THE FuTure: PuBLIc SAFETY

Public safety includes police, fire and
emergency response services. These are
provided by the City of Harlingen within
the city limits, and in the case of Fire and
EMS, are also provided via contract in
nearby areas.

Public safety is enormously important
as a factor in building a community with
a high standard of living. While the city
has made significant progress over the
past few years, an emphasis on further
crime reduction should remain a high
priority of the city.

Fire Protection

There are currently seven fire stations
located throughout the eastern and
central areas of the city. These, in
combination with other factors, allow
the city to have an ISO fire rating of 3.
The Insurance Service Office (I1SO) is a
for-profit organization that assembles
data and information on risk and rates
community fire protection from a “1”
which is best to a 10. Historically,
there are relatively few cities across
the US with a “1” fire rating, since the
requirements for training and equipment

are substantial. Some
Texas cities have a “2”
rating, but a “3” rating is
the most common among
communities in Texas.

Improving fire
safety in the
growing western
part of the city

is a key fire
department need.
Alternatives under
consideration
have included

the repositioning
of Station #6, and the
development of one new
station. Station #6 would

be relocated farther south
on Rangerville Road. A

new station would then be
constructed farther west

to cover the areas north of
Business 83, FM 800 and

up to FM 107. The two

new stations will require
significant new personnel
and equipment. As a near
term alternative, city staff
should continue to consider
a simple relocation of Station
#7 to a position further west.
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Current locations of existing fire stations. Source: City of Harlingen Fire Department

Fire department needs

include additional fire

inspectors and maintenance Potential future locations of stations to serve the western area of the city. Actual
. locations are approximate and intended to show geographic coverage only.
staff to keep department vehicles  source: City of Harlingen Fire Department

and equipment operating longer.
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Police Department

The Harlingen Police Department has been recognized across
Texas for significant crime reductions in the city over the past five

years. These have resulted from the use of national best practices

techniques, and has lead to Texas Best Practices recognition by
the Law Enforcement Recognition Program. Key crime reduction
methods used include:

= High Performance Teams - This is a method of policing where

the same officer is responsible for a specific area of Harlingen.
The benefits of such a system are an

and equipment. The department then closely monitors

these sites to prevent crime from occurring. In example, the
department created a Crime Fusion Center that tracks criminal
activity and provides intelligence to officers. This increases the
number of traffic contact in high injury accident/crime areas in
order to decrease the number of related incidents. Harlingen’s
Police Department prides itself on accurate reporting of crime
data to ensure that residents of the city are aware of crime
prevention efforts.

e Data Driven Approaches to Crime and Traffic Safety - This

increases the number of traffic contacts in

intimate knowledge, on behalf of the 2 Year Calendar Comparison L . ) -

officer, with the crime and disorder 2013 2012 [ # Changa|% Change| high injury accident/crime areas in order to

problems that the area faces. The JAN 262 a73 -111 -29.5&? decrease the number of injury accidents/

: FEB 202|245 -43 -176%  crimes.

Department has created six (6) VAR 260 290} 300 -10.3%

geographic areas, and each area is APR 238 308 =70 -227% Harlingen’s Police Department prides

assigned a Patrol Officer, a Police TS; gg‘g gg; Eg 133;’: itself on accurate reporting of crime data

Area Representative, a Criminal JUL 219 320 101 -318% toensurethat residents of the city have

Investigator, a Narcotics Investigator, AUG 241 309 .68 -22.0% an accurate picture of crime prevention

a Gang Investigator, and a Police SEP 245 279 84 122%  efforts. Through September 2014, year

Sergeant. :g; ?gg ggg ?l ;:::: to date violent crime rates are 25% lower

Community Based Policing - This DEC 262 266 -4 -1.5% thanthe same p.erioc.j in 20.13, anfi year to
Totals 2850| a354a3|  -603] -19.6% date property crime in Harlingen is 15%

is a philosophy, management style,
and organizational strategy that
promotes proactive problem-solving
and police/community partnerships to address crime and fear,
as well as other community issues. These partnerships have
proven to be highly effective in enhancing the quality of life in
Harlingen. This method of policing is when the same officers are
responsible for a specific geographic area. The benefits of such

a system are an intimate knowledge, on behalf of the officers,
with the crime and disorder that the area faces. The department
has created ten geographic areas, with each assigned six patrol
officers (two per shift), a district representative, and a criminal
investigator.

