streets as part of the open 
space network is to plant and maintain appropriate shade 
trees in the parkways.  A street tree campaign should be 
started to increase the planting of street trees.  

Open space protection is an essential element of a great 
park system and should be part of any sustainable tran-
sit-oriented development.  Arroyos, floodplains, and steep 
slopes should be respected and protected as part of all new 
development and infill development in the City.  Further 
discussion of open space protection is included in the plan 
principle “Respect, Restore and Protect the Environment.”

In the Downtown, the Plaza Theater with its outdoor terrace is connected to the Arts Festival Plaza by a street with ample sidewalks, street 
trees, lamp posts, and outdoor dining. The street itself is a successful public space.
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A diverse palette of transportation options ex-
pands  the choices of residents and lessens a city’s 
dependence on the automobile.  In addition to 
the planned Bus Rapid Transit route, plan for a full 
range of transit options, such as streetcar, light rail, 
and heavy rail for local and commuter service as 
the City grows.  Plan ahead for interstate and inter-
national commuter and passenger rail.  Recognize 
that transit is ultimately a way to move pedestrians, 
therefore walkable streets around transit facilities 
are an integral part of the transit network.

The City is pursuing an ambitious program to reduce the 
percentage of income that the average El Pasoan spends 
on transportation, by providing a greater range of options 
for transportation.  Though the impetus for the charrette 
was to create TODs along the planned BRT routes in El 
Paso, many community members felt that even greater 
choice and balance in transportation options are needed 
for each of the neighborhoods.  While the automobile 
will continue to be the primary mode of transportation 
for City residents in the foreseeable future, balance must 
be restored so that not every trip is dependent on long, 
single-occupant automobile voyage.  Walking and biking 
options are needed, as are additional transit options for 
both local and commuter service.  

The addition of streetcars and light trail service is pro-
posed to enhance the mix of options to get from one 
place to another in each of the neighborhoods and be-
yond.

EXPAND THE CITY’S COMMITMENT 
TO TRANSIT

The TRI-MET System Map illustrates a connected web of tran-
sit services including bus and rail lines throughout Portland, Or-
egon.  A robust transit network relies on multiple complimentary 
service types, from streetcar circulators to regional commuter rail.  
A streetcar stop in Portland is shown at right. 

The average US household saved  
$9,500 in 2008 by using transit.      

   - American Public Transportation Association
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Create a ‘ 
“crossroads for two countries”

Draw upon the regional significance and location of 
the ASARCO site to create a symbolic location that 
looks forward to a renewal of the relationship be-
tween El Paso and Juarez.  Plan for new connections 
between the two halves of the border community with 
bridges and an international free movement zone; cre-
ate parallel parks on either side that will one day serve 
as new gateways into the communities.  
 

 Respect, restore & protect  
the environment

Ensure that new development is environmentally sensi-
tive. Preserve arroyos, avoid floodplains, and integrate 
preserved open spaces into new neighborhoods.  Pro-
vide public access to natural amenities such as arroyos 
and conservation areas; connect neighborhoods and 
parks to these natural open spaces with a trail system.  
Work to ensure that the ASARCO plant site is capped, 
remediated, and held to the highest safety standard. 

 Add regional destinations  
& suitable uses

The history of the ASARCO site, its prominent loca-
tion within the City, its position along the border, and 
its connection to other sites along the planned Bus 
Rapid Transit route lend the area significant redevelop-

ment potential. Dream big, and consider reuse oppor-
tunities that are both environmentally appropriate and 
will also draw residents and visitors from throughout 
the region. Opportunities such as a renewable-energy 
factory or production site, a research and develop-
ment village, an amusement park, a stadium, or other 
waterfront park should be explored. 

Grow transit-ready mixed-use  
development

Design an interconnected network of streets and 
blocks that are pedestrian-friendly and accommodate 
multiple modes of transportation.  Include a mix of uses 
and housing types (on the portions of the site that can 
accommodate residential development) to support a 
range of incomes and a variety of daily activities. This will 
help reduce the number of car trips needed through-
out the day and added to the City’s road system  

 Honor the past
Plan for the restoration and strategic repair of historic 
structures which can serve as valuable tourism op-
portunities. Use these buildings and include new ones 
to create a rich cultural center for residents and visi-
tors. Museums could potentially honor the history of 
ASARCO and those who worked there, the industrial 
heritage of the United States and Mexico, and the many 
who lost their lives during the Mexican Revolution.  

ASARCO REDEVELOPMENT PLAN PRINCIPLES

The ASARCO site and surrounding properties

Portions of the ASARCO East site are situated among several 
spectacular arroyos, which could be preserved for public use.

The historic power house features perfectly preserved industrial 
equipment that is nearly a century old. 
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Draw upon the historical significance, magnificent 
scenery and borderland location of the ASARCO 
site to create a symbolic place that encourages 
the relationship between El Paso and Juarez.  Plan 
for new connections between the two halves of the 
border community with monumental bridges and 
an international free movement zone; create par-
allel parks on either side that will one day serve as 
new gateways into the communities.  

A long-standing, culturally-rich relationship has existed 
between the people of El Paso and Juarez since the es-
tablishment of the cities.  This important connection, both 
physical and familial in many cases, was at the core of the 
1925 Plan of El Paso. During the charrette, area residents 
reiterated the importance of creating a civic gesture to 
express the interdependence of the two cities. 

Community members expressed the desire for a monu-
mental, pedestrian-only bridge connecting the two cities 
across the Rio Grande, parallel parks on either side to 
serve as gateways into the two countries, and an interna-
tional zone where friends and neighbors across the bor-
ders could mingle freely.  International zones do not have 
the same immigration requirements as full entry into the 
United States or Mexico. Such a place could host family 
reunions and day trips with a cross-cultural experience. 

Civic, ceremonial structures and public spaces, in the form 
of symbolic bridges or important buildings and plazas, play 
an integral role in the notion of placemaking.  They form 
strong neighborhood centers and distinctive landmarks. 
Civic spaces also create public gathering places for both 
formal and informal events.

A new international Port of Entry would provide oppor-
tunities for future connectivity to Ciudad Juarez and fu-
ture redevelopment opportunities for both sides of the 
Border.

“It is to El Paso’s interest to cooperate most energetically with the people of 
Ciudad Juarez and the government of Mexico to promote the legitimate and 
admirable development of the Mexican city and to encourage the growth of a 
spirit of true neighborliness at this point on the border.”
 
“Every traveler would be impressed by the evidence of the intimate relations 
between the two banks of the stream and the cause of international amity 
would be promoted.”   

		                   — Excerpts taken from The 1925 City Plan For El Paso

MAKE A UNIQUE “CROSSROADS FOR  
TWO COUNTRIES”

An image from the 1925 City Plan features an illustration of an international bridge with parallel parks on either side of the Rio Grande. 
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RESPECT, RESTORE & PROTECT THE 
ENVIRONMENT

Ensure that new development is environmentally 
sensitive. Preserve arroyos, avoid floodplains, and 
integrate preserved open spaces into new neigh-
borhoods.  Provide public access to El Paso’s natu-
ral amenities. Connect neighborhoods and parks to 
these natural open spaces with a trail system.  Work 
to ensure that the ASARCO plant site is fully reme-
diated and held to the highest safety measures. 

Certain portions of the study area, particularly in the 
ASARCO East and Mesa Heights area, are largely com-
prised of arroyos and floodplains.  While the City’s Com-
prehensive Plan and Open Space Master Plan prioritize the 
preservation of arroyos, current development regulations 
and building practice do not protect even portions from 
development.  The City’s Natural Open Space (NOS) zon-
ing designation has the potential to protect these spaces, 
however it has proven difficult to apply.  Despite these 
regulatory challenges, recent private investments have 
been made to save these natural attributes, and citizens 

participating in the charrette made repeated requests to 
preserve some of the highest quality arroyos for public 
use.  Given that these natural features are part of the 
City’s floodplains, and they serve as regional wildlife cor-
ridors, it makes environmental sense to limit development 
in these areas and maintain them as natural flowways. 

The Plan attempts to balance new neighborhood devel-
opment with restoring and protecting open space, and 
illustrates how neighborhoods can be designed to be 
environmentally sensitive and oriented to take maximum 
advantage of arroyo views.  While public safety measures 
require arroyos to be bordered with protective rails or 
walls, these natural spaces can serve as a visual center-
piece to the neighborhood.  The Plan also builds upon the 
existing network of trails found along the steeper portion 
of the ASARCO site east of I-10.  The design aims to ex-
pand these trails to connect UTEP with future develop-
ment on the ASARCO site and with nearby arroyos. 

Arroyo Park, bordered by Robinson Avenue, provides a model for the preservation of the City’s most beautiful natural features. 

The portion of the arroyo adjacent to the ASARCO plant has been 
used for many years as a dumping ground for slag. Yet, water still 
ultimately must pass through this area before reaching the Rio 
Grande. 

Seasonal water runs down the arroyos that lead to the ASARCO 
plant. East of I-10 the arroyos are healthy and provide habitat for 
animal species and a variety of vegetation. 
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ADD REGIONAL DESTINATIONS & 
SUITABLE USES

The history of the ASARCO site, its prominent lo-
cation within the city, its position along the border, 
and its connection to other sites along the planned 
Bus Rapid Transit route lend the area significant 
redevelopment potential.  Dream big and consider 
reuse opportunities that are both environmentally 
appropriate and will also draw residents and visi-
tors from throughout the region. Opportunities 
such as a renewable-energy factory or produc-
tion site, a research and development village, an 
amusement park, a stadium, or other waterfront 
park should be explored. 

The physical scope of the ASARCO property and sur-
rounding parcels, both in terms of acreage and range of al-
lowable uses, offer opportunity for numerous kinds of de-
velopment.  Given the history of the ASARCO plant itself, 
community members felt strongly that this portion, once 
remediated, should be transformed into a world-class re-
gional destination.  The Plan and renderings explore several 
large-scale development opportunities proposed by local 
citizens, including a stadium or arena, a large factory which 
could possibly manufacture renewable energy technology, 
a racetrack, and an amusement park.  All of these concepts 
still leave a significant amount of space open for office 
buildings, parks, and retail, creating an ideal location for 
a research and development center.  The Plan also places 
emphasis on the site’s waterfront location and features a 
grand riverfront park, which will attract more residents 
and visitors and more economic value for the City.

With greater investment, there is also the potential to cre-
ate a trail system that connects the Downtown to the Up-
per Valley, with new connections running through the ASAR-
CO and CEMEX sites.  This biking, walking and running trail 

will provide a recreational and utilitarian connection that 
is lacking.  Currently, the only walking or biking connec-
tion through the West Side is along a narrow path next to 
Paisano, or on the sidewalks along Mesa, both of which are 
challenging environments for pedestrians and bicyclists.  

This trail system could run along the system of govern-
ment-owned property along the American Canal and the 
various railroad right-of-ways along the Rio Grande be-
tween Union Depot in Downtown and the ASARCO West 
site.  It would then continue through the ASARCO West 

site, connect to the one-day redeveloped CEMEX site, and 
continue up through the City on a generous path.  With 
such few opportunities for the citizens of El Paso to enjoy 
safe biking and running routes and to enjoy water ame-
nities, a connected waterfront park creates an opportu-
nity for the City to engage in a public-private partnership.  
Given the strategic location of this trail along the border, it 
may also be an opportunity for federal funding.  Cities such 
as New York, San Francisco, and Austin have worked jointly 
with private developers to create well-connected public 
waterfronts, and can serve as potential models for El Paso.

2004
The former ASARCO site in Omaha, Nebraska has been remediated and redeveloped with an arena and grand waterfront park. 
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GROW TRANSIT-READY MIXED-USE  
DEVELOPMENT

Design an interconnected network of streets and 
blocks that are pedestrian-friendly and accommo-
date multiple modes of transportation.  Include a 
mix of uses and housing types to support a range 
of incomes and a variety of daily activities, which 
will help reduce the number of car trips needed 
throughout the day.

In contrast to the conventional method of building stand-
alone, auto-oriented businesses along commercial corri-
dors, mixed-use development helps to relieve traffic con-
gestion, reduce parking needs, and improve walkability.  

Many post-World War II cities and suburbs divide housing, 
retail and office uses into separate districts, creating sin-
gle-use enclaves that can typically only be reached by one 
means of transportation – the car.  While this idea of sin-
gle-use, spread-out cities once seemed attractive to many 
Americans, long commutes and lack of unique character 
have inspired a longing for density, variety and choice.  

Those seeking variety and choice have discovered that 
the traditional city offers a tested formula for this mixed-
use, mixed-income and multi-modal environment. Neigh-
borhood centers provide a range of goods and services, 
amenities, and housing in close proximity to one another, 
eliminating the need to drive within that area. An urban 
pattern of interconnected streets and small blocks allows 
for greater population density within a compact area, which 
creates a market for a wider variety of goods and services.

Mixed-use neighborhoods also feature a wide variety of 
building types, ultimately providing opportunities for peo-
ple of all ages, backgrounds, cultures and income levels 
to live and work.  In contrast to suburban development, 
which generally offers only one housing type- the single-
family detached home- mixed-use development offers a 
range of housing options, including single-family homes, 
rowhouses, garden apartments, and loft conversions that 
are transforming many industrial districts.  Each of these 
housing types is located within mixed-use blocks and dis-
tricts, allowing residents to meet their daily needs and 
conveniences in a dynamic urban neighborhood.  

Mixed-use development also creates a diversity of jobs, 
shopping, cultural amenities, and means of transportation. 
This variety also provides the freedom of choice, a privilege 
not afforded to residents of mono-functional suburbs. 

This freedom is particularly felt in the realm of transporta-
tion.  Traditional cities have a high level of connectivity, and 
are therefore the ideal environment for pedestrians, bicy-
clists, and transit riders, while balancing the needs of mo-
torists.  This range of transportation options allows inhabit-
ants to select the travel mode that works best for them.  

For details regarding the key elements to the physical 
form of successful mixed-use development, refer to the 
Transit-Oriented Development principle “Revive Transit-
Oriented Neighborhood Building.”

A mix of uses within a walkable neighborhood provides conve-
nience and choice for residents. Multi-story mixed use buildings 
transition to walkable neighborhoods with a variety of residential 
building types.  
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HONOR THE PAST

Plan for the restoration and strategic repair of his-
toric structures, which can serve as valuable tour-
ism opportunities. Use these buildings and include 
new ones to create a rich cultural center for resi-
dents and visitors. Museums could potentially hon-
or the history of ASARCO and those who worked 
there, the industrial heritage of the United States 
and Mexico, as the many who lost their lives during 
the Mexican Revolution.    

The structures on the ASARCO site represent distinctive 
moments in time.  At least three of the buildings have been 
marked for preservation.  The power house, complete with 
hundred-year-old equipment, encapsulates the great Era of 
Industry in this country.  The two vernacular administra-
tive buildings are the oldest buildings on the site, serving 
ASARCO staff since the turn of the century.  It is impor-
tant to note that the $52 million allocated for remediation 
of the ASARCO site does not include the preservation of 
the large, iconic smokestack, though research is currently 
underway to evaluate the costs of remediation, structural 
improvements, and preservation and annual maintenance 
for the smokestack. 

To build upon the idea of ASARCO as a regional desti-
nation, many area residents suggested these buildings be 
repurposed as museums.  Among the ideas was a repeated 
recommendation for a museum honoring ASARCO and 
its dedicated employees. The administrative buildings cur-
rently house a wealth of under-utilized historic resourc-
es, including employee records and maps dating back to 
ASARCO’s beginning in 1900.  Numerous recommenda-
tions were also made for the smokestack, if appropriate 
funding was made available.  Meanwhile, Smeltertown 
cemetery, located north of the ASARCO plant, serves as 

The ASARCO administrative buildings, marked for preservation, house numerous maps and employee records dating back to over a century ago. 

a reminder of the cultural history of El Paso’s industrial 
roots.  Given that the ASARCO site continues to provide 
a rare and valuable glimpse into America’s industrial past, 
another valuable use that should be incorporated into the 
site is a geology, metallurgy, and an industrial museum and 
cultural history center. 

Honoring the past extends beyond the history of ASARCO; 
the site also marks key events in the Mexican Revolution, 
including the beginning of the Battle of Juarez in 1911.  

While the uses of these historic buildings are yet to be 
determined, historic preservation plays an integral role in 
sustaining a strong sense of place. These buildings provide 
distinctive landmarks and should be at the forefront of 
ASARCO’s restoration efforts.  Adaptive reuse is the most 
sustainable form of development and can be one more 
way in which the Trust and the site’s future owners reduce 
the long-term environmental impact of ASARCO. 
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“Nature and a tremendously energetic citizen-

ship combine to afford El Paso opportunities for 

unique development, with possibilities unsur-

passed by any other community in America.”    

                      The 1925 City Plan for El Paso
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El Paso is composed of neighborhoods that provide social 
and cultural stability and nurture a strong sense of commu-
nity.   The Connecting El Paso Plan reimagines the City as 
a series of walkable neighborhoods connected by a robust 
transit system and a network of multi-modal streets.  The 
Plan addresses strategic opportunities to mend the gaps in 
the urban fabric, such as ASARCO, CEMEX, and the pro-
posed Mesa Heights.  The Connecting El Paso Plan also infills 
important nodes in the existing pattern of neighborhoods, 
such as Downtown, the Oregon Corridor, Five Points, and 
Remcon Circle.  Each of the study areas discussed in the 
following pages is designed with the neighborhood unit as 
the building block for reconnecting the City.  

“Above all, the city is a symbol of enduring 
social relationships” 

~ Lewis Mumford

The study area is comprised of neighborhoods, districts and corridors that have a distinct identity.  This diagram illustrates El Paso’s identified neighbor-
hoods and districts, broken down into roughly five-minute walking areas, the basic neighborhood unit.  Note a major gap in the urban fabric and transpor-
tation network of the West Side at the ASARCO, CEMEX and Mesa Heights site.  

A CITY OF NEIGHBORHOODS
West side neighborhoods map

Walkable neighborhoods can be grouped together to create complex urban 
places, underlining their importance as a building block of the town or city. 
Image credit: The Charter for the New Urbanism

New Mexico

Mexico



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  4 . 3

         STRATEGIES

A CITY OF NEIGHBORHOODS
small area plans

The Connecting El Paso Plan defines planning principles 
that are relevant for the entire City of El Paso; however, 
these principles are illustrated in great physical detail in 
small area plans.  In the pages that follow, the four study ar-
eas are broken down into a series of eight small area plans.  
These small area plans include a section of Downtown, the 
Oregon Corridor, Five Points, Remcon Circle,  ASARCO 
West, ASARCO East, Mesa Heights,  and CEMEX.

The four study areas, illustrated on the map above, are central locations within the City.  These study areas are further divided into eight small area plans, 
described in the key to the left.  Each of these small areas is illustrated in detail in the pages that follow.  The revitalization and proper development of 
these areas has the potential to reconnect key neighborhoods and improve the quality of life for all El Pasoans.    

General Recommendations

Prioritize Downtown infill and revitalization as the first 
step towards a prosperous community.

Capture the Oregon Corridor’s potential for high levels of 
transit ridership.

Restore Five Points as a highly livable, prosperous 
transit hub.

Retrofit Remcon Circle from a suburban shopping center 
into walkable neighborhoods.

Remediate and transform the former smelter site, ASAR-
CO West, into a regional and international showcase.

Carefully develop ASARCO East as a mixed-use neigh-
borhood while preserving arroyos.  

Integrate the proposed Walmart at Mesa Heights into a 
transit-oriented neighborhood.

Reimagine CEMEX as a series of walkable neighbor-
hoods with Cement Lake preserved for public enjoyment.
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The City’s leadership has outlined several initiatives that 
will help re-direct growth away from the suburban edges 
and back towards the City’s primary corridors and his-
toric neighborhoods.  The Plans for the three Transit-Ori-
ented Developments, as well as ASARCO, are an articula-
tion of this vision.

The first priority for the City, however, should be reinvest-
ment in the Downtown.  Although perhaps not intentional, 
City priorities and subsidies have been focused on growth 
and expansion at the edges, rather than on infill and rede-
velopment in the Downtown and historic neighborhoods.  
A first step will be to redirect current policies that reward 
sprawl development, in favor of redevelopment and infill 
in the City’s center.  This shift in policy will enhance the 
City’s most valuable asset, increase livability in the historic 
core, and will create a strong base for transit expansion 
throughout the region.  The redirection of City priorities 
and policy is a critical first step in creating a sustainable 
and coordinated series of vibrant, transit-oriented nodes 
throughout the City. 

El Paso’s Downtown is an overlooked urban design trea-
sure that must be promoted in order to establish stable 
economic prosperity for the region. Investment in the 
Downtown in the early 20th century created a vibrant 
urban fabric with a mix of uses, street-oriented buildings, 
proud architecture of distinctive character, and numerous 
public and civic gathering spaces.  A vast streetcar system 
provided a highly functioning transportation network that 
spanned from Downtown to the outer limits of the City.  
However, the  Downtown suffered from disinvestment as 
auto-oriented development on the edges of town became 
the preferred location to live and work for wealthier El 
Pasoans.  Further complicating the Downtown story is the 

impact of international trade agreements and the relation-
ship between El Paso and Juarez.  Downtown El Paso was 
traditionally a popular shopping location for visitors from 
Juarez, and much of the business conducted there de-
pended on stable and constant trade with Mexico.  Today, 
Downtown El Paso’s infrastructure is remarkably intact, 
with most of the historic buildings standing, and the tradi-
tional street grid largely in place.  These buildings, however, 
are underutilized, with primarily discount or wholesale re-
tail outlets filling the ground floors, and the majority of the 
upper floors remaining vacant.  Due to the lack of housing 
in the Downtown, retail stores and restaurants are typi-
cally closed at night and on weekends, resulting in vacant 
streets and a sense of desolation.  Today, in an era where 
most American cities have rediscovered their Downtowns 
and are enjoying increased economic prosperity in these 
areas, Downtown El Paso has been slow to reclaim its 
most valuable asset as a 21st century destination. 

In recent years, numerous studies have been done for the 
Downtown, most notably the El Paso Downtown 2015 
Plan.  Some of the proposals in the Downtown Plan in-
clude reintroducing a significant residential population to 
the Downtown through adaptive reuse of historic build-
ings and the creation of dynamic housing programs for 
artists, students, and residents at mixed-income levels.  In 
addition, promotion of the Downtown through market-
ing, wayfinding, special events, and a visitor’s center were 
suggested.  Many suggestions are currently being imple-
mented, and much of the transit-oriented development 
Plan for the Downtown area of the Oregon Corridor is 
an extension of those efforts.  

Redevelopment opportunities abound Downtown; given 
appropriate incentives, developers can realize projects both 

large and small within the patchwork of individual proper-
ties, with each property contributing to a unified whole.   
These reinvestment efforts, which include adaptive reuse of 
historic properties, general façade improvements, and infill, 
should focus on providing housing options, office and re-
tail opportunities.  In particular, focus should be placed on 
renovating and leasing the upper floors of mixed-use build-
ings, many of which lay vacant.  The tradition of multi-story, 
multi-use buildings with retail on the first floor and offices 
or residences on the upper floors should be reinstated.  The 
reintroduction of a stable, mixed-income residential popu-
lation throughout the Downtown will provide a market for 
a wider range of dining and entertainment options.  

Redevelopment and infill efforts should be coordi-
nated with streetscape improvements, including street 
trees, awnings, and street furniture.  Pedestrian-oriented 
streetscape improvements, coupled with on-street park-
ing, which slows traffic and creates a barrier between pe-
destrians and traveling cars, will foster a safe and comfort-
able public realm.  A welcoming sense of place will attract 
additional visitors, employers, and residents.

The vision for Downtown should be to re-establish its 
role as the focus of community activity.  Its re-birth will 
create a vibrant destination that anchors the rest of the 
City.  Revitalization of this historic center will also en-
hance the overall character of the City,  and will serve as 
the most critical contribution towards creating long-term 
sustainability for El Paso.   

Adjustments to current City policies and regulations will 
make renovation and leasing of these spaces more finan-
cially feasible.  More discussion of these policy adjustments 
is included in Chapter 7: Implementation.

INVEST FIRST IN DOWNTOWN
RESTORE THE HISTORIC URBAN FABRIC
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The Illustrative Plan for the Down-
town illustrates the implementation 
of the Downtown 2015 plan, filling 
in vacant lots and unifying the down-
town with pedestrian passages and 
a new green space to provide large 
open spaces for community events. 
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General Recommendations

New infill around the Downtown 
Transfer Center provides services 
for transit riders.

Street-oriented buildings and a 
parking structure replace City Hall’s 
parking lot

A new green connects Arts Festival 
Plaza to Cleveland Square Park 
and the El Paso Museum of History 
while providing more open space in 
the Downtown to hold community 
events and concerts. 

Enhancements are made to San 
Jacinto Square to provide play 
space and water fountains for 
children while providing large com-
munity spaces. 

Street-oriented buildings replace 
vacant and under-utilized lots 
throughout the downtown. 

New residential buildings increase 
the opportunities for living Down-
town. 

New community squares add to 
the  Downtown’s appeal for new 
residents.
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STEP 1: Add Pedestrian Infrastructure
Add regularly planted shade trees along the sidewalk and add pedestrian-scaled lighting to enhance 
the safety and character of Downtown. Pedestrian-scaled lighting should be designed to also create 
safe conditions for drivers.  The addition of on-street parking will also create a calmer pedestrian en-
vironment and add convenience to Downtown shopping.

STEP 2:  Facilitate the First Rehabilitation Project
Spurred by confidence in the Downtown following significant public infrastructure improvements, the 
first adaptive reuse project is initiated. Façade improvements are made with windows and doors that 
face the street, and local retail is integrated along the ground floor. 

INVEST FIRST IN DOWNTOWN
NORTH MESA STREET

STREETSCAPE IMPROVEMENTS
Change does not happen overnight and requires a coordinated effort between City leaders, business owners and residents.  As 
with any long-term strategy, redevelopment of El Paso’s in-town neighborhoods is a project including action steps to undertake 
immediately, and steps to address over a longer timeframe.  The following sequence illustrates the potential transformation of 
North Mesa Street between Texas and Mills Avenues, following public and private investment.  

Existing conditions (at left) reveal the lack of street vitality in Downtown. There are few shopfronts, windows along building façades that 
are physically walled off in certain areas,  and little investment has been made for street trees and street lighting.  Key steps to implement 
over time, as opportunities arise, are illustrated.  Each phase introduces elements that enhance the public realm.  The area is envisioned 
to redevelop as a walkable urban center, connected by transit to other neighborhood centers along the primary corridors.

Existing conditions
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STEP 3: Revitalization Continues

Long-term improvements include addi-
tional façade improvements and greater 
recruitment of retail, dining and entertain-
ment options that appeal to residents, 
workers, and visitors. A range of housing 
options and office spaces are provided 
on upper levels of buildings, creating a 
diverse neighborhood for people of dif-
ferent lifestyles and incomes. This variety 
will transform Downtown into a 24-hour 
destination serving an entire community. 
This transformation from a business dis-
trict that functions only during traditional 
work hours will also generate far greater 
economic impact for the City. 
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INVEST FIRST IN DOWNTOWN
UNION DEPOT & WELCOME CENTER

Downtown’s historic and currently-operating Amtrak 
train station, Union Depot, should be supported with a 
strong urban fabric. Currently, Union Depot is surrounded 
by two blocks of surface parking and features little pedes-
trian or retail activity.  However, given the iconic nature of 
the station tower and its central Downtown location, the 
City has envisioned that this distinctive building become 
the future Welcome Center for El Paso with increased 
passenger rail services.  The visual cue of the tower pro-
vides a wayfinding tool and the orientation of the blocks 
makes this area particularly easy to navigate.  It will be 
important to build memorable spaces around this visitors’ 
destination so as to give a vibrant and dignified face to El 
Paso and to provide a convenient mix of uses within walk-
ing distance of the station.

Meanwhile, a dynamic entertainment district has begun 
to emerge in a block of renovated warehouse buildings 
just east of Union Depot with a mix of restaurants, bars, 
clubs, and artist studios.  This sequence illustrates how the 
blocks around the station can be transformed over time 
to connect with this new entertainment district.  

An additional rail station for regional passenger rail is 
shown in this illustration, in response to the City’s com-
mitment to expanded transit options beyond the BRT.  A 
network of small greens, plazas, and mid-block passages 
allows  comfortable pedestrian circulation in the area.  

This area can serve as the Downtown trailhead for a new 
trail system along the Rio Grande or the American Canal, 
winding through the City to connect with the Upper Val-
ley.  This trail system would provide a much-needed bike 
and pedestrian facility for the West Side, allowing recre-
ational and commuter use to access the Downtown.

Existing Conditions
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A transformation of Union Depot into a transit-oriented regional destination.

General Recommendations

A new park and an additional rail station for regional pas-
senger rail is integrated into existing rail yards.

Union Depot is restored as a commuter rail station.

New infill buildings helps to form complete blocks and 
shape outdoor public spaces.

A trailhead for a Rio Grande/American Canal bike and 
walking path connects to the rail stations.

Unique retail and novelty shops are located in old rail 
cars fronting the park. 

Street trees enhance the public realm.

Mid-block passages are enhanced with streetscaping.

The Union Plaza Entertainment District becomes a re-
gional destination.

A new stadium is surrounded by liner buildings with 
ground level retail that contributes to the district throughout 
the week.

Parking is located mid-block, lined by buildings.
 
Distinctive architecture with chamfered corners and land-
mark features add character and define special spaces.

On-street parking adds to the District’s parking capacity. 
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PROPOSED STADIUM LOCATION:  It is standard in plans 
for the development of stadiums or other large facilities in-
volving substantial public/private partnerships to propose 
multiple locations to increase the competitiveness of the 
host city. Each site, after detailed analysis, will be shown to 
have its advantages and disadvantages. What is important 
is that the city of El Paso demonstrates its willingness, and 
flexibility to the ultimate decision makers who are likely 
to be considering many candidate cities. 
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A street-level view of Union 
Depot illustrates the important 
architectural and urban design 
elements that create memora-
ble civic places. The landmark 
tower creates a distinct way-
finding tool; infill in the sur-
rounding blocks that are pro-
portioned to the human-scale 
create the sense of an outdoor 
room, while a paved plaza with 
shade trees provides a formal 
place to gather.  

Union Depot may be the most 
iconic building in the Down-
town. When within site of it, 
visitors feel that they have ar-
rived in El Paso. Accordingly, 
if the Depot became the Wel-
come Center, a visitors’ first 
experience of the city would 
be a memorable one. 

INVEST FIRST IN downtown
UNION DEPOT & WELCOME CENTER
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General Recommendations

Empty lots and parking lots are infilled to complete the 
streetwall along Oregon and Mesa Streets.

Transit-oriented neighborhoods are formed within a five-
minute walk of the bus stops and within a ten-minute walk 
of Transfer Centers.

Greens, plazas, and open spaces are created for resi-
dents, workers, and visitors.

I-10 is capped with parks and mixed-use buildings.

Parking lots are relocated to the middle of the block.
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Oregon CORRIDOR
Illustrative PLAN

Existing Buildings
Infill Buildings
Greens
Arroyos

LEGEND

The Oregon Corridor follows the proposed BRT line from 
the international border and Downtown transfer center to 
the Glory Road transfer center by UTEP with stops at the 
El Paso Museum of History, El Paso Community College 
and at the hospitals.  Although Mesa Street is the main ve-
hicular connection through this area, the opportunities for 
reinvestment along the Oregon Corridor are greater.  This 
corridor services many civic destinations while still being 
within a 5-minute walk of many residences. The character 
between these two transfer center changes dramatically.  
Infill development should remain in scale with the existing 
community that surrounds this area. 

An important feature to note in along the Oregon Cor-
ridor is the presence of service alleys in numerous mid-
block locations.  These alleys provide convenient paths for 
utilities, parking access, and services such as garbage pick-
up.  The relegation of services to the alleys frees up the 
streets for use as proud addresses and for pedestrian use.  
It is important that the alleys in the Oregon Corridor are 
preserved and promoted.
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SMART 101
SMART 103
Express Routes - 1 3 18 42 59 70
Westside - 10 11 14 15
Mission Valley - 61 66

LEGEND Central - 4 9
South Central - 23 24
North Central - 34 36
BRT line
Transfer Station
BRT Stop

The analysis diagrams for the Oregon Corridor il-
lustrate existing bus routes, the street network, 
proposed and existing civic spaces.

The SMART 101 line closely follows the route and 
stops of the City’s proposed BRT line.  This route 
has high ridership due to the numerous civic uses 
and the people using it to get from the Downtown 
to the medical and UTEP campus.

Oregon CORRIDOR
EXISTING BUS ROUTES
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Oregon CORRIDOR
STREET NETWORK

Existing Streets
Proposed Streets
Pedestrian Paths
Alleys

LEGEND

The existing web of streets and alleys along the 
Oregon Corridor is exemplary.  The existing alleys 
carry many of the utility lines and provides access 
to parking, clearing the streets of visual clutter 
and reducing the need for curb cuts.  A few new 
streets are proposed in this area between Mesa 
Street and Sun Bowl Drive in order to increase 
the connectivity of the UTEP campus to the rest 
of the community. 
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Oregon CORRIDOR
CIVIC AND GREEN SPACES

The many existing civic uses and spaces within a 
5-minute or 10-minute walk of the Oregon Cor-
ridor proposed BRT transfer centers and bus stops.  
However, as density increases with underutilized 
land, such as surface parking lots being replaced 
with new buildings, a commitment to adequate civ-
ic spaces is important. The Civic Spaces and green 
spaces diagram illustrates potential areas or lots 
that should be reserved for civic spaces. 

THE Connecting El Paso Plan: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO
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Oregon CORRIDOR
UTEP And KERN NEIGHBORHOODS

General Recommendations

A new Alumni Center is created for 
UTEP with street-oriented buildings 
along Mesa.

Campus housing and student serv-
ing-commercial uses are provided 
along Mesa.

A new campus building terminates 
the vista along Oregon Street.

Street trees are incorporated along 
the primary streets.

The Glory Road Transfer Center be-
comes a transportation hub for UTEP.

New streets improve network 
connectivity.

Street-fronting buildings are added 
to Oregon Street

Arroyos are transformed to have 
public access and serve as an 
amenity.

Neighborhood civic space provides 
a gathering place for residents.

A park is created at the end of 
Cincinnati Avenue. 

The nightlife district on Cincinnati 
Avenue is improved with pedes-
trian-friendly streets. The street is 
narrowed and pavers are added to 
create a plaza-like atmosphere.

Parking structures are located in the 
middle of the block and lined with 
buildings that face the street.
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STREETVIEW
The Oregon Corridor is one of El Paso’s most promising 
corridors for transit ridership and increased private invest-
ment due to the stable residential population and the pres-
ence of large institutions such as the University of Texas 
(UTEP) and numerous hospitals and medical facilities.  As 
such, it is one of the first corridors targeted for the City’s 
proposed BRT system, and will be reconstructed as part 
of the Mesa BRT line.  In addition, the Oregon Corridor is 
being examined for a potential future streetcar line.  

A new bus transfer center for the BRT line is under con-
struction at the terminus of Oregon Street at Glory Road.  
This transfer center will be housed on the ground floor of 
a new parking garage with ground-floor retail.  The garage 
provides much-needed infrastructure for the University 
and the BRT system.  However, the design of the properties 
around the transfer center should be improved to make this 
strategic section of Oregon highly walkable and vibrant.
 
The placement of a signature building can improve the 
terminus of Oregon Street.  Parking across from the sta-
tion should be placed in the middle of the block so new 
buildings can front the street, creating a continuous street 
frontage and a more vibrant public realm.  

Oregon CORRIDOR
GLORY ROAD TRANSFER CENTER AREA

before: The Glory Road Transfer Center is 
surrounded by surface parking and open lawn, 
providing few amenities to pedestrians and 
transit riders.
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Oregon Street is a major street that tees into  Glory Road; 
this scenario provides a wonderful opportunity to create a 
landmark building, either for civic or private use (see dia-
gram below). The strong, vertical Bhutanese architectural 
element illustrated at right provides a rupture in scale at 
the terminus of this important street within the City; it 
serves as a distinctive wayfinding tool and helps to enclose 
and define the urban space.  

As the needs of the University grow, the campus should 
be able to expand without using additional lands. This cen-
tral plot of land is actually leftover space from an adjacent 
building;  the University should take maximum advantage of 
these underutilized locations. 

In this rendering, an additional mixed-use building is also 
constructed across from the garage, completing both sides 
of the street.  Awnings provide shade, and ground floor 
retail features student-serving commercial uses, such as 
a bookstore or coffee shop.  These new street-oriented 
buildings shape the public realm to create a safe, attractive, 
and active street.

Oregon CORRIDOR
GLORY ROAD TRANSFER CENTER AREA

A terminated vista

After: Proposed new infill buildings create a 
vibrant new transit-oriented development at the 
Glory Road Transfer Center, and a landmark 
building provides a strong sense of place.
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Oregon CORRIDOR
EL PASO COMMUNITY COLLEGE AREA

General Recommendations

A new parking garage is created for 
the hospital.

New medical offices are located in 
street-oriented infill buildings.

New residential options are added, 
such as mansion apartments that 
are in scale with adjacent single-
family homes.

A city parking garage is built with 
liner buildings.

A civic green connects El Paso 
Community College with Mesa 
Street.

New community college buildings 
feature student-serving commercial 
uses such as bookstores and cafes. 

I-10 is capped with civic greens and 
buildings. 

Street trees enhance the public 
realm.

Civic art, in the form of small monu-
ments, enhances the City.

Surface parking is located in the 
middle of the block and lined with 
buildings that face the street.

Service alleys improve circulation 
and provide a clear “back of house.”

A hardscaped plaza creates a dis-
tinctive public gathering place.

Infill development and enhanced 
transit improve access to the Main 
Public Library.
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Oregon Corridor
EL PASO COMMUNITY COLLEGE AREA

INCREMENTAL INFILL
Aerial views of the Oregon Corridor 
illustrate the importance of incremen-
tal infill in rebuilding the urban fabric. 
Traditional main streets and down-
town districts possess the comforting 
feel of an outdoor room, yet the vast 
surface parking lots and empty pads 
highlighted in the existing conditions 
(top left) leave a void in the street wall. 
The "missing teeth" should be filled in 
with multi-story, mixed-use structures 
that physically define the street. 

A network of plazas, public greens 
and urban parks are also distinctive 
features of downtowns.  They provide  
important and signature places for for-
mal events as well as informal gather-
ings.  Well-manicured public places help 
to beautify the area and also create 
sources of pride for the community. 

Like the streetscape improvements, 
these redevelopment efforts will cre-
ate a more pleasant pedestrian expe-
rience, which will lead to increased 
economic vitality and a wider range of 
options in Downtown.

EXISTING CONDITIONS: Existing conditions reveal numerous opportunities 
for infill. Parking lots and empty pads leave large gaps in the urban fabric and 
undermine the character and feeling of safety in the neighborhood. 

PHASE ONE: Smaller infill is added within blocks that already possess a fairly 
complete street edge with new street trees and bus shelters along Oregon 
Street

PHASE TWO: Higher density blocks are defined. Single story buildings are 
torn down and replaced with taller structures; additional infill at a larger scale 
continues to complete existing blocks, and liner buildings with mid-block park-
ing structures are erected. 

PHASE THREE:  Infill replaces former parking lots, and surface parking is 
relocated to the middle of the block and away from view. The green network is 
also formed, with the creation of urban parks, and tree-lined streets. 