Predictive Analytics - This uses crime trends to identify
potential areas where crime will occur, such as the knowledge
that construction sites are often targeted by thieves for tools

Two year comparison of total violet and property crimes in
Harlingen. Source: Harlingen Police Department

In

lower than the same period in 2013. These

continue significant year to year crime reduction
trends over the past few years in Harlingen.

the future, key Police Department needs and actions include:

e Promote the use and staffing of storefronts for high officer

visibility - Continue to use the Valle Vista Mall storefront to help
reduce crime in this area. The use of security towers in parking
areas could be an additional step to increase officer visibility.

e Grant Funding - Continue pursuing grant funds which

can increase police presence and provide state of the art
equipment.

e Agency Cooperation - continue strong cooperation efforts with
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Goal Statement - Public Safety

“Harlingen will provide first-class
police and fire protection, providing

the city’s residents with a high level of
confidence in safety.”

Public Safety Goals and Actions

Public safety remains a key component of the city’s desire to have a
very high quality of life standard.

Objective 1 Address fire protection needs for the growth
areas of the city.

Promote public safety as the city grows both physically north and
west as well as in population.

Action 1-1 Update assessments on fire station relocations, and
determine funding source and timing for improved fire protection

Chief of Police, Jeffry Adickes, reads to children. Source: City of Harlingen

in the western areas of the city. Finalize a plan for fire protection
facilities in West Harlingen. Evaluate prior recommendations, and
identify the timing and funding requirements for needed facilities.

Action 1-2 Address equipment needs to maintain current levels of

fire protection. As the city’s population and geographic boundaries
grow, continue to provide adequate equipment and maintenance
needs.

Rendition of new fire station on the Emerging West Side. Source: City of Harlingen
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Objective 2 Support and maintain a high quality police
department. As the city grows, continue to support a strong
level of public safety, staffing, training, equipment, and facilities
necessary to keep Harlingen safe.

Action 2-1 Continue to promote the use of best practices to target
crime reduction throughout the city. Encourage department
exploration of tried and true new techniques or methods that
match Harlingen’s needs. Target continued reduction of both
violent and non-violent crime rates.

Action 2-2 Promote the use of CPTED (Crime Prevention Through
Environmental Design) to help create safe environments
throughout the city. Maintain officer training, and provide reviews
of new developments and existing properties to promote safe
design throughout the city.

Action 2-3 Continue to operate using national best practices.
Identify funding and finalize a plan for police training facilities to
include expanded classroom space and an enclosed firing range.
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“It’s really kind of

hard to be a suburb of
nothing. If you don’t
have a downtown,

you really don’t have
anything. It’s hard to
build a community
around parking lots and

CHAPTER 2 | The Future

Downtowns play a unique role in attracting
talented people to a city, and the vitality of
Downtown will continue to be important as
Harlingen pursues economic growth. Today,
Downtown Harlingen is one of the most
attractive and strongest downtowns in the
Rio Grande Valley, and one of Harlingen’s
greatest strengths. The long-term economic
growth of all of Harlingen is tied to the
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growth and strength of the Downtown and
the Core Areas of the City.

subdivisions.”

-Ed McMahon

The current Downtown Improvement

District goes from 4th Streets to the
railroad (east/west) and Madison/Monroe to Van Buren/
Harrison (north/south). At the time of this plan, the area had
more than 170 businesses and organizations, over 80 property
owners, and had an occupancy rate approaching 90%. A public
improvement district (PID) helps fund infrastructure maintenance
and improvements, and several incentive programs aid in the
revitalization of the area.

Downtown Harlingen is closely connected to the commercial and
residential areas that surround it, and recommendations for a
larger Core Areas of Harlingen are also included.

Having a strong residential base is critical to continued
transformation of the area. Residents are integral to
neighborhood stability, and city governments tend to invest more
in public facilities such as parks and other public services where
there are residents. Moreover, a residential base will help ensure
a comprehensive mix of commercial offerings in Downtown
Harlingen. Residents and visitors have different retail and service
demands. With a residential base mixed with visitor attractions,
the commercial base will become diversified and much better able
to withstand economic fluctuations.
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THE FuTturE: KEY Focus AREA #1 DowNTOWN
HARLINGEN AND THE CoRE AREAS OF HARLINGEN

The Harlingen 100 Plan identified Downtown as one of its key
areas of focus, stating that “Harlingen will focus on its downtown
as a key to development of place.”