N. Mesa Street

N. Oregon Street

W. Rio Grande Avenue

Arizona Avenue

W. Nevada Avenue
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Oregon CORRIDOR
STREET VIEW, OREGON STREET

Along Oregon Street, certain urban features, such as wide 
sidewalks and street trees, work to enhance the pedestri-
an-friendly environment. However, an inconsistent street 
wall, created by front-loaded parking lots and empty lots 
lining the street frontage, undermines the quality of the 
public realm. 

The illustration at the top right shows an intermediate 
build-out along Oregon Street, in which the street walls 
have been completed with infill buildings and parking has 
been relocated to the middle of blocks.  The BRT line op-
erates in its own designated lane and sheltered stops with 
clearly marked signage provide comfortable waiting areas 
for riders.  Crosswalks have been incorporated at the in-
tersections; sidewalks are widened, and street furniture, 
lighting, and street trees have been added.  Street-oriented 
architecture and ground-floor retail also create a vibrant 
street life.

The illustration below shows an even longer-term build 
out along Oregon Street.  Taller, four-story buildings have 
been added to support growing market demands, and the 
BRT line is replaced by light rail. 

Existing Conditions

FUTURE IMPROVEMENTS: Both public and private investments have been made.  Oregon Street becomes an active street for pedes-
trians and visually stimulating corridor for transit riders. 

FINAL BUILD-OUT: New, higher density development, coupled with advances in transportation such as a trolley or light rail, generate 
additional economic value and increase community appeal. 
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FIVE POINTS
Illustrative plan
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Key interventions proposed in Five Points include infill, historic pres-
ervation, street retrofits, and civic gathering places.  Each of these 
strategies improves the livability of the Five Points area while jump-
starting renewed economic prosperity.    

Infill in Five Points is proposed throughout the neighborhood.  In 
the blocks surrounding the Bus Transfer Center and the Five Points 
intersection, a neighborhood center can be evolved.  Multi-story, 
mixed-use buildings can be designed to shape civic spaces, such as 
the signature roundabout at Five Points.  

Historic preservation can play a key role in Five Points.  The 
neighborhood’s remarkably intact inventory of historic buildings 
should be restored to their former glory as a message of renewed 
investment in the community.

Street Retrofits can be implemented on Five Points’ overly-wide 
thoroughfares so that they become skinny, pedestrian-friendly streets.  
The safer, multi-modal design of these streets better reflects the char-
acter of the neighborhood as a mixed-use, transit-oriented center.  

Civic gathering places provide new locations for residents 
to gather and meet their neighbors.  A new roundabout at the Five 
Points intersection, a new park near Houston School, and several 
pocket parks located on currently-vacant lots are proposed.

General Recommendations

Context-sensitive, pedestrian-oriented infill shapes public spaces.

Historic landmarks, commercial buildings and houses are preserved.

Overly-wide streets are retrofitted to include high-quality pedestrian 
sidewalks.

New civic gathering spaces and parks are created.
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FIVE POINTS
DIAGRAMS

The Plan for Five Points encompasses the properties with-
in a ten-minute walk of the Five Points Transfer Center.  
Urban planning best practices dictate that while the daily 
needs of residents should be located within a five-minute 
walk of their home, most transit riders are willing to walk 
for ten minutes to get to a transit station. 

Existing Bus Routes Five Points currently enjoys 
some of the highest levels of bus service in the City.  The 
Five Points Transfer Center is a hub for bus service to the 
Southeastern, Northeastern, and Central parts of the City.  
The route of the forthcoming Bus Rapid Transit line is yet 
to be determined,  but will likely run along one of the high-
lighted streets under the broad yellow line on the map.

Street Network El Paso’s existing street network 
is intact, with small block sizes and service alleys.  New 
street connections are proposed around the new park be-
hind Houston Elementary.  A pedestrian path is proposed 
on an existing mid-block easement through a particularly 
long block north of Houston Elementary.  Finally, three 
new circulating intersections, or roundabouts, are pro-
posed in the study area to create civic focal points and 
improve traffic circulation.

Civic Spaces and civic buildings are currently clustered 
in the northern half of the study area.  New civic spaces 
are proposed throughout the study area, including a retro-
fit of part of the existing Houston Elementary property to 
become a public park, a new mid-block pedestrian path to 
access the park, and a number of pocket parks integrated 
into the neighborhood on currently vacant lots.

Bus Routes

Eastside - 50 55
BRT line
Proposed BRT (General Area, 
Final Route to be determined)

South Central - 25
Express Routes - 1 42 59 70
North Central - 30 33 34
Northeast - 35

LEGEND
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Street Network
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Proposed Streets
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Illustrative plan, dETAIL VIEW

FIVE POINTS

General Recommendations

A transit-oriented neighborhood cen-
ter is built around the Transfer Center 
and the Five Points intersection.

A modern roundabout is created at 
Five Points to provide civic art and 
improve traffic movement.

New infill buildings shape public 
spaces.

The existing Transfer Center is 
renovated to provide a more com-
fortable facility for riders.

The streets around the Transfer 
Center are made safer for pedestri-
ans with wider sidewalks, cross-
walks, and slower vehicular speeds.

Elm Street is transformed into 
a slow, one-lane street and a 
signature pedestrian space for the 
neighborhood.  

Additional park space is created.

A mid-block pedestrian path safely 
connects residents to park space.

Street trees are planted along 
primary streets.

District-serving parking lots are 
located in the middle of the block 
and lined with buildings. 

Alleys are restored for services such 
as trash pickup. 
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FIVE POINTS INTERSECTION

FIVE POINTS

MODERN ROUNDABOUTS
The redesign of the Five Points intersection includes a mod-
ern roundabout.  Roundabouts provide a greater sense of 
place because of their distinctive shape and greater oppor-
tunities for urban design.  They create a focal point at the 
end of major streets and are valuable tools for wayfinding.  
Statuaries, fountains, or landscaping can be placed in the 
center of the roundabout, as part of a civic art program.  
The following renderings show the design of the round-
about and the role it can play shaping future development.  
These public and private investments will create a distinc-
tive and memorable place at this important intersection.

Roundabout Design and Safety
This efficient, and increasingly common, intersection type 
accommodates traffic flow and capacity while creating a 
greater sense of place and allowing safer conditions for 
pedestrians.  Walkability at a roundabout is increased be-
cause traffic speeds are lower as vehicles approach and 
exit the roundabout, and pedestrians have fewer lanes of 
traffic to cross at one time.  Statistics have shown round-
abouts dramatically reduce fatalities (down 90%) and de-
crease pedestrian accidents (down 30 to 40%). 

Roundabouts are designed to achieve a consistent, low 
vehicle speed (15 to 25 mph) to minimize crash potential; 
this by nature renders them pedestrian-friendly.  When 
traffic volumes are light, many gaps are available for pe-
destrian crossing.  When vehicle volumes are high, more 
vehicles pause at the yield line, allowing pedestrians to 
cross safely behind the first vehicle.  The pedestrian cross-
walk should occur one car length back (approximately 20 
feet) from the yield line to place the pedestrian safely in 
view of the second waiting vehicle’s driver.  Again, an ap-

propriately low speed is the key pedestrian safety element 
of roundabout design.

Bicyclists are sometimes concerned about travel through 
a roundabout, especially if they have experience with the 
larger and faster traffic circles found in New England.  In 
fact, modern roundabouts such as those proposed for the 
Five Points intersection are much safer for bicyclists than 

traffic signals.  This is due to the slower traffic speeds found 
in a roundabout.  Entering and circulating at 25 mph or less, 
automobiles can easily share space with bicycles traveling 
through a roundabout.  To traverse the roundabout, the 
cyclist simply travels through in the vehicle lane just like an 
automobile. Cyclists who are uncomfortable sharing the 
road with automobiles may, alternatively, go around the 
roundabout using the sidewalk system as a pedestrian.

A modern roundabout is not the same as the traffic circles common in the northeastern United States.  
Traffic circles do not contain many of the pedestrian-friendly elements of the roundabout.

TRAFFIC CIRCLES VS. ROUNDABOUTS

TRAFFIC CIRCLES:
large (300' to 800' diameter)
fast (30 to 50 mph)
high speed merge
six times more accidents than roundabouts
no pedestrian or bicycle facilities

•
•
•
•
•

MODERN ROUNDABOUTS:
smaller (110' to 180' diameter)
slower (15 to 25 mph)
yield at entry
fewer, less serious crashes than signalized intersections
clearly marked crosswalks

•
•
•
•
•

Route 28 traffic circle in Borne, Massachusetts Route 1 modern roundabout in Mount Rainier, Maryland



Pa g e  4 . 2 6  •  P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0 

Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

FIVE POINTS INTERSECTION

FIVE POINTS

STEP 1: ENHANCE CHARACTER & SAFETY WITH THE INTRODUCTION OF CIVIC ART
A roundabout provides more structure to the intersection and creates a gateway into the commu-
nity; an obelisk or other monument serves as public art and provides a sense of community pride. 
Beautification improvements include the addition of street trees, which also provide needed shade 
for pedestrians. 

EXISTING CONDITIONS. The Five Points intersection is a major center of the neighborhood, 
though the surrounding urban conditions do nothing to signify its importance. Empty lots and park-
ing lots create an ambiguous and undefined public realm. The intersection is only a means of fun-
neling traffic in all directions and impedes public safety for pedestrians, drivers and bicyclists alike. 
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STEP 2: SHAPE PUBLIC 
SPACES WITH STREET-
ORIENTED BUILDINGS. 

New mixed-use, multi-story 
buildings are added to the 
blocks surrounding the 
roundabout. These street-
oriented buildings help to 
enclose the space and es-
tablish a memorable neigh-
borhood center. Buildings 
feature strong architectural 
elements at the corners to 
mark important intersections.

Parking lots and underuti-
lized properties are also 
filled in the blocks surround-
ing the roundabout. Street-
oriented architecture helps 
to strengthen the public 
realm while new services 
and housing options further 
enhance a dense neighbor-
hood center. 
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Five POints
Montana street

The existing conditions along Montana Street do little for 
the public realm and make walking or biking to the Five 
Points bus transfer center unpleasant. Streets have been 
designed to accommodate the potential maximum vehicu-
lar capacity and encourage motorists to travel faster.  A 
series of curb cuts into front-loaded parking lots and a 
lack of street trees undermine the quality of the sidewalks, 
both in terms of comfort and overall appearance. 

Existing conditions

STEP 1: PUBLIC INFRASTRUCTURE IMPROVEMENTS. Short-term improvements include the creation of a bike lane, a landscaped 
median and the designation of a formal turning lane, marked by a planting strip. Street trees and lighting are also added, the sidewalk is 
upgraded, and unnecessary curb cuts are eliminated.

STEP 2: NEW DEVELOPMENT. Private investment follows public investment. The second phase of improvements includes the addition 
of new three-and four-story buildings, which will provide ground-floor retail, multi-family residential, and office space in walking distance of 
the transfer station. Parking for new development is located mid-block, hidden behind buildings. 
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STEP 3: END RESULT. The long-term strategy for Montana Street includes the build-out of the opposite side of the street. New, mixed-use infill buildings will complete the street wall and will provide a range 
of services to support the daily needs of the neighborhood.  Shaded colonnades, built to the edge of wide sidewalks, create a pleasant pedestrian environment. The street will also be designed to include 
on-street parking, with street trees planted at regular intervals to enhance the quality of the public realm. 
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REMCON CIRCLE
ILLUSTRATIVE PLAN

The primary goal for the Plan for Remcon Circle is to 
transform this outlying suburban neighborhood into a 
more dense and more complete urban center that can 
support the City’s transit.  This transformation should oc-
cur incrementally, over time, as the market arises.  Creat-
ing a walkable, transit-oriented neighborhood will require 
the creation of new streets and blocks, and the replace-
ment of existing big box retail and stand-alone buildings 
(both of which are surrounded by large parking lots) with 
new street-oriented buildings that line the street.  Addi-
tional infill should fill in empty lots that create the “missing 
teeth” along the streetwall, and new development should 
include a mix of uses, including housing, office and retail. 
Better street connections to nearby neighborhoods must 
also be made along with major streetscape improvements, 
and the addition of green and civic spaces. 

There is potential for a new transit-oriented neighbor-
hood near the Westside Transfer Center.  The Plan’s de-
sign for the neighborhood features a mix of housing types, 
including single family homes, rowhouses, and apartment 
buildings, which are complemented with small pocket 
parks. The arrangement of streets and blocks is carefully 
done so as to preserve the arroyo, which terminates on 
a formal green in the heart of the neighborhood.  The 
neighborhood is also located within a ten-minute walk of 
the town center and BRT bus transfer center.

The addition of these elements will create a cohesive 
public realm that works symbiotically with the planned 
transit. The result will be a complete, compact, walkable 
transit-oriented neighborhood that can grow and evolve 
over time as market demands change and redevelopment 
opportunities arise.

General Recommendations

Mesa Street is transformed into a multi-way boulevard.

A traditional block pattern permits big box stores to be 
replaced with taller, smaller-footprint buildings when market 
conditions dictate. Portions of these buildings can be re-
tained and reused if desired.

New street connections are made and a neighborhood 
center is defined.

Parking is located mid-block, away from view; street-oriented 
infill buildings line the street.

A new transit-oriented neighborhood is designed to be walk-
able and SmartCode-compliant.

Street trees and infrastructure improvements enhance the 
quality of the public realm and create a pedestrian-friendly 
environment.
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REMCON CIRCLE
PUBLIC TRANSIT LINES

The diagrams found on the following two pages illustrate 
key elements of the proposed urban form of Remcon 
Circle, including civic spaces, street network and transit 
service.  

Existing Bus Routes  Transit service at Remcon 
Circle currently follows major suburban arterials, Mesa 
Street and I-10.  Bus service loops around Remcon Cir-
cle to access the newly-constructed West Side transfer 
center.  The proposed Mesa BRT route terminates at this 
transfer center, located on the backside of the Remcon 
Circle shopping center.

Street Network Remcon Circle’s current minimal 
street network is made significantly more robust, with 
a complex layering of new streets, alleys, and pedestrian 
paths.  The potential transit-oriented development to the 
southeast of Remcon Circle is designed with a traditional 
street network of streets and alleys.

Civic Spaces Remcon Circle currently lacks significant 
civic space.  As part of the proposed long-term infill plan 
for the Remcon Circle shopping center, a number of civic 
greens and public buildings are proposed as anchors for 
the new community.  A potential transit-oriented devel-
opment to the southeast of Remcon Circle is similarly 
anchored by civic spaces.
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Street Network

Existing Streets
Proposed Streets
Proposed Pedestrian Paths
Proposed Alleys
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REMCON CIRCLE
STREET NETWORK AND CIVIC SPACES
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REMCON CIRCLE
Illustrative PLAN, DETAIL VIEW

General Recommendations

Large blocks are subdivided and 
new street connections are made.

Big box retail is replaced with 
street-oriented buildings.

Surface parking and parking 
garages are located in the middle 
of blocks and surrounded by mixed-
use liner buildings.

Street trees create desirable ad-
dresses and enhance the pedes-
trian environment.

A connected network of public 
greens serve surrounding busi-
nesses and residences.

Civic buildings terminate views.

An entertainment district and cen-
tral green are created around the 
movie theater.

A larger footprint building could be 
designed to accommodate an IMAX 
theatre.

Mesa Street is transformed into a 
multi-way boulevard.

New, mixed-use buildings front 
Mesa Street.

New streets improve neighborhood 
connectivity.

Infill buildings complete blocks and 
shape the street edge.
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REMCON CIRCLE
CHANGE OVER TIME

The Plan for Remcon Circle illustrates a long-term growth strategy with incre-
mental infill and redevelopment spanning over many decades.  The area includes 
several newly constructed hotels, stand alone, surburban-style restaurants and 
retailers, as well as large big box retailers such as Walmart and Home Depot.  
While many of these properties are currently very profitable and unlikely to 
redevelop in the short term, the physical lifespan of the buildings is limited, and 
over time, the structures will be replaced.  As these buildings are reconstructed  
there will be opportunities for retrofit into a walkable district.  

The illustrations for Remcon Circle show how incremental infill can begin to 
make immediate improvements to the area; they also illustrate the way in which 
the neighborhood can redevelop in the long-term as aging buildings are replaced 
and opportunities for a connected street network arise. 

STEP 2: The second phase of development establishes new street connections and a formal 
entrance into the neighborhood. Street-oriented buildings and a prominent civic green an-
chor the new urban center. Mesa Street is converted to a multi-way boulevard and features 
street trees, side access lanes, and bus stops along the outer medians. 

STEP 1: Initial efforts should focus on adding infill buildings that front Remcon Circle and pro-
viding a greater mix of uses in close proximity to the bus transfer station. Public greens are 
also designed to provide outdoor community gathering spaces. The transfer station would be 
connected to Mesa Street along a walkable street.

STEP 3: With a multi-way boulevard, street-oriented infill is possible along Mesa Street, cap-
turing the development potential of old parking lots. Parking is relegated to the middle of the 
block and new mixed-use, liner buildings front the street. Additional street connections are 
made.  An anchor store with a landmark feature is added at the corner of Remcon and Mesa.
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STEP 4:  This illustration represents the long-term build-out of Remcon Circle, in which the large-format retail stores have been upgraded.  New street connections where buildings once stood create smaller, 
more walkable blocks. A civic building fronts the central green, and pedestrian-scale buildings are constructed along the primary road that connects the two sides of Remcon Circle. The result is a complete, 
compact, transit-oriented development that provides a range of housing options, commercial uses and office buildings all within a five-minute walking distance.  This community also features smart mobility 
options and provides an urban environment that encourages walking, biking, and mass transit as well as driving.
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DESERT TRAILs NEIGHBORHOOD

General Recommendations

A roundabout slows traffic speeds 
and allows for safe pedestrian 
crossing. 

A distinctive building fronting the 
roundabout creates a formal en-
trance into the neighborhood. 

A mix of housing types line neigh-
borhood streets. 

Small block sizes improve 
walkability.

Surface parking is located in the 
middle of the block, away from 
view. 

Pocket parks create opportune 
places for small playgrounds and 
intimate gathering spaces.

Street trees create desirable ad-
dresses and enhance the pedes-
trian environment.

A new trailhead is created for the 
preserved arroyo.

The arroyo terminates with a formal 
green for neighborhood gatherings.

Civic spaces and formal open 
spaces terminate views.

Necessary surface parking lots are 
located backing up to I-10, hidden 
from the street by mixed-use 
buildings.
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Mesa Street
STREET SECTIONs

As one of the primary connectors in El Paso, Mesa Street 
should provide a profitable, tax-base-enriching, and cultur-
ally-nurturing address for the businesses, households and 
institutions along the Corridor.  To achieve this, the physical 
design of the street needs to be re-addressed.  The following 
street sections show how Mesa Street can be transformed 
along its length, so as to create a complete street that con-
siders all of those that will be using it.  Street widths vary 
along Mesa Street in relation to the areas it serves. Near 
Remcon Circle, the public right-of-way spans 150’, while 
North Mesa, closer to Downtown, has a 110’ public right-
of-way.  These renderings illustrate how each stretch can 
provide well-defined, appropriately allocated, and secure 
space for pedestrians, bicyclists, vehicles, and mass transit 
alike. While not at the expense of the car, the redesign of 
Mesa places new emphasis on creating a pedestrian-friendly 
environment and enhancing the quality of the public realm.

The Mesa Corridor connects northwest El Paso to Downtown.  Where 
Mesa approaches Downtown, it generally has a right-of-way of 110’.  
Sections of Mesa further from the center of El Paso have a right-of-
way of 150’.

Proposed alternative to existing conditions along Mesa Street where the public right-of-way is 150’ wide. The street is transformed into a 
multi-way boulevard. Outer lanes provide on-street parking and sharrows for local traffic and bicyclists; outer medians include street trees and 
bus shelters; and three vehicular lanes in each direction are dedicated to commuter traffic moving through the area. A formal turning lane is 
created within the tree-lined center median. Sidewalks, which have been designed and widened for the pedestrian, are planted with trees. 

Enhancements to those portions of Mesa Street that are 110’ wide include wide sidewalks, street trees, on-street parking, a central median, 
turning lane and bike paths.
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MESA STREET
Change over time

As one of the City’s primary corridors for Bus Rapid Tran-
sit and one of the few regional corridors in the northwest 
part of El Paso, it is important that Mesa Street serve all 
modes of transportation in a meaningful way.  Likewise, 
Mesa’s prominent role in the transportation network 
should be reflected through memorable, dignified street 
design that lends a positive impression of the City.  The 
most important characteristics of a successful multi-mod-
al route are that it offers protection from high-speed ve-
hicles and includes many visually interesting things to see 
along the way.  Infrastructure that makes walking to, and 
waiting for, transit comfortable for the pedestrian is also 
essential for the success of the transit system.  

While Five Points and the Oregon Corridor are older 
neighborhoods with an urban pattern and design elements 
that pre-date current land use regulations, this outlying sec-
tion of Mesa Street and the surrounding Remcon Circle 
area are purely the result of Euclidian zoning.  Its suburban 
location, urban form, and streetscape are all the by-prod-
ucts of an auto-dominant culture.  Buildings are set back 
behind parking lots, and numerous curb cuts interrupt the 
sidewalk.  The most common development type is suburban 
convenience stores and restaurants as well as drive-thrus.

These renderings illustrate how Mesa can be transformed 
into a great street that is appealing to riders and pedes-
trians alike. Strong, urban features also identify it as an 
important thoroughfare through the City.

STEP 1: Mesa Street is converted to a multi-way boulevard. Street trees, a central median, slip lanes, bike lanes, and parallel parking 
are added, and bus stops are incorporated along the outer medians. Paved sidewalks and dignified lighting replace gravel landscaping 
along the edge of parking lots. 

STEP 2: A canopy of street trees enhances the quality of the streetscape and provides shade to passers by. Infill development replaces 
parking lots, and pedestrian interest is held with pedestrian-scaled façades, storefronts and signage. 

Existing conditions



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  4 . 3 9

         STRATEGIES

STEP 3: Additional infill is constructed on the northern side of Mesa Street, and the corridor begins to feel like a unified whole. Pedestrian safety is bolstered by a combination of design elements. Parallel 
parking creates a physical buffer between pedestrians and moving vehicles. Outdoor dining and strolling become safer behind the on-street, vehicular buffer. Street-oriented architecture, with doors, windows, 
and balconies that face the street, creates a natural sense of surveillance. Coordinated urban design features achieve a more pleasant pedestrian experience, lure more businesses, and increase economic 
vitality. Additional housing options increase the numbers of residents and visitors in the area who can access these amenities by foot. 
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The four quadrants of the ASARCO study area

ASARCO STUDY AREA
ILLUSTRATIVE PLAN

For the purposes of this plan, the study area was orga-
nized into four focus areas.  As described in Chapter 1, 
these areas include:  

ASARCO West,  the former plant site, bordered by 
I-10 to the west and Paisano Drive to the east
ASARCO East  the  “off plant” parcel of land, east of 
1-10 near University of Texas at El Paso (UTEP)
Mesa Heights
CEMEX property

The following pages outline specific design details and plan 
recommendations for each quadrant.

•

•

•
•

New Mexico Mexico

Mesa Heights
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ASARCO EAST

ASARCO WEST

General Recommendations

New connections are created into ASARCO and between 
the four quadrants.

SmartCode-compliant neighborhoods are created that take 
advantage of topography and long views.

Arroyos are preserved as public amenities.

Regional destinations are created within the former ASARCO 
plant.

An international village is created for the two border com-
munities of El Paso and Juarez, and is connected to the two 
communities with a monumental, pedestrian-only bridge.
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ASARCO STUDY AREA
nEW rEGIONAL cONNECTIONS

There are various ways to reconnect the ASARCO prop-
erty with the surrounding City. 

Bus Rapid Transit Routes: The Mesa Corridor BRT 
route is currently planned to travel Mesa Street between 
Remcon Circle and the Downtown. This route would place 
the northernmost area of the ASARCO East site within a 
10-minute walk of a potential BRT stop on the corner of 
Executive Boulevard and Mesa.  A multi-story, mixed-use 
center is planned within a 10-minute walk. This will maxi-
mize the potential that the ASARCO East site could func-
tion as a point of origin and destination for transit riders 
and as a regional destination connected by transit. 

Networks of Streets:  The Plan proposes roadway con-
nections including new streets that link ASARCO East to 
the University of Texas at El Paso, north to Executive Cen-
ter Boulevard, west to the ASARCO West redevelopment 
site, and northwest to possible future highways expan-
sions.  The “isolated” ASARCO site shares connections 
with the Downtown and all points west and east of the 
City along I-10 and Paisano Road.  A single ramp or con-
nection to these limited access roadways would greatly 
encourage the redevelopment of the sites. 

Bicycle and Pedestrian Paths:  ASARCO is connected 
to the Downtown by the Rio Grande. Along the Rio run 
varied canals and rights-of-way. It was suggested by the 
community that a potential bike trail or walking path con-
nect ASARCO directly to the Downtown. Such a connec-
tion would not preclude the possibility that a rail line or 
new road would create a more direct connection between 
the two sites in time. 

The existing ASARCO plant site is strategically located near the heart of El Paso.  The redevelopment of the site opens up great op-
portunities to make new regional and neighborhood connections in the center of the City.
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ASARCo STUDY AREA
DIAGRAMS

These diagrams illustrate key el-
ements of the proposed urban 
form of ASARCO study area, 
including civic spaces, street net-
work and transit service.  

Civic Spaces 
This diagram shows the net-
work of neighborhood parks 
and open spaces.  The intercon-
nected green network will pro-
vide neighborhood access to 
the parks, trails and open spaces. 
Civic spaces within the urban-
ized area, such as neighborhood 
greens and squares, will provide 
opportunities for both formal 
and informal gathering, and may 
also serve stormwater retention 
purposes.  

Civic buildings, together with 
the system of green spaces, 
will provide identity for each 
neighborhood.  These buildings 
are located in prominent sites, 
marking the entrance to the 
neighborhood or within or adja-
cent to the neighborhood’s main 
civic space.
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Street Network 
The plan for the ASARCO study 
area provides an interconnected 
network of walkable streets 
within each neighborhood and 
between quadrants and the rest 
of the City.  By providing mul-
tiple routes within the neighbor-
hoods, and multiple connections 
to surrounding streets, traffic can 
be distributed more efficiently 
than in the conventional subur-
ban pattern which is character-
ized by culs-de-sac that empty 
traffic onto a few large streets.  
Proposed connections to the 
surrounding area will provide 
additional connectivity and ben-
efit for the El Paso community as 
well.  The interconnected street 
network provides alternate 
routes in case of road closure or 
increased traffic, and lessens the 
impact on any one roadway.   

It is important that the design of 
new roadways is consistent with 
the walkable character of the 
neighborhood streets so that  
roads are walkable connectors 
rather than a divider between 
neighborhoods.   

ASARCo STUDY AREA
DIAGRAMS

Existing Streets
Proposed Streets
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ASARCo STUDY AREA
DIAGRAMS

Street, Alley, & Trail 
Network 
In addition to the street network, 
the proposed system of alleys 
and pedestrian trails and paths 
will provide additional connec-
tivity for vehicles, pedestrians, 
and bicyclists.  Alleys provide 
rear access to homes and busi-
nesses, which reduces curb cuts 
along streets, enhancing the pe-
destrian experience.  In addition, 
the system of alleys and paths 
serve as a secondary means of 
pedestrian circulation.  The trail 
system will provide access to the 
open space and arroyos, as well 
as provide opportunities for rec-
reation.

Existing Streets
Proposed Streets
Proposed Pedestrian Paths
Proposed Alleys
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ASARCO WEST

General Recommendations

The ASARCO site is connected to 
surrounding properties with new 
streets.

A waterfront park provides passive 
recreational space along the river.

A monumental, pedestrian bridge 
connects El Paso and Juarez.

Two parallel parks on either side of 
the bridge serve as future gateways 
into the communities.

Neighbors on either side of the 
border can mingle freely within the 
designated international village.

Building façades address the street.

Civic buildings front greens and 
terminate vistas.

Specialized uses can still be ac-
commodated within a framework of 
interconnected streets and blocks. 

Containment cells are used as park-
ing lots; parking is placed mid-block; 
and liner buildings define the street 
edge.

A large block is designed to accom-
modate regional facilities.

Historic buildings are preserved 
to retain the story of ASARCO for 
future generations.
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Any construction on the former ASARCO Smelter Plant 
site, referred to in this Plan as ASARCO West, would 
require geotechnical analysis to determine appropriate 
places for building foundations and detailed infrastruc-
ture assessment to consider the existing infrastructure 
and how it can be best utilized.  Operational and main-
tenance controls must also be considered to manage 
the development of the environmentally-impacted site 
safely.   All construction, for instance, must include prop-
er protection for work crews and all new development 
must be sensitive to pre-existing hazards.  Areas with 
containment cells or slag pits must be planned for over 
the long-term with consideration given to the likelihood 
of multiple owners.

Redevelopment Constraints
The current cleanup standard for the ASARCO smelt-
er plant site, ASARCO West, is Commercial/Industrial, 
which is set by the Texas Commission on Environmental 
Quality (TCEQ.)  Only development that is consistent 
with commercial / industrial use is allowed in areas des-
ignated under this standard.   This precludes the fol-
lowing from being built on the site:  schools, daycare 
facilities, extended care facilities, all residential uses and 
hospitals.  

Environmental Restriction Covenants (ERCs) 
Environmental Restriction Covenants (ERCs) will be in 
place on the ASARCO West site to define and enforce 
the Institutional Controls (ICs). The primary purpose of 
the ERCs is to protect present or future human health 
or safety or the environment as a result of the presence 
on the land of hazardous substances.  These ERCs are 
enforceable under Texas Law against all future property 
owners and tenants.  At this time it is premature to list 
ERCs that may be in place at the site, however the fol-
lowing activities are examples of ERC requirements:

Monitoring the remedial action and monitoring and 
O&M;
Obtaining samples;
Assessing the need for, planning, or implementing 
additional response actions at or near the Site;
Implementing the remedial action, monitoring, and 
O&M;
Assessing compliance with the access easements 
and environmental restrictions; and
Determining whether the Site or other property 
is being used in a manner that is prohibited or re-
stricted by the environmental restrictions, or that 
may need to be prohibited or restricted.

•

•
•

•

•

•

The ERCs also include land and water use restrictions 
to prohibit and restrict certain activities at the Site that 
may adversely affect the implementation, integrity, or 
protectiveness of remedial measures.. The following ac-
tivities are examples of ERC requirements for land/wa-
ter restrictions: 

The Site shall not be used in any manner that may 
interfere with the integrity of the remedy or other 
components of the remedy.
Construction not approved by EPA/TCEQ that im-
pacts any of the remedial capping or other remedy 
components shall not occur.
No interferences with or alternations to the grad-
ing, vegetation, and surface water drainage controls 
shall be made.
Portions of the site or property underlain by waste 
and in soil gas noncompliance shall not be re-grad-
ed. 
Areas of asphalt or concrete pavement shall not be 
removed or improved.
No penetrations or interferences with the remedial 
cap or areas with remedial controls shall be made.   
Groundwater use under the site is prohibited.  

•

•

•

•

•

•

•

ASARCO Redevelopment Constraints and Environmental Restrictive Covenants



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  4 . 4 7

         STRATEGIES

CHANGE OVER TIME

This rendering depicts the future 
condition of the ASARCO site, 
upon remediation. Restricted 
waste will be contained, environ-
mentally hazardous buildings will 
be demolished, and the land will 
be cleared for development. The 
power plant and administrative 
buildings will be preserved for fu-
ture reuse. 

FUTURE Conditions, FOLLOWING REMEDIATION
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STEP 1:  A new connection is made from the ASARCO East property that leads into the heart of a new 
urban center. This location, which is still accessible but slightly separated from new residential infill, 
provides great opportunities for office and light industrial uses, situated on the highest ground west of 
I-10, the new urban center affords long views to the Rio Grande. The primary entrance leads down to 
a central public greenspace and civic building, which also overlook the river and lower portions of the 
site. This civic green is located adjacent to the preserved administrative buildings, but is deliberately 
off-center of the ASARCO tower. While the tower can serve as a neighboring landmark, new develop-
ment can still occur irrespective of the community’s decision to keep or remove the structure. 

Development occurs within a framework of interconnected streets and blocks. Three-to-five story of-
fice buildings, which include supportive retail on the ground floor, can be built so as to form a traditional 
urban fabric. Windows and doors face the street, providing extra “eyes on the street” that increase the 
safety of the public realm. Pedestrian comfort is further enhanced with wide sidewalks and canopy of 
street trees and awnings to provide shelter from the sun and rain. 

*Please note that the configuration and location of semi-permanent facilities for groundwater restora-
tion will need to dovetail with the redevelopment footprint and aesthetics.
** Please note that the ASARCO site’s present cleanup plan requires special PPE and methods to dig 
for the necessary foundations and underground utilities.

PHASE ONE, FORM AN URBAN CENTER

STEP 2:  The international village is conceived as an international free zone that celebrates the com-
mon geography, economic ties, and familial bonds that link El Paso and Juarez. This district, built on 
the lower portion of the ASARCO site, is bordered by the American canal to the east and Paisano Drive 
to the west. These physical constraints create natural security, and could allow border control to easily 
monitor entry and exit. Entrance from Mexico is granted by an international, pedestrian-only bridge, 
which leads to a landscaped, urban park serving as the gateway into this special district. A parallel park 
is found on the Mexican side, visually strengthening the border connection and the ceremonial nature 
of the bridge. 
 
The idea of an urbanized area where the two countries meet presents an important opportunity to create 
economic, social and cultural value. An international village could facilitate the trade of local crafts and 
goods within a designated shopping district, allow families living on either side of the border to gather for 
reunions, while workplaces for research and development could increase international cooperation be-
tween scientists. With a wide range of entertainment options, new development in this area could also 
form a culturally-rich and thriving destination for nightlife, perhaps carrying on the tradition of Juarez as 
an entertainment destination for El Pasoans. 

Development in this area also includes a riverfront park, which provides the City with much needed 
greenspace and public access to the Rio Grande.

PHASE TWO, CREATE A CROSSROADS BETWEEN TWO COUNTRIES

ASARCO WEST



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  4 . 4 9

         STRATEGIES

PHASE 3, EXPAND FOR REGIONAL DESTInATIONS 

STEP 3: 
Long-term development is focused 
on the build out of the back, upper 
portions of the site. Block sizes can 
accommodate large footprint build-
ings to house manufacturing com-
panies, research centers, or other 
businesses requiring ample space.  
Large blocks make this portion of 
the site ideal for other regional facili-
ties and amenities as well. With the 
proper network of streets and blocks 
the site can accommodate various 
changing uses through time.     

ASARCO WEST
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ASARCO WEST
REGIONAL FACILITY/AMENITY OPTIONS

Arena Large Factory

Race Track Amusement Park

While environmental constraints of the 
ASARCO West site prevent traditional 
neighborhood development with residen-
tial options, the area still poses many in-
dustrial and commercial opportunities for 
future growth. Its proximity to Downtown 
and its sheer size make it an ideal location 
for large-scale projects.

The upper area of the site features block 
sizes to accommodate large footprint 
buildings. In each scenario, a large footprint 
building is lined with more human-scaled 
buildings that face the street. In this way, 
regional development can work within a 
traditional urban fabric.  However, it is im-
portant to note that in order to utilize the 
flexibility suggested here,  the decision has 
to be made to locate the large quantities 
of parking required for any one of these 
uses offsite. Then, provisions will need to 
be made for the shuttling of patrons via 
buses or trolleys. 

Ultimately, it will be up to the City to at-
tract and work with private investors to 
determine the best form of regional devel-
opment on this valuable site.

* Please note that if a large heavy structure such as an 
arena were to be built, it would likely be best to locate it 
away from the con-top and acid plant areas where the 
subsurface may be more impacted.  Subsurface geotechni-
cal and environmental investigation of the proposed foot-
print would determine the need for removal of slag/soils 
at depth and or special foundations such as pilings.  Such 
investigations and subsequent actions would most likely be 
the responsibility of 3rd-party developers/constructors.
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An illustration of a proposed amuse-
ment park.  The rides are reminis-
cent of the industrial and mechanical 
aesthetic of the old ASARCO plant. 
The urban form of the space is simi-
lar to that of a traditional street, with 
street enclosures, and street-orient-
ed architecture that provides visual 
interest and protection from the ele-
ments. 

ASARCO WEST
AMUSEMENT PARK
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ASARCO WEST
A STREET FOR OFFICES AND COMMERCE

Despite certain use restrictions on the ASARCO site, new commercial development can still be designed to create a traditional urban fabric that enhances the public realm.  
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ASARCO EAST
ILLUSTRATIVE PLAN

General Recommendations

Blocks are oriented to overlook the 
arroyos, which are preserved as 
natural amenities.

Special cottage courts are designed 
to take advantage of long views.

Neighborhoods and streets follow 
the natural topography.

Primary street connections link the 
neighborhoods.

Service alleys provide access to 
parking, utilities and trash pick up.

Street trees provide shade and en-
hance the pedestrian experience.

Memorable meeting places 
provide a sense of identity for the 
community.

Civic buildings front greens.
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ASARCO east is made up of two distinct 
geographic areas; rocky steep topography to 
the south and hilly arroyos to the north. The 
rocky southern portion should be preserved 
as open space and provide an amenity to 
the City by creating a place for short hikes 
and mountain biking without having to travel 
to the Franklin Mountains. Three neighbor-
hoods oriented around the arroyos’ natural 
flowways can provide connections between 
the UTEP campus and Executive Center 
Boulevard. The neighborhoods can provide 
additional faculty and student housing. 
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A study comparing existing development regulations and 
SmartCode development regulations was performed on the 
ASARCO East property. 

Under existing regulations there is no need to preserve the ar-
royos in their natural state, often resulting in the channelizing 
of the arroyos. Development typically will back up to the chan-
nelized arroyos in order to create a premium for the backyard 
views of the lot. Lots tend to be uniform in size, privatize ame-
nities such as premium views and have limited connectivity of 
streets resulting in numerous cul-de-sacs. 

The SmartCode encourages the preservation of natural open 
space and the preservation of natural features like the arroyos. 
The arroyos are seen as an amenity worth sharing with the 
entire neighborhood and larger community just as was histori-
cally done with Arroyo Park by the Kern Neighborhood. Streets 
meet the edge of the arroyo and lots face toward the amenity 
and long views. This allows the entire neighborhood to enjoy 
the amenity. The shape and location of the arroyos break the 
developable area into three distinct neighborhoods, each with 
an identifiable center and edge, an interconnected web of walk-
able streets, a mix of land uses and building types, and special 
sites reserved for civic purposes. The connectivity of streets 
benefits the surrounding community by creating a “back en-
trance” to UTEP from Executive Center Boulevard and the mix 
of building types allows the neighborhoods to accommodate 
both faculty and student housing adjacent to the University.  

The smaller lot sizes in the SmartCode designed neighbor-
hoods transfers space for large private yards into communal 
spaces for the entire community and allows the arroyos to be 
preserved in a natural state while accommodating more hous-
ing units, civic space, and commercial space than development 
under the existing regulations would allow. SmartCode Development

710 Housing Units
40 acres Protected Arroyo
4 acres Neighborhood Green
1 acre Civic Space
10,000 sf Commercial Space 1/4 Mile Pedestrian Shed

T5     Urban Center
T4     General Urban
T3     Sub-Urban
T1     Natural 
Project Boundary

Existing Development Regulations

665 Housing Units
11 acres Protected/Channelized Arroyo
0 acres Neighborhood Green
0 acres Civic Space
0 sf Commercial Space

Lot
Channelized Arroyo
Open Space

CONVENTIONAL  VERSUS  SMARTCODE DEVELOPMENT
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Arroyos can be parks that add to the value of neighborhoods if they are faced by homes, and pathways are created that allow every resident to experience the long views across the arroyo.  If made into 
sufficient enough of an amenity their preservation will pay for themselves.  