Since that strategic plan was adopted, multiple successful actions
have taken place that point to the revitalization of Downtown and
the greater Core Areas of Harlingen area. These include:

e Improved landscaping and aggressive maintenance of streets,
alleys and sidewalks.

e Renovation of the Reese Building and the addition of Colletti’s
Restaurant as a prime bowntown attraction.

e Ever-increasing popularity of Jackson Street Market Days, held
on the first Saturday of every month.

e New art galleries in Downtown Harlingen.

e Expansion of the Downtown Harlingen mural program into
one of the best in Texas.

e Several new Downtown Harlingen residences that illustrate
the possibilities of adaptive reuse of existing buildings.

e Increasing number of visitors and businesses in Downtown

Harlingen.
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e Multiple high quality murals throughout the area.

e Many very close in neighborhoods and residential areas that
can provide a market for businesses and walkable living.

e Nearby Lake Harlingen as an attractive area asset.

e Astrong core of governmental uses in the area, lead by the

city and Harlingen Waterworks.

e Avery strong and experienced existing Downtown Harlingen

program and staff.

Core Areas of Harlingen Concerns

Significant obstacles and issues also exist within the greater Core

Areas of Harlingen. These include:

e Disagreement about how to proceed, meaning that the
benefits of even small individual projects can get lost.

e Difficulties in transforming older buildings created by
sometimes limited options while still following city codes.

e Key un-renovated landmark/high visibility structures.

e Nearby blight caused by the shift away from center-city and

rail related industrial uses.
e Deterioration of close-by residential neighborhoods.

e New development that is completely out of context (but
follows applicable city regulations) with the historic urban
qualities of the Core Areas of Harlingen (example - new
drugstore at one of the most important bowntown gateway
locations at the corner of Commerce, Tyler and Harrison).

Recommendations for Downtown and the Core
Areas of Harlingen

The following actions include key recommendations for
Downtown Harlingen and the Core Areas of Harlingen.

Objective 1 Create additional district(s) to implement
Core Areas recommendations.

Action 1-1 Create a Core Areas of Harlingen District. Identify
and create a larger district surrounding the Downtown that
should be considered for area wide actions. Address actions
not only within small targeted areas, but within different parts
of this larger area that all contribute to strengthening the

heart of the city. This area might include La Placita, the areas
north of Downtown to Jefferson Street and Lake Harlingen,
neighborhoods to the east adjacent to 6th Street, and the areas
south of Downtown to encompass both Tyler and Harrison
Avenues.

This action does not replace the current Downtown
Improvement District, which would remain. Rather, it is
intended to draw attention and funding sources to a broader
area.

The renovation of the
Reese into a mixed
use development has
transformed a key
area of Downtown
Harlingen and
provides an example B
for redevelopment
efforts. Sources:

City of Harlingen,
Megamorphosis
Design
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Goal Statement - Downtown and the Core Areas of Harlingen

“Downtown Harlingen and the greater surrounding neighborhoods will be
transformed into the most vibrant and active downtown and core city area in the

Rio Grande Valley, known as a unique and desirable place to work, play and live.
The area contributes significantly to the economic strength and attractiveness of
Harlingen.”

Objective 2 Improve the perception and physical
appearance of Downtown Harlingen and the new Core
Areas of Harlingen.

Portions of Downtown Harlingen are exceptionally well
landscaped, and indeed are textbook examples of how to
develop streetscapes. But this falls off on nearby streets, and
the remaining undeveloped buildings contribute to the overall
perception of the area.

Action 2-1 Enhance Tyler and Harrison Avenues through the
Core Areas of Harlingen, and create gateways into Downtown
Harlingen. Downtown Harlingen is also relatively hidden and
unannounced from nearby highly travelled roadways. Both Tyler
and Harrison carry over 20,000 vehicles per day in the vicinity

of the Downtown area. Enhancements to these streets, starting
near F Street and extending to 6th Street, would help incorporate
them as an integral part of the Core Areas of Harlingen and would
help create gateways into this larger area.

Individual gateways leading north into Downtown Harlingen
along 1st, 3rd, and 6th Streets would further link these two major
roadways to Downtown.

Action 2-2 Examine the costs and benefits of converting one-
way streets back to two-way travel. With the exception of Tyler
and Harrison, little reason remains for the one-way streets in the
greater Core Areas of Harlingen. For example, Van Buren, with

three one-way travel lanes, has the capacity for upwards of 15 to
20,000 vehicles per day, a number that probably exceeds current
volumes by 300%.

Recent research also points to the benefits of two way travel
for commercial businesses, since vehicles coming from both
directions can see and react to a business.

Finally, the increased activity along all streets would give
Downtown Harlingen a much stronger sense of activity and
vibrancy.

A detailed assessment of the impact of this recommendation
should be conducted. It should also determine the extent

of the conversion both on Downtown streets and in nearby
neighborhood streets. Striping and in some cases landscaped
islands would have to be reconfigured along some streets, and
some additional traffic signals would have to be added. The
source of funding for the conversion also needs to be identified.

Action 2-3 Revitalize the Jefferson/Madison/Monroe Avenues
area. The area immediately north of the Jackson Street District
is a mix of commercial and residential uses, but is not strongly
linked to the more active Downtown area along Van Buren and
Jackson. With its proximity to Lake Harlingen as an area amenity,
this area could become an attractive close in location for live/
work residences.

CITY OF HARLINGEN COMPREHENSIVE PLAN
One Vision One Harlingen

a1nng oy | z Y31dVHD

2-65



CHAPTER 2 | The Future

Action 2-4 Create a strong pedestrian link between the Lake
Harlingen/Library area and the greater Downtown area. The
lake area is separated from the remainder of Downtown Harlingen
by the railroad corridor and physically feels like it is miles away.
Create a strong pedestrian corridor to the Core Areas of Harlingen
along 6th street, using streetscaping, wider sidewalks and even a
narrowing of the pavement section (still leaving capacity for a lane
in either direction).

Action 2-5 Connect the Downtown and the Lake Harlingen area
to the 25th Street Trail corridor. The 25th Street Trail connects
to North 77 (Sunshine Strip) along Jefferson. A short 1/2 mile
extension along Jefferson would connect a major section of
Harlingen to the library and the Core Areas of Harlingen.

Objective 3 Aggressively attract redevelopment and
new development in Downtown and the Core Areas of
Harlingen.

Continue to use incentives and development standard adjustments
to attract development to the Core Areas of Harlingen. Encourage
innovative ideas and uses for Core Areas buildings that allow them
to be re-purposed.

Action 3-1 Adjust city codes and processes to smooth

the redevelopment process. City ordinances and building
requirements need to be reviewed and updated to create specific
standards for redevelopment in the urban core of the city. While
adjustments have been made, a new set of policies, guidelines
and performance measures needs to be put in place that provide
reasonable flexibility when developing in the Core Areas of
Harlingen.

Action 3-2 Adopt a form based overlay. Connected with Action
3.1 above, Harlingen should adopt a form based approach to
development standards in the Core Areas of Harlingen. Explained
in detail in the implementation section of this plan, a form based
approach focuses more on the compatibility of the structure and
how it performs with the area around it, rather than tailoring

the building to a particular use. This results in buildings that are

inherently more flexible, and can be adapted for a variety of uses
as market conditions evolve.

Action 3-3 Allow and encourage more mixed use development
in the Core Areas of Harlingen area. Also connected with
actions 3.1. and 3.2, a specific zoning category that allows and
indeed encourages a mix of uses in one development should be
incorporated into Harlingen’s zoning standards.

Action 3-4 Strengthen incentives for investment in the Core
Areas of Harlingen area. In recognition of the importance of
revitalizing the Core Areas of Harlingen, much stronger financial
incentives should be developed to encourage center city
redevelopment. These may include tax abatements, the waiver
of building fees, special Chapter 380 agreements for major
developments (where some developer funded improvements
are repaid through future sales or property tax revenue). They
may also include special incentives generated from 4B sales tax
revenues.

These incentives should be configured to significantly raise the
bar from current levels. They can be adjusted or phased out after
five to ten years as deemed appropriate. Most importantly, the
greater Harlingen area already has a significant supply of buildings
that can be adapted for smaller scale office or commercial

uses. Rather than encourage the development of new smaller
commercial developments that will only further increase the city’s
supply, incentive emphasis should be placed on the renovation of
properties within the Core Areas.

A key component of this incentive is also smoothing out of the
city development approval and code process (Action DT 3.1), so
that the cost of the Core Areas of Harlingen redevelopment is
comparable to new development on the outskirts.

Action 3-5 Relocate Harlingen’s City Hall into Downtown
Harlingen. Harlingen’s current City Hall building is a historical gem
but is very small, resulting in city offices being spread in multiple
buildings.
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The city can make a bold statement and create a significant
catalytic effect by relocating to a new central City Hall in
Downtown Harlingen. Under-utilized office buildings in the area
provide options for private/public partnerships, and by jointly
collaborating on parking solutions, can benefit other high profile
projects such as the Reese Building and the Historic Baxter
Building.

Action 3-6 Pursue redevelopment of the Historic Baxter
Building as a key Downtown landmark. As the most prominent
building in Downtown Harlingen, the tower can provide a

major catalytic impact. By being redeveloped, it makes a
statement about Downtown as a location in which to work and
live. Conversely, being unoccupied and a blighted landmark, it
creates uncertainty about investing in Downtown.

The lack of designated parking is a potential hurdle to
redevelopment of the building, but also opens the door to
bigger picture shared parking arrangements with other area
buildings and the City of Harlingen.