ASARCO EAST
NEIGHBORHOOD VIEW
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ASARCO EAST

Cottage Courts

Within residential areas, a few homes may front on pe-
destrian paths or civic spaces, rather than directly onto 
streets.  Vehicular access to these homes is along the al-
ley.  These small civic spaces can be designed to provide a 
place for relaxation or for neighborhood children to play, 
and may be designed to allow views and access to larger 
natural areas or scenic views.  Cottage courts are one 
method used allow access and views of open space and 
amenities deep into a community.  This raises the value of 
all of the lots within the entire neighborhood instead of 
only having a premium on a few lots that happen to back 
toward an amenity. 

Caruso Park in Sunset Heights is an example of an early type of 
cottage court, inspired by the 1925 City Plan.

Conventional Development

The conventional development pattern 
in El Paso turns its back on arroyos and 
natural open space, leaving little oppor-
tunity for public access, and reduced 
“natural surveillance” for public safety.

Proposed Cottage Courts 

General Features

High quality building frontages 
or sides (not building backs) 
face all public spaces.

Pedestrian courts provide 
neighborhood civic space & ac-
cess to natural areas.

Parking is concealed mid-block 
with rear alleys.  Shared alleys 
mean fewer curb cuts interrupt-
ing the sidewalk.  Use of alleys 
means the full range of lot sizes 
and types can be accommo-
dated
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ASARCO EAST

Cottage Courts

This illustration shows how a cottage court could work in ASARCO East, with a neighborhood park located along the edge of a preserved arroyo, providing public access to natural open space.  Small 
apartment buildings, rowhouses, single-family houses, and small mixed-use buildings such as live/work units and corner stores can be located fronting the neighborhood park.  Pedestrian paths around 
the park provide access to the enfronting buildings.  Service needs such as parking and garbage pick-up are provided in alleys at the back of the buildings.
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General Recommendations

A new transit station is located 
within the neighborhood.

A redesigned plan for the future 
Walmart preserves arroyos.

An entertainment complex has an 
outdoor plaza.

New street connections are made to 
existing neighborhoods.

Green space / new parks serve 
the surrounding businesses and 
residences.

A signature park creates a formal 
entrance into the neighborhood.

Primary thoroughfares feature land-
scaped medians and are lined with 
street trees.

Parking garages are located in the 
middle of the block and surrounded 
by liner buildings that front the street.

A network of alleys improves 
circulation.

Mixed-use neighborhoods are cre-
ated that include a range of housing 
types, such as cottage courts, which 
face greens and provide the neigh-
borhood with views to the arroyos.
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Large format stores are difficult to arrange within the ur-
ban fabric without detracting from the overall scale, con-
nectivity, image and walkability of urban neighborhoods. 
Yet such stores can serve as anchors for activity centers, 
bringing in large amounts of sales tax revenue and adding 
regional drawing power and an advertising presence that 
benefits other businesses.  Large format stores can con-
tribute to the livability and economic health of their sur-
rounding commercial centers and neighborhoods when 
designed urbanistically. 

There is often enough land available in the parking lots of 
large footprint buildings to create a multi-use, transit-ori-
ented development with a walkable center.  Any proposed 
big box retailer should be sited at the periphery of poten-
tial neighborhood centers; large format buildings in the 
center of a community create pedestrian “dead zones” 
along the blank sides and backs of the structure. These 
buildings should be integrated with a traditional, con-
nected block structure, and mixed-use buildings can be 
clustered to create a complete, compact community. Even 
if the developer is not required to construct the entire 
urban community, the market will, in time, make building 
densely practical.

Because of recent trends in retailing and the general public 
disapproval of the character of big boxes from residents 
around the country, many large format stores are seeking 
alternative formats for communities of character.  Smaller, 
more customized formats is also being introduced where 
standard megastores are difficult to permit.  

Mesa Heights AREA
INTEGRATING BIG BOX RETAIL INTO THE URBAN FABRIC

In established urban centers new large format stores can draw patrons from distant suburban areas.  In the city of Minneapolis, Min-
nesota, a recently added Target office complex helps revitalize the historic West Bank Theater District. The structure is located on the 
site of a parking lot, and soon after its construction, patio style dining arrived in an adjacent block where it had not been previously. 

In new infill communities such as City Place in Palm Beach, Florida, a large format Publix grocery store provides new residents of the 
area with their daily grocery needs all within walking distance.  On-street parking and structured parking at the center of the lot reduce the 
need for surface parking. The store has a front door located along a same tree-lined street within the neighborhood in which they live. 
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CEMEX SITE

General Recommendations

A walkable center is created that 
includes residences, businesses, 
shopping, and public spaces. 

A hardscaped plaza terminates the 
end of a street.

A formal green leads down to 
the lake and small cluster of civic 
buildings.

Cement Lake is preserved and 
integrated into a natural recreational 
park.

Neighborhoods and streets follow 
the natural topography.

A high point on the site is designat-
ed as a location for a school.

Street trees create desirable ad-
dresses and enhance the pedestrian 
environment.

A potential rail station fronts existing 
rail lines and serves the new neigh-
borhoods.

A network of connected alleys 
improves circulation.

Special sites are reserved for civic 
buildings.

Floodplains are preserved as natu-
ral open space.

Small blocks and an interconnected 
network of streets make it easy for 
pedestrians and motorists alike to 
navigate through the neighborhood.
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Arroyos, floodplains, and steep topography comprise much 
of the CEMEX property and divide the land into several 
smaller parcels.  While these conditions create certain de-
sign challenges, they also provide spectacular opportunities 
to create unique and memorable places.  The constraints of 
the land determined the shape of the Plan, which features 
a series of mixed-use, mixed-income neighborhoods that 
are integrated with nature. These neighborhoods were de-
signed atop the high points of the site, to preserve the nat-
ural spaces and to take advantage of the panoramic views 
of the arroyos, Franklin Mountains, and the Rio Grande.  A 
series of pedestrian pathways and roads descend into the 
valleys and connect the neighborhoods.  A hill town remi-
niscent of those found in Italy could be envisioned as the 
design for one of these neighborhoods.  

Special Places
The highest points along the property are to be utilized 
for civic buildings and public space.  For example, the Plan 
includes an middle or high school in one of these special 
places, so that it can be seen from nearby neighborhoods. 

The site also features Cement Lake, a substantial water 
body that can serve as a natural amenity for current and 
future generations to enjoy.  Public access to the lake and 
several small civic buildings is provided through the design 
of a linear park.  This open space also creates a connection 
between the lake and the arroyo, so as to form a network 
of open spaces throughout the neighborhood.  

CEMEX SITE
INTEGRATING NEIGHBORHOODS WITH NATURE

The renderings for Santa Ma-
ria, a hill town in Honduras, il-
lustrate how neighborhoods 
can be integrated with existing 
topography. Careful place-
ment of settlements can be 
made so as to preserve natural 
open spaces and use natural 
amenities as centerpieces for 
the neighborhood. The illustra-
tion at right is of a civic build-
ing which has been located at 
the highest point on the prop-
erty and oriented to create long 
views. A similar concept could 
be envisioned for the school on 
the CEMEX site. 
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“Sun Metro’s new vision is to make transit a more accessible, 

attractive, and viable travel option and to make El Paso the 

least car dependent city in the nation thereby leading to eco-

nomic development and improving the quality of life for our 

community.” 

- Sun Metro Website
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Introduction

Transportation underpins El Paso’s history and will shape 
its future.  The first step is to understand the present as a 
foundation for moving forward.  This chapter documents 
the existing transportation framework – conditions, con-
straints, and opportunities – for each study area, and sum-
marizes transportation projects and proposals affecting 
the study areas.  Finally, the transportation analysis con-
nects land use and urban design to re-imagine transporta-
tion from a conventional auto-only perspective towards 
a vision of person-based mobility that provides choices, 
balance, and connections between driving, transit, walking 
and bicycling.  The endpoint – the City’s transportation 
future – is a balanced network that is planned, designed, 
funded, and implemented in context with its surroundings 
to create walkable, transit-oriented or transit-ready com-
munities of lasting value, character, and sense of place. 

As with the entire Connecting El Paso planning process, 
the transportation focus is on enhancing mobility, access, 
and circulation within each study area and around each 
future TOD station.  As this effort becomes citywide in 
scope through the Comprehensive Plan, with a greater 
emphasis on regional travel and connections between ar-
eas, greater coordination should occur with the El Paso 
MPO for planning and project consistency.  

El Paso serves as a transportation hub for goods and people passing between the United States and Mexico.
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This corridor spans from the recently-constructed Bert 
Williams Downtown Santa Fe Transfer Center to the 
Glory Road Transfer Center that is under-construction at 
the intersection of Glory Road and Oregon Road.  The 
study area includes an approximately one-mile radius, or 
10-minute walk, around the each transfer center and the 
Oregon Road corridor between the transfer centers.  

Bert Williams Downtown Santa Fe Transfer Center
Sun Metro also provides the following information about 
the Bert Williams Downtown Santa Fe Transfer Center:

Location:  601 Santa Fe Street
Completion Date:  September 2009
Property Size:  3.59 acres
Facility Size:  6,000 square feet
14 off-street and two on-street bus bays
Amenities:  Enclosed waiting area with real-time bus 
information displays; restroom facilities; water foun-
tains, Sun Metro store front; ticket vending machines; 
ATM and change machines; concession and retail 
space; free wi-fi
Budget and funding:  $8.2 million, FTA, City of El Paso, 
Sun Metro

•
•
•
•
•
•

•

The transfer center is located on the southwest corner of 
Santa Fe and Third, a triangular parcel framed by the BNSF 
Railroad yards.  It is a single-use single-story facility sepa-
rated from surrounding buildings.  Thirty bus routes di-
rectly serve the transfer center from all areas of El Paso.    

Glory Road Transfer Center
For the Glory Road Transfer Center,  Sun Metro provides 
the following information�:

Location:  100 East Glory Road
Completion Date:  December 2010
Property Size:  0.86 acres
Facility Size: 202,000 square feet (includes seven-sto-
ry parking garage)
Four off-street and four on-street bus bays
Amenities:  Bhutanese architecture (in keeping with 
the UTEP campus); more than 440 parking spaces; 
enclosed waiting area with real-time bus information 
displays; restroom facilities; water fountains; ticket, 
vending, and change machines; concession and retail 
space; and free wi-fi
Budget and funding:  $13 million, FTA, City of El Paso, 
Sun Metro, UTEP
Sustainability:  The City is seeking LEED Silver Cer-
tification

This parking garage is intended to alleviate UTEP park-
ing congestion, especially for special events.  However, the 
garage could also be used for park and ride transit pas-
sengers departing for locations throughout the City.  The 
transfer center is located on the eastern edge of UTEP 
near the Don Haskins Center (basketball arena) and the 
Cincinnati Avenue retail district.  The Oregon Road cor-
ridor, one block west of Mesa Street, is one of the City’s 
most dense and important corridors, connecting UTEP, El 
Paso Community College, several hospitals, and Down-
town. 
�   Source:  www.ci.el-paso.tx.us/sunmetro/sunmetro.asp?page= 
Glory Road Transfer Center 	

•
•
•
•

•
•

•

•

OREGON CORRIDOR

The Glory Road Transfer Center and parking garage are currently 
under construction.

Site PROFILE

Downtown Transfer Center    Source:  Sun Metro
Oregon Corridor Study Area

Downtown 
Santa Fe 
Transfer 
Center

Glory Road 
Transfer 
Center
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Downtown Transfer Center
DRAFT Special Requirements Plan
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Roadway Data 
Daily traffic counts from TXDOT and the City were re-
viewed for the Oregon corridor, with TXDOT counts 
(unadjusted for trucks or season) being the most current.  
These counts illustrate a key concept:  the value of street 
network connectivity.  While traffic on Mesa is very high 
just north of the study area (35,000 to almost 40,000 ve-
hicles per day), volumes decrease by about 10,000 within 
the grid street network south of Glory Road, even though 
these sections of Mesa are closer to UTEP, the hospitals, 
and Downtown.  In particular, the parallel corridors of Or-
egon, Stanton, and others act to both disperse vehicle traf-
fic and facilitate route-path and travel choice options.

Downtown
In the Downtown portion of the corridor (everything 
south of I-10), daily traffic counts for most streets also 
fit within the two lane category.  Major exceptions are 
Mesa, Santa Fe, parts of Missouri, Paisano, and a few other 
streets.  Even these major streets fit well within the four 
lane category (up to 32,000-36,000 vehicles per day).

As noted above, this area contains a connected street grid 
network and a generally consistent block size, approxi-
mately 275’ by 275’.   This block size compares favorably 
with urban design best practices for walkability, network 
connectivity, and other mobility characteristics.

OREGON CORRIDOR
Site PROFILE
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Daily Traffic Counts (City of El Paso)

Glory Road to I-10
As with the other study areas, although roadway capacity 
and level of service (LOS) thresholds were not available, 
these traffic volumes appear well within the range of their 
respective roadway’s likely traffic flow capacities.  In fact, 
between Downtown and Glory Road, most streets with 
traffic counts have volumes that would work very com-
fortably as multimodal two lane streets (up to 15,000-
18,000 vehicles per day).  Most streets have volumes that 
are much lower, suggesting opportunities to redesign 
these streets to better address walking, bicycling, transit, 
and landscaping.  Doing so creates better streets that ac-
tually enhance their compatibility and character with the 
surrounding neighborhoods they serve without decreas-
ing vehicle capacity. 

Even so, accident-related, intersection-level, and other re-
curring and non-recurring congestion along these major 
corridors should be emphasized, particularly in this case 
with UTEP and special events-related traffic.  

Hauge RdBlacke
r A

veBlanchard Ave

Kerbey A
ve

Rim Rd
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Transit Data
Sun Metro indicates� that five routes will serve the Glory 
Road Transfer Center once completed.  Sun Metro service 
and performance data for these current routes are shown 
in the tables at right.  

It is worth noting that the SMART 101 route, which began 
in March 2009, is the precursor to the Mesa BRT system.  
Its frequent headways and strategic connections between 
UTEP, EPCC, the hospitals, and downtown provide the 
foundation of transitioning conventional fixed route bus 
service to high-capacity BRT.  

1 Updated system map, June 2010	

Glory Road Transfer Center Bus Routes  (June 2010)

Sun Metro Bus Routes - Glory Road Transfer Center Performance Statistics    Source: Sun Metro

OREGON CORRIDOR
Site PROFILE

Route Information Frequency/Headway (Minutes)
Route Name Service Area Weekday Saturday Sunday
10 Sunset Heights / UTEP UTEP, Stanton, Gregory, City Hall 25 25 50

11 Mesita via Kern Place Camelot Apartments, UTEP, EPCC 60 75 75

14 Westwind Franklin H.S., Sunland Park Mall, UTEP, EPCC 30 30 60

15 Mesa Westside TC, Coronado H.S., UTEP, EPCC 25 25 40

101 SMART/Oregon UTEP, Glory Road TC, EPCC, DTC 10-15 30 n/a

Ridership (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route Ridership Route Ridership Rank Route AVG Rank Route AVG

10 13,860 10 12,467 5 14 49,327 4 15 55,609 

11 6,984 11 6,534 6 15 46,326 5 14 55,516 

14 48,993 14 58,239 23 10 15,580 14 101 21,856 

15 46,948 15 62,116 41 11 7,254 36 10 11,362 

101 2,338 101 24,229 52 101 779 47 11 6,198 

Passengers per Mile (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPM Route PPM Rank Route AVG Rank Route AVG

10 1.13 10 1.93 4 15 2.78 5 101 3.71 

11 1.40 11 1.60 9 10 2.18 8 15 3.02 

14 1.17 14 1.86 13 11 1.92 20 10 1.87 

15 2.04 15 3.15 23 14 1.51 22 14 1.83 

101 0.26 101 3.73 52 101 0.09 28 11 1.61 

Passengers per Hour (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPH Route PPH Rank Route AVG Rank Route AVG

10 12.86 10 15.24 5 15 36.34 6 15 35.66 

11 18.92 11 17.51 18 14 23.74 15 101 28.47 

14 22.57 14 27.53 24 11 20.65 16 14 27.37 

15 33.63 15 37.08 41 10 13.99 32 11 17.61 

101 5.65 101 28.70 52 101 1.88 44 10 14.80 
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Bicycle and Pedestrian Conditions
The site visit indicated significant sidewalk infrastructure 
around the transfer center (the immediate vicinity is still 
under construction, including Oregon Street at the trans-
fer center).  Sidewalks appear to be generally continuous 
along the Oregon Corridor on both sides of the street, 
though their design varies.  Some sections have wide side-
walks set back from the street with a planting strip, while 
other sections have narrow sidewalks against the curb.  As 
discussed below, Oregon Street is currently under recon-
struction to prepare for BRT implementation, which will 
include wide sidewalks and other similar design features�. 

Transportation Plans And Proposals
Beginning May 24, 2010, and lasting for 15 months, the City 
is reconstructing the Oregon Road corridor from Yandell 
to north of Kerbey to prepare for BRT implementation.  
The $5.6 million project (80% funded through ARRA), 
occurring in three block segments, will reconstruct the 
roadway to include one travel lane in each direction, dedi-
cated BRT lanes (in some sections), a center left turn lane, 
wide sidewalks, new pavement and sewer lines, and other 
features.     

Opportunities & Constraints
The Oregon Street corridor has significant opportuni-
ties, and some constraints.  The greatest opportunity is 
the implementation of BRT to the soon to be completed 
Glory Road Transfer Center, as well as the existing and fu-
ture transportation design and mobility elements – from 
the grid street network with short block lengths to the 
reconfiguration of Oregon.  The Oregon corridor is the 
city’s densest and most significant, given the close proxim-
ity of UTEP, EPCC, the hospitals, downtown, and historic 
residential neighborhoods such as Sunset Heights.

2 The City does not collect or have data on pedestrian counts or 
vehicle speeds.	

Opportunities & Constraints

An image of a streetcar in Portland, Oregon.  The City is currently exploring this concept for El Paso and its potential relationship with 
the planned BRT line. 

OREGON CORRIDOR

Perhaps the most significant constraint is also a great op-
portunity – the need to evolve the corridor from a land 
use perspective.  The major attractors noted above not-
withstanding, the corridor lacks transit-oriented mixed 
uses that would create a vibrant urban street and gener-
ate transit ridership.

Another opportunity is the potential streetcar service 
within the corridor.   The City is currently studying street-
car feasibility, alignment, cost, and timing.  As discussed in 

the Implementation section (Chapter 7), streetcar service 
has the opportunity to strengthen downtown as a region-
al hub and destination, which in turn strengthens the BRT 
system.  Streetcars are also an important opportunity for 
pedestrian-oriented placemaking and person-based mo-
bility.  Once the City completes its initial study later this 
summer, it will have a better idea if streetcar service is fea-
sible, how much it might cost, and how to fund it.  These 
decisions will govern the scope and timeframe of imple-
mentation next steps.
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Five points

This area consists of the existing Five Points Transfer 
Center at Montana Avenue and Piedras Street, and an ap-
proximately half-mile radius, or 10-minute walk,  around 
the transfer center.  The Five Points Transfer Center is the 
City of El Paso’s first transfer center.  

Five Points Transfer Center, photographs and aerial view. 

Site PROFILE

Five Points Transfer Center layout
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The surrounding neighborhood is an eclectic mix of resi-
dential, retail, commercial, and some industrial.  Offset 
street grids create angled intersections, non-standard 
blocks, and irregular lots.  Streets border the transfer cen-
ter itself on three sides because of the offset street pat-
tern.  As its name suggests, the Five Points Transfer Center 
is located very strategically within El Paso.  Located at 
one of the narrowest points of the city, and at the transi-
tion between Central, Northeast, and Eastside El Paso, the 
transfer center will be served by the Dyer, Montana, and 
Alameda BRT lines, more than any other satellite (non-
downtown) transfer center. 

Roadway Data 
Both City and TXDOT daily traffic counts were studied for 
this analysis.  TXDOT counts are relatively current (2007), 
but are unadjusted for trucks and season.  The City has a 
few counts on key streets in the study area that TXDOT 
does not, but the City counts are almost 10 years old, and 
are therefore shown sparingly.  Even so, it is clear that 
traffic volumes are relatively low within the study area, 
especially on residential streets.  Even on Piedras, traffic 
counts average 10,000-15,000 vehicles per day along its en-
tire length through the study area.  Daily traffic counts on 
Montana next to the Five Points Transfer Center are about 
10,000.  Given these relatively low traffic counts, along with 
the good street networks in this area and significant exist-
ing and future transit, BRT, and TOD investment, there may 
be opportunities over time for “road diets” – the concept 
of transferring auto-dominated streets and roadways into 
corridors that incorporate all major travel modes, particu-
larly walking and transit.  As discussed for the Oregon Cor-
ridor, well-designed streets actually enhance neighborhood 
character and livability, increase personal mobility, and do 
so without sacrificing vehicle capacity.  

Five points
Site PROFILE
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Five Points Transfer Center  
DRAFT Special Requirements Plan
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As noted above, this area contains multiple offset street 
grid networks.  Accordingly, there is no uniform block size 
or shape with the study area.  East of the transfer center, 
blocks are oriented in cardinal directions, with a “typical” 
block size of 464’ by 365’. To the west, the street grid is 

angled, with a “typical” block size of 332’ by 482’.  These 
block sizes are somewhat larger than ideal for urban de-
sign best practices, but are still walkable and transit-sup-
portive, particularly compared to suburban superblocks. 
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Transit Data
Nine bus routes serve the Five Points Transfer Center.  
Sun Metro service and performance data are shown in 
the tables on this page.  

Five Points Transfer Center Bus Routes  (June 2010)

Sun Metro Bus Routes - Five Points Transfer Center Performance Statistics                                
Source: Sun Metro

Five points
Site Profile

Route Information Frequency/Headway (Minutes)
Route Name Service Area Weekday Saturday Sunday
25 University Medical Center University Medical Center, Cielo Vista Mall 60 60 60

30 Ft Bliss via Pleasonton Radford, Pleasonton, Ft Bliss 60 60 60

32 Logan Heights via Piedras Piedras, YMCA, Hayes, Logan Heights 45 45 45

33 Government Hill via Bassett Place DTC, El Paso International Airport 45 45 65

34 Medical Center via Cliff DTC, Medical Center 45 60 60

35 Northgate via Dyer DTC, Northgate Terminal, Dyer 30 30 45

41 Northgate via Piedras Northgate Terminal, Sunrise Shopping Center 70 70 65

50 Montana DTC, Montana, Eastside Terminal 30 30 25

55 Eastside Terminal DTC, Eastside Terminal 60 60 60

Ridership (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route Ridership Route Ridership Rank Route AVG Rank Route AVG

25 17,739 25 18,285 3 35 75,456 2 35 84,509 

30 4,735 30 4,130 4 50 75,217 3 50 77,886 

32 11,400 32 13,872 14 55 19,143 16 55 21,202 

33 4,277 33 15,545 16 25 18,101 21 34 18,097 

34 15,780 34 19,138 22 34 15,644 22 25 17,300 

35 74,746 35 91,309 32 41 12,216 29 33 13,105 

41 11,682 41 13,436 33 32 11,198 30 32 13,019 

50 74,712 50 83,835 44 30 4,715 34 41 12,630 

55 18,941 55 22,668 46 33 4,273 53 30 3,489 

Passengers per Mile (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPM Route PPM Rank Route AVG Rank Route AVG

25 1.09 25 2.26 2 34 2.94 3 35 3.86 

30 0.42 30 1.09 3 50 2.87 4 50 3.81 

32 0.93 32 2.85 5 35 2.59 6 34 3.65 

33 0.30 33 1.46 10 25 2.15 9 32 2.80 

34 1.81 34 3.62 12 32 1.94 13 25 2.30 

35 1.68 35 3.95 18 55 1.66 16 55 2.08 

41 0.33 41 0.92 41 30 1.03 36 33 1.30 

50 1.77 50 3.93 44 41 0.72 47 30 0.97 

55 0.93 55 2.11 45 33 0.62 48 41 0.92 

Passengers per Hour (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPH Route PPH Rank Route AVG Rank Route AVG

25 25.73 25 23.51 6 35 34.26 3 35 37.83 

30 13.05 30 11.25 7 50 33.80 7 50 34.98 

32 24.05 32 29.15 10 25 27.57 14 32 28.68 

33 9.03 33 17.53 12 34 26.10 18 34 26.36 

34 24.92 34 25.81 14 32 24.73 22 55 23.59 

35 32.46 35 38.49 22 55 21.14 23 25 23.38 

41 11.49 41 13.06 42 30 13.62 42 33 15.72 

50 32.11 50 35.70 44 41 12.59 49 41 12.92 

55 20.02 55 23.89 47 33 9.44 52 30 10.06 

Sun Metro Bus Routes - Five Points Transfer Center Performance Statistics                                
Source: Sun Metro
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Five points
Opportunities & Constraints

Bicycle and Pedestrian Conditions
The site visit indicated a generally continuous sidewalk 
network radiating away from the Five Points Transfer Cen-
ter.  As in the other study areas, their design varies.  

Some sections have wide sidewalks set back from the 
street with a planting strip, while many or most sections 
appear to have narrow sidewalks against the curb. 

Opportunities & Constraints
Transportation-focused opportunities and constraints 
within the Five Points study area are very similar to those 
in the Oregon corridor.  Both areas have (or will soon 
have) a high level of BRT and transit investment, and both 
have strong existing transportation design elements in 
the form of gridded street networks and relatively small 
blocks and streets.

Even more so in the Five Points area, however, is the is-
sue of under-utilized BRT- and TOD-focused land use and 
urban design.  This study area contains many parking lots, 
vacant lots, and low density buildings.  However, its eclec-
tic street network and land use mix provide unique op-
portunities for BRT implementation.  Many similar neigh-
borhoods in cities across the country – such as Denver’s 
own Five Points, New Orleans’ Warehouse District, and 
many others – have become fertile ground for creative, 
publicly-supported evolution around transit. 

Five Points features a number of low-scale commercial properties that could evolve over time into mixed-use, transit-supportive land 
uses.
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Remcon Circle

This site consists of the recently completed Westside 
Transfer Center on Remcon Circle just south of Mesa 
Street and east of I-10 and an approximately one-mile ra-
dius around the station.  The station itself is located on 
the north side of Remcon Circle.  Sun Metro provides the 
following information for what is formally known as the Al 
Jefferson Westside Transfer Center:� 

Location:  7535 Remcon Circle
Completion Date:  March 28, 2010
Property Size:  3.45 acres
Facility Size:  3,100 square feet
Seven off-street bus bays
Amenities:  Enclosed waiting area with real-time bus 
information displays; 850 square feet of outdoor 
shade canopy; restroom facilities; water fountains; 
ticket, vending, and change machines; park and ride; 
and free wi-fi
Budget and funding:  $5 million, FTA, City of El Paso, 
and Sun Metro

The station is single use (no retail or residential), single 
story, and is primarily surrounded by large big box stores 
(such as Home Depot) and surface parking lots.  The sur-
rounding character is very auto-oriented, low density, and 
suburban retail in nature. 

� Source:  www.ci.el-paso.tx.us/sunmetro/sunmetro.asp?page=Al 
Jefferson Westside Transfer Center

•
•
•
•
•
•

•

The Westside Transfer Center is surrounded by suburban develop-
ment.

Transit riders can wait comfortably inside the station for the bus to 
arrive.

Site PROFILE

Westside Transfer Center layout
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Roadway Data 
As with the other study areas, unadjusted TXDOT daily 
traffic counts were reviewed for this analysis.  Though traf-
fic counts are limited, they indicate almost 50,000 vehicles 
per day on Mesa and almost 7,000 on Remcon Circle near 
the Westside Transfer Center.  As Mesa is the primary ac-
cess to I-10 in this area, and is the only non-freeway link 
to UTEP and Downtown, it is not surprising that traffic 
volumes are so heavy and that Mesa has so many lanes.  
However, this is also true because there is no meaning-
ful street network connectivity in this area – almost all 
traffic is funneled to and concentrated on Mesa, creating 
a massively wide, congested arterial incompatible with a 
TOD.  Compounding this situation are the numerous curb 
cuts and single-use access points on Mesa that generate 
significant congestion and safety concerns.

All of these characteristics regrettably work together to 
concentrate and magnify traffic on a limited, congested, 
and dangerous highway network while precluding non-
auto travel options.  This environment is diametrically 
counter to that needed for a successful TOD.  However, 
good street and urban design and integrated transporta-
tion-land use planning provide the means to evolve this 
study area over time.

Remcon Circle
Site PROFILE
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         SmartC ode

Remcon Circle Transfer Center  
DRAFT Special Requirements Plan

A Streets
B Streets
Required Shopfront, Gallery or 
Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated Vista
Potential Civic Space Reserves

Infill Plan Legend
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Westside Transfer Center Bus Routes  (June 2010)

Sun Metro Bus Routes - Westside Transfer Center Performance Statistics      
Source: Sun Metro

Remcon Circle
Site PROFILE

Transit Data
Seven routes serve the Westside Transfer Center and sur-
rounding areas.  Sun Metro service and performance data 
for these routes are shown in the tables on the following 
page.

These routes can be generally characterized as either 
neighborhood circulators feeding into the transfer cen-
ter, or express routes connecting the Westside with UTEP, 
downtown, and other major activity centers.  Correspond-
ing route frequencies range accordingly (but are constant 
by route throughout the day).  

Route Information Frequency/Headway (Minutes)
Route Name Service Area Weekday Saturday Sunday
12 Doniphan Circulator Sunland Park Mall, Doniphan 45 45 90

13 Coronado Hills Circulator N/S of Mesa, east of TC 50 50 60

15 Mesa Mesa, Westside TC to DTC 25 25 40

16 Upper Valley Circulator North of Mesa, west of TC 55 60 n/a

17 Three Hills NW EPCC N, E of TC, Outlet Shoppes 80 75 75

18 Westside Express Mesa, Westside TC to DTC 15 20 30

19 Resler Circulator Resler, Redd, N of TC 45 40 40

Ridership (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route Ridership Route Ridership Rank Route AVG Rank Route AVG

12 17,381 12 21,693 6 15 46,326 4 15 55,609 
13 14,460 13 12,778 11 18 30,935 8 18 42,663 
15 46,948 15 62,116 18 12 17,978 18 12 19,935 
16 4,464 16 6,717 28 13 13,505 33 13 12,789 
17 3,443 17 4,924 45 16 4,679 48 16 5,947 

18 30,979 18 45,869 48 17 3,404 50 17 4,123 

19 0 19 0 57 19 0 57 19 0 

Passengers per Mile (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPM Route PPM Rank Route AVG Rank Route AVG

12 1.03 12 1.71 4 15 2.78 8 15 3.02 

13 0.86 13 1.28 15 18 1.89 18 18 1.99 

15 2.04 15 3.15 25 12 1.43 25 12 1.67 

16 0.58 16 1.04 30 13 1.27 34 13 1.36 

17 0.17 17 0.61 43 16 0.76 46 16 1.00 

18 1.63 18 1.96 50 17 0.29 54 17 0.53 

19 0.00 19 0.00 54 19 0.00 56 19 0.00 

Passengers per Hour (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPH Route PPH Rank Route AVG Rank Route AVG

12 19.95 12 24.39 4 18 36.46 5 18 36.00 

13 18.47 13 16.00 5 15 36.34 6 15 35.66 

15 33.63 15 37.08 21 12 21.56 21 12 23.86 

16 11.86 16 17.18 37 13 17.96 34 13 17.07 

17 5.93 17 9.86 43 16 12.96 40 16 16.39 

18 34.86 18 36.40 50 17 5.82 53 17 8.59 

19 0.00 19 0.00 54 19 0.00 56 19 0.00 
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Bicycle and Pedestrian Conditions
Sidewalks along Remcon and Mesa are poorly designed.  
Approximately four feet in width, the sidewalks are located 
directly next to the curb and travel lanes on one side, with 
landscaping rock walls on the other side.  There were al-
most no planting strips or buffers on either side of the 
sidewalks, with the sidewalks themselves serving as buffers 
between roadways and parking lots.  No bike lanes were 
observed on either Remcon or Mesa, though the transfer 
center has bike racks.  The scale of the superblocks es-
sentially precludes walking and crossing, except at major 
signalized intersections.  Pedestrian crossing distances at 
these intersections were significant because of multiple 
through and turn lanes, with no pedestrian refuge (median) 
between the travel lanes.  Along with the frequent drive-
ways and curb cuts noted above, especially along Mesa, and 
high travel speeds, walking and bicycling in the study are 
hazardous.  Big box stores set behind vast parking lots do 
not provide a convenient place to walk to or from.

Transportation Plans & Proposals
The proposed Southern Corridor, a proposed limited-ac-
cess toll road connecting the west side of El Paso to the 
Downtown, would affect this study area, though its po-
tential alignment appears to be within or directly adjacent 
to I-10 right-of-way.  I-10 already acts as a barrier, with 
no cross-access except at the Mesa interchange.  There 
is also a proposal to extend Belvedere south of Mesa to 
Resler near I-10.     

Remcon Circle
Opportunities & Constraints

Suburban conditions along Mesa Street (and Remcon Circle) make walking to the transit center unpleasant. The street, a major corridor 
through town, provides little that is visually interesting to transit riders taking the BRT Downtown. 

Opportunities & Constraints
The Remcon Circle area has significant transportation opportu-
nities, as well as some barriers.  There is an existing super-sized 
street network.  Parcels are large, potentially facilitating future con-
nections to surrounding neighborhoods and the ability to imple-
ment a transit- and pedestrian-scale internal street network with 
redevelopment over time.  I-10 is a major barrier limiting the op-
portunities for east - west travel to Mesa Street, though it is not 
immediately adjacent to the transfer center.  The transfer center 
itself is suburban in nature, and “hidden” from the Mesa Street cor-
ridor behind a Home Depot and its parking lot.

There are residential areas southeast and northeast of 
the transfer center, hotels and restaurants to the south 
and west, and retail to the north.  Accordingly, there are 
elements of a potential TOD, but these land uses are iso-
lated from each other by vast parking lots and building 
setbacks, with minimal and unsafe non-auto facilities to 
connect them.   One potential TOD- and SmartCode-ori-
ented project, Desert Trails, is anticipated to be developed 
on a large parcel next to the transfer center.   This de-
velopment has the potential to provide greater network 
connectivity for the area when it is built.     
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The main ASARCO site is bounded roughly by Executive 
Center Boulevard on the north, UTEP on the east, and 
Paisano Drive (US 85) on the west and south.  I-10 and the 
BNSF Railroad bisect the site north / northwest and south, 
while the Rio Grande (also serving as the International 
Border) hugs the site to the west and southwest.  Access 
to the site is currently limited to one directional entrance 
located off northbound Paisano Drive.  The site is discon-
nected from the adjacent community fabric due to major 
roadways, the railroad, and topography.  The only I-10 in-
terchange in the area is with Executive Center Boulevard.   

ASARCO & SURROUNDING PROPERTIES

View of ASARCO, showing Paisano Drive in the distance.

Site PROFILE
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ASARCO & SURROUNDING PROPERTIES
Site PROFILE

Roadway Data 
As with the other study areas, unadjusted TXDOT daily 
traffic counts were reviewed for this analysis.  For non-
freeway roadways bordering the ASARCO and CEMEX 
properties, traffic counts are mostly relatively low:  less 
than 8,000 on Executive Center and less than 20,000 
on Paisano just south of the main ASARCO site.  Traffic 
counts are higher on Executive Center east of I-10 and on 
Paisano to the north, both in the range of 26,000-30,000 
vehicles per day, and well within four lane road capacities.  
Street network connectivity is very limited in this area of 
El Paso, in part due to topography and other natural and 
physical barriers.  
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Transit Data
Only one Sun Metro fixed route, the Westside Express  
(#18), operates directly within the study area.  This route 
connects the Westside and Downtown Transfer Centers 
along Paisano Drive.  Other routes traveling at the pe-
riphery of the study area include #13 (Coronado Hills 
Circulator), to the north, and #14 (Westwind), and #15 
(Mesa), all operating along Mesa.  The ASARCO site is not 
directly along, and is topographically isolated from, the 
Oregon TOD Corridor, but is not far in linear distance.  
Sun Metro service and performance data for these four 
routes are shown in the tables at right. 

ASARCO Area Bus Routes (June 2010)

Sun Metro Bus Routes - ASARCO Site Area Performance Statistics                       Source: Sun Metro

ASARCO & SURROUNDING PROPERTIES
Site PROFILE

Route Information Frequency/Headway (Minutes)
Route Name Service Area Weekday Saturday Sunday
13 Coronado Hills Circulator N/S of Mesa, east of TC 50 50 60

14 Westwind DTC, Mesa, Sunland Park 30 30 60

15 Mesa Mesa, Westside TC to DTC 25 25 40

18 Westside Express Mesa, Westside TC to DTC 15 20 30

Ridership (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route Ridership Route Ridership Rank Route AVG Rank Route AVG

13 14,460 13 12,778 5 14 49,327 4 15 55,609 

14 48,993 14 58,239 6 15 46,326 5 14 55,516 

15 46,948 15 62,116 11 18 30,935 8 18 42,663 

18 30,979 18 45,869 28 13 13,505 33 13 12,789 

Passengers per Mile (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPM Route PPM Rank Route AVG Rank Route AVG

13 0.86 13 1.28 4 15 2.78 8 15 3.02 

14 1.17 14 1.86 15 18 1.89 18 18 1.99 

15 2.04 15 3.15 23 14 1.51 22 14 1.83 

18 1.63 18 1.96 30 13 1.27 34 13 1.36 

Passengers per Hour (2009 vs. 2010)
Performance Statistics Highest to Lowest Performance Sorted by Rank

March 2009 March 2010 2009 - YTD 2010 - YTD
Route PPH Route PPH Rank Route AVG Rank Route AVG

13 18.47 13 16.00 4 18 36.46 5 18 36.00 

14 22.57 14 27.53 5 15 36.34 6 15 35.66 

15 33.63 15 37.08 18 14 23.74 16 14 27.37 

18 34.86 18 36.40 37 13 17.96 34 13 17.07 
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Bicycle and Pedestrian Conditions
Given the lack of a street network within this study area, 
with the few roadways being major high-speed, limited ac-
cess facilities, there are almost no sidewalks, bicycle lanes, 
or other non-auto infrastructure.  Similarly, there are few 
pedestrian destinations in the study area.  This is in keep-
ing with this study area’s existing function as a high-speed, 
pass-through corridor for regional traffic.  

Southern Corridor
The most significant transportation-related proposal af-
fecting this study area is the proposed Southern Corridor.  
The Southern Corridor is being spearheaded by TXDOT 
and the Camino Real Regional Mobility Authority as one 
of the primary recommendations of the 2008 Compre-
hensive Mobility Plan.  The project’s rationale as conveyed 
by stakeholders is to address regional congestion, safety, 
incident management, truck traffic, and to “complete the 
gap” in the Loop 375 / Border Highway / US 85 freeway 
around El Paso.  It was emphasized that I-10 already forms 
a congestion and safety bottleneck in the study area due 
to its mountainside routing and lack of alternative traffic 
corridors.  Stakeholders further indicated that the project 
is proposed as a limited access, toll, and partially elevated 
facility.

This project is in conceptual phase, with no funding cur-
rently allocated or dedicated for it.  It has been described 
by stakeholders as a major grade-separated (and partially 
elevated), limited access toll facility paralleling I-10 through 
the study area as a means to complete the Loop 375 / US 
85 loop from the Westside / Upper Valley to the terminus 
of the Border Highway downtown.

The project’s exact alignment – through the study area and 
otherwise – has not been determined.  However, TXDOT 

seeks to obtain an approximately 100’ wide, half-mile strip 
of land paralleling I-10 through the ASARCO property 
for the project.  There are several potential route options 
north and south of the study area, though TXDOT has 
also indicated that Paisano Drive along the Border is an 
unfeasible alignment because of topography, width, height, 
and even national security concerns. 

As of July 2010, no project information or analysis is yet 
publicly available.  TXDOT is currently analyzing alignment 
alternatives and preparing federally-required “Purpose and 
Needs” documentation.  Accordingly, also yet unknown 
are the project’s potential impacts.  (Elevated, high-speed, 
limited access facilities have significant visual, physical, 
land use, noise, environmental, and other impacts to the 
neighborhoods they pass through and divide, particularly 
historic neighborhoods such as Chihuahuita and Segundo 
Barrio.)  Freeways can act as barriers to transportation 
network and mobility, lowering adjacent property values, 
and creating neighborhood instability and disinvestment.  
Also not yet understood is the effect of a massive new 
freeway facility on pulling development to the city’s fringe, 
in direct contrast to the City’s efforts to revitalize its cen-
tral neighborhoods through BRT and potentially streetcar 
investments.

Thus, significant questions remain, including:
1) Could an improved surface road network with new 
City streets and linkages address the calls for reliever 
route(s) due to episodic accident-related congestion on 
I-10 as well or as a Southern Corridor toll road could and 
at far lower cost and with far less disruption.

2) Whether the transportation benefits would be justi-
fied when weighed against the potential impact to historic 
neighborhoods and landscapes.

3) Whether the road, built with the intention of helping 
freight carriers and motorists go faster, could induce com-
muters to travel farther.

4) Whether the momentum of this idea will nevertheless 
overwhelm these factors, and result in the need to adapt 
the future form of the City to another new freeway de-
spite its unknown factors. Therefore, the illustrations in the 
Connecting El Paso Plan conceptually depict a reservation 
of land for such a road in an alignment believed to be least 
harmful, to avoid foreclosing the option of building the 
freeway some day, but the plan does not depend upon the 
completion of the freeway for its transportation, land use 
and urban design visions to be realized.

Some alternative alignments show the Southern Corridor 
extending across the midsection of the CEMEX prop-
erty, while other potential alignments would have a new 
toll freeway run closely alongside I-10. The former option 
should be avoided because it might devalue the land and 
limit the redevelopment potential, since it can further frag-
ment access to the CEMEX property, already impacted by 
the interstate and railroads. Therefore, the Connecting El 
Paso Plan illustrative plans depict space reserved for the 
Southern Corridor in the latter location.

ASARCO & SURROUNDING PROPERTIES
Opportunities & Constraints
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Opportunities & Constraints
There is a major opportunity for this study area to be 
transformed from a land use perspective.  While there 
are significant – and still unknown – environmental and 
other limitations constraining potential land use changes, 
there is a major opportunity to transform the site over 
the long-term.

The potential redevelopment of the ASARCO property  
opens up the possibility of transportation network im-
provements in the west side of El Paso.  A new region-
serving street network on the ASARCO site will connect 
and weave the site back into the fabric of the greater com-
munity – particularly UTEP and Downtown.  The scale, 
function, density, character, and other land use attributes 
will guide – if not dictate – the types, functions, and even 
routes of the connecting transportation investments.  Ac-
cordingly, a regional, auto-oriented land use focus will lead 
to transportation connections that would be very differ-
ent from a more local, neighborhood-oriented land use 
pattern.  Besides the paramount environmental concerns, 
the three primary transportation-related constraints are:

Topographical difficulties and limitations in creating 
transportation network connections to existing sur-
rounding communities;
The fragmented nature of the site through being bi-
sected by a freeway, a major arterial expressway, and 
railroads, and
The potential to preclude or limit the site’s land use 
and transportation potential through major projects 
like the Southern Corridor that could favor a narrow 
palate of land uses and transportation mobility op-
tions while precluding others. 

•

•

•

Transportation opportunities (and barriers) can be 
thought of in terms of multimodal network connectivity 
and person-based mobility as follows.

Network Connectivity
As noted, network connectivity is very difficult in this area, 
particularly west of I-10.  However, there is an existing 
street network east of I-10 along Mesa Street and Execu-
tive Center Boulevard.  There also appears to be potential 
for increased regional pathways connectivity.  

Person-Based Mobility
This site is strategically important from a transportation 
perspective both because of the regional facilities that al-
ready traverse it and because of its location relative to 
downtown, UTEP, the Westside, and the Border.  As the 
last major infill-potential parcel in the city, this site has the 
potential to expand and broaden personal transportation 
and mobility choices between these major activity centers 
as well as to adjacent neighborhoods.

ASARCO & SURROUNDING PROPERTIES
Opportunities & Constraints

The ASARCO smokestack casts a shadow across Paisano Drive 
and the American Canal.
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PLANS, projects and studies

This section summarizes major plans, programs, projects, 
and studies affecting the four study areas and their trans-
portation planning.  

BRT Implementation
The City’s BRT work is not one study, but rather a col-
lection of tasks, analysis, reports, and other work products 
conforming to the FTA Alternatives Analysis process for 
each of the four BRT lines.  Because each line is on a differ-
ent timeframe, each is also at a different point in this pro-
cess.  The four BRT lines are discussed below.  In general, the 
Alameda and Mesa BRT lines will be implemented first, cur-
rently scheduled for fall 2013.  The Montana BRT line would 
follow one year later in fall 2014, and the Dyer BRT line one 
year after that, in fall 2015.  All lines will be federally-funded 
(Small Starts and Very Small Starts) except Alameda, which 
is being implemented entirely with local funds.

Every BRT line is anticipated to share several characteristics.  
Chief among these is the operating characteristic known as 
“TSM,” or Transportation Systems Management.  TSM re-
fers to relatively low-cost and small-scale strategies used to 
optimize existing transportation facilities and operations to 
improve performance.  For BRT, it is a service framework 
that balances service performance and mobility benefits 
against investment costs.  This means that the BRT service 
will primarily operate in mixed traffic (except for part of the 
Mesa line as discussed below) as opposed to exclusive bus 
lanes (known as busways).  This was a policy decision the 
City and Sun Metro made after technical analysis indicated 
most of the ridership and mobility benefits at significantly 
less expense for the TSM option rather than operating in 
exclusive busways.  Other TSM characteristics include signal 
prioritization and queue jump lanes where feasible to main-
tain bus speeds and reduce delays.   
It is anticipated that every BRT line will operate at 10 minute 
frequencies in peak periods (6:00-9:00am and 3:00-6:00pm) 

and at 15 minute off-peak frequencies (all other times be-
tween 6:00am-8:00pm) Monday-Saturday.  Also, every BRT 
line will have curbside stations with level boarding (15-inch 
curbs), real-time arrival information, one fare for the entire 
system that is paid prior to boarding as with light trail tran-
sit systems, and will operate as an overlay – meaning in ad-
dition to – existing local bus service, and will meet FTA’s re-
quirement for no net service degradation.  The buses will be 
60-foot articulated vehicles with a to-be-determined special 
color and branding scheme.  The stations and shelters will 
likely have a brushed or stainless steel theme, will be longer 
than normal bus stops, and will feature pedestal, cantilever, 
and other distinct design.     

Mesa BRT Line
The Mesa BRT line directly or indirectly influences three of 
the four study areas.  It forms the core of the Oregon Cor-
ridor TOD, passes near the ASARCO area, and terminates 
at the Remcon (Westside) Transfer Center and TOD.  This 
line is currently scheduled for opening in December 2013.  
It will begin at the Downtown Transfer Center, travel up 
Santa Fe Street to Franklin Ave to Oregon Street to the 
Glory Road Transfer Center.  From there it will travel on 
Mesa Street to the Westside Transfer Center.  More specifi-
cally, it will operate in dedicated lanes on Oregon Street be-
tween I-10 and Schuster Avenue.  At the Westside Transfer 
Center, it will travel “clockwise” on Remcon Circle from its 
east intersection with Mesa to its west intersection.  It will 
then turn back onto Mesa towards downtown.

The line will be approximately 8.5 miles long and will have 
the following 13 stations:

Downtown Transfer Center
Franklin Street
Oregon Street and Rio Grande Avenue
Oregon Street and Hague Street
Glory Road Transfer Center

•
•
•
•
•

Mesa Street and Mesita Street
Mesa Street and Executive Center Boulevard
Mesa Street and Argonaut Street
Mesa Street and Festival Drive
Mesa Street and Shadow Mountain Drive
Mesa Street and Fountain Road
Mesa Street and Resler Drive
West Side Transfer Center

As of July 2010, the City and Sun Metro have designated the 
service described in the section as the “Locally Preferred 
Alternative” in FTA parlance for review and final approval 
by that agency for funding.

Alameda BRT Line
The Alameda BRT line, anticipated for opening in September 
2013, will stretch approximately 16 miles and 18 stations be-
tween downtown and the Mission Valley Transfer Center via 
Alameda Avenue.  While its exact alignment downtown and 
to the east is still being analyzed, it will serve the Five Points 
Transfer Center via a short spur along Piedras Street.  

Montana and Dyer BRT Lines
These two BRT lines will operate in a shared alignment 
between the Downtown and Five Points Transfer Centers 
before radiating away along their named routes to an even-
tual Eastside Transfer Center and the planned Northeast 
Transfer Center, respectively.  These two lines will be imple-
mented 1-2 years after Alameda and Mesa, so are not as 
far along in the Alternatives Analysis process.  For example, 
their alignment between Downtown and Five Points has 
not yet been determined, but is scheduled to be defined 
in December 2010.  The Montana BRT line is envisioned as 
19 miles with 18 stations (including El Paso International 
Airport), while the Dyer BRT line would be approximately 
12 miles with 12 stations.

•
•
•
•
•
•
•
•

Bus Rapid Transit



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Pa g e  5 . 2 2  •  P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0

Downtown Streetcar Study
As discussed throughout this report, El Paso has a signifi-
cant streetcar history, at one time having one of the largest 
systems in the country.  There is keen interest in re-starting 
streetcar service, perhaps initially as a Downtown circulator, 
and eventually connecting the International Border to UTEP.  

As of July 2010, the City is starting a streetcar feasibility 
study.  It is intended to assess the potential market for 
streetcar service, but is not a ridership analysis.  The market 
assessment will consider the degree of a potential “passen-
ger market” for streetcar service as the extent of comple-
mentary and duplicative market with the Mesa BRT route.  
It will also assess physical feasibility and order-of-magnitude 
project costs and economic development benefits.  Finally, 
while not a routing or operations assessment, it will consid-
er whether there are fatal flaws or compelling benefits for 
the service within one or more parallel corridors, including 
Oregon, Mesa, and Stanton and adjacent parallel streets.
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PLANS, projects and studies
Streetcar
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These two images, created by the Center for Neighborhood Technology, show the drastic increase in expenses for gas between 2000 and 2008.  The trend suggests that prices will only continue to increase over 
time, which reiterates the importance of an expanded commitment to mass transit. 

PLANS, projects and studies
Transportation Expense and Location

Monthly transportation (gas) expenses - 2000 Monthly transportation (gas) expenses - 2008

When automobiles are the primary mode of transporta-
tion,  the price of gasoline is a primary factor in the price 
of transportation.  When gasoline prices rise, the cost of 
transportation rises proportionally.  Furthermore, as travel 
distances increase, transportation expenses rise yet again.  

The effect of rising gasoline prices and increasing travel dis-
tances on monthly transportation expenses is illustrated in 

the maps below.  These maps show the disproportionate 
financial impacts of rising gas prices on households further 
from the center of the City, and the more stable transpor-
tation expenditures from households located closer to the 
center of the City.  

These maps indicate rising transportation costs that may 
inspire increased demand for alternative modes of trans-

portation to the automobile, such as transit, biking or walk-
ing.  It also suggests the financial benefit of living closer to 
the center of the City, where transportation prices have 
remained proportionally stable.
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TRANSPORTATION ANALYSIS

Post-charrette, the transportation analysis focused on 
developing two important items supporting the transect-
based regulating plans for each project site:  Street Atlases 
and SmartCode-compatible street cross-section designs.

Street Atlas
A street atlas is a visual coding and classification of the 
types and major design elements of the entire street net-
work for each site – alleys, residential streets, and function-
ally-classified roadways.  As a visual tool, the street atlas 
conveys information about the site’s street network as well 
as its geographic and urban design (transect) relationships.

The street atlas is based on several factors, including, but 
not limited to:

Existing cross-section characteristics, especially right-
of-way and pavement width
Traffic volumes and speed
Specialized transportation characteristics, such as the 
presence of transit
Land use, urban design, transect zone, and community 
character

The City’s SmartCode guides the creation of the street 
atlas by integrating street design typology with transect 
character.  In other words, the SmartCode includes a 
range of street types spanning the range of alleys to multi-
way boulevards and indicates which street types fit within 
each transect.  Within each street type, such as Avenues, 
are several pre-assembled cross-section design options 
based on the factors listed above.  The overall objective 
is to match the design, character, scale, and function of 
transportation facilities with their surrounding land uses.  
A complete set of Street Atlases for the Connecting El 
Paso study areas are included in Appendix A: SmartCode.

Street Cross Sections

•

•
•

•

Street atlases
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The Street Atlas for Five Points addresses the ideal future retrofit of existing streets to better serve multiple modes of transportation and to serve as great 
addresses for residences, businesses, and public spaces.  One street coding consideration in these study areas was to incorporate the City’s under-con-
struction and planned street designs on primary BRT routes.  Another consideration was the unique and somewhat non-uniform cross-section design of 
residential streets.  
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New street cross-section designs were created as part of 
the street atlas for existing and proposed streets that did 
not “fit” within the City’s existing SmartCode inventory. 

Right-of-way width and number of lanes
Slower, narrow streets were favored over faster wider 
streets whenever possible to maximize available right-of-
way for multimodal, complete streets.  Narrow streets are 
also safer for both pedestrians and vehicles, and have high-
er per-lane vehicle capacities than wider roads with higher 
speeds.�  Though counter-intuitive, this is because traffic 
flows more predictably and evenly at 30 mph (approxi-
mately 1,800 vehicles per lane per hour) than at 50 mph 
(800 vehicles per lane per hour).  And, per-lane vehicle ca-
pacity significantly diminishes the wider a road becomes. 

Bicycle facilities
Marked bicycle lanes were included where warranted 
with available right-of-way and needed because of traffic 
volumes or speeds.  However, sharrows are appropriate 

(�)  Daisa, James M., P.E. and John B. Peers, P.E. “Narrow Resi-
dential Streets: Do They Really Slow Down Speeds?”  ITE 6th 
Annual Meeting Compendium of Technical Papers, 1997.
(2) Aarts, L. and I. van Schagen. 2006. “Driving speed and the 
risk of road crashes: A review.”  Accident Analysis and Prevention 
38: 215-24.
(3) Elvik, R. 2005. “Speed and road safety: synthesis of evi-
dence from evaluation studies.” Transportation Research Record 
908:59-69.
(4) Dumbaugh, Eric. 2005. “Safe Streets, Livable Streets.” Jour-
nal of the American Planning Association 71:3, pp. 283-298.
(5) Leaf, W.A. and D.F. Preusser. Literature Review on Vehicle 
Travel Speeds and Pedestrian Injuries. (1999)  Washington, DC: 
US Department of Transportation. (Publication no. DOT HS 809 
021).
(6) Kulash, Walter. “Traditional Neighborhood Development: Will 
the Traffic Work?” 11th Annual Pedestrian Conference.  Bellevue, 
WA.

for most urban streets where speed limits will not exceed 
30 mph, while residential streets often do not require 
marked bicycle facilities.

On-street parking
On-street parking was included where available right-of-
way allowed, usually in the form of parallel parking.  On-
street parking is high-value, high-turnover parking that is 
important to mixed use, TOD, and SmartCode-compliant 
types of development and redevelopment.  On-street 
parking also often calms vehicle traffic, provides a sense of 
destination, and encourages street vitality.

Planting Strip, Medians, & Drainage
Medians generally were not specified except for avenues 
and boulevards.  When included, it was to serve the pur-
poses of pedestrian refuge, through traffic separation, and 
attractive aesthetics.  Planting strips were strongly empha-
sized, particularly for pedestrian buffering and to provide 
shade trees, a critical element to walkability and street 
vitality.  As mostly well-established urban areas, drainage 
is often curb and gutter.  However, on-site retention and 
use and preservation of arroyos and natural drainage was 
also prioritized. 

Sidewalks
A fundamental guiding principle was that every urban 
street, with rare exception, should have sidewalks.  Two 
major pedestrian-oriented design flaws on most streets 
and roads across the country, including El Paso, is that 
sidewalks (if provided at all), are too narrow and located 
too close to the travel lanes, often at the curb edge.  In the 
SmartCode street atlas process, sidewalks were designed 
to be buffered by a planting strip (usually 5-6 feet wide) 
and to be 5-6 feet wide in residential areas, and much 
wider in commercial areas.

The above street section, ST 45-25, is proposed for North Cebada 
Street, south of East Missouri Avenue.

TRANSPORTATION ANALYSIS
New Street Cross Sections

A sharrow is a bike route 
where motorized vehicles and 
bicycles share a lane; they are 
marked with an arrow-like 
design painted on a pavement.  
The markings makes motorists 
more aware that they are shar-
ing the road with bicyclist.

Sharrows
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Mesa Corridor Multiway Boulevard
Two sections of Mesa are proposed as multiway boule-
vards – one adjacent to the ASARCO area north of Glory 
Road, and the other along the Remcon Circle area.  They 
both feature the primary characteristics of a multiway 
boulevard:  through lanes for regional traffic, an aestheti-
cally-landscaped center median and side medians, and two 
parallel, one way, one lane complete streets for local traf-
fic, walking, bicycling, on-street parking, and local business 
access.  They both fit within existing ROW, and for this 
reason, differ in the number of through lanes.  With 150 
feet of ROW, the section adjacent to Remcon proposes 
three through lanes in each direction (the same number 
that Mesa currently has).  The ASARCO-adjacent section 
has only 110 feet of ROW, and so proposes two through 
lanes in each direction.   

Proposed designs for both sections, in diagram, rendering, 
and photo-simulation formats, are shown in more detail in 
Chapter 4 of this report.

The proposed multiway boulevard configurations have a 
higher traffic capacity than Mesa does today, while also 
increasing opportunities for walking, bicycling, and tran-
sit, and increasing safety for all travel modes.  Lush na-
tive landscaping and plantings create a parkway feel for 
the corridor that enhances neighborhood character, sup-
ports quality development, raises adjacent property val-
ues, and increases economic development and revenues.  
The cumulative objective is for Mesa to become a better-
functioning and higher-quality asset to the region by ac-
commodating all travel modes in a BRT, transit, and TOD-
supportive environment.

TRANSPORTATION ANALYSIS
Street cross-sections

The above street section is proposed for the stretch of Mesa Street near Remcon Circle.

The above street section is proposed for the stretch of Mesa Street near Glory Road.
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ECONOMIC SUMMARY6
“The plan resulting from the charrette proposes 

more urban, walkable infrastructure to create a 

framework for change.  This urban framework 

sets the stage for future development and helps 

create the conditions in which urban revitaliza-

tion can succeed.” 

- Urban Advisors
Economic Analysis 
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Revitalizing the central core of the City of El Paso pres-
ents opportunities, each with differing challenges. The city 
of El Paso is growing and is expected to have a population 
of between 806,900 and 828,000 by 2025, adding up to 
26,850 households to the current population. In the face 
of this change the city has undertaken a planning process 
to address this change.  A major question for this process 
is whether to continue in the current auto-oriented model 
or to build using a model that is more in keeping with the 
historic pre-automobile patterns that made El Paso a great 
city and a desirable place to live and work. 

In the past, the city was organized in neighborhoods that 
were served by a comprehensive streetcar system to the 
Downtown. The streetcar system emphasized Downtown 
as the central location retail services and office employ-
ment. The neighborhoods adjoining Downtown that were 
served by streetcar were convenient places to live for 
anyone working Downtown, and living in those neighbor-
hoods offered a short commute with all of the amenities 
of Downtown accessible by a short walk to the streetcar. 
As the automobile became the dominant transit mode this 
pattern changed and the centrality of Downtown became 
less important for location than places with good freeway 
access. The result of this change was the pattern we see 
today of retail centers unconnected to downtown or the 
neighborhoods, corridors designed for automobiles and 
strip development designed to take advantage of passing 
traffic volumes. 

The current model of development is designed around the 
requirements of the automobile, and is reliant on automo-
bile travel, both for residential development and for retail 
development. Subdivisions are created with a small range 
of units for people of similar incomes. Retail and services 

are based on a model of capture that relies upon passing 
cars rather than surrounding population. These models of 
development built and shaped postwar El Paso, pushing de-
velopment outward from the core and resulting in a loss 
of vitality in downtown and the older core area neighbor-
hoods. 

The plans presented propose a different solution, by creat-
ing complete walkable neighborhoods when planning new 
greenfield development, and by proposing infrastructure 
that reworks the urban framework in existing neighbor-
hoods to reinforce their character and vitality. This model 
of development is not new—it is how El Paso was built in 
the days of its streetcar system. It does not suggest losing 
the advantages of auto-oriented development but rather 
adds an extra dimension, using both the passing traffic 
and an intensification of land use to achieve viability for 
businesses. It offers multiple modes of customer capture 
and increases the potential base of customers for existing 
retail nodes. It creates destinations that attract residents 
and non-residents alike through the re-establishment of a 
welcoming and attractive public realm: attractive walkable 
streets, retail and service clusters, room for sidewalk ca-
fes, and access by alternate means of transportation to in-
crease access. Parking is managed on a district basis rather 
than being an on-site requirement for every use.

The basic difference in the two models is in access. Auto-
only access requires large amounts of parking, as much 
as five spaces per thousand square feet, and large streets 
with high traffic volumes. Parking is a proxy for access and 
density. When all modes of transport are available, and 
parking is solved on a district-wide basis, individual sites 
can increase the building density and the leasable square 
footage, making the land itself more valuable to investors.  

Street widths can be smaller and more walkable and thus 
more attractive. Retail businesses can be financed and op-
erated with little or no parking depending upon surround-
ing density and the proximity to transit. For this model to 
work, there must be a sufficient area population of both 
residents and employees (for daytime activity), within a 
half-mile radius to support approximately 60 percent of 
the sales required for a retail or service business. This is 
possible to plan in the Greenfield areas such as the Cemex 
site. Five Points and the Oregon corridor already have sig-
nificant daytime employment populations, and vitality can 
be increased through infill and redevelopment that adds to 
the number of housing units. 

These plans are not proposing completely new building 
types. They are proposing a different arrangement and 
location of buildings and land uses into traditional urban 
form—neighborhoods that are more self-sufficient and 
walkable. Building cost for individual structures need not 
be any different than they are now for single houses or 
apartment buildings or commercial structures. This urban 
development model does present a challenge for develop-
ers used to the requirements presented by credit tenants 
in suburban areas. Chain retail and service companies that 
rely upon a suburban model of capture will locate based 
upon the car trips available or the density, income and 
educational characteristics of the local area. But almost all 
of these chain retailers also have urban models that they 
place in districts that are destinations. These retailers have 
built outlets in city neighborhoods with no on-site parking 
if the area has district parking and if surrounding density 
and access are sufficient. If, through this plan, the condi-
tions for new or revitalized destinations can be met, then 
attracting credit tenants will not only be possible, it will be 
inevitable. Where these conditions have been met, banks 

Introduction
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will also finance small businesses without parking, and will 
finance residential buildings with parking at less than one 
car per unit. 

The continuing centrality of El Paso in its region, the growth 
at Fort Bliss, and its importance as a gateway to Mexico is 
demonstrated in the strong growth projections for the fu-
ture. This growth offers opportunities for the study areas. 
One opportunity is for greenfield development that can 
help reinforce central El Paso, such as the ASARCO East 
site or the Cemex site. A second, with different challenges, 
is channeling growth for the intensification and revitaliza-
tion of Five Points and the Oregon corridor through infill 
and redevelopment. A third is determining the best use for 
the original ASARCO smelter site and continuing to pro-
vide close-in opportunities for employment. The following 
sections present trends in El Paso and in each of the study 
areas, and a strategy for channeling development pressure 
to maintain and enhance the qualities that made El Paso 
the most important city in its region of the southwest. 

Downtown El Paso with Juarez in the distance
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Short-term projections for El Paso County are positive, 
showing both growth in households and growth in house-
hold income, but the rate of growth is slowing in com-
parison to past trends.  Over the long term, according to 
the El Paso Regional Growth Plan, El Paso is expected to 
grow to a population of approximately 828,000 including 
further expansions at Fort Bliss. This is an increase of ap-
proximately 62,600 people over the current population by 
year 2025.  The number of households in El Paso by 2025 
at these estimates will be approximately 267,000.  Over 
the next fifteen years this will add approximately 26,850 
households to the region.

Information from the Base Realignment and Closure 
(BRAC) Commission indicates that between 2010 and 
2012, Fort Bliss realignment will bring growth; the pro-
jections are shown in the table “Fort Bliss Realignment.”�   
These projections are included in the 2025 regional growth 
projection.  

The realignment from 2005 to 2012 is proposed to add 
58,461 persons to the regional population including sol-
diers, spouses and children.  From 2010 to 2012, Fort Bliss 
estimates show growth of 24,140 in population expected 
to consist of 10,281 soldiers, 5,963 spouses and 7,896 chil-
dren.   There are 3,090 units of housing in fifteen neighbor-
hoods on the base on the base provided in partnership 
with a privately operated housing company.

�  From US Army Fort Bliss Command Team Bliss Transformation Office

El Paso Regional Change

Fort Bliss Realignment: Base Growth in Soldiers and Family Members
Baseline 

2005  2006 2007 2008 2009 2010 2011 2012 Change 
2005 to 2012

Soldiers  9,330 
Added  3,848  948  3,044  2,508  4,269  6,494  3,787 

 24,898
Cumulative  13,178  14,126  17,170  19,678  23,947  30,441  34,228 

Spouses  4,945 
Added  2,232  550  1,766  1,455  2,476  3,767  2,196 

 14,441
Cumulative  7,177  7,727  9,492  10,947  13,423  17,189  19,386 

Children  10,385 
Added  2,955  728  2,338  1,926  3,279  4,987  2,908 

 19,122 
Cumulative  13,340  14,068  16,406  18,332  21,611  26,598  29,507

Totals  24,660  33,695  35,921  43,068  48,957  58,981  74,228  83,121  58,461 

Short Term Demographic Change in El Paso County

2000 2010 2015 Change 
2010-2015

Population 679,622 765,357 796,117 30,760

Households 210,022 240,237 250,967 10,730

Families 166,226 188,223 195,437 7,214

Non-Family Households 43,796 52,014 55,530 3,516

Percent Non-Family 21% 22% 22% 33% (1)

Average Household Size 3.18 3.13 3.12 2.87 (2)

Owner Occupied HUs 133,624 150,057 157,033 6,976

Renter Occupied HUs 76,398 90,180 93,934 3,754

Percent Renter HU’s 36% 38% 37% 35% (3)

Median Age 30.0 30.8 31.3 NA

Median Household Income $31,059 $39,228 $45,657 6,429

Average Household Income $42,515 $49,908 $54,697 4,789

Source: ESRI BIS

Source: ESRI BIS

(1) The Percent Non-Family Households 
number in the change column is the change 
in non-family households divided by the to-
tal change in households. It represents the 
number of new or changing households that 
are non-family as a percent of total house-
hold change and is not an average for the 
City.

(2) The household size number in the 
change column of this and subsequent de-
mographic change tables is the change in 
population divided by the change in house-
holds not the Citywide average. It represents 
the size of households in change rather than 
the average for the City. Numerically this 
makes sense-- the changing or new house-
holds have to be smaller than the average 
for the average to drop over the five year 
time period. 

(3) The Percent Renter Housing Units in 
the change column is the number of new or 
changing renter occupied units divided by 
the total number of new occupied units. The 
value of this statistic is that it indicates the 
need for new rental units rather as a propor-
tion of all new units, as opposed to a City-
wide average, which would not discriminate 
between existing and new units. 
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Housing Trends in El Paso

Because housing markets are regional, Urban Advisors 
looked at housing preferences to understand the potential 
for infill and higher density housing in the study areas. ESRI 
Business Information Systems (ESRI BIS) publishes lifestyle 
segmentation information that indicates the preferences 
of different household types for urban location and pre-
ferred housing form, from the urban center to the rural 
outskirts. 

According to ESRI BIS, approximately 25 percent of El Pa-
soans prefer an urban center or urban neighborhood loca-
tion.  The urban center and urban neighborhoods show 
the greatest diversity of housing types.  In the urban center, 
the preference for single-family housing makes up less than 
half of all demand.  For the Five Points and Oregon Cor-
ridor areas, this means that a significant component of infill 
should be multi-family units and townhomes to balance the 
existing stock of single-family units.  For ASARCO East, as a 
neighborhood in the urban core, a balance of units should 
reflect these preferences with a mix of all types other than 
high-rise.  The high-rise preference indicates that there is a 
market for the renovation of Downtown buildings.

The other factor to note is that location plays a very im-
portant role in housing choice.  El Paso developed as a city 
with streetcar transit that encouraged growth close to the 
center, unlike many metropolitan areas in which large areas 
were developed on a more suburban model. The result of 
this is that proportions of rural and suburban housing are 
much smaller in El Paso than they are in other cities, such 
as the Portland, Oregon metropolitan region. Despite its 
reputation, the Portland Metro regional housing in subur-
ban and rural categories is 69.9 percent versus 20.6 per-
cent in El Paso. 

It is interesting to note that even in suburban areas, 16.5 
percent of households would choose a townhome or a 
single-family home and 5.9 percent would choose a multi-

Housing Type Preferences in El Paso by Location
Location By Unit Type (1) Urban Center/ Neighborhoods Adjoining Urban Suburban Rural

High-Rise Rentals 2,889 0 0 0

Multi-Units 23,535 50 0 0

Multi-Units or Townhome 4,823 1,924 2,615 0

Single Family or Townhome 1,340 1,786 7,283 0

Single Family 28,359 126,812 34,273 5,443

Totals 60,946 130,572 44,171 5,443

Percent 25.3% 54.1% 18.3% 2.3%

Unit Mix By Location Urban Center/ Neighborhoods Adjoining Urban Suburban Rural

High-Rise Rentals 4.7% 0.0% 0.0% 0.0%

Multi-Units 38.6% 0.0% 0.0% 0.0%

Multi-Units or Townhome 7.9% 1.5% 5.9% 0.0%

Single Family or Townhome 2.2% 1.4% 16.5% 0.0%

Single Family 46.5% 97.1% 77.6% 100.0%

Totals 100.0% 100.0% 100.0% 100.0%

Unit Mix as % of All Units Urban Center/ Neighborhoods Adjoining Urban Suburban Rural

High-Rise Rentals 1.2% 0.0% 0.0% 0.0%

Multi-Units 9.8% 0.0% 0.0% 0.0%

Multi-Units or Townhome 2.0% 0.8% 1.1% 0.0%

Single Family or Townhome 0.6% 0.7% 3.0% 0.0%

Single Family 11.8% 52.6% 14.2% 2.3%

Totals 25.3% 54.1% 18.3% 2.3%

Source: ESRI BIS

family unit or a single-family home. This argues that a great-
er diversity of housing products is desirable even in subur-
ban developments and is likely not being satisfied because 
of the single focus nature of current development practice.  
The preference for a suburban as opposed to a single-fam-
ily residence in an urban location as a percentage of all 

housing types is only 14.2 percent in El Paso. These data 
demonstrate that people in El Paso appreciate the lifestyle 
available in the City and its adjoining neighborhoods. Re-
vitalization of core area neighborhoods will reinforce this 
civic preference.
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Demand, Growth, and Permits

From year 2000 to the first quarter of 2010, El Paso per-
mitted approximately 41,600 units according to the Real 
Estate Center at Texas A&M University, while growth dur-
ing the same period was 30,215 households.  By 2025 the 
expected addition of 26,850 households to current popu-
lation will allow opportunities for both growth in areas 
already permitted and development and infill in the core 
areas of the City.  The future regional demand for hous-
ing can be calculated by projecting additional households, 
subtracting vacant stock, and adding in stock from friction-
al vacancy (vacancy that is normal for the market from 
people moving, time between sales etc.).   This is shown 
in the following table.  The data is simplified in that it does 
not project demolitions, but demolitions would add to the 
net number.

Prices and construction costs for housing in El Paso are 
stable—El Paso missed the severe bubble inflation that 
other market areas experienced, and this has kept housing 
more affordable than in many cities.�  The projects pro-
posed in this plan take up only a portion of this future 
demand, but will yield a more livable environment for many 
residents while reinforcing the vitality of businesses in the 
core area of El Paso.  Development will still proceed in ar-
eas other than the center of the City, but there is enough 
need to justify policy changes to emphasize the planning 
and prioritization of revitalization of the City’s Downtown 
and in-town neighborhoods.  This will require creating the 
places that will enable the existing market for more urban 
housing.  As noted in the discussion of housing preference, 
there are thousands of households that would willingly 
adopt urban housing, but the places and products do not 
currently exist to satisfy that demand.  The proposed plan 
seeks to create the framework for these places.
� Real Estate Center, Texas A&M University, Texas Affordability Index

Housing Needed by 2025
Household Growth  26,850 units

Less 2010 Vacant Units  (23,735 units)

Plus Frictional Vacancy  13,199 units

Net Housing Need  16,314 units

The majority of El Paso’s recent housing growth has been in suburban, auto-
oriented locations.

A market exists for urban housing in El Paso; however, the supply of appropriate housing types in desirable locations is limited.  The City of El Paso should encour-
age adaptive reuse and rehabilitation of historic buildings to fulfill this market demand.  
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Retail Fundamentals

The following tables show current and projected spending 
by residents of El Paso in selected categories not includ-
ing spending on automobiles and automotive supplies.  The 
categories listed are those that use shop space and cater 
to the public.  Categories of spending not included are in-
surance, utilities and public services, automobile and recre-
ational vehicle sales, day care and other items such as travel 
expenses that would not be spent in El Paso.

Average household spending in El Paso County for all 
categories listed is approximately $12,500 per year. Total 
spending for these categories is approximately $2.99 bil-
lion and expected to rise to approximately $3.13 billion 
by 2015. Total supportable space at sales listed above is 
approximately 305,000 square feet.  

According to ESRI BIS, consumer spending by El Paso 
County residents in all retail categories is estimated at ap-
proximately 5.3 billion.  Tourism adds approximately $180 
million a year to that total.  The bulk of the difference be-
tween these figures and a total in the range of 6.7 billion 
is from customers not included in the data for the El Paso 
metropolitan statistical area such as Juarez and Las Cruces. 
The effect of outside spending would thus account for ap-
proximately 21 percent of area retail sales. If this is taken 
into account, additional space demand could add as much 
as 70,000 square feet. 

Actual space of businesses supported could be higher than 
what is shown in the tables because the sales per square 
foot assumes a level of sales needed to support lease rates 
for new construction. If businesses open in existing loca-
tions with lower leasing costs, the space supported could 
be greater. Many categories use sales of $350 per square 
foot. An existing building with a leasing rate of $15 per 
square foot including common area charges and all build-
ing expenses would only require sales in the range of $180 
per square foot. 

Estimated Change in Retail Spending in El Paso 2010- 2015
Household 
Spending

2010 
Total

2015 
Estimate

Change 
2010-2015

Sales/
SF

Change 
in SF

Apparel and Services

Men’s $218.64 $52,525,851 $54,871,878 $2,346,027 350 6,703

Women’s $363.91 $87,423,771 $91,328,486 $3,904,715 350 11,156

Children’s $236.93 $56,919,033 $59,461,278 $2,542,245 350 7,264

Footwear $157.73 $37,891,712 $39,584,116 $1,692,404 350 4,835

Watches & Jewelry $129.95 $31,218,732 $32,613,093 $1,394,361 350 3,984

Apparel Products and Services $120.72 $29,002,608 $30,297,987 $1,295,379 350 3,701

Computer

Computers and Hardware for Home Use $139.38 $33,484,859 $34,980,434 $1,495,575 1000 1,496

Software and Accessories for Home Use $20.22 $4,858,679 $5,075,688 $217,009 1000 217

Entertainment & Recreation

Membership Fees for Clubs $104.51 $25,108,163 $26,229,600 $1,121,437 NA NA

Fees for Participant Sports, excl. Trips $75.20 $18,065,703 $18,872,594 $806,891 NA NA

Movie/Theatre/Opera/Ballet $109.04 $26,194,921 $27,364,897 $1,169,976 NA NA

Admission to Sporting Events $40.16 $9,648,814 $10,079,771 $430,957 NA NA

Fees for Recreational Lessons $88.13 $21,171,327 $22,116,928 $945,601 NA NA

Dating Services $0.47 $111,858 $116,854 $4,996 NA NA

Pets $368.38 $88,499,455 $92,452,215 $3,952,760 350 11,294

Toys and Games $104.89 $25,197,334 $26,322,753 $1,125,419 350 3,215

Sports/Recreation/Exercise Equipment $98.29 $23,612,063 $24,666,678 $1,054,615 350 3,013

Photo Equipment and Supplies $71.47 $17,170,524 $17,937,432 $766,908 350 2,191

Reading $98.70 $23,710,844 $24,769,871 $1,059,027 350 3,026
Source: ESRI BIS and Urban Advisors Ltd
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Estimated Change in Retail Spending in El Paso 2010- 2015
Household 
Spending

2010 
Total

2015 
Estimate

Change 
2010-2015

Sales/
SF

Change 
in SF

TV/Video/Audio

Televisions $146.03 $35,081,409 $36,648,293 $1,566,884 450 3,482

VCRs, Video Cameras, and DVD Players $15.13 $3,634,041 $3,796,353 $162,312 450 361

Video Cassettes and DVDs $39.26 $9,430,820 $9,852,040 $421,220 450 936

Video/Computer Games $40.57 $9,746,517 $10,181,838 $435,321 450 967

Satellite Dishes $0.97 $233,006 $243,413 $10,407 450 23

Rental of Video Cassettes and DVDs $31.37 $7,537,435 $7,874,089 $336,654 450 748

Audio $100.82 $24,221,856 $25,303,706 $1,081,850 450 2,404

Food at Home $3,343.12 $803,141,894 $839,013,606 $35,871,712 450 79,715

Food Away from Home $2,381.53 $572,131,493 $597,685,304 $25,553,811 650 39,314

Alcoholic Beverages $397.39 $95,468,333 $99,732,352 $4,264,019 450 9,476

Nonalcoholic Beverages at Home $330.38 $79,369,333 $82,914,303 $3,544,970 350 10,128

Health 

Nonprescription Drugs $76.80 $18,451,088 $19,275,192 $824,104 350 2,355

Prescription Drugs $343.10 $82,425,752 $86,107,235 $3,681,483 350 10,519

Eyeglasses and Contact Lenses $53.11 $12,759,223 $13,329,104 $569,881 350 1,628

Personal Care Products $311.46 $74,824,692 $78,166,679 $3,341,987 350 9,549

School Books and Supplies (19) $78.59 $18,880,703 $19,723,995 $843,292 350 2,409

Smoking Products $290.44 $69,775,545 $72,892,016 $3,116,471 350 8,904

Retail Fundamentals

The minimum number of square feet to create a desti-
nation is approximately 100,000 square feet of retail and 
services.  Retail demand of 370,000 square feet is sufficient 
to create two to three walkable neighborhood centers or 
one standard suburban retail development. 

The demand profile is especially suited to the creation of 
small businesses that can rent existing space and do not 
necessarily need the national sales figures listed in the 
tables.  The restaurant demand, for instance, can be tak-
en in 5 to 7 auto oriented chain restaurants, or spread in 
neighborhood centers among 18 local restaurants.  If this 
development goes to the edge in one development it will 
serve the city by producing sales tax revenue, an important 
consideration. 

On the other hand, if this retail energy is concentrated to 
reinforce Five Points, the Oregon Corridor, and downtown 
it will yield the same sales tax, but will also spur housing re-
development because of the increase in amenity, enhance 
the existing retail and commercial activity, and will thus 
have a multiplier effect beyond its own revenues. 

Source: ESRI BIS and Urban Advisors Ltd
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Estimated Change in Retail Spending in El Paso 2010- 2015
Household 
Spending

2010 
Total

2015 
Estimate

Change 
2010-2015

Sales/
SF

Change 
in SF

Household Furnishings and Equipment

Household Textiles $94.41 $22,681,631 $23,694,689 $1,013,058 350 2,894

Maintenance and Remodeling Materials $249.56 $59,953,612 $62,631,394 $2,677,782 350 7,651

Furniture $438.82 $105,420,781 $110,129,319 $4,708,538 350 13,453

Floor Coverings $47.58 $11,430,208 $11,940,729 $510,521 350 1,459

Major Appliances $214.59 $51,551,838 $53,854,361 $2,302,523 350 6,579

Housewares $56.47 $13,566,307 $14,172,236 $605,929 350 1,731

Small Appliances $23.12 $5,555,191 $5,803,309 $248,118 350 709

Luggage $6.21 $1,491,016 $1,557,611 $66,595 350 190

Telephones and Accessories $22.56 $5,418,914 $5,660,946 $242,032 350 692

Lawn and Garden $277.75 $66,726,867 $69,707,171 $2,980,304 350 8,515

Housekeeping Supplies $525.53 $126,252,870 $131,891,857 $5,638,987 350 16,111

Personal Care Products $311.46 $74,824,692 $78,166,679 $3,341,987 350 9,549

School Books and Supplies (19) $78.59 $18,880,703 $19,723,995 $843,292 350 2,409

Smoking Products $290.44 $69,775,545 $72,892,016 $3,116,471 350 8,904

Retail Fundamentals

Source: ESRI BIS and Urban Advisors Ltd
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Metropolitan Area Employment Trends

Metro area employment is shown in the following table 
and chart.  The current economy is in flux and there are 
arguments that we will have a “double dip” recession, one 
where we recover a bit and then slide back into higher 
unemployment.  Other economists argue that we will have 
a lost decade of stagnant wage and job growth, as did Japan 
after its banking collapse.  Nevertheless, since this study is 
accommodating trends to 2025, at some point the national 
economy will recover.  When it does, El Paso employment 
will also rebound.  According to Texas Workforce Area 
projections from 2006 to 2016, employment in Region 10 

will increase by 56,650 jobs.  As of 2006, a review of BLS 
data showed that the El Paso MSA had approximately 88 
percent of workforce area jobs.  By 2016 this proportion 
would equate to approximately 50,000 new jobs created 
from 2006 to 2016.  This change is sufficient to support 
as much as 6.7 million square feet of occupied space, with 
office space accounting for as much as 3.2 million square 
feet�.  According to the BLS, 7,100 jobs were added to the 
� This estimate does not include Retail for which space is determine by 
sales, Construction and Natural Resources employment that are minor us-
ers of office space, Leisure and Hospitality for which space is determined 
by sales, or Manufacturing.

El Paso MSA between 2006 and the end of 2009.  If the 
Texas WFA projections are still valid, this would indicate 
that, upon recovery, one might expect six years of growth 
to add as many as 43,000 jobs.  Much of this demand would 
go into existing structures but some amount would be 
placed in new space.  The implication of this for downtown 
and the study areas is that planning for renovation of space 
is important in order to meet demand when the markets 
recover, so that demand can add to core area revitaliza-
tion.  For ASARCO, it means that planning for employment 
space is a viable and necessary option.

fund gaps between receivables and payables have had these credit lines removed and 
may be unable to expand. New small businesses are risky and are currently finding 
difficulty in financing and equity requirements to allay risk.  

Metropolitan Area Employment Trends 

Metro area private employment is shown in the following chart. 

Source: Bureau of Labor Statistics 

El Paso Employment by Sector 2005-2009
2005 2006 2007 2008 2009

Natural Res, Mining Construction 12,000 12,700 14,600 15,600 15,300

Manufacturing 22,800 21,900 20,300 19,600 17,300

Wholesale Trade 10,300 10,600 10,800 10,600 9,400

Retail Trade 32,700 33,900 34,800 35,200 33,000

Transportation, Warehousing, and Utilities 13,300 13,600 13,600 13,400 12,600

Information 4,800 4,800 5,200 5,600 5,100

Financial Activities 11,400 11,200 11,600 12,200 12,000

Professional and Business Services 26,900 29,700 30,500 31,400 30,000

Admin Support, Waste & Remediation 19,300 21,300 21,700 22,500 21,700

Employment Services 7,300 8,200 7,200 6,600 5,000

Educational and Health Services 32,800 32,400 31,900 33,000 34,800

Leisure and Hospitality 25,600 25,900 26,600 27,400 27,100

Other Services 7,700 7,700 8,000 9,300 9,000

Federal Government 9,300 9,700 10,200 10,800 11,600

State Government 8,600 8,100 9,100 9,200 9,400

Local Government 42,600 43,000 44,500 44,900 45,400

Total Government 60,500 60,800 63,800 64,900 66,400

Source: Department of Labor Statisics Source: Department of Labor Statisics
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Five Points

The following sections show trends for the individual study 
areas. Because the conditions and planning goals at each 
site are different, the tables do not use the same drive 
times or radii in looking at demographics.  ASARCO, for 
instance, has no housing within walking distance, so the 
typical drive time to evaluate retail (5 minutes) was used.

In general, the following tables illustrate existing conditions 
and the likelihood of change in the study areas in the ab-
sence of revitalization efforts.  Individual area projections 
can only tell us what to expect if nothing changes.  Projec-
tions cannot take into account the impact of new plans 
for infill and new development that make an area more at-
tractive regionally.  Based upon regional projections there 
can be a market for new housing in the study areas if the 
urban framework proposed in the plan is implemented to 
help provide the conditions necessary for infill and new 
development.

trends in the study areas

ASARCO

Oregon Corridor

Remcon Circle
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Oregon Corridor Area Trends

To understand the Oregon Corridor conditions, the area 
within walking distance (the pedestrian shed) of the corridor 
and its Bus Rapid Transit route was analyzed, shown in the 
accompanying map.  While this area has been losing popula-
tion, it has not lost any households and it has been gaining 
employment as shown in the employment data in this section.  
The change in the corridor is due to shrinking household size, 
which is below the El Paso average of 3.12 persons, and a shift 
from family to non-family households and renter households. 

Within this pedestrian shed are areas of very high quality 
housing.  This suggests that if the character of the corridor 
could be changed, there may be potential to integrate the 
characteristics of the higher income areas.  Improvements 
to the corridor itself could increase the feasibility of retail, 
increase the number of households and balance the demo-
graphics of household income. 

Base Demographics

Oregon Street Five-minute walk pedestrian shed   Source: ESRI BIS

Demographic Change for the Oregon Corridor Pedestrian Shed

2000 2010 2015 Change 
2010-2015

Population 9,931 9,681 9,580 (101)

Households 3,708 3,762 3,763 1 

Families 2,136  2,058 2,012 (46)

Non-Family Households 1,572  1,704 1,751 47 

Percent Non-Family 42% 45% 47% 47% 

Average Household Size  2.57 2.47  2.44 NA

Owner Occupied HUs 1,104  1,145 1,129 (16)

Renter Occupied HUs 2,604  2,617 2,634 17 

Percent Renter HU’s 70% 70% 70% 70%

Median Age 33.2 34.2 34.3 0.10

Median Household Income $21,774 $27,297 $31,910 4,613 

Average Household Income $36,182 $43,002 $48,662 5,660 
Source: ESRI BIS



ECONOMIC SUMMARY

 P L A N  E L  PA S O  •  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  6 . 1 3

The Oregon Corridor area shows net growth in house-
holds between 25 and 44 years of age, and ages 65 and up, 
and a loss of households between 45 and 54 years of age.  
Since the years between 45 and 64 are those when families 
with children will downsize, and the years between 25 and 
44 are when families add children, it is possible that this 
trend highlights a need for a greater diversity of housing 
units to address downsizing.  The surge of 35 to 44 year old 
households with incomes between $50,000 and $99,999 
per year indicates that those with upper incomes see the 
area as desirable now; improving the urban framework of 
the Oregon Corridor will reinforce this trend.  The im-
plication is that housing in the area can be proposed at a 
diversity of income ranges including upper income units. 

Age and Income 

Oregon Corridor Area Trends

Source: ESRI BIS
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Oregon Corridor Area Trends
Employment

The local employment data for the Oregon Corridor 
highlights its vitality as an employment center extending 
from Downtown to UTEP.   While jobs with wages below 
$3,333 per month declined, jobs paying more than that per 
month increased, offsetting the losses.  In a time of down-
turn it gained in employment and increased in family wage 
employment.  In planning for the area, this may indicate 
a possibility for the creation of more urban housing for 
those who wish to live, work and shop in the area without 
commuting.

The number of employees in this area indicates that the 
Oregon Corridor has one of the highest daytime popula-
tions in El Paso, indicating potential for intensification of 
the corridor.  Daytime employed populations support res-
taurants, business services, and a wide range of retail and 
service categories from apparel, drugstores and personal 
care products to financial services and dry cleaning. This 
support adds to the amenities needed for the viability of 
residential growth.  In addition, the shift to higher income 
enhances the potential for new retail and services since 
these employees will have more disposable income than 
lower-wage workers. 

Metro area employment trends indicate that:
government employment is still first at 66,500 jobs in 2009
education and health services are second
manufacturing has been declining over the last ten years
services are increasing
white collar and professional services are increasing

Study Area Employment Trends

Oregon Corridor

Oregon Corridor

Pedestrian Shed for Corridor 2004 2008
Change

2004 2008
Percent
Change

Total Area Employment 17,890 18,770 880 100%
Agriculture, Forestry, Fishing and Hunting 10 12 2 0.2%
Mining, Quarrying, and Oil and Gas Extraction 0 2 2 0.2%
Utilities 672 580 92 10.5%
Construction 96 297 201 22.8%
Manufacturing 82 59 23 2.6%
Wholesale Trade 264 137 127 14.4%
Retail Trade 359 409 50 5.7%
Transportation and Warehousing 888 829 59 6.7%
Information 487 490 3 0.3%
Finance and Insurance 1,453 1,594 141 16.0%
Real Estate and Rental and Leasing 153 129 24 2.7%
Professional, Scientific, and Technical
Services

923 955 32 3.6%

Management of Companies and Enterprises 22 10 12 1.4%
Administration, Waste Mgmt, Remediation 666 1,165 499 56.7%
Educational Services 3,825 4,751 926 105.2%
Health Care and Social Assistance 5,092 4,407 685 77.8%
Arts, Entertainment, and Recreation 601 571 30 3.4%
Accommodation and Food Services 1,191 1,264 73 8.3%
Other Services (exc. Public Administration) 330 307 23 2.6%
Public Administration 776 802 26 3.0%
Source: Local Employment Dynamics, US Census

Change by Age and Wage Level Employment Change

Oregon Corridor Pedestrian Shed 2004 2008
2004
2008

Age 30 or younger 4,755 5,062 307
Age 31 to 54 10,809 10,734 75
Age 55 or older 2,326 2,974 648
    
$1,250 per month or less 5,497 5,420 77
$1,251 to $3,333 per month 7,136 6,632 504
More than $3,333 per month 5,257 6,718 1,461
Source: Local Employment Dynamics, US Census

Oregon Corridor

Ped Shed for Corridor 2004 2008 Change 2004 
to 2008

Change by 
Sector

Percent of 
Total Change

Total Area Employment 17,890 18,770 880 4.9% 100%

Agriculture, Forestry, Fishing and Hunting 10 12 2 20.0% 0.2%

Mining, Quarrying, and Oil and Gas Extraction 0 2 2 0.2%

Utilities 672 580 -92 -13.7% -10.5%

Construction 96 297 201 209.4% 22.8%

Manufacturing 82 59 -23 -28.0% -2.6%

Wholesale Trade 264 137 -127 -48.1% -14.4%

Retail Trade 359 409 50 13.9% 5.7%

Transportation and Warehousing 888 829 -59 -6.6% -6.7%

Information 487 490 3 0.6% 0.3%

Finance and Insurance 1,453 1,594 141 9.7% 16.0%

Real Estate and Rental and Leasing 153 129 -24 -15.7% -2.7%

Professional, Scientific, and Technical Services 923 955 32 3.5% 3.6%

Management of Companies and Enterprises 22 10 -12 -54.5% -1.4%

Administration, Waste Mgmt, Remediation 666 1,165 499 74.9% 56.7%

Educational Services 3,825 4,751 926 24.2% 105.2%

Health Care and Social Assistance 5,092 4,407 -685 -13.5% -77.8%

Arts, Entertainment, and Recreation 601 571 -30 -5.0% -3.4%

Accommodation and Food Services 1,191 1,264 73 6.1% 8.3%

Other Services (exc. Public Administration) 330 307 -23 -7.0% -2.6%

Public Administration 776 802 26 3.4% 3.0%

Source: Department of Labor Statisics, US Census
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Oregon Corridor Area Trends
Assessed VAlues

The mapping of the Oregon Corridor shows the potential 
for redevelopment, rehabilitation and adaptive re-use in 
the area.  Assessed values for the more valuable properties 
are very high because of the institutional uses in the area 
including the University of Texas and the hospitals and clin-
ics adjoining the university. 

In the Oregon Corridor, the sites at less than $9 per 
square foot will be immediate opportunities if the planned 
infrastructure changes are made.    Vacant commercial land 
that is provided with services is listed for sale in El Paso 
from $4 per square foot to $8 per square foot currently, 
with vacant pads at existing retail sites listing for as much 
as $14 per square foot.  Sites between $10 and $15 per 
square foot will become viable opportunities over time as 
the market appreciates.  There are also opportunities for 
institutions to reinforce the character of the corridor by 
adopting and using the planned code changes for their new 
projects.

Oregon Corridor Assessed Value Per Square Foot    Source: City of El Paso GIS

Oregon Corridor Assessed Values
Area SF Acres Appraised Value

$0 to $9 per SF  557,673  12.8  $2,140,417 

$10 to $15  1,009,914  23.2  $13,006,773 

Over $15  5,659,174  129.9  $327,217,651 

Totals  7,226,762  165.9  $342,364,841 
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Five Points Area Trends

Two different areas were used to understand the conditions in the Five 
Points Transfer Center area.  The first table shows demographic change in 
a walking (0.25 mile) radius from the Five Points Transfer Center, while the 
second uses a standard five-minute driving time (see maps).

Five-Minute Walk Pedestrian Shed
The immediate walking area at the Five Points Transfer Center needs growth 
to support new retail.  The gross housing density of the quarter-mile radius 
is only 2.9 units per acre.  A walkable neighborhood that can support a full 
range of retail and services is typically in the range of 8 to 16 units per acre 
and up.  To make the area truly viable as a walkable center, the plan adds 
higher density housing along the corridors and as infill within the half-mile 
radius from the Transfer Center.  A reasonable goal for the area would be 
the addition of a thousand units.  If this can be accomplished, approximately 
66,000 square feet of retail could be supported, based upon the average 
spending for main street retail discussed in the consumer spending section.

Base Demographics

Demographic Change for Five Points Transfer Center 
Pedestrian Shed (1/4 mile radius)

2000 2010 2015 2010-2015 Change
Population 1,016 1,014 1,014 -   

Households 352 366 370 4 

Families 237 236 234 (2)

Non-Family Households 115 130 136 6 

Percent Non-Family 33% 36% 37% 37%

Average Household Size 2.89 2.77 2.74 -0.03

Owner Occupied HUs 141 137 136 -1

Renter Occupied HUs 211 228 234 6

Percent Renter HU’s 60% 62% 63% 63%

Median Age 33.9 33.5 33.2 -0.3

Median Household Income $18,846 $23,119 $24,405 $1,286

Average Household Income $25,644 $31,238 $35,333 $4,095

Source: ESRI BIS Five-minute (red circle) and ten-minute (green circle) walk pedestrian shed around the Five Points Transfer Center   Source: ESRI BIS
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Five Points Area Trends
Base Demographics

Demographic Change for Five Points Transfer Center 
5-minute Drive Time

2000 2010 2015 Change 
2010-2015

Population 66,226 63,564 62,683 (881)

Households 22,197 22,010 21,888 (122)

Families 15,460 14,832 14,523 (309)

Non-Family Households 6,737 7,178 7,365 187 

Percent Non-Family 30% 33% 34% 34%

Average Household Size 2.95 2.77 2.74 -0.03

Owner Occupied HUs 10,084 9,533 9,388 -145.00

Renter Occupied HUs 12,113 12,477 12,500 23.00

Percent Renter HU’s 55% 57% 57% 57%

Median Age 33.8 35.0 35.5 0.50

Median Household Income $19,862 $24,385 $27,522 $3,137

Average Household Income $29,999 $34,229 $38,374 $4,145

Three-minute (red), five-minute (green), and ten-minute (gray) drive times around the Five Points Transfer Center   Source: ESRI BIS

Five-Minute Drive Time
The five-minute drive time, shown in green on the map, 
is an area that includes much of Central El Paso.  While 
projected to have a slight loss in population, the access and 
centrality of this area and the supporting surrounding pop-
ulation suggest that this area, as it was in the past, should 
be a location for a concentration of retail and services. 
The plan addresses this locational importance by creating 
a node of density and a walkable environment at the Five 
Points Transfer Center area and along the Montana cor-
ridor.  With many more local households, and a location 
central to such a high population, revitalization can take 
place in the Five Points area.

Source: ESRI BIS
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Source: ESRI BIS

The distribution of household change by age and income 
within a half mile of the Five Points Transfer Center re-
veals interesting trends with implications for future devel-
opment.  While there are losses within some subgroups 
shown in the chart, there is significant positive growth.  
Households between 35 and 64 years of age with annual 
incomes of  $50,000 to $99,999 are growing.  Households 
between ages 25 to 34 in the under $25,000 income cat-
egory and the $50,000 to $99,999 income category are 
also growing.  

The presence of the upper income groups is interesting in 
comparison to averages for the area as whole and seems 
to indicate that there is currently housing and neighbor-
hood character that appeals to those with upper incomes. 
Part of this is due to the inclusion of part of the Memorial 
Park neighborhood within the half-mile radius, but there 
are also scattered parcels in the Five Points West are that 
show higher value (see map of values in this section). The 
plan proposes urban design changes in the area near the 
BRT that will add to the attractiveness of this area and can 
help to spur redevelopment and re-use that would appeal 
to these demographic groups.  

Five Points Area Trends
Age and Income
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Five Points Area Trends
Employment

The local employment data for the Oregon Corridor highlights its vitality as an
employment center. In a time of downturn it gained slightly in employment and
increased in family wage employment. In planning for the area, this may indicate a
possibility for the creation of more urban housing for those who wish to live work and
shop without commuting.

Five Points BRT

Five Points Employment

Half Mile Radius 2004 2008
Change

2004 2008
Percent
Change

Total Area Employment 4,190 4,730 540 100%
Agriculture, Forestry, Fishing and Hunting 0 0 0 0.0%
Mining, Quarrying, and Oil and Gas
Extraction

1 0 1 0.2%

Utilities 0 0 0 0.0%
Construction 247 765 518 95.9%
Manufacturing 266 260 6 1.1%
Wholesale Trade 86 82 4 0.7%
Retail Trade 316 323 7 1.3%
Transportation and Warehousing 37 12 25 4.6%
Information 19 35 16 3.0%
Finance and Insurance 144 166 22 4.1%
Real Estate and Rental and Leasing 24 21 3 0.6%
Professional, Scientific, and Technical
Services

185 207 22 4.1%

Management of Companies and Enterprises 0 0 0 0.0%
Administration, Waste Mgmt, Remediation 199 161 38 7.0%
Educational Services 93 94 1 0.2%
Health Care and Social Assistance 209 225 16 3.0%
Arts, Entertainment, and Recreation 0 9 9 1.7%
Accommodation and Food Services 271 237 34 6.3%
Other Services (exc. Public Administration) 189 228 39 7.2%
Public Administration 1,904 1,905 1 0.2%
Source: Local Employment Dynamics, US Census

Change by Age and Wage Level 2004 2008 Change

Five Points Half Mile Radius Employment Employment
2004
2008

Age 30 or younger 885 1,014 129
Age 31 to 54 2,812 2,997 185
Age 55 or older 493 719 226
    
$1,250 per month or less 1,062 1,010 52
$1,251 to $3,333 per month 2,155 2,211 56
More than $3,333 per month 973 1,509 536
Source: Local Employment Dynamics, US Census

The following charts show local employment by place of 
work for a half-mile radius from the BRT. There is a sig-
nificant daytime population of employees that exceeds the 
local residential population. Area employment increased 
between 2004 and 2008, and jobs with wages over $3,300 
per month increased while jobs with wages under $1,250 
per month declined. If the urban framework is restructured 
according to the plan, this area may become desirable for 
those who work in the area but currently live elsewhere. 

Five Points Employment

Half Mile Radius 2004 2008 Change 
2004 to 2008

Change 
by Sector

Percent of 
Total Change

Total Area Employment 4,190 4,730 540 12.9% 100%

Agriculture, Forestry, Fishing and Hunting 0 0 0 0.0% 0.0%

Mining, Quarrying, and Oil and Gas Extraction 1 0 -1 -100.0% -0.2%

Utilities 0 0 0 0.0% 0.0%

Construction 247 765 518 209.7% 95.9%

Manufacturing 266 260 -6 -2.3% -1.1%

Wholesale Trade 86 82 -4 -4.7% -0.7%

Retail Trade 316 323 7 2.2% 1.3%

Transportation and Warehousing 37 12 -25 -67.6% -4.6%

Information 19 35 16 84.2% 3.0%

Finance and Insurance 144 166 22 15.3% 4.1%

Real Estate and Rental and Leasing 24 21 -3 -12.5% -0.6%

Professional, Scientific, and Technical Services 185 207 22 11.9% 4.1%

Management of Companies and Enterprises 0 0 0 0.0% 0.0%

Administration, Waste Mgmt, Remediation 199 161 -38 -19.1% -7.0%

Educational Services 93 94 1 1.1% 0.2%

Health Care and Social Assistance 209 225 16 7.7% 3.0%

Arts, Entertainment, and Recreation 0 9 9 1.7%

Accommodation and Food Services 271 237 -34 -12.5% -6.3%

Other Services (exc. Public Administration) 189 228 39 20.6% 7.2%

Public Administration 1,904 1,905 1 0.1% 0.2%

Source: Department of Labor Statisics, US Census
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The fabric of the Five Points area is mostly residential, 
ranging in assessed values per square foot from under $4 
to over $70 per square foot.  Since many of these dwell-
ings are historic, it will be necessary to evaluate dwellings 
of low value to assess whether they are in a condition to 
be repaired.  There are also low-value buildings that may 
be eligible for rehabilitation tax credits because of their 
age.  There are 930 properties within the half-mile radius 
listed as built before 1936.  If they are in a commercial land 
use category including as a residential rental, they would 
be eligible for a rehabilitation tax credit of ten percent of 
eligible costs.  If designated as historic, the credit would be 
twenty percent.

To think about immediate redevelopment opportunities 
near the BRT area without parcel assembly, 10,000 square 
feet is a reasonable minimum to allow a scale of develop-
ment that can justify the effort.  Within a walking radius of 
Five Points and the BRT there are a number of sites greater 
than 10,000 square feet.  The most immediate opportuni-
ties are sites with values under $8 per square foot.  There 
are approximately 10.7 acres of such sites in the area.  Lon-
ger term opportunities for sites with relatively low value 
are sites over 10,000 square feet with values at or under 
$10 per square foot.  There are approximately 17.5 acres 
of these sites within the BRT area in the map.  Finally, there 
is an inventory of land listed as vacant belonging to the 
city.  Not all of this land may be available for development, 
but the very low cost of acquisition and city control over 
development could make a demonstration project possible 
in this area.

Five Points Area Trends
Assessed VAlues

Five Points Redevelopment Opportunities
Area Acres Total Value Value per SF

Private Sites > 10,000 Sq Ft, No Imp. Value 119,753 2.75 $128,482  $1.07 

Sites >10,000SF, under $4 per SF 50,991 1.17 150,640  $2.95 

Sites > 10,000 SF, $4 to $8 per SF 296,092 6.80  1,663,923  $5.62 

Sites > 10,000 SF, $10 or Less per SF 321,070 7.37 $2,914,184  $9.08 

City of El Paso Land, No Imp. Value 763,953 17.54  $233,261 $0.31 

Totals 1,551,859 35.63  $5,090,490  $3.28 
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Remcon Circle Area Trends
Base Demographics

There is no housing within a quarter mile radius of the 
West Side Transfer Center.  A three-minute drive time was 
used to understand the local area demographics.  Near 
Remcon Circle, household incomes are higher than the 
median and average for El Paso County. 

Because of the relative income levels in the area and the 
presence of the BRT and land to develop, the prospects for 
change in this area are good.  There is already a develop-
ment proposal for vacant land near Remcon Circle that 
will include housing and restaurant development near the 
Transfer Center.  Higher incomes in this area makes financ-
ing possible for new construction based upon comparables 
and the demographics.

One-minute (red), three-minute (green), and five-minute (gray) drive times around the West Side Transfer Center     Source: ESRI BISSource: ESRI BIS

Demographic Change: Remcon Circle

Drive Time: 3 Minutes 2000 2010 2015 10-15 Change

Population 934  993 1,015  22

Households 341  370 381  11

Families 261  276 281  5

Non-Family Households 80  94  100  6

Percent Non-Family 23% 25% 26% 26%

Average Household Size  2.71 2.66  2.64  2.00

Owner Occupied HUs 213  220 224  4

Renter Occupied HUs 128  150 158  8

Percent Renter HU’s 38% 41% 41% 41%

Median Age 34.1 34.6 34.9 0.3

Median Household Income $41,808 $50,704 $55,482 $4,778

Average Household Income $52,675 $57,960 $62,560 $4,600
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Age and Income 

Remcon Circle Area Trends

The greatest growth in this area is in the 25 to 34 age 
group at lower incomes, followed by the significant growth 
in higher income households between 35 and 54.  House-
holds between 55 and 64 are declining.  The households 
over 65 appear to be aging in place with the majority of 
household growth at incomes of over $50,000 per year.  
The plan proposes a boulevard for North Mesa Street that 
would make it a pedestrian-friendly corridor and improve 
its appearance sufficiently to allow urban housing facing 
the street.  Given the preference for urban housing types 
discussed in the section on housing trends, there is a mar-
ket for such housing if the boulevard urban framework can 
be created to set the stage, and if the owners of the ad-
joining commercial take the opportunity to recapture land 
value by intensifying their land use.  Housing opportunities 
include units for downsizing empty nester, young people 
starting households and seniors housing.

Source: ESRI BIS
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Remcon Circle Area Trends

The most significant changes in the Remcon Circle area 
are the increases in office occupations and Accommoda-
tions and Food Services.  Retail trade will rebound with 
consumer confidence as the economy recovers, but inten-
sifying use here can also enhance the retail by increasing 
the local population and increasing employment space to 
gain more daytime population.  There is an opportunity to 
reinforce this area as a place for office users like Finance 
and insurance, Real Estate, and Professional and Technical 
Services.  This sector is already growing and the corridor 
plan for North Mesa may make development of new space 
for this sector reasonable. 

The trends in age of employment and wages indicate that 
while jobs with wages below $1,250 per month are de-
creasing, employees of all ages are increasing. Employment 
in the immediate area is greater than the resident popula-
tion. These trends indicate potential for housing for em-
ployees to live near work and to allow more households 
a lifecycle range of housing from more modest homes for 
younger families to homes for the upwardly mobile.

Employment

Remcon BRT Area

Remcon Circle

Half Mile Radius 2004 2008
Change

2004 2008
Percent
Change

Total Area Employment 6,434 6,901 467 100%
Agriculture, Forestry, Fishing and Hunting 2 0 2 0.4%
Mining, Quarrying, and Oil and Gas Extraction 1 0 1 0.2%
Utilities 3 13 10 2.1%
Construction 861 987 126 27.0%
Manufacturing 134 158 24 5.1%
Wholesale Trade 81 101 20 4.3%
Retail Trade 1,956 1,836 120 25.7%
Transportation and Warehousing 13 18 5 1.1%
Information 230 206 24 5.1%
Finance and Insurance 84 198 114 24.4%
Real Estate and Rental and Leasing 16 77 61 13.1%
Professional, Scientific, and Technical Services 163 206 43 9.2%
Management of Companies and Enterprises 8 4 4 0.9%
Administration, Waste Mgmt, Remediation 912 562 350 74.9%
Educational Services 171 185 14 3.0%
Health Care and Social Assistance 140 221 81 17.3%
Arts, Entertainment, and Recreation 6 2 4 0.9%
Accommodation and Food Services 1,417 1,900 483 103.4%
Other Services (exc. Public Administration) 181 174 7 1.5%
Public Administration 55 53 2 0.4%
Source: Local Employment Dynamics, US Census

Change by Age and Wage Level 2004 2008 Change

Remcon Circle Half Mile Radius Employment Employment
2004
2008

Age 30 or younger 2,407 2,609 202
Age 31 to 54 3,354 3,418 64
Age 55 or older 673 874 201
    
$1,250 per month or less 3,332 2,686 646
$1,251 to $3,333 per month 2,499 3,264 765
More than $3,333 per month 603 951 348
Source: Local Employment Dynamics, US Census

The most significant changes in the Remcon Circle area are the loss of employment in
Administration and Waste Management, retail trade, and information. Since retail is one
of the main land uses in the study area, this indicates a need for planning to enhance
the retail viability of the area.

All the areas in the study show losses in jobs that pay less than $1,250 per month, but

Remcon Circle Transfer Center Area

Half Mile Radius 2004 2008 Change 2004 
to 2008

Change by 
Sector

Percent of 
Total Change

Total Area Employment 6,434 6,901 467 7.3% 100%

Agriculture, Forestry, Fishing and Hunting 2 0 -2 -100% -0.4%

Mining, Quarrying, and Oil and Gas Extraction 1 0 -1 -100% -0.2%

Utilities 3 13 10 333.3% 2.1%

Construction 861 987 126 14.6% 27.0%

Manufacturing 134 158 24 17.9% 5.1%

Wholesale Trade 81 101 20 24.7% 4.3%

Retail Trade 1,956 1,836 -120 -6.1% -25.7%

Transportation and Warehousing 13 18 5 38.5% 1.1%

Information 230 206 -24 -10.4% -5.1%

Finance and Insurance 84 198 114 135.7% 24.4%

Real Estate and Rental and Leasing 16 77 61 381.3% 13.1%

Professional, Scientific, and Technical Services 163 206 43 26.4% 9.2%

Management of Companies and Enterprises 8 4 -4 -50.0% -0.9%

Administration, Waste Mgmt, Remediation 912 562 -350 -38.4% -74.9%

Educational Services 171 185 14 8.2% 3.0%

Health Care and Social Assistance 140 221 81 57.9% 17.3%

Arts, Entertainment, and Recreation 6 2 -4 -66.7% -0.9%

Accommodation and Food Services 1,417 1,900 483 34.1% 103.4%

Other Services (exc. Public Administration) 181 174 -7 -3.9% -1.5%

Public Administration 55 53 -2 -3.6% -0.4%

Source: Department of Labor Statisics, US Census
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Five-minute (red), ten-minute (green), and twenty-minute (gray) drive times around ASARCO site.  Source: ESRI BIS

Demographic Change

ASARCO Area Trends

The five minute drive time is used as a typical measure of 
support for local serving retail and services.  It was cho-
sen for ASARCO because there are no households within 
walking distance of the ASARCO site, so the only mode 
of arrival is the automobile.  In estimating the capacity for 
retail and services, the 2,301 estimated households in the 
local drive time are too few to support a typical neighbor-
hood center, but this will change if the ASARCO East site is 
developed and connected to the main site.  Otherwise, re-
tail at the ASARCO main site will need to be based either 
upon a different market model such as a regional auto-
oriented facility, or limited retail and services for a daytime 
employment population on the site.  The combination of 
daytime population and new housing on adjacent sites will 
still result in some demand for local retail, but because the 
site is located on the border; its natural trade area is cut in 
half reducing local area demand (see map). 

Demographic Change for ASARCO: Five-Minute Drive Time
2000 2010 2015 Change 2010-2015

Population 2,432 2,301 2,263 (38)

Households 754 736 730 (6)

Families 446 416 403 (13)

Non-Family Households 308 320 327 7 

Percent Non-Family 41% 43% 45% 45%

Average Household Size 2.99 2.88 2.85 NA

Owner Occupied HUs 220 208 202 -6

Renter Occupied HUs 534  528 527 -1

Percent Renter HU’s 71% 72% 72% 72%

Median Age 31.9 32.6 32.6 -   

Median Household Income $18,511 $23,116 $26,302 $3,186 

Average Household Income $29,913 $32,986 $37,739 $4,753 

Source: ESRI BIS
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Age and Income 

ASARCO Area Trends

Household growth in the ASARCO commute shed is in 
households of 25 to 54 years of age and households of 65 
years of age and older.  Growth by income is split between 
households making under $25,000 in annual income and 
those making between $50,000 and 99,000 annually.  Oth-
er groups are projected to decline over the next five years. 
Under 25-year old households are also declining. 

Source: ESRI BIS
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Comment by the public during the Charrette process 
indicated a desire for ASARCO to be made a special 
place.  Land uses suggested included an arena, entertain-
ment and restaurants, general retail use, an amusement 
park, wind, solar, industrial and office, a museum, and a 
memorial.   As part of understanding the best use for the 
ASARCO site, each suggested land use was evaluated.  
Note that all redevelopment scenarios are dependant 
upon the site’s redevelopment constraints and environ-
mental restrictive covenants.

Wind Power Generation
El Paso has viable sites that justify installation of wind 
turbines, but not at ASARCO.  The sites have been iden-
tified by the National Renewable Energy Laboratory (in 
the map below, gray areas are those with little potential, 
while those that are brown to yellow to purple show 
potential from lowest to highest) and are at elevations 
on ridges above and east of the ASARCO site.  

Wind Manufacturing
There are only two manufacturers of wind generation 
equipment in Texas, one with a contract for a German 
company and the other a branch of a company from 
Portugal. Nevertheless, the Texas Economic Develop-
ment office was instrumental in gaining the Portuguese 
producer and is clearly interested in making Texas com-
petitive in such efforts. Manufacturing of wind turbines 
and control systems is concentrating in the center of the 
country where the highest potential exists for the use 
of such technology, but El Paso may have a competitive 
advantage because it has direct transport to areas that 
are relatively close with high wind potential.

Solar Power Generation & Manufacturing
The site can be suitable for solar power generation, and 
the installation of solar units is not negatively affected 
by the presence of the asphalt site cap. Combined with 
other uses such as research, manufacturing, and design 
of alternative energy products and systems, as well as 
site features such as an ASARCO manufacturing muse-
um, the site could become a kind of showcase for indus-
tries of the future. The western United States, including 
El Paso, is the region in which solar technology and sys-
tems development is growing rapidly, making this use an 
attractive site use. 

Arenas
Recent work by economists indicates that arenas that 
are not located in central locations do not act as initia-
tors of redevelopment and may actually lower the per 
capita income regionally because of the diversion of pub-
lic funds from uses that produce higher public benefits.�  
Arenas embedded in existing neighborhoods can have 
a slight positive effect (up to seven and a half percent) 
on surrounding land values, but may have little effect on 
regional economic activity due to what is called the sub-
stitution effect, meaning that entertainment money is di-
verted from other entertainment spending to the arena. 
In addition, many cities lose money on arenas when they 
are not managed effectively to secure more than 80 full 
days of occupancy annually. The site plan as envisioned 
can encompass an arena, but the decision to place an 
arena at the ASARCO site should be considered as fulfill-
ment of a public desire, and the costs evaluated carefully 
against the benefits, rather than as an economic develop-
ment initiative.

Research & Development
Research and development fits into the ideas suggested 
about manufacturing for technology and alternative en-
ergy. If the site can acquire a core of anchor businesses, 
this is a cluster that may be attracted to the site. There 
are no conflicts with this use and the other employment 
land uses or with the conditions of the site remediation.  
�  The Stadium Gambit and Local Economic Development, Coates and 
Humphreys, Regulation Vol. 23 Number 2
Impact of Sports Arenas on Land Values, Ahlfeldt and Maennig, AIES 
Working Paper 07-03	

ASARCO WEST REDEVELOPMENT FEASIBILITY EVALUATION

ASARCO West, indicated by the red circle above, has not been identified 

as a promising location for wind power generation.
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Entertainment/Restaurant
Entertainment could happen at the ASARCO site, but is 
typically located in more tightly knitted districts such as 
Downtown.  Entertainment districts include clubs, the-
aters, restaurants, art galleries, large venues such as the 
convention centers, hotels and sometimes shopping in 
a cohesive walkable environment.  The natural place for 
such a district is Downtown where it is already starting 
to form, with its restaurants, existing hotels and con-
vention center.  It may be more effective to invest in 
improvements to the existing Downtown than to try to 
make an entirely new district elsewhere. 

If ASARCO develops as an employment center with 
some additional land uses, there will be a need for res-
taurants or coffee shops to serve the employment pop-
ulation and visitors.  With over one hundred acres, this 
property, fully developed could accommodate over five 
thousand jobs, providing a favorable market for restau-
rants and business services.

Memorial & Museum
A memorial and museum offer something unique for El 
Paso that very few areas in the United States have, a 
publicly accessible window into the past to remember 
and understand the lives of our predecessors and the 
conditions in which they labored to build our current 
prosperity as a nation.  These uses at the ASARCO site 
may be available without great cost to the City.  Ac-
cording to Project Navigator, the Custodial Trustee for 
ASARCO, the National Park Service is interested in the 
site because of its historic significance.   

 

ASARCO WEST REDEVELOPMENT FEASIBILITY EVALUATION

ASARCO West has the potential to be redeveloped for a number of complimentary uses that could enhance the cultural and economic prosperity of 

El Paso.

Amusement Park
The ASARCO property could easily fit an amusement 
park while still having room for other uses.  A local 
amusement park takes around 15 to 20 acres of land 
including parking.  The outlook for such parks, how-
ever, is not reassuring.  According to an amusement in-

dustry consulting firm,� spending on local out of home 
entertainment is declining. Spending is rising for out-
of-home entertainment while on vacation and venues 
catering to this experience are coupled with resort 
areas and may be as large as 500 acres.

� The Future of Out-of-Home Entertainment, White Hutchinson Leisure 
& Learning Group, July 2010	
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Issues for New development and Redevelopment

One factor that contributes to long-term neighborhood 
viability is having housing stock that addresses the lifecy-
cle of neighborhood residents.  This lifecycle starts with 
household formation as a single person or young couple 
needing an apartment or small house.  As a family grows, 
the need for space becomes more important, so the neigh-
borhood needs housing with more bedrooms or perhaps 
a detached unit with a yard for children.  As households 
grow in income they may want housing with more ameni-
ties, and the neighborhood should be able to provide that.  
As households age, there may be a desire to move to a 
smaller unit but still stay in the neighborhood near friends 
and family.  Finally, there may be a need for the elderly to 
find units within their neighborhood that can accommo-
date their needs within walking distance of shopping and 
services and near transit for trips to the doctor.  A good 
neighborhood serves a mix of incomes and offers a range 
of appropriate housing types.  The presence of middle and 
high-income households ensures that retail and services 
are also available to those of lower income.  When de-
signed well, the mix of unit types need not conflict or have 
adverse effects on property values if the main difference 
in cost is size and interior quality of finishes.  This is true 
of the historic neighborhoods in El Paso where attractive 
large houses and small houses inhabit the same blocks and 
the difference in cost is based upon unit size and condi-
tion. 

Achieving a varied mix of housing and services is critical 
for neighborhood survival in the long term.  Current policy 
and economics pose difficulties for growth in the core ar-
eas in which the study areas are located.  The economics of 
land cost and City assistance with suburban projects favor 
growth at the edges of the City.  The demographic center 
of the City is shifting as a result and this encourages and 

enables outlying retail locations at the expense of retail in 
the core areas of the City.  Building at the edges also pro-
motes auto orientation because of the style of develop-
ment, and City policy mandates street widths in suburban 
development that are not based upon a walkable design 
paradigm. 

A serious effort to revitalize the central core of El Paso will 
require a policy decision about the future of where growth 
occurs in the City.  Even over the time period from now 
until 2025, there is only a limited demand for housing and 
retail and employment uses and while some of that de-
mand will go into development done in the current auto-
oriented model, policy and partnering by the City can help 
to channel enough of that demand to revitalize the study 
areas.  At the same time, demographic research shows that 
there is demand for better quality urban housing if it can 
be created in an environment that supports it.  The goal 
of the plans proposed is to create the conditions that will 
make housing opportunities in the study areas attractive 
to those market segments and thus make it attractive for 
developers willing to undertake a model differing from the 
current auto-oriented development on the edge. 

A major initiative for Five Points and the Oregon Corridor 
study areas is infill and adaptive re-use of buildings, and one 
of the barriers to this is parking.  Parking presents a chick-
en and egg problem for developers in that parking will be 
less important as a walkable neighborhood develops, but 
before all of the amenities and population are there, higher 
parking ratios may still be necessary.  Phasing is important 
in order to address developer risk and mitigate the cost 
of parking.  In the plan, a full-block development built now 
might require construction of expensive parking that could 
push costs above the level needed to gain a reasonable 

return on leases.  Phasing allows developers to respond to 
the market and to mitigate risk.  In a first phase of full block 
development, for instance, the most important side of the 
block would be developed and surface parking would be 
built behind the building.  This would allow a first phase to 
be built at the same cost as competing development, while 
still producing a good street frontage.  As time went by 
the other block faces could be developed as the market 
allowed.  To finish the project a simple parking structure 
could be built over the asphalt parking and the block could 
be finished. Phasing of this sort would need to be planned 
before the first phase, but would allow a long-term exit 
strategy to the developer. 

Acceptance of a different model of development requires 
confidence that it will produce results.  Many developers 
are justifiably wary when they see plans for which the re-
quired infrastructure does not yet exist, and may perceive 
infill development as more difficult than similar projects on 
open land.  There are several ways to address these con-
cerns.  First, public investment in infrastructure can con-
vince local tenants, owners and developers that the City is 
serious about revitalization.  Second, if the City has an avail-
able parcel and can partner with a local developer to build 
a demonstration project, the success of that project will 
spur interest by others.  An example becomes a compara-
ble; the sales or leasing history is there, the demographics 
and business tenant profiles are there.  This is information 
that can be distributed to title companies and used by the 
next developer to support financing.  Third, development 
of neighborhood parking strategies, and possibly strategic 
parking locations, initiated by the City as part of its infra-
structure program would ensure that higher projects at 
higher intensity could gain financing during the transition 
period between auto-oriented and walkable places. 
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CEA Group and Dover Kohl & Partners assembled com-
parison site development scenarios that enumerated site 
size, open space, ponds and street infrastructure and devel-
opment area.  For the conventional development examples 
acreage of land uses were included for housing retail and 
employment space.

To evaluate the programs, costs were obtained from CEA 
Engineers for site costs, construction costs for housing, 
concrete and asphalt costs, and a range of expected non-
construction costs.  Costs for retail space and employment 
space are from the RS Means Cost Works data site. 

To make the programs comparable, only mixed use exceeds 
two floors—it consists of two floors of residential above 
one floor of retail.  Parking in the conventional develop-
ment programs is all surface parking.  In the SmartCode 
development examples, parking is both surface parking and 

surface parking with a single concrete deck above.  This 
form of parking was chosen for sites where more intensity 
is desired, in order to allow intensity without the prohibi-
tive cost of a multilevel concrete parking structure, and to 
allow phasing of the parking over time.  A successful built 
example of this phasing and parking is seen in downtown 
Walnut Creek, California. 

In programming the SmartCode development site example 
for Cemex, retail square footage was based upon the num-
ber of households that would live within the developed 
site.  Employment space was provided for those who may 
be able to live and work in the same location.  Housing was 
provided at a range of income levels and sizes to address a 
lifecycle of housing needs. 

The results of the programming and cost analysis show 
that it is possible to build at higher intensity without us-

ing radically different building types than the ones familiar 
to the construction industry in El Paso.  There is no mid-
rise or high-rise construction that would require Type I 
costs and expensive vertical access systems.  This type of 
construction is not required in SmartCode development, 
and is not necessary to achieve good urban neighborhoods 
with a reasonable intensity of use and amenities.  The ob-
ject of this analysis is to let landowners know that the 
urban form is what is making the difference rather than 
expensive treatments or building types. 

The benefit of more intense land use for landowners is 
that the SmartCode development program creates more 
value per acre developed.  As El Paso grows, the assump-
tions about intensity seen in these programs may come 
to appear timid, but the SmartCode is flexible enough to 
allow greater intensity than what is shown. 

Conventional Development and SmartCode Development compared
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The Conventional Development Scenario for the CEMEX site includes pods 
of single-use development on cul-de-sacs.

The SmartCode Development Scenario for the CEMEX site includes a net-
work of streets, small blocks, and a mix of uses.

Cemex urban design Comparison
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CEMEX 
SmartCode Development Scenario Pro-Forma

Cost per SF or Unit CEMEX Site

 Land Acquisition  $6,250,860 

Construction Cost

Commercial Site Costs  $2.50  $1,006,388 

Demolition  $0.50  $2,500,344 

Open Space  $1.50  $19,382,131 

Ret/Com’l Shell  $100  $26,932,000 

Tenant Imp  $40  $10,772,800 

Fire Separation  $12  $2,585,472 

MU Housing*  $105,000  $53,046,753 

Vanilla Apartments*  $72,000  $83,808,732 

  Apartments/Lofts*  $90,000  $104,760,915 

Town Homes*  $100  $32,026,323 

Single Family Low*  $80  $59,672,030 

Single Family Standard*  $90  $76,800,067 

Single Family High*  $100  $60,883,597 

Parking Deck Over Asphalt**  $20  $8,575,000 

Surface Parking  $4  $2,940,000 

Commercial and Site Soft Costs 30%  $22,408,241 

 $574,351,654 

*Housing Unit Cost is inclusive but land cost has been subtracted from subtotal
**Average Cost/SF of concrete deck ($36) and asphalt ground floor ($4)

CEMEX 
Conventional Development Scenario Pro-forma

Cost/SF or Unit CEMEX Site

 Land Acquisition  $12,501,720 

Construction Cost

Retail  Site Costs  $2.50  $619,641 

Demolition  $0.50  $2,500,344 

Open Space/Parks  $0.75  $9,691,065 

One Story Retail Shell  $75  $7,435,692 

Tenant Imp  $40  $9,914,256 

Apartments*  $90,000  $4,919,587 

Town Homes*  $100  $-   

Single Family Low*  $80  $43,570,062 

Single Family Standard*  $90  $117,639,166 

Single Family High*  $100  $23,877,546 

Parking Deck Over Asphalt**  $20  $-   

Surface Parking for Retail  $4  $148,714 

Commercial and Site Soft Costs 30%  $9,048,300 

 $241,866,093 

*Housing Unit Cost is Inclusive Per Unit Cost
**Average Cost/SF of concrete Deck and asphalt ground floor

Cemex Development Pro-forma Comparison
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CEMEX Conventional Development Scenario Pro-forma
Rent/Sale Value  Value 

Com’l NNN Rent for 10% Return on Cost  $17.89  $22,173,881 

Apartments 10% ROC  1 BR 650 sf  $405  $2,542,195 

Apartments 10% ROC  2 BR 900 sf  $552  $3,463,023 

Single Family Low 25% ROC  1,200  $120,000  $54,462,577 

Single Family Medium 25% ROC  1,600  $180,000  $147,048,958 

Single Family High Large 25% ROC  2,000  $260,000  $31,040,810 

Total Value  $260,731,444 

Value Created /Acre Acquired  574  $454,236 

Value Created/Acre Developed  218  $1,196,208 

CEMEX SmartCode Development Scenario Pro-Forma
 Rent/Sale Value  Value 

Com’l NNN SF Rent for 10% Return on Cost  $14.78  $54,342,800 

MU Housing Rent/Unit for 10% ROC  1 BR 650 sf  $848  $30,531,000 

MU Housing Rent/Unit for 10% ROC  2 BR 800 sf  $1,063  $38,281,500 

Apartments 10% ROC  1 BR 550 sf  $516  $42,799,200 

Apartments 10% ROC  2 BR 850 sf  $773  $64,125,600 

Class A  Apartments 10% ROC  1 BR 650 sf  $674  $55,870,200 

Class A  Apartments 10% ROC  2 BR 900 sf  $867  $71,922,300 

Town Homes  1,400  $175,000  35,525,000 

Single Family Low  1,200  $120,000  57,000,000 

Single Family Medium  1,600  $180,000  97,560,000 

Single Family High Cottage  800  $104,000  10,296,000 

Single Family High Small  1,000  $130,000  12,870,000 

Single Family High Medium  1,500  $195,000  19,305,000 

Single Family High Large  2,000  $260,000  25,740,000 

Value Created per Acre Acquired 574  $1,073,464  $616,168,600 

Value Created per Acre Developed 155  $3,975,281 

Cemex Development Pro-forma Comparison
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CEMEX 
SmartCode Development Scenario Program

CEMEX Site

Site Area Square Feet 25,003,440

Site Area Acres  574 

New Circulation Acres 15%  89 

Open Space Acres 52%  297 

Existing Infrastructure 6%  34 

Development Area Acres  155 

Dev Area SF  6,733,000 

Site Value  $0.25 $6,250,860 

Cost per Acre $10,890 

Mix of Uses  Flrs Space

Retail Footprint 4.0%  1.0  269,320  269,320 

Office 0.6%  2.0  40,398  80,796 

Mixed Use Residential NA  2.0  215,456  430,912 

Multi-Family Residential 15%  2.0  1,009,950 2,019,900 

Self Parking Residential 63.1%  NA  4,248,523 2,549,114 

Parking Footprint (surface/deck) 17.3%  1,163,750 

Totals Land Use  6,731,941 5,350,042 

 Housing Units Created  4,426 

CEMEX 
Conventional Development Scenario Program

CEMEX Site

Site Area Square Feet 25,003,440

Site Area Acres  574 

New Circulation Acres 10%  57 

Open Space Acres 52%  297 

Ponds 0.3%  2 

Development Area Acres  218 

Dev Area SF  9,495,000 

Site Value  $0.50 $12,501,720 

Cost per Acre $21,780 

Mix of Uses  Flrs Space

Retail Footprint 2.6%  1.0  247,856  99,143 

Office 0.0%  2.0  -    -   

Mixed Use Residential NA  2.0  -    -   

Multi-FamilyResidential 24%  NA  2,278,800  88,000 

Self Parking Residential 73%  NA  6,968,344  2,090,503 

Parking Deck 0%  -   

Totals without  Parking  9,495,000  2,277,646 

Housing Units Created  1,478 

Cemex Development Program Comparison
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The SmartCode Development Scenario for ASARCO West includes a net-
work of streets, small blocks, and mixed-use, multi-story buildings.

The Conventional Development Scenario for ASARCO West includes 
commercial and industrial buildings located in large parking lots.

ASARCO West urban Design Comparison
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ASARCO West 
SmartCode Development Scenario Pro-Forma

Cost per SF or Unit  ASARCO West

Acquisition Cost  $4,883,294 

Construction Cost

Site Costs  0.5  $4,883,294 

Demolition  $-   

Open Space  0.8  $3,661,514 

Ind/Flex No TI’s  70  $41,090,000 

Office/Retail Shell  100  $132,800,000 

Office/Ret Tenant Imp  35  $23,240,000 

Parking Deck Over Asphalt**  20  $7,350,000 

Surface Parking  2  $2,940,000 

Soft Costs 20%  $43,192,962 

Subtotal  $264,041,063 

**Average Cost/SF of concrete Deck and asphalt ground floor

Ind/Flex NNN Rent for 10% Retrun on cost  $9.64  $59,736,985 

Com’l NNN Rent for 10% Return on Cost  $15.25  $213,818,438 

Value Created per Acre Acquired  224.2  $1,220,086  $273,555,423 

Value Created per Acre Developed  70.9  $3,857,892 

ASARCO West Development Pro-Forma Comparison

ASARCO West 
Conventional Development Scenario Proforma

Cost per SF or Unit  ASARCO West

Acquisition Cost  $4,528,062 

Construction Cost

Site Costs  0.5  $2,910,679 

Demolition  $-   

Open Space  0.8  $991,535 

Ind/Flex  No TIs  70  $101,873,772 

One Story Retail/Office  75  $3,750,000 

Office/Ret Tenant Imp  35  $1,750,000 

Surface Parking/Loading  2  $8,632,038 

Soft Costs 20%  $23,981,605 

Total  $148,417,690 

 Value 

Ind/Flex Rent No TI’s 10% ROC  $10.20  $156,763,832 

Retail NNN for 10% Return on Cost  $15.43  $9,162,802 

Value Created per Acre Acquired 207.9  $798,108  $165,926,633 

Value Created per Acre Developed 133.6  $1,241,594 
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ASARCO West 
Conventional Development Scenario Program

ASARCO West 

Site Area Square Feet 9,056,124

Site Area Acres  207.9 

New Circulation Acres 5%  11.2 

Open Space Acres 15%  30.4 

Ponds 16%  32.7 

Development Area Acres  133.6 

Dev Area SF  5,821,358 

Site Value 0.5 $4,528,062 

Cost per Acre $21,780 

Mix of Uses Flrs Space

Office/Flex 25%  1  1,455,340 1,455,340 

Retail 0.9%  1  50,000  50,000 

Parking/Loading 74% NA  4,316,019 

Totals Space Created 1,505,340 

Employees 500  3,011 

ASARCO West 
SmartCode Development Scenario Program

ASARCO Areas ASARCO West

Site Area Square Feet 9,766,588

Site Area Acres  224.2 

New Circulation Acres 22%  48.2 

Open Space Acres 29%  105.1 

Ponds (Included in Open Space) NA

Development Area Acres  70.91 

Dev Area SF  3,089,000 

Site Value 0.5 $4,883,294 

Cost per Acre $21,780 

Mix of Uses Flrs Space

IndFlex  Footprint 19%  1  587,000  587,000 

Office/Retail/ Services 22%  2  664,000  1,328,000 

Parking Footprint (surface/deck) 59% NA  1,837,500 

Totals without  Parking  1,915,000 

Employees  5,601 

ASARCO West Development Program Comparison
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IMPLEMENTATION7

“This Council has been very clear about want-

ing to build better neighborhoods that are more 

walkable, and that incorporate smart-growth con-

cepts of live, work, play.’’ 

- City Council member Steve Ortega
on El Paso using fee waivers 

to promote Smart Code
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policy recommendations & regulatory changes

1. Adopt the Plan.  
The City Plan Commission and City Council should 
adopt the Connecting El Paso Plan as a first phase of 
the update to the Comprehensive Plan.  The Connect-
ing El Paso Plan will then be incorporated into the offi-
cial Comprehensive Plan update in 2011.  The adoption 
of the Plan will send an important message to property 
owners and residents that the City and the community 
support the Plan and that the City intends to imple-
ment its principles.  By adopting the Plan, City staff 
and members of the City Plan Commission will have a 
clear direction to instruct applicants to meet the goals 
of the Plan.

2. Prioritize redevelopment and infill, starting 
with the Downtown; remove barriers for rede-
velopment.
Within its municipal boundaries, El Paso currently regu-
lates and funds arterial street construction for outlying 
development as well as other public infrastructure that 
enables development in outlying areas.  Typically, the de-
veloper builds the roadways and the City pays for over-
width or other additional construction costs as needed.  
It is suggested that priorities in capital spending be cen-
tered on improving core area infrastructure to enable 
smart growth and infill first before supplying new infra-
structure for new areas of development on the edges.  
The City is already trending this way with the new policy 
for impact fees.  

a) Assistance with fire code compliance
One of the barriers to adaptive re-use is a fire code 
that demands sprinklers and altered interior circula-
tion in old buildings.  Use of the International Existing 
Building Code (IEBC), described in Strategy 6, can low-

er the requirements for access and circulation changes 
legally and safely, thus allowing a lower cost of rehabili-
tation. Much of the cost of sprinkler systems is in the 
provision of water to the building—a new hydrant and 
the infrastructure leading to the building. If there is a 
way for the city to partner with property owners on 
supplying the connections, this would help to enable 
adaptive re-use. 

b) Differential tax assessment
One of the possibilities for encouraging infill develop-
ment in the core areas is to offer a tax assessment 
for infill that starts low and rises to the normal rate 
over time.  In the Oregon Corridor, for instance, the 
average total appraised value per square foot of land is 
around $43. There are many sites, however, with values 
below a commercial vacant land cost of $15 per square 
foot.  If such a property were developed to a value 
of $60 per foot, an initial assessment of 20% of rede-
veloped value would add directly to the net income 
of the property while maintaining the current tax col-
lected.  For the developer, the value of the difference 
would get capitalized into the initial value and increase 
the ability to finance the building.  At a capitalization 
rate of 8%, each dollar of tax reduction added to net 
income would raise the project value for financing by 
$12.50.  For the period of the lower assessment, the 
city would be no worse off than if it had no redevelop-
ment.  This would be far more effective than offering 
subsidies, and in this example, at the expiration of the 
differential tax period, the city would receive five times 
the revenue and a more vital neighborhood. 

c) Ability to phase in higher density
One of the best things the SmartCode can offer is the 

ability to gradually phase into higher density.  For a 
vacant block of infill, the first stage might be a building 
on one street face with surface parking.  As the mar-
ket and the economy improve, a deck can be placed 
over the surface parking and the sides of the block can 
be filled in.  Finally, as the neighborhood gains enough 
walkable services and transit, the last block side can be 
filled in with no addition in parking. 

It is important that the code allow this so that feasible 
development can occur as soon as possible.  The ability 
to phase cannot be underestimated in its usefulness 
to developers who may not have the capacity or the 
desire to take on the risk of density that requires park-
ing decks.  The plans for the study areas allow for this 
kind of phasing by proposing site development forms 
that address the street and place parking behind the 
building. 

d) Right-sizing streets
Subdivision standards currently call for interior streets 
that are adequate for travel at 30 miles per hour and 
collectors and arterials that are based upon maximum 
automobile flow without regard to pedestrian safety or 
access.  Reducing the sizes of these streets will reduce 
development cost and make developments under the 
SmartCode more attractive financially.  Reducing street 
sizes will also make more walkable neighborhoods.

The City’s 2008 Subdivision Ordinance rewrite and 
later amendments began to address the reduction of 
roadway widths.  The City should continue to initiate 
regulation changes that continue this trend.
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e) District-wide parking
In the Oregon Corridor and Five Points, creating dis-
trict wide parking will enable the complete use of infill 
sites.  When all parking must be solved by on-site fa-
cilities, the transition to higher density for commer-
cial property is burdened with the high cost of park-
ing structures and becomes infeasible until the market 
changes so much that structured parking is supported 
by high land values and leasing rates.  To avoid this 
chicken and egg situation, the City might consider as-
sistance for these neighborhoods in the form of care-
fully placed parking that can allow individual commer-
cial properties to develop without on-site parking.  A 
typical self-parking development can only afford a one 
story structure that covers only a quarter of the site.  
For areas where intensification is desirable, well placed 
district parking can allow eight to twelve times the 
leasable area, making this a very attractive incentive 
for development.

3. Promote use of the SmartCode.
a) Encourage use of the SmartCode in new devel-
opment by use of streamlined permitting, the waiv-
er of fees and joint public/private partnerships.   
With the adoption of the SmartCode in July of 2008 
the City Council approved optional regulations that had 
the potential to deter urban sprawl by allowing denser 
development, while at the same time creating neigh-
borhoods with the same design elements as the City’s 
most revered historic neighborhoods.  Since adoption, 
however, thousands of projects have been permitted in 
El Paso and none have utilized the SmartCode. 

Though many members of the development industry 
are interested in SmartCode principles and have be-

gun incorporating them into their designs piecemeal, 
the Smartcode ultimately requires an integrated ap-
proach to building homes, workplaces, commercial ar-
eas and public spaces.  This new approach may require 
some retooling of the El Paso construction industry’s 
methods, which is considered by many developers and 
builders to be cost prohibitive.  

In response, the City of El Paso has initiated a program 
to streamline permitting with the creation of City-
commissioned SmartCode Plans and City-sponsored 
rezonings and/or zoning overlays to the SmartCode.  Plans 
developed by designers versed in SmartCode become a 
by-right option for developers and cut months to years 
off of the time it takes for a rezoning.  The City should 
continue this policy as well its policy of working with the 
development industry to find fees that can be waived in 
the interest of walkable and potentially multimodal neigh-
borhoods.  Many specific potential development plans 
have also been described in this report that the City may 
consider for a possible public/private partnership where 
there is sufficient public interest.  In other communities 
where the SmartCode or a form-based code has been ap-
proved it has taken a built project which members of the 
development industry could experience themselves, or a 
first project with a successful sales history before Smart-
Code development is considered feasible and eventually 
commonplace. 

b) Continue coordination with Public Service Board 
(PSB) to require SmartCode development on public 
land that is for sale.  
As development reaches the fringes of El Paso, the PSB 
and the City should work together to craft covenants and 
development agreements that require use of the Smart-

Code.  This is a first step towards establishing developer 
expectations early in the process and accomplishing pub-
lic land use goals.   The SmartCode lays the framework 
for development that is dense enough to support future 
public transit,  prevents future traffic congestion, reduces 
infrastructure costs (which eventually become a public ex-
pense), preserves environmentally sensitive lands (which 
maintains large-scale ecosystem integrity while protecting 
the local water supply), has a mix of uses to eliminate un-
necessary car trips, and is of a character that helps define 
El Paso as a choiceworthy place to live and invest.  

c) Train City staff and educate the development 
industry on the use of the SmartCode with public 
training sessions.
Every change in regulation and policy requires an edu-
cational process for all parties involved to insure suc-
cess.  This education should be commensurate with the 
scope of the new policies and regulations.  City Staff 
must understand the intention of the SmartCode and 
the process for facilitating new development applica-
tions.  The development community should be made 
aware of the profit inherent in building more densely, 
under rules that keep compact places high-functioning, 
pleasant and acceptable to the surrounding community. 
This training can involve in-house educational seminars 
for City staff, smart growth and form-based code con-
ferences and outreach to local associations of realtors, 
chambers of commerce, building associations and all 
other groups involved in the development of the City.  

4. Use the International Existing Building Code.
The City uses the International Building Code (IBC) for 
reviewing and ensuring the safety of new structures. It 
is suggested that the City designate, where appropri-

policy recommendations & regulatory changes



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Page  7 . 4  •  PLAN EL  PASO •  Dover, Koh l  &  Pa r tne r s  •  December  9 , 2010

ate, the use of the International Existing Building Code 
(IEBC) for older structures in the center of the city. 

The International Existing Building Code (IEBC) will 
solve many difficulties faced by owners of older proper-
ties who wish to renovate for adaptive re-use.  Impos-
ing current code standards on old buildings can present 
difficulties that require fundamental redesign of older 
structures, and often results in a loss of historic qual-
ity as well as producing costs that make renovation in-
feasible.  The IEBC has different standards for access, 
building circulation (halls and stairwells, etc.), occupancy 
requirements that trigger changes, necessary improve-
ments for fire code compliance, etc.   Adaptive re-use is 
more achievable with the IEBC as is the renovation of 
historic structures.   

The IEBC resolves many of these issues without com-
promising public safety.  At the same time, the IEBC con-
tinues to shield the City from liability, in the same way as 
the IBC, as it is an international standard that is accepted 
widely.  The City should use the International Existing 
Building Code as part of its building code.  

5. Allow Accessory Dwelling Units (ADUs) to in-
crease infill development and increase the mix 
of household types in neighborhoods. 
With growth in aging populations, the changing fam-
ily structure and affordable housing issues in many 
communities,  Accessory Dwelling Units (ADUs) offer 
many advantages.  Simply put, an ADU is a second sub-
ordinate dwelling unit with independent cooking, living, 
sanitation, and sleeping for a second small household 
that has been added to, created within or detached but 
on the same lot as a single-family dwelling.

ADUs provide an affordable housing choice for those 
who might otherwise find it financially difficult to live 
within the City.  Typically they are less expensive to 
construct because the land cost is not part of the 
equation.  ADUs can provide places for elderly par-
ents or those living alone to be cared for.  They can 
provide a place where people can move through vari-
ous stages of life without having to move out of their 
neighborhood.  ADUs can provide additional income, 
through rental of the ADU or the main home, to help 
with property maintenance and mortgage payments.  
Companionship and security can be an unanticipated 
benefit.  Older homeowners may offer housing in ex-
change for various services, such as yard maintenance 
or provision of security. 

Allowing ADUs in existing single family neighborhoods 
can enhance the feeling of “community” by encouraging 
a mix of ages and lifestyle choices, all of which increase 
the sustainability and vitality of the neighborhood.  The 
City’s zoning regulations should be amended to allow 
for these types of units in existing single family dis-
tricts.
The City of El Paso’s development regulations current-
ly define ‘Accessory Building” and “Accessory Use” but 
should incorporate a definition of an Accessory Dwell-
ing Unit and associated regulations for these types of 
dwelling units.  There are several considerations when 
developing these regulations.  The definition should be 
simple yet complete so that it is clear what an acces-
sory dwelling is and what it is not.  Standards should 
address size limits of the unit and whether it can be 
attached and/or detached from the principal dwell-
ing.  To be “accessory” to the main home it should be 

smaller in size; some communities limit the maximum 
to a percentage of the main structure.  Design features 
that address compatibility with surrounding homes in 
existing neighborhoods should be incorporated.  In-
compatibility is one of the most common reasons for 
neighborhood opposition to accessory units.  Regula-
tions should address how much parking is necessary 
and the number of accessory units allowed per lot and 
per neighborhood.  The number of bedrooms allowed 
and any use restrictions should be clear.  Because 
ADUs can provide additional income to the homeown-
er, it is important that they are permitted to be rented. 
However, the code should specify that either the main 
structure or the ADU should be owner occupied.  This 
is important for neighborhood stability. 

The process whereby units are allowed should be 
straight forward and relatively simple.  The require-
ment for a public hearing should be decided; whether 
to allow these units by right or to require neighbor-
hood input.  Allowing them by right encourages their 
use and as long as well-developed standards are in 
place, compatibility issues should be minimal.

6.  Adjust parks requirements in new neighbor-
hoods to allow pocket parks and playgrounds of 
less than one acre. 
It is recommended that the City revise its parkland dedi-
cation ordinance to allow for acceptance, at the City’s 
discretion, of park lands less than one acre in size.  Items 
to consider in any ordinance amendment include accept-
able locations for these pocket parks, maintenance re-
sponsibilities, desirable park features, and user needs. 
The City should determine where these types of parks 
are best suited.  Maintenance is an issue for many local 
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parks departments because of the scattered nature of 
these mini parks.  It is best to locate them in dense 
urban mixed-use areas where they will have the great-
est economic development and social impact.  In urban 
areas, parks provide open space for rest and relax-
ation, lunch breaks for downtown workers, play areas 
for children of urban dwellers and locations to gather 
outdoors.  They are typically spread throughout a com-
munity, often because acquisition is opportunistic.  A 
vacant lot or abandoned parking area may become 
available for use as a park.  It is important that the City 
incorporate some standards for design while maintain-
ing flexibility to address specific user needs.  

These small parks may be acquired through various 
methods.  Acreage may satisfy a dedication requirement 
and community groups may identify spaces for consid-
eration.  Public-private partnerships may be formed to 
enable acquisition, provide development and address 
maintenance.  In the Downtown, the City may consider 
allowing an increase in density or offer some other 
incentive for contribution to a pocket park fund.   It is 
important that the City determine whether a specific 
location or area can best be served by a pocket park 
without overburdening City budgets.

7. Introduce LEED-ND as a tool for rating new 
projects in the City.
LEED for Neighborhood Development (LEED-ND) is 
a natural extension of USGBC’s sustainable develop-
ment rating system.  LEED-ND integrates the princi-
ples of smart growth, new urbanism, and green building 
into the first national standard for neighborhood de-
sign.  Given El Paso’s desire to promote smart growth 
and sustainable development, LEED-ND would seem 

to be a natural fit.  The City of El Paso should partner 
with the Chihuahuan Desert Chapter of the USGBC 
on LEED-ND outreach, offering classes and training 
sessions for staff and building professionals in the City.  
LEED-ND can be used as a tool for rating new devel-
opment projects in the City and for prioritizing grant 
allocation, permitting, and infrastructure investments.  
The federal government’s Sustainable Communities 
partnership between HUD, DOT, and the EPA has re-
cently announced that LEED-ND will be used as the 
rating system to judge applications for federal grant al-
location to local communities.  El Paso should promote 
LEED-ND projects in order to compete with other 
municipalities for these federal grants.

8. Increase incentives to dedicate arroyos as 
open space.  
There are provisions in the parkland dedication ordi-
nance that allow dedication of arroyos to count toward 
required parkland at a rate of 1 acre of arroyo = ½ acre 
required parkland.  Given the parkland requirement of 
1 acre per 100 units, very small amounts of the arroyo 
are dedicated.  These provisions should be adjusted to 
require 2 acres of arroyo to be dedicated per 100 units 
(or some other reasonable proportion) where arroyos 
or floodplains are present.  Exactions for all or a portion 
of the arroyo could be required through the subdivision 
regulations.  However, each property must be examined 
on a case-by-case basis to ensure that the exaction is 
proportionate to the development proposed.  

policy recommendations & regulatory changes

Accessory dwelling units in Sunset Heights such as this “granny flat” 
above a detached garage allow additional housing opportunities.

Preserving El Paso’s natural landscape is an essential step in pro-
moting the City’s unique location and character.
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1. Incorporate urban design priorities into tran-
sit planning and goals. 
Land uses and development standards for proper-
ties near existing and future transit corridors should 
enhance the performance of the corridor.  The City 
should consider encouraging higher-intensity devel-
opment along all transit corridors through minimum 
density requirements.  Higher densities and better uti-
lization of land along transit corridors maximizes the 
public’s investment in transit facilities.   

Properties within close proximity to transit corri-
dors should have alternative development standards 
because they function differently than auto-oriented 
properties.  Accessibility to transit provides the op-
portunity for more pedestrian activities and a reduced 
demand for vehicular trips and surface parking.  Ur-
ban development standards are more appropriate near 
transit areas that address the walkability of the project, 
the relationship of the property to the various transit 
options and the function of the project at a pedestrian 
scale.  

2. Continue to undertake and promote neighbor-
hood redevelopment plans for areas throughout 
the City.
The Comprehensive Plan for El Paso outlines the 
overall planning strategies and physical development of 
the community.  However, the City-wide Plan is not 
a substitute for smaller, neighborhood redevelopment 
plans.  The Comprehensive Plan should be utilized as a 
starting point for more detailed neighborhood plans to 
identify opportunities for strategic improvements.  El 
Paso should continue the long range planning program 
responsible for such successful neighborhood plans as 

the Rim University Neighborhood and Medical Center 
of the Americas Master Plans.  In order to focus plan-
ning efforts, a prioritized work plan for future targeted 
areas should be developed in concert with the City 
Plan Commission.  For example, neighborhoods fac-
ing specific redevelopment issues could be targeted 
including those impacted by recent school closings.  

3. Encourage the designation of additional neigh-
borhoods as Historic Districts.
The abundant historic and architectural resources of 
El Paso are important to its unique character.  Pres-
ervation and economic use of these resources are key 
to the future of the City, particularly its Downtown 
and in-town neighborhoods.  These historic structures, 
particularly concentrations of them, are attractions 
for tourists and residents, demonstrating the posi-
tive economic benefits of historic preservation.  The 
age, quality, and character of the architecture of these 
distinct buildings and neighborhoods are of real value; 
these historic properties and areas can be guaranteed 
and preserved for generations to come through his-
toric district designation.  For this reason, additional 
neighborhoods and districts should be considered for 
designation as historic districts, such as South El Paso 
Street, Segundo Barrio, the Chamizal, Kern, and Union 
Plaza.  In particular, properties and neighborhoods that 
are currently listed on the National Register of His-
toric Places such as the Rio Grande Avenue Historic 
District and the Montana Avenue Historic District 
should be recognized as locally-designated Historic 
Districts.  The designation process is initiated by the 
neighborhoods, so the City should examine incentives 
that would encourage property owners to pursue his-
toric district status.

El Paso has a valuable stock of historic buildings that add eco-
nomic and cultural value to the City.

PLANNING STRATEGIES
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neighborhoods. 



         IMPLEMENTATION

 PLAN EL  PASO Dover, Koh l  &  Pa r tne r s  •  December  9 , 2010  •  P a ge  7 . 7

4. Encourage adaptive reuse of historic struc-
tures Downtown and in the historic neighbor-
hoods.
Successful urban revitalization will be led by knowl-
edgeable investors, connoisseurs of historic art and 
architecture, and well-trained members of the building 
trades, engaged in friendly competition on both large 
and small scale developments.  These skills and inter-
ests can eventually translate into better results on new 
buildings (not just old ones) and multiply into an ele-
vated, more sophisticated group of community activists 
who will speak up for their neighborhoods and sup-
port high-quality streetscapes, transit, parks, and other 
elements of the public realm surrounding their invest-
ments.  Therefore the City should actively nurture 
the buildup of local skills and interest in historic 
preservation and revive flagging interest in adap-
tive reuse.  This can be done by financially sponsoring 
demonstration projects; hosting skill-building and pro-
motional events; conducting tours; and working with 
the local colleges and other institutions to cosponsor 
Owner-Builder training and/or incubating certificate 
programs in historic preservation, craftsmanship, res-
toration and development finance.  The sale of devel-
opment rights of historic properties should be allowed 
under any TDR program, and parking requirements 
should be drastically reduced or eliminated for historic 
preservation circumstances. 

 At the same time, the City should redouble its efforts 
to enforce regulations protecting historic proper-
ties, enact a robust prohibition against “demolition by 
neglect,” and continue to lead by example with good 
stewardship of municipally owned historic sites and in 
public/private partnerships.

5. Create a comprehensive parking strategy for 
urban areas.   
In order to create successful dense urban areas that 
are attractive for both commercial and residential de-
velopment, parking must be addressed.  The typical 
minimum “space per square foot” and layout standards 
of suburban parking ordinances do nothing more than 
discourage development.  Residential and non-residen-
tial development alike often cannot support increased 
costs for a project where land values are already at 
a premium.  In addition, surface lots are incompatible 
with walkability and they “eat up” valuable space that 
could be used for tax-generating development.

In urban areas where pedestrian activity is desired, 
parking should exist in the form of on-street parallel 
parking.  It provides a buffer between the pedestrian 
and the roadway and also offers more immediate ac-
cess to businesses.  Parking can also exist as structured 
parking although this alternative is expensive, normally 
too expensive for one party to carry.  Structured park-
ing is preferable to surface parking lots in Downtown 
areas where land costs are typically high and dense de-
velopment is the goal.   The City should investigate part-
nerships whereby structured parking may be shared by 
more than one use or business, such as 8-5 office uses 
sharing with residential, restaurant or entertainment 
uses where hours of use would not likely conflict.  This 
shared parking can reduce costs for all participants. 
Shared parking opportunities and guidelines for use 
should be discussed with all owners and tenants to-
gether, both business and residential users.  The City 
should identify locations where shared parking makes 
most sense.  Shared parking, on-street parking and 
eliminating or lower parking requirements provide the 

PLANNING STRATEGIES
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flexibility for development to best determine individual 
needs and where the greatest chance of success can 
occur.  More and more communities across the coun-
try are examining and reducing parking requirements, 
particularly in downtown areas or areas where urban 
development is desired. 

Working hand-in-hand with reduced parking and shared 
parking, the City must provide for locations where bi-
cyclists and transit users can easily access residential 
and non-residential locations within the urban area.  
These locations must provide storage space for bikes, 
feel safe for those awaiting transportation and be with-
in easy access for users. Cyclists must have safe routes 
to and from storage areas and destinations.  Design is 
extremely important in making these elements usable.

6. Encourage the rehabilitation and construc-
tion of transit-supportive multi-family housing.  
The adaptive reuse and rehabilitation of existing struc-
tures should be encouraged and incentivized through-
out El Paso with special attention given to Downtown 
and identified transit-oriented neighborhoods.  In addi-
tion, new multi-family housing should be encouraged in 
these areas through strategic infill development.  Not 
only will new units be added to the market that may 
utilize the transit system, but underutilized proper-
ties will be converted into community assets.  Design 
standards that are responsive to urban environments 
and walkable neighborhoods should be by-right.  For 
example, bulk standards such as setbacks, parking and 
permitted land uses should be adapted for urban con-
texts.  The City of El Paso and the PSB should consider 
monetary incentives for properties utilizing existing 
infrastructure and not requiring the construction and 
future maintenance expenses of new infrastructure.  
If a developer is adding living units in strategic areas, 
credit may be given towards the cost of providing ad-
ditional service such as new water meters, tap fees, 
street bores and other utility construction costs. 

A strategy should also be developed to target vacant 
and under-utilized properties that are appropriate for 
multi-family land uses.  Existing buildings and vacant 
land could provide opportunities for redevelopment 
and change, especially in Downtown and along identi-
fied transit corridors.  In order to promote the reha-
bilitation and development of specific properties, it is 
necessary to inventory and map the locations through 
the city’s existing GIS system.  The City can then target 
new users and promote the inventoried opportunities 
to new investors.  

7.  Incorporate “smart school” concepts in mas-
ter development and subdivision planning. 
Schools should be a major asset and the heart of a 
sustainable neighborhood by being prominently located 
and complimenting the walkability of the area.  In con-
trast, many newly-constructed schools are physically 
inaccessible to pedestrians through the use of fencing 
and gates, large detention areas, topography changes 
and isolated site planning.  

The City should communicate its new vision for com-
plete neighborhood-building with the EPISD, collabo-
rate with the EPISD to educate constituents on why 
school planning must be integrated with this vision, and 
advocate for specific reforms of school district policy 
to better meet Smart Growth school planning criteria.
The Smart Growth school planning criteria outlined 
below were developed by the non-profit organization 
Smart Growth Schools.  More information on these 
criteria can be found in the “Smart Growth for Smart 
Schools” document at www.smartgrowthschools.org.    

a) Full cost analysis
The restoration cost of old schools should be com-
pared with the replacement costs of closing the school 
and building a new facility.  This type of analysis is criti-
cal to the City of El Paso given the current financial 
context and the recently failed school bond election.  
As the school district is contemplating the closure of 
multiple schools, decision makers must examine the 
impact upon the community as a whole.

b) Holistic planning 
School planning should be done in conjunction with 
land planning and transportation planning.  Land use 
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and thoroughfare planning around the school should 
be thoughtful and compliment the neighborhood con-
text.  For example, pedestrian linkages should be stra-
tegically located via sidewalks, bikeways, arroyos and 
other common areas to provide internal and external 
neighborhood circulation.  

c) Community buy-in  
The school planning process should be conducted in 
a way to secure meaningful community input prior 
to key decisions being made.  Meaningful input by the 
community provides benefits to the entire community 
including better decisions and long-term support by 
the citizens. 
 
d) Elimination of impediments to small schools
Schools should be designed with the site and needs 
of the community in mind.  Many school districts have 
minimum acreage requirements, minimum square foot-
age requirements, and other design standards that pre-
clude more context-sensitive design alternatives.

e) Neighborhood school  
Schools should be embedded into walkable neighbor-
hoods so that most students can reach them safely 
without the necessity of a car or bus.  Residents and 
students should be encouraged to walk to and from 
the school campus in a safe environment.

f) Prominent site
Schools should be sited in a prominent location so that 
they communicate the importance the school has in 
the culture of the community.  Neighborhood schools 
should be located within the heart of the neighbor-
hood instead of the periphery.

g) Shared use  
Schools should be sited or designed so that they can 
share uses with the community.  Joint-use facilities 
should be encouraged to maximize the public’s invest-
ment including the sharing of recreational facilities to 
reduce campus size.  Neighborhood parks should be 
located next to schools to maximize recreational areas 
and the opportunities of joint use facilities.

h) Flexibility  
Schools should be designed so that they can grow 
or contract in size and services as the neighborhood 
grows or contracts so that they remain useful over a 
longer period of time.  Thoughtful site planning pro-
vides major long-term benefits including a more sus-
tainable school campus.
i) Connected learning environment  
School should connect to effective distance learning 
opportunities, as well as interaction with local busi-
nesses and community service programs.

j) Community pride in design  
Schools should be designed so that they generate com-
munity pride as measured by a Visual Preference Sur-
vey.  El Paso High School on East Schuster Avenue is a 
great example of community pride in design. 

k) High performance green building certification  
Construction and renovation of schools should fol-
low best practices regarding energy efficiency, water 
efficiency, indoor air quality, daylighting, light pollution 
and earth-friendly construction techniques as set out 
in the LEED for Schools or similar high-performance 
building certification program.

8.  Target empty lots in urban areas for tot lots 
and playgrounds. 
Vacant and under-utilized properties should be target-
ed for additional recreational space within the more 
urban areas of El Paso.  In order to capitalize on fu-
ture opportunities for tot lots and playgrounds, it is 
necessary to inventory and map potential properties 
through the existing GIS system.  El Paso should begin 
acquiring targeted properties through dedication as 
well as purchase through the existing parkland dedica-
tion ordinance and other funding mechanisms.  Existing 
areas not adequately served by recreation areas within 
a 10 minute walk should be prioritized.  

9. Incentivize the use of LEED building standards 
in all new construction in the City.
The United States Green Building Council (USGBC) 
offers sustainable design and construction standards 

A mix of large and small businesses is necessary for an economi-
cally resilient neighborhood.
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known as LEED.  LEED stands for Leadership in Energy 
and Environmental Design and it promotes a holistic 
approach to sustainability by recognizing performance 
in five key areas of human and environmental health: 
1. sustainable site development, 2. water savings, 3. 
energy efficiency, 4. materials selection, and 5. indoor 
environmental quality.  Building owners and occupants 
benefit from lowered operating costs of their buildings 
and improved quality of life, and developers benefit 
from the market demand for green construction.  
 
The City of El Paso has shown a strong commitment to 
sustainable building practices through its Green Build-
ing Grant Program and through its adoption of LEED 
building practices in City buildings, including the new-
ly-constructed Cielo Vista Branch Library, affordable 
housing, and the in-progress Transfer Centers.  The City 
should continue to promote LEED and green building 
practices through education, expedited permitting in-
centives, and additional use of LEED standards in new 
municipal construction.

10. Use renewable and locally-generated energy.  
As nonrenewable fossil fuels become depleted, they 
tend to become more expensive.  Each neighborhood 
can do its part in reducing greenhouse gas emissions 
by using renewable energy, especially renewable en-
ergy generated on-site.  Solar water heaters, rooftop 
photo-voltaic panels, and solar-array “brightfields” are 
some of the many ways that residents and business 
owners can harness the sun’s power. 

11. Slow and capture rainwater.  
A wide range of devices and landscapes should be in-
stalled throughout the City of El Paso in order to slow 
and capture precious rainwater.  Rain barrels and cis-
terns can be added to buildings, providing a source of 
irrigation water during the dry season.  Reduce im-
pervious surfaces by replacing conventional asphalt in 
driveways and parking lots with surfaces such as pervi-
ous pavement or bricks.  

12. Plant and maintain adapted street trees and 
evolve a system of district-scale stormwater 
retention for irrigating and maintaining street 
trees during their early years.  
During the charrette process, the participants stressed 
the need for more street trees to provide shade from 
the harsh sun.  Streets should be reclaimed as walkable 
places and a street tree campaign should be started 
to increase the planting of street trees and to sup-
port consistent maintenance.  Downtown and the 
four Connecting El Paso Plan study areas should be 
priorities for a comprehensive street tree inventory.  
Appropriate urban shade trees should be planted on 
streets to form a lush tree canopy.  Pedestrian-scaled 
lighting, sidewalk improvements, street furniture, and 
other streetscape improvements should be funded as 
well.  Beginning immediately, every year there should 
be a sustained investment in the City’s annual budget 
to restoring and maintaining the City’s tree canopy.

13. Use native landscaping. 
Encourage the use of native plants in all City-spon-
sored landscapes and educate property owners on the 
use of native plants for irrigation reduction, hardiness, 
and improved ecosystems.

14. Bury Utilities Underground
The City’s Subdivision Ordinance currently requires 
that all utilities be underground in new residential 
areas.  Continue to encourage underground utilities 
in new development, including in alleys as well as in 
commercial and mixed-use areas.  This allows for clear 
streetscapes and better use of street trees.

PLANNING STRATEGIES

The use of native landscape not only uses water wisely, but adds 
to the character of the city.
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1. Continue to promote the Connecting El Paso Plan.
Continuing to spread the word about the Connecting 
El Paso Plan and successful initial projects is vital for 
long-term implementation.  A variety of media should 
be used: newspaper articles, brochures, the Internet, 
social media, and television broadcasting are some 
common methods.  The City should take the lead in 
these efforts, working with local businesses, the com-
munity and civic leaders to build consensus and ensure 
the plan’s long-term success.  Achieving local commu-
nity buy-in should be a primary goal so that local resi-
dents will take ownership and advocate for the Plan.  In 
this way the Plan will start to take on a life of its own 
and continue to benefit El Paso for years to come. 

2. Complete Streets Events.
Understanding change over time is difficult, even for 
the most seasoned city planners.  Some changes to ur-
ban space can take many decades to come to fruition, 
but some need not take as long.  Street improvements 
such as active frontage, on-street parking, and street 
trees take time to plan and are costly, but are some 
of the most important factors in reclaiming the street.  
A planning tool called a Complete Streets Event can 
help overcome the barriers of cost and time to show 
a community how these long term projects can revi-
talize urban areas.  The event entails a group of civic 
and business leaders coming together to implement 
temporary street improvements  in a one to two block 
area of a city.  Following a carefully crafted plan, tem-
porary shopfronts are set up, trees in planters are laid 
out, and on-street parking is allowed in an effort to 
recreate a complete street with temporary improve-
ments.  The short-term physical improvements and the 
broader conversations they inspire not only help the 

community realize what is possible, but actually kick-
start the long process of creating permanent change. In 
areas such as Five Points, Downtown, and the Oregon 
Corridor, a complete streets event could help gen-
erate community buy-in and advocacy for street im-
provements.  More information on “Complete Streets” 
events and other community-building events is provid-
ed in the Case Study on the following page.

3. Continue the El Paso Ciclovia program.
One of the overall goals of this planning effort has been 
to reemphasize that the street is a shared civic space 
whose value extends beyond moving cars.  The City 
of El Paso recognized this in 2007 when they took a 
leading role in launching a local ‘Open Streets’ initiative 
called Scenic Sundays. Following the example of neigh-
boring Juarez and other countries in Latin America, the 
City’s Parks and Recreation department helped El Paso 
become a leading American Open Streets city, closing 
important city streets to car traffic on event days, and 
converting them into bike and pedestrian zones.  The 
City is encouraged to continue this program, and to 
expand its use it as a revitalization tool into Smartcode 
designated areas.

4. Develop a community feedback loop.
It is important for El Pasoans to have an on-going role 
in the planning of their City.  Typical community in-
volvement measures such as newspaper articles and 
informational meetings often leave out those who have 
other time commitments or those who feel disenfran-
chised.  For this reason, it is suggested that feedback 
loops should be created based on existing community 
institutions and the use of new media.  Regular updates 
should be given to community leaders and discussion 

groups could be created at local community centers.  
Informational web sites, Facebook pages, and Twitter 
accounts can also be created and publicized to stake-
holders to encourage and facilitate communication.  
Regular updates should be given to neighborhood as-
sociations, service organizations, and business groups 
by email, web update, Facebook, or other social media.  
Continued conversations with neighbors, local leaders, 
business owners, and others will help to guide City 
actions and will help spread the commitment to revi-
talization through direct participation.

promotION tOOLS

Murals and other public art initiatives add character and express 
the culture of an area.
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Change in the built environment does not need to wait 
for heavy investment.  Positive change can start now 
by taking action. 48x48x48, an innovative program de-
veloped by the hands-on urban planning collaborative 
DoTank:Brooklyn, is a replicable, community building 
process targeting opportunity areas at three scales of 
time: hours, weeks, and years.  Inspired by the need to 
show community residents how street improvements 
can change neighborhoods, 48x48x48 emphasizes im-
mediate action through cooperative community partici-
pation.  The 48x48x48 process starts with an intense 48-
hour intervention at the scale of the city block.  During 
the first 48 hours, temporary improvements are rapidly 
installed and open strategic planning sessions are hosted 
within on-site ‘laboratories.’  The short-term physical 
improvements and the broader conversations they in-
spire not only help the community realize what’s pos-
sible, but actually kick-start the long process of creating 
permanent change. 

Thus, in 48 hours there is a call to arms to implement, 
no matter how temporary the improvements are.  In 48 
weeks, strategies for achieving short-term benefits and 
long-term development goals can be implemented.  In 48 
years, an ambitious long-term vision can be achieved. 

In Oyster Bay, New York, the 48x48x48 process was 
used to create a collaborative downtown demonstra-
tion project, transforming the lifeless Audrey Avenue 
into a vibrant, active, pedestrian-oriented place.  The 
project highlighted four specific areas of opportunity: 
Local Food & Commerce, Transportation, Social & Civic, 
and Public Space.  During the 48-hour intervention the 

project team created two “pop-up” stores in vacant 
spaces, organized local workshops and classes held by 
local businesses and organizations, attracted mobile 
food vendors and a farmers market, and took steps 
towards creating permanent regional attractions, such 
as the Oyster Bay Railroad Museum.  The intervention 
concluded with a wrap-up session with community lead-
ers — many of whom had never previously collaborated 
— committing to action plans for the next 48 weeks to 
move towards their own 48-year vision for not only the 
project site, but the entire town.
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CASE STUDY: OYSTER BAY 48x48x48 

Audrey Avenue today, as a result of the 48x48x48 
program.                    Image credit: DoTank:Brooklyn

The 48-week plan for Audrey Avenue included a multi-prong approach to reactivating Oyster Bay’s main street.
Image credit: DoTank:Brooklyn
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TRANSPORTATION STRATEGIES

1. Establish “Mode Share / Mode Shift” perfor-
mance objectives.  
An important planning maxim is that what gets measured 
gets attention.  As many other cities have done, El Paso 
should adopt performance objectives addressing mode 
share and mode shift.  Mode share is concerned with 
setting targets for and tracking the percentage distribu-
tion of travel between various transportation modes, 
and typically involves targets for non-drive alone travel, 
such as carpooling, transit, walking, and bicycling.  Mode 
shift is a closely-related concept that is concerned with 
the strategy of reaching mode share targets and perfor-
mance objectives through coordinated land use, urban 
design, and transportation planning.

The City should adopt mode share/mode shift measures 
as part of its transportation planning, capital program-
ming, project funding, entitlement, and other core func-
tions.  Such measures could be applied first within the 
TOD areas or specific corridors, and expanded over 
time, though they tend to be most effective applied at a 
larger geographic scale.  

The City should also conduct a travel patterns survey, 
also known as a trip diary survey, to establish a mode 
share trip distribution baseline and then conduct a fol-
low-up survey at least every three to five years.  Estab-
lishing long range mode share targets and the mode 
shift needed to reach them should balance existing and 
historic travel patterns, aspirational objectives, planned 
multi-modal investments, and other factors.  The overall 
objective is to change the context, metrics, and out-
comes of transportation planning, design, funding, and 
programming to match TOD, re-investment, and other 
Smart Growth goals and policies.

2. Plan for and fund pedestrian and bicycle in-
frastructure.
A closely-related concept to mode share is person-
based mobility, the idea that transportation is about 
moving people, not just vehicles.  In practical terms, it 
means emphasizing the metric of personal mobility, es-
pecially in transit-oriented and SmartCode neighbor-
hoods, in addition to, or even instead of, conventional 
vehicle-based Level-of-Service (LOS) metrics.  This 
concept is increasingly common across the country 
in mature urban neighborhoods, TODs, and other ar-
eas where the priority is to plan for, fund, design, and 
implement a balanced transportation network rather 
than being primarily or exclusively concerned with ve-
hicle throughput or congestion.

This transportation strategy is not anti-car.  In fact, 
street connectivity is one of the most important el-
ements of a balanced transportation network.  It el-
evates planning, requiring, designing, funding, and imple-
menting a transportation network that treats driving, 
transit, walking, and bicycling as equal travel choices.  
Downtown El Paso is a good example of this concept 
in action.  Though a regional hub with lots of vehicle 
traffic, many streets are quite narrow because there 
are many transit, walking, and bicycling facilities and 
opportunities. 

Person-based mobility is a critically-important concept 
for El Paso in at least two respects.  First, it is the most 
appropriate way to treat TODs, SmartCode develop-
ments, Downtown redevelopment, and urban neigh-
borhoods.  Second, it represents a real opportunity 
for new development to be designed as “transit-ready,” 
even if it is away from the Downtown and is not lo-

cated along a BRT route or other future transit line.  
Put another way, land use and transportation outcomes 
dictate each other.  From a transportation perspective, 
requiring only auto-based transportation planning and 
design metrics result in auto-dependent, low-density, 
suburban sprawl.  In contrast, requiring person-based 
mobility promotes well-designed communities of last-
ing value, places where on-site internal capture (walk-
ing, bicycling, and perhaps local transit use) can signifi-
cantly reduce off-site drive-alone trips and congestion, 
ultimately saving both the developer and the City time 
and money in not having to mitigate as much regional 
congestion.  

3. Promote street connectivity. 
Just as LEED (Leadership in Energy and Environmen-
tal Design) has become the de-facto standard around 
the country for the design, development, and rehabili-
tation/preservation of individual buildings, LEED for 
Neighborhood Development (LEED-ND) is becoming 
the standard for community design and urban form.  
From a transportation perspective, the most impor-
tant part of LEED-ND is its requirements for on-site 
and off-site street network connectivity density, ex-
pressed as intersections per square mile.  

Street connectivity is a foundational element of sus-
tainable transportation planning.  A grid network of 
connected streets and intersections diffuses traffic, 
creates multiple route options, facilitates emergency 
access and evacuation, is safer for all travel modes, and 
actually provides more vehicle capacity.  Smaller blocks 
and numerous intersections provide shorter pedestri-
an crossing distances and more frequent opportunities.  
A connected network is based on a relatively large 
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number of streets and intersections creating a vari-
ety of pedestrian/cyclist/motorist route options, and 
reducing the demand placed on any one intersection, 
while providing a high level of route directness, which 
facilitates a great transit system.  Most importantly, as 
discussed further below, a well-connected street net-
work reduces or eliminates the need for overly-wide 
streets. 

The City should adopt or at least incentivize LEED-ND 
connectivity and intersection density requirements, es-
pecially in TOD and SmartCode neighborhoods.  An-
other widely-accepted approach around the country is 
to adopt a street connectivity ordinance. 

4. Implement road diets and skinny streets.
A connected street network results in slower, “skin-
ny” streets because traffic is diffused across multiple 
streets and intersections.  These skinny streets are 
typically two lanes and no more than four lanes, whose 
function and design are in scale with, and an asset to, 
adjacent properties and neighborhoods.  Traffic speeds 
are usually no more than 25 mph, the upper threshold 
that maximizes safety for all travel modes (especially 
pedestrians) while yielding high per-lane vehicle capaci-
ty.  Other benefits of skinny streets include reduced in-
frastructure costs, increased taxable land area, reduced 
impervious surface area and stormwater runoff, and 
increased property values and quality of life through 
attractive, well-landscaped street design.�

(�) Daisa, James M., P.E. and John B. Peers, P.E. “Narrow Residential 
Streets: Do They Really Slow Down Speeds?”  ITE 6th Annual Meeting 
Compendium of Technical Papers, 1997.
(2) Aarts, L. and I. van Schagen. 2006. “Driving speed and the risk of road 
crashes: A review.”  Accident Analysis and Prevention 38: 215-24.
(3) Elvik, R. 2005. “Speed and road safety: synthesis of evidence from 

The companion concept to skinny streets are road di-
ets – retrofitting a street that is overly-wide in propor-
tion to its vehicle traffic volume.  Like many cities, El 
Paso has many streets that are too wide given their 
traffic volume.  This is an exciting opportunity to rede-
sign these streets to be more in scale with, and attrac-
tive to, their surroundings, and to incorporate transit, 
walking, bicycling, and landscaping in their re-design.
The City should continue to expand and strengthen its 
SmartCode’s capabilities and authority to guide new 
street design and existing street retrofits, particularly 
in areas of existing or future high connectivity, transit 
investment, and mixed-use.     

5. Promote training in and use of the “Designing 
Walkable Urban Thoroughfares: A Context Sen-
sitive Approach” manual and complete streets. 
This ITE-CNU best practices document has been of-
ficially adopted by TXDOT (the first state DOT to do 
so) and other public sector agencies around the coun-
try.  It integrates with the City’s SmartCode to provide 
guidance on street design, scale, and function that is 
context-sensitive with adjacent community character 
in terms of land use and urban design.

One of the Manual’s primary foundations is “complete 
streets” – the concept that streets should be designed 
to include all major travel modes and users of various 
abilities and ages.  Rather than “traffic sewers” – wide, 
evaluation studies.” Transportation Research Record 908:59-69.
(4) Dumbaugh, Eric. 2005. “Safe Streets, Livable Streets.” Journal of the 
American Planning Association 71:3, pp. 283-298.
(5) Leaf, W.A. and D.F. Preusser. Literature Review on Vehicle Travel 
Speeds and Pedestrian Injuries. (1999)  Washington, DC: US Department 
of Transportation. (Publication no. DOT HS 809 021).
(6) Kulash, Walter. “Traditional Neighborhood Development: Will the Traffic 
Work?” 11th Annual Pedestrian Conference.  Bellevue, WA.

unsafe, and poorly-designed streets intended only to 
carry as many vehicles as fast as possible, complete 
streets enhance their surroundings in a way that opti-
mizes personal travel choices, such as driving, transit, 
walking, or bicycling.  

The City should adopt a Complete Streets ordinance 
and use the ITE/CNU Manual to expand its SmartCode 
and apply both action steps to future new streets and 
retrofits of existing streets and highways.  As has already 
started through this project, training and awareness 
should continue for City staff as well as the County, 
TXDOT, MPO, and other transportation stakeholders.

6. Implement context-sensitive streets. 
One of the most important elements of a Transect- 
and TOD-based approach to transportation planning 
is that context-sensitive street design is critical.  That 
observation prompts the question of how to imple-
ment changes to street design over time.  There are 
two major elements the City should consider.  The first 
is to apply a consistent menu of street sections over 
time as local opportunities and context allow.  Most 
people tend to think of streets as a necessary evil 
– unattractive, noisy, smelly, and dangerous, but neces-
sary to travel.  In contrast, context-sensitive and well-
landscaped streets with consistent design are assets to 
surrounding communities in terms of property value 
and community character, and become destinations in 
themselves as great streets.

Even so, it is important to note that street design needs 
to be flexible enough to adapt to local conditions and 
context that may vary at a small scale, such as at the 
block level.  These could include right-of-way width, 

TRANSPORTATION STRATEGIES



         IMPLEMENTATION

 PLAN EL  PASO Dover, Koh l  &  Pa r tne r s  •  December  9 , 2010  •  P a ge  7 . 15

intersection geometry, topography, and other elements 
that may constrain uniformly-consistent design.  Such 
uniformity is not the ultimate objective; rather it is 
recommended to determine the ideal design along the 
entire street or corridor and implement it as consis-
tently as possible.   

The second element is more programmatic but no less 
important.  Just as land uses change and evolve over 
time, so do streets.  The Street Atlases included in the 
SmartCode maps for each study area recommend the 
ideal or “ultimate” street design for a given facility; the 
question is how to get there, especially in terms of 
prioritizing funding and implementation.  

The highest priority is to begin with the end in mind 
and decide how a street should ultimately look and 
function.  Important considerations include the num-
ber of lanes it will need, the necessary right-of-way, 
the presence of transit, and the pedestrian facility re-
quirements.  Through these and other questions, the 
objective is to know where to ultimately set the curb 
line so that it does not have to be moved over time.  
In this way, the design can be flexible by “changing the 
paint” but is anchored within the proper curb-to-curb 
distance and dimensions.

The second priority is to plan for the pedestrian 
realm.  Especially in transit-oriented neighborhoods, 
SmartCode-compliant areas, and other similar places, 
the pedestrian realm is paramount to excellent transit 
service (which should be thought of as a temporary 
platform for pedestrians) and an active street life that 
supports local commerce and development.  From a 
street design perspective, this typically means wide 

sidewalks, shade trees, buffering from street traffic, and 
pedestrian amenities such as benches, trashcans, and 
streetlights.  

The third priority is on-street parking where available 
right-of-way allows.  On-street parking acts to calm 
traffic, buffer pedestrians, encourage commerce, signify 
important destinations, and is otherwise an important 
element in transit-oriented and mixed-use placemak-
ing.  Focusing on these three elements first sets the 
proper template for these other details to fall into 
place most appropriately.

7. Coordinate Bus Rapid Transit (BRT) & street-
car systems. 
The City is committed to and proceeding rapidly with 
implementing a City-wide BRT system with Down-
town and satellite regional Transfer Centers and 
should continue to do so.  Concurrently, the City is 
also exploring the feasibility of a Downtown street-
car system.  While separate analysis is currently un-
derway regarding streetcar feasibility, alignment, cost, 
and timing, it should holistically be characterized as an 
economic development and revitalization-based mobil-
ity investment.  It has the opportunity to strengthen 
Downtown as a regional hub and destination, which 
in turn strengthens the BRT system.  Streetcars are 
also an important opportunity for pedestrian-oriented 
placemaking and person-based mobility, key elements 
of transportation implementation for the TOD sites, 
ASARCO, and throughout the city over time.   
 
8. Adopt Transportation Demand Management 
(TDM) strategies. 
TDM strategies are those that reduce the need for 

The generous sidewalk with shade and a wide planting strip makes 
this street a comfortable environment for pedestrians.

The addition of bike lanes, here shown in the Sunset Heights neigh-
borhood, provides more transportation options to El Pasoans.

TRANSPORTATION STRATEGIES



Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Page  7 . 16  •  PLAN EL  PASO •  Dover, Koh l  &  Pa r tne r s  •  December  9 , 2010

drive-alone travel, particularly for work commuting.  
They include a variety of specific activities, such as car-
pooling, transit passes, ride-sharing and ride-matching, 
flex-time, guaranteed ride home programs, and many 
others.  The objective is to incentivize other means of 
travel (and sometimes at different times of day) besides 
typical drive-alone work commuting.  This umbrella of 
strategies should also include such items as “dump the 
pump” (ride the bus to work days), walk/bike to work 
days, bicycle sharing, transportation allowances (em-
ployees decide whether to purchase parking, carpool-
ing, or bus passes with a given “allowance”), and other 
creative measures.  

TDM strategies can be officially adopted or practiced 
by the City (and public sector employees are a great 
market), administrated through a regional planning 
agency such as the MPO, and/or incentivized locally 
through private employers and non-profit Transpor-
tation Management Organizations (TMOs) in specific 
areas.  

9. Create Light Imprint Streets.
Low-Impact Design (LID) describes an approach to 
infrastructure design that improves stormwater man-
agement by reducing off-site flows and the impact 
of stormwater on surface water body quality.  LID 
techniques include preserving and re-creating the ap-
pearance and function of natural landscape features, 
minimizing the amount of impervious surface area to 
increase the amount of natural infiltration, and vari-
ous retention techniques designed to slow and reduce 
stormwater flow into drainage systems.  

El Paso should consider such specific techniques as 

porous pavements on low-volume roadways, surface 
drainage systems like bio-swales, wide planting strips 
between streets and sidewalks, inlet drains to medi-
ans and planting strips, and other similar techniques.  
These strategies should work in tandem with arroyo 

preservation to address summer monsoon rains and 
other stormwater events.  And, though snow storage 
and melt are not significant issues in El Paso, these 
techniques can also store and infiltrate snow when it 
occurs.

TRANSPORTATION STRATEGIES

A number of cities across the country are undertaking streetcar programs in an effort to provide increased transportation options and 
spur economic development.
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funding mechanisms 

1. State Funding Programs
a) Industry Development Loan Program
The Texas Industry Development (TID) Loan Program 
provides capital to Texas communities at favorable 
market rates.  The main objective of TID is to support 
projects that will stimulate the creation of jobs.  TID 
loans can be used for a variety of purposes including 
community infrastructure development.  TID financing 
is available for loans above $5,000,000.

b) Texas Product Business Fund
The Texas Product/Business Fund provides asset-
backed financing to companies currently doing busi-
ness in the state.  Financing is done in the form of di-
rect asset-based loans with a variable interest rate tied 
to London Interbank Offered Rate (LIBOR).  Loans can 
be amortized up to the life of the asset.  Texas com-
panies or out-of-state/international companies doing 
business in the state are eligible to apply.

c) Industrial Revenue Bond Program
The State of Texas Industrial Revenue Bond Program 
(IRB) provides tax-exempt or taxable financing for eli-
gible industrial or manufacturing projects.  The Devel-
opment Corporation Act of 1979 enables cities, coun-
ties, conservation and reclamation districts to form 
non-profit industrial development corporations (IDCs) 
to provide bonds for projects within their jurisdictions. 
Bond debt service is paid by the business under the 
terms of a lease, sale or loan agreement. 

2. Federal Planning Grants
As part of providing planning for sustainable communi-
ties, the federal departments of Housing and Urban De-
velopment, the Environmental Protection Administra-

tion and the Department of Transportation have joined 
together to form the two programs listed below:
a) HUD’s Community Challenge Planning Grants
b) DOT’s TIGER II Planning Grants

The purpose of these planning grants is help cities for-
mulate plans that integrate land use, environmental sus-
tainablility, and transportation improvements in order 
to lower vehicle miles travelled, increase pedestrian use 
and make a healthier community, and increase commu-
nity livability.  El Paso could use this funding when it is 
ready to make more specific development plans for all 
of the subareas under its comprehensive plan. 

3. Federal Tax Credits
a) Historic Preservation Rehabilitation Credit
The rehabilitation credit can be received for any com-
mercial structure built in 1930 or earlier without his-
toric designation, or for any commercial structure that 
has been placed on the National Historic Register.  The 
credit for an undesignated structure is 10 percent and 
20 percent for a registered structure. 

b) Low Income Housing Tax Credits
Projects that include low-income housing are eligible 
for either a four percent or an eight percent tax credit. 
The four percent credit applies to senior housing and 
the eight percent credit applies to housing for house-
holds at or below 55 percent of median income.  These 
tax credits are typically sold to investors and the pro-
ceeds used to pay for construction of housing. 

c) New Market Tax Credits
New Market Tax Credits are available for commercial proj-
ects that benefit low-income areas.  These credits could 

help fund new commercial market rate projects in areas 
such as the Oregon Corridor or the Five Points-Piedras 
corridor.  As an example, a $25 million adaptive re-use 
project in San Antonio was funded by Enterprise Commu-
nity Investment with New Market funding, and converted 
the Alamo National Bank into a new hotel.

4. Public Improvement District (PID)
The Public Improvement District Assessment Act 
(Chapter 372 of the Local Government Code) allows 
any city to levy and collect special assessments on 
property that is within the city or within the city’s Ex-
traterritorial Jurisdiction (ETJ).  A Public Improvement 
District (PID) may be formed to perform any public 
improvement project.  To use a PID, a operation and 
finance plan  must be instituted by an advisory group.  
The advisory group ensures that the PID is approved 
by the community which will pay for the proposed im-
provements. 

For the purposes of this plan, a PID could be used for 
acquiring derelict properties for renovation, for street im-
provements, for drainage such as arroyo acquisition, and 
virtually any infrastructure needed for development or 
redevelopment.

5. Tax Increment Funding 
Texas has a variety of options for tax-increment financ-
ing including the use of both property tax and sales tax. 
To implement TIF, the city must create reinvestment 
plans for areas in which it desires to apply funding.  Tax 
increment funding can be used to pay for costs associ-
ated with transit including land assembly, but the basic 
criteria for the establishment of a reinvestment zone 
outlined in the Texas Code Section 311.005 must be 
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satisfied first.  The Consolidated Plan of El Paso (the 
document that justifies the need and uses for Commu-
nity Development Block Grant Funding) outlines con-
ditions in the core areas of the city that we believe are 
sufficient to meet the criteria for reinvestment zones.

6. Reinvestment Zone tax revenue funds
Use reinvestment zone tax revenue funds on the Oregon 
Corridor to provide financial support for the completion 
of select projects outlined in the Comprehensive Mobility 
Plan and to provide other necessary plan elements such 
as parking. 

A Tax Increment district on the Oregon Corridor could 
provide enough revenue to fund perhaps $15.6 million 
dollars of bonds for implementing change in the area.

7. HUD Resources
The HUD grants and programs table contains a list of 
available HUD grants and programs, including mort-
gage guarantee programs, that could assist in imple-
menting this plan. 

In addition to what is listed, Community Develop-
ment Block Grant (CDBG) funding has been used for 
neighborhood investment funds with grants ranging 
from $5,000 to $100,000 depending upon the program 
formed by the municipality. CDBG has also been used 
in many cities for façade improvement programs that 
typically combine a grant, a subsidized loan, and some 
amount of owner funding participation.

8. Federal Small Business Administration (SBA) 
Programs
a) Small Business Loan Program 7(a)
The 7(a) Loan Program is SBA’s primary program for 
helping start-up and existing small businesses, with fi-
nancing guaranteed for a variety of general business 
purposes.  SBA does not make loans itself, but rather 
guarantees loans made by participating lending institu-
tions.  In this way, taxpayer funds are only used in the 
event of borrower default.  This reduces the risk to the 
lender but not to the borrower, who remains obligated 
for the full debt, even in the event of default.

b) Small Business Investment Companies Program.
SBA provides venture capital through the Small Busi-
ness Investment Company (SBIC) Program, a unique 
public-private investment partnership.  SBA itself does 
not make direct investments.  It works with SBICs, 
which are privately owned and managed investment 
firms licensed by SBA to provide financing to small 
businesses with private capital they raise and with funds 
borrowed at favorable rates through SBA.  Capital re-
quired to form an SBC is $5 million, and is matched by 
SBA funding at a two-to-one ratio. 

c) Small Business Administration Surety Bond Program
A surety bond is a three-party instrument between 
a surety (someone who agrees to be responsible for 
the debt or obligation of another), a contractor and a 
project owner.  The agreement binds the contractor 
to comply with the terms and conditions of a con-
tract.  If the contractor is unable to successfully per-
form the contract, the surety assumes the contractor’s 
responsibilities and ensures that the project is com-
pleted.  SBA does not issue surety bonds; rather, it pro-

vides and manages surety bond guarantees for quali-
fied small and emerging businesses through the Surety 
Bond Guarantee (SBG) Program.  SBA reimburses a 
participating surety (within specified limits) for the 
losses incurred as a result of a contractor’s default on 
a bond.  The SBG Program is administered through the 
Office of Surety Guarantees (OSG) in a public-private 
partnership with surety companies and their agents, 
utilizing the most efficient and effective operational 
policies and procedures.  The SBG Program was devel-
oped to help small and minority contractors who can-
not obtain surety bonds through regular commercial 
channels.  Through the program, SBA makes an agree-
ment with a surety guaranteeing that SBA will assume 
a predetermined percentage of loss in the event the 
contractor should breach the terms of the contract. 
SBA’s guarantee gives sureties an incentive to provide 
bonding for eligible contractors, thereby strengthening 
a contractor’s ability to obtain bonding and greater ac-
cess to contracting opportunities.

d) SBA Business Development Program
The mission of the 8(a) Business Development (BD) 
Program is to provide participating businesses with 
managerial, technical, and procurement assistance to 
assist them in achieving their full competitive poten-
tial.  The 8(a) BD Program provides a logical, system-
atic approach to federal market access and enterprise 
growth to businesses owned and controlled by socially 
and economically disadvantaged individuals.  The pro-
gram promotes business development over a nine-year 
period.  The participant’s progress is monitored and 
measured, and developmental needs are determined 
by reviewing business plans annually.  The program as-
sists firms by facilitating the award of sole-source and 

funding mechanisms 



         IMPLEMENTATION

 PLAN EL  PASO Dover, Koh l  &  Pa r tne r s  •  December  9 , 2010  •  P a ge  7 . 19

14.218 Community Development Block Grants/Entitle-
ment Grants

A - Formula Grants

14.239 Home Investment Partnerships Program A - Formula Grants

14.872 Public Housing Capital Fund A - Formula Grants

14.246 Community Development Block Grants/Brown-
fields Economic Development Initiative

B - Project Grants

14.247 Self-Help Homeownership Opportunity Program B - Project Grants

14.249 Section 8 Moderate Rehabilitation Single Room Oc-
cupancy

B - Project Grants

14.251 Economic Development Initiative-Special Project, 
Neighborhood Initiative and Miscellaneous Grants

B - Project Grants

14.252 Section 4 Capacity Building for Community Devel-
opment and Affordable Housing

B - Project Grants

14.314 Assisted Living Conversion for Eligible Multifamily 
Housing Projects

B - Project Grants

14.315 Emergency Capital Repair Grants for Multifamily 
Housing Projects Designated for Occupancy

B - Project Grants

14.316 Housing Counseling Training Program B - Project Grants

14.514 Hispanic-Serving Institutions Assisting Communities B - Project Grants

14.877 Public Housing Family Self-Sufficiency under Resi-
dent Opportunity and Supportive Services

B - Project Grants

14.878 Affordable Housing Development in Main Street 
Rejuvenation Projects

B - Project Grants

14.884 Public Housing Capital Fund Competitive (Recovery 
Act Funded)

B - Project Grants

14.889 Choice Neighborhoods B - Project Grants

14.900 Lead-Based Paint Hazard Control in Privately-
Owned Housing

B - Project Grants

14.905 Lead Hazard Reduction Demonstration Grant Pro-
gram

B - Project Grants

14.913 Healthy Homes Implementation Grant Program B - Project Grants

14.318 Assisted Housing Stability and Energy and Green 
Retrofit Investments Program (Recovery Act Fund-
ed)

B - Project Grants (Special)

14.235 Supportive Housing Program B - Project Grants, C - Direct 
Payments For A Specified Use

14.149 Rent Supplements_Rental Housing for Lower In-
come Families

C - Direct Payments For A 
Specified Use

14.157 Supportive Housing for the Elderly C - Direct Payments For A 
Specified Use

14.181 Supportive Housing for Persons with Disabilities C - Direct Payments For A 
Specified Use

14.195 Section 8 Housing Assistance Payments Program C - Direct Payments For A 
Specified Use

14.197 Multifamily Assisted Housing Reform and Afford-
ability Act

C - Direct Payments For A 
Specified Use

14.850 Public and Indian Housing C - Direct Payments For A 
Specified Use

14.856 Lower Income Housing Assistance Program_Sec-
tion 8 Moderate Rehabilitation

C - Direct Payments For A 
Specified Use

14.871 Section 8 Housing Choice Vouchers C - Direct Payments For A 
Specified Use

14.879 Mainstream Vouchers C - Direct Payments For A 
Specified Use

14.103 Interest Reduction Payments_Rental and Coopera-
tive Housing for Lower Income Families

C - Direct Payments For A 
Specified Use, F - Guaranteed/
Insured Loans

14.317 Section 8 Housing Assistance Payments Program 
Special Allocations (Recovery Act Funded)

C - Direct Payments For Speci-
fied Use

14.108 Rehabilitation Mortgage Insurance F - Guaranteed/Insured Loans

14.112 Mortgage Insurance for Construction or Substantial 
Rehabilitation of Condominium Projects

F - Guaranteed/Insured Loans

14.117 Mortgage Insurance_Homes F - Guaranteed/Insured Loans

14.122 Mortgage Insurance_Homes in Urban Renewal Ar-
eas

F - Guaranteed/Insured Loans

14.123 Mortgage Insurance_Housing in Older, Declining 
Areas

F - Guaranteed/Insured Loans

HUD Grants and Programs
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14.126 Mortgage Insurance_Cooperative Projects F - Guaranteed/Insured Loans

14.129 Mortgage Insurance_Nursing Homes, Intermediate 
Care Facilities, Board and Care Homes and Assisted 
Living Facilities

F - Guaranteed/Insured Loans

14.133 Mortgage Insurance_Purchase of Units in Condo-
miniums

F - Guaranteed/Insured Loans

14.134 Mortgage Insurance_Rental Housing F - Guaranteed/Insured Loans

14.135 Mortgage Insurance_Rental and Cooperative Hous-
ing for Moderate Income Families and Elderly, Mar-
ket Interest Rate

F - Guaranteed/Insured Loans

14.138 Mortgage Insurance_Rental Housing for the Elderly F - Guaranteed/Insured Loans

14.139 Mortgage Insurance_Rental Housing in Urban Re-
newal Areas

F - Guaranteed/Insured Loans

14.142 Property Improvement Loan Insurance for Improv-
ing All Existing Structures and Building of New Non-
residential Structures

F - Guaranteed/Insured Loans

14.151 Supplemental Loan Insurance_Multifamily Rental 
Housing

F - Guaranteed/Insured Loans

14.159 Section 245 Graduated Payment Mortgage Pro-
gram

F - Guaranteed/Insured Loans

14.163 Mortgage Insurance_Single Family Cooperative 
Housing

F - Guaranteed/Insured Loans

14.167 Mortgage Insurance_Two Year Operating Loss 
Loans, Section 223(d)

F - Guaranteed/Insured Loans

14.183 Home Equity Conversion Mortgages F - Guaranteed/Insured Loans

14.188 Housing Finance Agencies (HFA) Risk Sharing F - Guaranteed/Insured Loans

14.189 Qualified Participating Entities (QPE) Risk Sharing F - Guaranteed/Insured Loans

14.248 Community Development Block Grants_Section 
108 Loan Guarantees

F - Guaranteed/Insured Loans

HUD Grants and Programs

limited-competition contracts and by providing busi-
ness development assistance. The intent of the above 
assistance is to enable firms to compete successfully in 
the open market.

The program provides the following management and 
technical assistance to program participants in support 
of their business plans: specialized training, individual 
counseling assistance, and high-level executive devel-
opment support.

Assistance is provided to program participants by 
SBA’s Headquarters staffs, leveraged by resource part-
ners including, but not limited to, Small Business Devel-
opment Centers (SBDCs), the SCORE, national trade 
and professional associations, and state and local ser-
vice providers.

9. Funds for Energy Efficiency and Renewable 
Energy.
a) Energy Efficiency
Improved energy efficiency is the cheapest, cleanest, 
fastest form of energy progress to deploy and the most 
cost-effective way to reduce greenhouse gas emissions.  
The Recovery Act provides for unprecedented invest-
ments in the weatherization of homes of low-income 
Americans, state and local energy efficiency programs, 
ENERGY STAR appliance rebates, and buildings and in-
dustrial efficiency.  Ultimately, the Recovery Act will 
allow for execution of the largest weatherization pro-
gram in United States history and lay the foundation 
for an expansion of the program in the future.  Reduc-
ing electricity demand can also postpone the need to 
invest in new generation capacity, a cost that is ulti-
mately passed on to ratepayers.



         IMPLEMENTATION

 PLAN EL  PASO Dover, Koh l  &  Pa r tne r s  •  December  9 , 2010  •  P a ge  7 . 21

b) Renewable Electricity Generation
While the U.S. has installed the most wind energy of 
any country in the world over the past four years, wind 
still only supplies less than 2 percent of U.S. electric-
ity generation.  With Recovery Act funds, the United 
States Department of Energy Energy Efficiency and 
Renewable Energy (EERE) program will make strategic 
investments in renewable electricity, including geother-
mal, wind, and solar, which will increase energy security 
and diversify our energy supply.  Because it has little to 
no emissions, renewable energy’s use leads to cleaner 
air and water and reduced greenhouse gas emissions.  
The renewable electricity sector has great potential to 
provide green jobs for both manufacturing and installa-
tion, in addition to a variety of support services.

It should be noted that there are tax credits available in 
addition to funding from both Federal and State sourc-
es.

10. American Recovery and Reinvestment Act 
Under the Supplemental Discretionary Grants for a Na-
tional Surface Transportation System program, grants are 
awarded for transportation projects, including highway, 
transit, rail and ports, that will contribute to near-term 
economic recovery and job creation, maximization of 
long-term economic benefits and impacts for the nation, 
a region, or a metropolitan area, and assistance for those 
most affected by the current economic downturn.  The 
Department of Transportation (DOT) will determine 
how to allocate funds among projects and across modes 
based on the selection criteria described in the solicita-
tion.  While the deadline for the 2009 application has 
passed, funds for the 2011-2012 fiscal year have not been 
allocated.

Criteria for selection include the following project im-
pacts: improved condition of existing transportation facil-
ities and systems; long-term growth in employment, pro-
duction or other high-value economic activity; improved 
livability of communities; improved energy efficiency, re-
duced dependence on oil and reduced greenhouse gas 
emissions; reduced adverse impacts of transportation on 
the natural environment; reduced number, rate and con-
sequences of surface transportation-related crashes, in-
juries and fatalities; greater use of innovative technology 
and innovative approaches; greater collaboration among 
traditional and non-traditional stakeholders; or greater 
integration of transportation decision-making with deci-
sion-making by other public agencies.

funding mechanisms 

Successful retail on walkable streets attracts pedestrians.

Careful consideration of topography and street layout in this neigh-
borhood affords long views across the City.
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“Perhaps the worst sin of zoning is that it vio-
lates an essential social characteristic of neigh-
borhood planning, namely, that each unit must 
be balanced – it is the city writ small. Each unit, 
accordingly, must have a place for the indus-
trial, political, educational, and domestic facilities 
which pertain to its special purposes. Thus the 
residential neighborhood must contain more 
than a collection of houses, in the fashion of a 
segregated residential zone; it must also have, 
as an integral part of the plan, a place for retail 
stores, for garages, for small workshops serving 
the immediate needs of the inhabitants; in short, 
it should be a representative human community, 
expressing the variety and cooperation of the 
larger whole of which it is part.”

Lewis Mumford, 
The Ideal Form of the Modern City 
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The El Paso SmartCode 

The City of El Paso has a SmartCode which is used as a parallel 
code to the subdivision and zoning code for the City.  The Smart-
Code was created as a legal platform for implementing walkable, 
mixed use development throughout the City.

In July of 2008 the El Paso City Council approved by a large 
majority an ordinance creating Title 21, the SmartCode 
Ordinance. The SmartCode Ordinance is optional and 
serves as a parallel code to Titles 19 (Subdivisions) and 20 
(Zoning) of the El Paso Municipal Code. The SmartCode is 
a form-based code which allows greater flexibility of land 
use and prescribes a desired form. 

The creation of walkable neighborhoods and complete 
communities is facilitated by the code. Under the Smart-
Code homes are allowed to be within walking distance 
of workplaces and retail like corner stores, farmer’s mar-
kets and restaurants. The owner of a shop or office can 
live above their place of work. Children can walk to their 
school. The SmartCode allows the gradual mix of uses 
from the center of communities outward, from urban 
core to natural area. 

It is also a central tenet of the SmartCode that new devel-
opment should accommodate pedestrians as well as auto-
mobiles. Recommended street sections within the Smart-
Code are streets that are safe, comfortable and interesting 
to the pedestrian. 

The Transect Map is the regulating plan for the applica-
tion of the SmartCode. Transect maps were created for 
areas planned in this report. Previously undeveloped sites 

like the ASARCO property were codified in accordance 
with the illustrative plans. In infill areas such as Five Points 
blocks were examined, the main qualities of each block 
were assessed, the location of each block within the larger 
City context was considered, and the appropriate Tran-
sect Zone was assigned to balance the existing conditions 
and the preferred physical form.  The maps included in this 
section are initial drafts.
 
By one estimate there are currently over 320 form-based 
codes either adopted or in development in the U.S. and 
Canada. The SmartCode form-based code is used in a 
wide diversity of municipalities throughout the country. If 
median home sales prices are used to compare cities, then 
many economically comparable cities utilize the Smart-
Code with reported successes in cities such as San Anto-
nio, Texas; Montgomery, Alabama and Miami, Florida.  

The SmartCode is one of the main mechanisms for imple-
menting the Connecting El Paso Plan. This appendix con-
tains a discussion of the El Paso SmartCode and sample 
transect maps, special requirement plans, street atlases, 
and thoroughfare assemblies for areas identified by this 
plan.  All of the illustrations contained herein are meant 
for general guidance only and are subject to more in depth 
analysis prior to adoption under the SmartCode.  
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         SmartCode

RURAL ZONES

◄ R U R A L l l l l l l l l l l l l l l l l l l l l l l l l   T R A N S E C T  l l l l l l l l l l l l l l l l l l l l l l l U R B A N ►
URBAN ZONES

URBAN CORESUB-URBAN NATURAL RURAL URBAN CENTER GENERAL URBAN

Most of the elements listed here are addressed in the SmartCode prescriptions.

T1 T6T5T4T3T2
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The Transect Map is the regulating plan for the applica-
tion of the SmartCode in the study areas described in 
this report. The study areas were examined, the main 
qualities of each block were assessed, the location of 
each block within the larger City context was consid-
ered, and the appropriate Transect Zone was assigned to 
balance the existing conditions and the preferred physical 
form. The maps included are initial drafts. 
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A Streets
B Streets
Required Shopfront, Gallery or 
Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated Vista
Potential Civic Space Reserves

Infill Plan Legend
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A Streets
B Streets
Required Shopfront, Gallery or 
Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated Vista
Potential Civic Space Reserves

Infill Plan Legend
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Arcade Frontage
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Infill Plan Legend
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AV 72 - 42 (new)

CS70 - 44 (new)

CS 60 - 34

ST 70 - 36 (new)

ST 60 - 34

ST 50 - 28

RA 24 - 24

RL 24 - 12

Defer to Existing

Five Points Transfer Center
DRAFT Street Atlas

DRAFT
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AV 72-42 (new)
CS 70-44 (new)
CS 60-34
ST 70-36 (new)
ST 60-34
ST 50-28
RA 24-24
RL 24-12
Not Classified

Street Atlas Legend



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  A . 1 3

         SmartCode

Remcon Circle Transfer Center
DRAFT Transect plan

T1
T4
T5
Boundary

Transect Legend

DRAFT
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Remcon Circle Transfer Center
DRAFT Recommended Block and Street Network

DRAFT
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Transect Legend
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         SmartCode

Remcon Circle Transfer Center  
DRAFT Special Requirements Plan

A Streets
B Streets
Required Shopfront, Gallery or 
Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated Vista
Potential Civic Space Reserves

Infill Plan Legend

DRAFT
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Remcon Circle Transfer Center
Draft Street Atlas

BV 150-64 (new)
AV 90-56
AV 75-40
CS 60-34
CS 42-22 (new)
DR 60-34
RD 50-24
ST 60-34
RA 24-24

Street Atlas Legend

DRAFT
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         SmartCode

ASARCO West 
DRAFT Transect plan

I-10

Executive Center Blvd
Paisa

no Dr

T1
T4
T5
Special District
Boundary

Transect Legend

DRAFT

Transect Zone Allocation Table
SD Special District T1 Natural T4  General Urban T5 Urban Center Total

Area 
(Acres)

% Net Site 
Area

Area 
(Acres)

Area 
(Acres)

% Net Site 
Area

Area 
(Acres)

% Net 
Site Area

Net Site 
Area 

(Acres)

Total 
Site Area 
(Acres)

no minimum no minimum 30%-60%* 10%-30%*

Total 15.6 12.2% 108.3 69.7 55% 36.9 29% 127.2 230.5

* Percentages of net site area. Net site area includes thoroughfares, but excludes T1 and civic space.
** T1 areas within the pedestrian shed boundaries can be used to make up the 5% civic space. 
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ASARCO West 
DRAFT Special Requirements Plan

i-10

Executive Center Blvd
Paisa

no Dr

DRAFT

T1
T3
T4
T5
T6
Special District
Boundary

Transect Legend

A Streets
B Streets
Required Shopfront, Gallery 
or Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated 
Vista
Recommended Civic Space 
Reserves
Recommended Civic Build-
ing Location

Legend
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         SmartCode

ASARCO West 
Draft Street Atlas

I-10

Executive Center Blvd
Paisa

no Dr

DRAFT

CS 60-34
CS 42-18 (new)
DR 60-34 (new)
RD 50-24
ST 60-34
RA 24-24
Not Classified

Street Atlas Legend
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ASARCO EAST

TND 1 TND 2

T1
T3
T4
T5
Boundary

Transect Legend

DRAFT

I-10

Executive Center Blvd

R
io

 B
ra

vo
 S

tPinnacle 
St

DRAFT Transect plan

Transect Zone Allocation Table
T1 Natural T3 Sub-Urban T4  General Urban T5 Urban Center Total

Area 
(Acres)

Area 
(Acres)

% Net Site 
Area

Area 
(Acres)

% Net Site 
Area

Area 
(Acres)

% Net 
Site Area

Net TND
Site Area 
(Acres)

Total TND
Site Area 
(Acres)

no minimum no minimum 30%-60%* 10%-30%*

TND 1 38.1 10.3 18.5% 31.5 56.6% 13.9 24.9% 55.7 93.8

TND 2 36.2 11.1 20.1% 27.9 50.8% 16.0 29.1% 54.9 91.2

Overlap 0.8 2.8 - 7.9 - 6.1 - 16.8 17.8

* Percentages of net site area. Net site area includes thoroughfares, but excludes T1 and civic space.
** Adding the additional 66.6 acres of T1 outside of the pedestrian sheds equals the 233.8 total site area
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         SmartCode

ASARCO EAST 

TND 1 TND 2

DRAFT

I-10

Executive Center Blvd

R
io

 B
ra

vo
 S

tPinnacle 
St

DRAFT Special Requirements Plan

T1
T3
T4
T5
T6
Special District
Boundary

Transect Legend

A Streets
B Streets
Required Shopfront, Gallery 
or Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated 
Vista
Recommended Civic Space 
Reserves
Recommended Civic Build-
ing Location

Legend
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Draft Street Atlas

ASARCO EAST

TND 1 TND 2

DRAFT

I-10

Executive Center Blvd

R
io

 B
ra

vo
 S

t

Pinnacle 
St

AV 75-40
CS 60-34
CS 42-18 (new)
DR 60-34 (new)
RD 50-24
ST 60-34
RA 24-24
PED 8-8

Street Atlas Legend
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         SmartCode

CEMEX

TND 1

TND 2

TND 4

TND 3

T1
T3
T4
T5
Boundary

Transect Legend

DRAFT

DRAFT Transect plan

Paisa
no Dr

I-10

Executive Center Blvd

T1 Natural 
(within Ped Shed) T3 Sub-Urban T4 General Urban T5 Urban Center Total

acres acres % Net 
Site Area acres % Net 

Site Area acres % Net 
Site Area

Net Site 
Area* 

Total Site 
Area

no min 10% -30%* 30%-60%* 10%-30%*
TND 1 76.3 ac 16.68 ac 22.2 % 39.26 ac 52.2 % 15.72 ac 20.9 % 75.11 ac 151.47 ac
TND 2 41.24 ac 34.62 ac 29.08 % 46.53 ac 39.09 % 28.64 ac 24.06 % 119.03 ac 160.28 ac
TND 3 92.63 ac 7.23 ac 13.6 % 26.18 ac 49.4 % 12.9 ac 24.4 % 52.94 ac 145.58 ac
TND 4 51.54 ac 8.59 ac 24.10 % 14.98 ac 42.04% 10.95 ac 30.7 % 35.63 ac 87.18 ac
Total 261.71 ac 67.24 ac 126.95 ac 68.21 ac 282.72 ac 544.51 ac

* Percentages of Net Site Area. Net Site Area includes thoroughfares, but excludes T1 and Civic Spaces. 
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CEMEX

TND 1

TND 2

TND 4

TND 3

DRAFT

DRAFT Special Requirements Plan

Paisa
no Dr

I-10

Executive Center Blvd

T1
T3
T4
T5
T6
Special District
Boundary

Transect Legend

A Streets
B Streets
Required Shopfront, Gallery 
or Arcade Frontage
Recommended Shopfront, 
Gallery or Arcade Frontage
Recommended Terminated 
Vista
Recommended Civic Space 
Reserves
Recommended Civic Build-
ing Location

Legend



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  A . 2 5

         SmartCode

CEMEX

TND 1

TND 2

TND 4

TND 3

DRAFT
Paisa

no Dr

I-10

Executive Center Blvd

Draft Street Atlas

AV 75-40
CS 60-34
CS 42-18 (new)
DR 60-34 (new)
RD 50-24
ST 60-34
RA 24-24
Not Classified

Street Atlas Legend
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Thoroughfare Type
Transect Zone

Right-of-Way Width
*Pavement Width

Movement
Vehicular Design Speed

Pedestrian Crossing Time
Traffic Lanes

Parking Lanes
Curb Radius

Public Frontage Type
Walkway Type

Planter Type
Curb Type

Landscape Type
Transportation Provision

Thoroughfare Type

Right of Way Width

Pavement Width

Transportation

Thoroughfare TYPES
BV: 	 Boulevard
AV:	 Avenue
CS:	 Commercial Street
DR:	 Drive
ST:	 Street
RD:	 Road
RA:	 Rear Alley
RL:	 Rear Lane 
BT:	 Bicycle Trail
BL: 	 Bicycle Lane
BR:	 Bicycle Route
PT:	 Pedestrian Path
BRT: 	 Bus Rapid Transit Route

Key: 		          ST-57-20-BL

DRAFT New Thoroughfare Types

Boulevard
T3, T4, T5, T6

150 feet
17 feet - 33 feet - 33 feet - 17 feet

Free Movement (inner lanes) / Slow Movement (slip lanes)
35 MPH

5 Seconds - 9.4 Seconds - 9.4 Seconds - 5 Seconds
6 lanes and two one-way slip roads

7 feet
10 feet

Varies by Transect
9 foot sidewalk

4 foot by 6 foot Tree Wells
Curb

Trees at 30 feet o.c. Average
BR, TR

BV-150-64

Avenue 
T3, T4, T5, T6

72 feet
21 feet - 21 feet
Slow Movement

25 MPH
6.1 seconds - 6.1 seconds

4 lanes
None

10 feet
Varies by Transect
10 foot sidewalk

4 foot by 6 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg

AV-72-42

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

* Street type appropriate for retrofitting existing roadways in Infill Plans only - not for use in New Community Plans

*

DRAFT



 P L A N  E L  PA S O  D o v e r,  K o h l  &  Pa r t n e r s  •  D e c e m b e r  9 ,  2 0 1 0  •  Pa g e  A . 2 7

         SmartCode

Thoroughfare Type
Transect Zone

Right-of-Way Width
Pavement Width

Movement
Vehicular Design Speed

Pedestrian Crossing Time
Traffic Lanes

Parking Lanes
Curb Radius

Public Frontage Type
Walkway Type

Planter Type
Curb Type

Landscape Type
Transportation Provision

Thoroughfare Type

Right of Way Width

Pavement Width

Transportation

Key: 		          ST-57-20-BL

Thoroughfare TYPES
BV: 	 Boulevard
AV:	 Avenue
CS:	 Commercial Street
DR:	 Drive
ST:	 Street
RD:	 Road
RA:	 Rear Alley
RL:	 Rear Lane 
BT:	 Bicycle Trail
BL: 	 Bicycle Lane
BR:	 Bicycle Route
PT:	 Pedestrian Path
BRT: 	 Bus Rapid Transit Route

Commercial Street for BRT 
T5, T6
70 feet
44 feet

Slow Movement
25 MPH

12.8 seconds
2 traffic lanes; 2 dedicated bus lanes

None
10 feet

Varies by Transect
13 foot sidewalk

5 foot by 5 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg
TR

DRAFT New Thoroughfare Types

BRT 70-44AV 72-40

Avenue
T3, T4, T5, T6

72 feet
20 feet - 20 feet
Slow Movement

25 MPH
5.8 Seconds - 5.8 Seconds

4 lanes
None

10 feet
Varies by Transect
10 foot sidewalk

4 foot by 6 foot Tree Wells
Curb

Trees at 30 feet o.c. Average

Commercial Street for BRT 
T5, T6
70 feet
42 feet

Slow Movement
25 MPH

12.3 seconds
2 traffic lanes; 2 dedicated bus lanes

None
10 feet

Varies by Transect
14 foot sidewalk

5 foot by 5 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg
TR

BRT 70-42

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

* Street type appropriate for retrofitting existing roadways in Infill Plans only - not for use in New Community Plans

* * *

DRAFT
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Thoroughfare Type
Transect Zone

Right-of-Way Width
*Pavement Width

Movement
Vehicular Design Speed

Pedestrian Crossing Time
Traffic Lanes

Parking Lanes
Curb Radius

Public Frontage Type
Walkway Type

Planter Type
Curb Type

Landscape Type
Transportation Provision

Thoroughfare Type

Right of Way Width

Pavement Width

Transportation

Thoroughfare TYPES
BV: 	 Boulevard
AV:	 Avenue
CS:	 Commercial Street
DR:	 Drive
ST:	 Street
RD:	 Road
RA:	 Rear Alley
RL:	 Rear Lane 
BT:	 Bicycle Trail
BL: 	 Bicycle Lane
BR:	 Bicycle Route
PT:	 Pedestrian Path
BRT: 	 Bus Rapid Transit Route

Key: 		          ST-57-20-BL

Commercial Street 
T5, T6
70 feet
44 feet

Slow Movement
25 MPH

12.8 seconds
4 lanes
None

10 feet
Varies by Transect
13 foot sidewalk

5 foot by 5 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg

CS 70-44 CS 66-36

Commercial Street 
T5, T6
66 feet
36 feet

Slow Movement
25 MPH

10.5 seconds
2 lanes
7 feet

10 feet
Varies by Transect
15 foot sidewalk

5 foot by 5 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg

Commercial Street for BRT 
T5, T6
70 feet
34 feet

Slow Movement
25 MPH

12.8 seconds
2 mixed traffic/bus lanes

7 feet
10 feet

Varies by Transect
13 foot sidewalk

5 foot by 5 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg
TR

BRT 70-34*

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

66’

8’8’16’ 16’

17’ 17’

9’9’

DR 66-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

* Street type appropriate for retrofitting existing roadways in Infill Plans only - not for use in New Community Plans

*
DRAFT New Thoroughfare Types

DRAFT
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         SmartCode

Thoroughfare Type
Transect Zone

Right-of-Way Width
Pavement Width

Movement
Vehicular Design Speed

Pedestrian Crossing Time
Traffic Lanes

Parking Lanes
Curb Radius

Public Frontage Type
Walkway Type

Planter Type
Curb Type

Landscape Type
Transportation Provision

Thoroughfare Type

Right of Way Width

Pavement Width

Transportation

Key: 		          ST-57-20-BL

Thoroughfare TYPES
BV: 	 Boulevard
AV:	 Avenue
CS:	 Commercial Street
DR:	 Drive
ST:	 Street
RD:	 Road
RA:	 Rear Alley
RL:	 Rear Lane 
BT:	 Bicycle Trail
BL: 	 Bicycle Lane
BR:	 Bicycle Route
PT:	 Pedestrian Path
BRT: 	 Bus Rapid Transit Route

CS 42-18

Commercial Street
T5, T6
42 feet
18 feet

One-Way Movement
20 MPH

5.3 Seconds
1 lane

7 feet (one side)
15 feet

Varies by Transect
12 foot sidewalk

5 foot Continuous Planter
Curb

Trees at 30 feet o.c. Average

Street
T3, T4, T5

70 feet
36 feet

Slow Movement
25 MPH

10.5 Seconds
2 lanes

8 feet (both sides)
10 feet

Varies by Transect
7 foot sidewalk

7 foot and 3 foot Continuous Planters
Curb

Trees at 30 feet o.c. Average

ST 70-36

Commercial Street 
T5, T6
50 feet
28 feet

Slow Movement
20 MPH

8.2 seconds
2 lanes

8 feet (one side)
10 feet

Varies by Transect
11 foot sidewalk

5 foot by 5 foot Tree Wells
Curb

Trees at 30 feet o.c. Avg

CS 50-28

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

60’

7’7’13’ 13’

17’ 17’

10’10’

DR 60-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

DRAFT New Thoroughfare Types

DRAFT
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Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Thoroughfare Type
Transect Zone

Right-of-Way Width
*Pavement Width

Movement
Vehicular Design Speed

Pedestrian Crossing Time
Traffic Lanes

Parking Lanes
Curb Radius

Public Frontage Type
Walkway Type

Planter Type
Curb Type

Landscape Type
Transportation Provision

Thoroughfare Type

Right of Way Width

Pavement Width

Transportation

Thoroughfare TYPES
BV: 	 Boulevard
AV:	 Avenue
CS:	 Commercial Street
DR:	 Drive
ST:	 Street
RD:	 Road
RA:	 Rear Alley
RL:	 Rear Lane 
BT:	 Bicycle Trail
BL: 	 Bicycle Lane
BR:	 Bicycle Route
PT:	 Pedestrian Path
BRT: 	 Bus Rapid Transit Route

Key: 		          ST-57-20-BL

ST 65-45

Street
T3, T4, T5

65 feet
45 feet

Slow Movement
25 MPH

13.1 Seconds
2 lanes

7 feet (both sides)
10 feet

Varies by Transect
10 foot sidewalk

4 foot by 6 foot Tree Wells
Curb

Trees at 30 feet o.c. Average
BR

ST 25-20

Street
T3, T4, T5

25 feet
20 feet

Slow Movement
20 MPH

5.8 Seconds
2 lanes
None

15 feet
Varies by Transect

5 foot sidewalk (one side)
None
Curb

Trees at 30 feet o.c. Average

ST 42-22

Street
T3, T4, T5

42 feet
22 feet

Slow Movement
20 MPH

6.4 Seconds
2 lanes
None

10 feet
Varies by Transect

10 foot sidewalk (one side)
4 foot by 6 foot Tree Wells

Curb
Trees at 30 feet o.c. Average

* Street type appropriate for retrofitting existing roadways in Infill Plans only - not for use in New Community Plans

*
DRAFT New Thoroughfare Types

DRAFT
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         SmartCode

Thoroughfare Type
Transect Zone

Right-of-Way Width
Pavement Width

Movement
Vehicular Design Speed

Pedestrian Crossing Time
Traffic Lanes

Parking Lanes
Curb Radius

Public Frontage Type
Walkway Type

Planter Type
Curb Type

Landscape Type
Transportation Provision

Thoroughfare Type

Right of Way Width

Pavement Width

Transportation

Key: 		          ST-57-20-BL

Thoroughfare TYPES
BV: 	 Boulevard
AV:	 Avenue
CS:	 Commercial Street
DR:	 Drive
ST:	 Street
RD:	 Road
RA:	 Rear Alley
RL:	 Rear Lane 
BT:	 Bicycle Trail
BL: 	 Bicycle Lane
BR:	 Bicycle Route
PT:	 Pedestrian Path
BRT: 	 Bus Rapid Transit Route

Rear Alley
T3, T4, T5, T6

15 feet
15 feet

Yield Movement
10 MPH

4.4 Seconds
NA

None
Taper

Varies by Transect
None
None

Inverted Crown
None

RA 15-15DR 60-34

Drive
T3, T4, T5, T6

60 feet
34 feet

Slow Movement
25 MPH

9.9 Seconds
2 lanes

7 feet (both sides)
15 feet

Varies by Transect
8 foot sidewalk, 10 foot multi-use path

5 foot Continuous Planter, 3 foot Planter
Curb

Trees at 30 feet o.c. Average

Pedestrian
T2, T3, T4, T5

8 feet
5 feet minimum

Pedestrian Movement
NA
NA
NA

None
NA

Varies by Transect
5 feet minimum

None
None
Varies

PED 8-8

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

66’

8’8’16’ 16’

17’ 17’

9’9’

DR 66-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.

70’

12’ 7’7’12’ 12’

17’ 17’

10’10’

AV 70-34 
ex. Wyoming / Missouri Ave.

70’

13’13’

44’

CS 70-44
ex. Montana Ave.

11’11’ 11’11’

70’

8’8’17’ 17’

18’ 18’

10’10’

ST 70-36 
ex. San Jose / San Diego Ave.

15’

RA 15-15 
(Oregon Study Area)

70’

13’13’

17’

BRT 70-34 mixed
Oregon St. N. of Schuster Ave.

10’7’ 7’10’10’

17’

70’

14’14’

42’

BRT 70-42 dedicated
Oregon St. S. of Schuster Ave.

10’11’ 11’10’

42’

7’12’ 12’

18’

11’

CS 42-18
One-Way Park Streets

50’

8’11’ 11’

28’

20’

CS 50-28 
ex. Portland Ave.

66’

8’8’16’ 16’

17’ 17’

9’9’

DR 66-34
(borders natural areas)

72’

10’10’

21’

AV 72-42
ex. N. Piedras St., Mesa St.

10’11’ 11’10’10’

21’

5’

25’

20’

ST 25-20 
ex. Coffin Ave.

65’

5’7’10’ 10’

22.5’ 22.5’

10.5’10.5’

ST 65-45
ex. Rio Grande Ave.

5’ 7’

8’

Multiuse Path
8’ min.DRAFT New Thoroughfare Types

DRAFT



public input

Kick-off Meeting Keypad Polling Results

	 Transit-Oriented Development Keypad Polling Results

Work-in-Progress Keypad Polling Results

2
5
7

B
“The fact that the public component [is] such an 

important part of this study is innovative but nec-

essary because of the magnitude of this project.”

                    Carlos Gallinar, Comprehensive Plan 
Manager, City of El Paso
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Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Kick-off Meeting Keypad Polling Results: June 17, 2010

1

2

3

4

1

2

33

4

5

6

77

1

2

3

4

How long have you lived/worked in El Paso? What is your age? Which two study areas are you most 
interested in?

1

2

1

22

3

4

5

1

22

3

4

5

Did you or someone you know work at 
ASARCO?

How long does it take you to drive to work? How do you children get to school?

More than 20 
years
51%

5 - 10
years
28%

10 - 20 years
28%

Less than 5 
years
7%

Under 20 
years
10%

20 - 29 yrs
15%

30 - 39 yrs
23%

40 - 49 yrs
10%

50 - 59 yrs
22%

60 - 69 yrs
16%

Over 70 years
3%

ASARCO Site
77%

Five Points
20%

Oregon 
Corridor

34%

Remcon Circle
11%

No
61%

Yes
39%

5 - 10 mins.
40%

11 - 20 mins.
31%

21 - 30 mins.
14%

31 - 45 mins.
14%

Close to 
an hour

1%

N/A
37%

By car
46%

Ride the bus
6%

Bike
2%

Walk
8%
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 public input

1

2

3

4

1

22

3

4

5

1

2

How often do you walk, bike or ride transit to 
work or school?

I would take transit to work if: Does your neighborhood have a park that 
you can bike or walk to?

1

2

1

2

1

2

3

4

Does your neighborhood have a meeting 
place that you can bike or walk to?

Does your neighborhood have a grocery or 
pharmacy that you can bike or walk to?

How many neighbors on your street do you 
know by name?

Never
66%

Occasionally
10%

Rarely
11%

Often
13%

It was faster 
than driving

32%

It was cheaper 
than driving

3%

I didn’t have to wait 
for the bus

39%

I would never 
want to take 

transit
16%

Yes
69%

No 
31%

No
44%

Yes
56%

Almost 
everyone

11%

Several on my 
street
47%

Only my next 
door neighbors

35%

None
6%

No
46%

Yes
54%

Kick-off Meeting Keypad Polling Results: June 17, 2010

A bus stop 
was closer to 

my house
10%
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Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Kick-off Meeting Keypad Polling Results: June 17, 2010

1

2

3

4

1

2

3

4

Will you attend the ASARCO Hands-on 
Design Session on Saturday?

Will you attend Wednesday’s TOD Hands-
on Design Session?

Yes
56%

Probably not
16%

Probably will
18%

No
10%

Yes
44%

Probably not
11%

Probably will
25%

No
20%
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 public input

1

2

3

4

1

2

33

4

5

6

77

11

2

3

How long have you lived/worked in El Paso? What is your age? Which two study areas are you most 
interested in?

1

22

3

4

5

1

22

3

4

5

1

2

3

4

How long does it take you to drive to work? How do your children get to school? How often do you walk, bike or ride tran-
sit to work?

More than 20 
years
58%

5 - 10
years
19%

10 - 20 years
16%

Less than 5 
years
6%

Under 20 
years
11%

20 - 29 yrs
19%

30 - 39 yrs
22%

40 - 49 yrs
19%

50 - 59 yrs
14%

60 - 69 yrs
8%

Over 70 years
6%

Five Points
80%

Remcon Circle
26%

Oregon 
Corridor

74%

21 - 30 mins.
30%

31 - 45 mins.
10%

N/A
37%

By car
13%

Ride the bus
27%

Bike
13%

Walk
20%

Transit-Oriented Development Hands-on Keypad Polling Results: June 23, 2010

Close to 
an hour

17% 5 - 10 mins.
27%

11 - 20 mins.
17%

Often
27%

Occasionally
13%

Rarely
23%

Never
37%
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Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

1

22

3

4

5

1

2

3

4

1

2

Which transit option would you prefer? Does your community have a meeting place 
that you can bike or walk to?

Bus - in 
Regular Traffic 

Lanes
23%

Bus - in Dedicated 
Lane
17%

Light rail
27%

Street Car
33% Yes

40%
No

60%

Transit-Oriented Development Hands-on Keypad Polling Results: June 23, 2010

I would take transit to work if:

A bus stop 
was closer to 

my house
27%

It was faster 
than driving

13%

It was cheaper 
than driving

33%

I didn’t 
have to wait 
for the bus

13%

I would never 
want to take 

transit
13%
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 public input

Work-in-Progress Meeting Keypad Polling Results: June 30, 2010

1

2

3

4

1

2

33

4

5

6

77

1

2

3

4

5

6

How long have you lived/worked in El Paso? What is your age? Did you attend any Plan El Paso charrette 
events to date?

1

2

3

44

5

6

7

88

9

1

2

1

2

For ASARCO which should be encouraged 
by the City (pick 3)?

Should the smokestack be preserved? Should the smokestack be preserved...
Even if it costs $5 to $10m to make it structurally sound;
Tens of millions more to bring it to the minimum seismic standards; Tens 
of thousands per year to maintain, and; Taxpayers would be responsible 
for the cost, if no private party is interested?

More than 20 
years
61%

5 - 10
years
8%

10 - 20 years
20%

Less than 5 
years
11%

Under 20 
years
7%

20 - 29 yrs
13%

30 - 39 yrs
22%

40 - 49 yrs
15%

50 - 59 yrs
23%

60 - 69 yrs
18%

Over 70 years
2%

Multiple 
events
42%

I have not 
attended any 
other events

32%

No
37%

Yes
63%

No
72%

Yes
28%

Kick-off 
Presentation

10%

ASARCO 
Hands-on 

Design Session
4%

TOD Hands-on 
Design Session

7%
Open House

6%

Amusement
Park
33%

Large Water 
Feature

8%

Museums
35%

Office Uses
29%

International 
Free Zone

33%

Riverwalk
49%

Arena
28%Solar Power 

Facility
22%

Factory/Indus-
trial Uses

12%
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Connecting El Paso: Building Transit-Oriented Neighborhoods and Redeveloping ASARCO

Work-in-Progress Keypad Polling Results: June 30, 2010

1

2

1

2

11

2

3

What is the best location for an arena? Should the City investigate purchasing 
portions of the ASARCO site?

Of the three TOD sites, which areas should 
be given first priority (pick 2)?

1

2

3

4

5

6

1

2

3

4

1

2

3

4

What would be your first design priority 
for the TOD sites?

Which transit option seems most prom-
ising to you?

Do you feel the plans are generally on the  
right track?

Remcon 
Circle
30%

Oregon Corridor
81%

ASARCO site
48%

Yes
68%

Probably Yes
25%

Yes
67%

Five Points
70%

Diversify the Mix of 
Housing Types

9%

Increase 
Committment to 

Transit 
(beyond bus)

23%

Add Street 
Trees
32%

Incentivize Infill 
Development

21%
Protect 
Arroyos

10%

Create Public 
Parks

5%

No
3%

Downtown
52%

No
33%

Bus - in Regular 
Traffic Lanes

8%

Bus - in 
Dedicated 

Lane
30%

Light rail
41%

Street Car
22%

Probably No
5%



 

 

 

 

M E M O R A N D U M 

 

 

DATE: January 3, 2011 

 

TO:  The Honorable Mayor and City Council 

Joyce A. Wilson, City Manager 

 

FROM: Mathew McElroy, AICP, CNU-A 

 

SUBJECT: “Plan El Paso 2010: Connecting El Paso: Building Transit-Oriented 

Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points and 

Redeveloping ASARCO” 

   

 

The City Plan Commission (CPC) on November 11, 2010 voted 7 - 0 to recommended 

APPROVAL of incorporating the “Plan El Paso 2010: Connecting El Paso: Building 

Transit-Oriented Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points and 

Redeveloping ASARCO” into the City’s Comprehensive Plan. 

 

The CPC determined that the comprehensive plan amendment protects the best interest, 

health, safety and welfare of the public in general; and that the study area plan will continue 

to carry out the purpose and spirit of the policies expressed in The Plan for El Paso.  

 

Furthermore, this plan gets the City closer to establishing effective and efficient Transit-

Oriented Development (TOD) projects and corridors.  TOD is a compact, mixed-use 

development type that provides a variety of housing types at higher densities within walking 

distance of public transportation,  a key element of livable and sustainable communities.  

When coupled with Bus Rapid Transit (BRT) systems, TODs can create economic 

development opportunities for neighborhoods and regions.  The goal of the enclosed plan is 

to encourage TODs along several of the City’s most dynamic and vital corridors by 

developing the density and critical mass fundamental to the successful implementation of 

City’s BRT. 

 

If adopted, the Plan will set the stage for further Council action needed to fully implement 

the policies necessary to facilitate walkable and mixed-use development along the Oregon, 

Five Points, and Remcon Corridors and at the former ASARCO properties.   
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City of El Paso – City Plan Commission Staff Report 

 

Case No: CPA10-0001 

Application Type: Comprehensive Plan Amendment 

CPC Hearing Date: November 11, 2010 

 

Location: Remcon Circle, Oregon Corridor, Five Points, and ASARCO area 

Rep District:  1, 2, and 8 

Request:  Amend The Plan for El Paso by incorporating the “Plan El Paso 2010: Connecting El 

Paso: Building Transit-Oriented Neighborhoods at Remcon Circle, Oregon Corridor, 

and Five Points and Redeveloping ASARCO” into the City’s Comprehensive Plan 

 

Applicant: City of El Paso      

Representative: City of El Paso      

 

 

 

NEIGHBORHOOD ASSOCIATIONS 



Public notification was sent to the following Neighborhood Associations:  

Chhhuahuita Neighborhood Association, El Paso Central Business Association, Southside Neighborhood 

Association, The Place at Union Plaza Neighborhood Association, Chamizal Neighborhood Association, El Paso 

Central Business Association, Five Points Development Association, Manhattan Heights Neighborhood 

Association, Coronado Neighborhood Association, Houston Park Neighborhood Association, Kern Place 

Neighborhood Association, Inc., Rim Area Neighborhood Association, Robinson Avenue Neighborhood 

Association, Save the Valley, Sunset Heights Neighborhood Improvement Association, Upper Mesa Hills 

Neighborhood Association, Upper Valley Improvement Association 

 

NEIGHBORHOOD INPUT  
Community and resident input was solicited during a two-week long public process known as a charrette held from 

June 17 - 30, 2010.  Over 25 meetings with stakeholders and residents and four city-wide community meetings were 

held during the two weeks.  Also, Planning and Economic Development staff made presentations to ten 

neighborhood and civic organizations during the past six months.   

 

Approximately 1,200 notices were mailed to property owners within each of the planning areas.  

 

APPLICATION DESCRIPTION 
The City of El Paso is requesting to amend The Plan for El Paso in order to incorporate “Plan El Paso 2010: 

Connecting El Paso: Building Transit-Oriented Neighborhoods at Remcon Circle, Oregon Corridor, and Five Points 

and Redeveloping ASARCO” into the City’s Comprehensive Plan. The Plan for El Paso was adopted in 1999 and 

this amendment updates recommendations for Remcon Circle, Oregon Corridor, Five Points, and ASARCO area 

based on smart growth principles. 

 

PLANNING DIVISION RECOMMENDATION  
The Planning and Economic Department recommends APPROVAL of this comprehensive plan amendment 

request.   

 

DEVELOPMENT COORDINATING COMMITTEE REVIEW 

The Development Coordinating Committee recommended APPROVAL of this comprehensive plan request.  

 

CITY PLAN COMMISSION OPTIONS 
The City Plan Commission may consider the following options and additional options that it identifies when 

reviewing a comprehensive plan amendment: 

1. Recommend approval of the comprehensive plan amendment finding that the amendment protects the 

best interest, health, safety and welfare of the public in general; and that the study area plan will 

continue to carry out the purpose and spirit of the policies expressed in The Plan for El Paso and 

should be incorporated into The Plan for El Paso. 

2. Recommend approval of the comprehensive plan amendment with modifications to bring the 

amendment into conformance with the review criteria in The Plan for El Paso.  

3. Deny the comprehensive plan amendment finding that the amendment does not protect the 

best interest, health, safety and welfare of the public in general; and that the study area plan 

does not carry out the purpose and spirit of the policies expressed in The Plan for El Paso. 

 