Action 3-7 Address parking needs in the vicinity of the Historic
Baxter Building and the Reese Building. Evaluate need for

and develop parking structure in return for the conversion of
existing parking areas in the area into new development. A
shared parking structure could speed up redevelopment of

the Historic Baxter Building, facilitate investment in the Reese
Building for residential or office uses, and help consolidate

city offices in a new Downtown location. By increasing the
supply of close-in parking, a new structure could also spur new
investment.

Other satellite parking areas should be identified and
development sources for each of those identified.

Action 3-8 Encourage revitalization and redevelopment in

the La Placita area. Promote the use of incentives to further
encourage new uses in the La Placita area. Use tools mentioned
throughout this section in this area.

Action 3-9 Target key catalyst properties for improvements.
Through a targeted planning process, efforts should be focused
on key properties and mini-districts that can have a spin-off
effect, rather than diluting limited resources across the larger
area. City efforts should focus on helping to find solutions to
hurdles to development, such as uninterested property owners,
infrastructure issues, zoning issues, and bringing developers
and property owners together. Potential catalytic areas could
include:
e Undeveloped railroad owned lands along Jefferson (could
be redeveloped in a combination residential/linear park

configuration).

e Existing property at the Southwest corner of Commerce and
Jackson.

e Specific dilapidated residences along the highly travelled
6th Street.

e Former car dealership properties on West Jackson.

Action 3-10 Encourage adaptive reuse of existing warehouse/
industrial buildings in the new Core Areas of Harlingen. Area
industrial buildings often can be converted to different uses.
These may include both residential and non-residential uses,
with the intent to encourage activity within the buildings.
Codes and building requirements should be carefully reviewed
to ensure that they are not overly restrictive and de-incentivize
the restoration of older buildings.

Objective 4 Make Downtown Harlingen and the Core
Areas of Harlingen an attractive place to live.

Action 4-1 Aggressively encourage the development of
renovated inner city housing. Attracting a larger, resident-
occupied residential base is a key to revitalizing the Core
Areas of Harlingen. Develop specific incentives and standards
that encourage the renovation of older residences and
nonresidential buildings as living quarters.

CITY OF HARLINGEN COMPREHENSIVE PLAN
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Action 4-2 Enhance the Core Areas of Harlingen
neighborhoods. Many residential properties near
Downtown are deteriorating and lack owner investment.
Actions discussed in the housing section should be
targeted in particular to inner city neighborhoods.

Objective 5 Create a united approach to the
redevelopment of the Core Areas of Harlingen.

Action 5-1 Develop a formal Core Areas of Harlingen plan
with individual subdistrict recommendations. Creating

a formal plan, with specific recommendations that add
detail to the recommendations of this bigger picture
comprehensive plan, serves
as a catalyst for investment in
the area. Once a formal plan
of action is developed and
funding sources are identified,
it can lead to a better sense
of comfort on the part of
investment entities. It also
provides clear direction for
future actions and targets
implementation efforts.

CHAPTER 2 | The Future
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New businesses in historic buildings on Jackson Street attract residents and visitors to Downtown. Source: City of Harlingen
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THE FuTture: Key Focus ArRea #2 MEebpicaL DISTRICT

Purposes oF A MepicaL DISTRICT

e Provide health care services for area
residents and visitors

e Foster partnerships and collaboration

* Manage growth of the district

e Aid in the provision of public infrastructure
and utilities

e Build a connection between health care and
education

* Provide the opportunity for a healthy
lifestyle for all people

* Provide for marketing of and investment in
the district to attract health care providers,
employees, educators, and producers

Overview

Medical facilities inherently cluster around hospitals because they
support each other. Since it moved to its current location near Ed
Carey and Business 77 (Sunshine Strip) in the 1950s, numerous
medical facilities have clustered around Valley Baptist Hospital,
forming the beginnings of a “district” in the southeast area of
Harlingen. In the immediate area of Valley Baptist Hospital, the
following medical facilities have located: UTHSCSA; Su Clinica
Familiar; VA Ambulatory Hospital; Harlingen Surgical Center;
Harlingen VA Outpatient Clinic; US Veterans Hospital; Emergency
Urgent Care; and various private medical practices. Moreover,
within approximately one mile of Valley Baptist Hospital, other
medical facilities have located including: Harlingen Medical Center,
Veranda Rehabilitation and Healthcare, Solara Hospital Harlingen
(Home health and acute care), Nova Medical Center (specialist),
Family Night Clinic, South Heart Clinic and the future Strategic
Behavioral Health Center.

Medical District Planning

Since medical uses tend to cluster naturally it may seem
redundant to formalize a medical district. But formal medical
districts have a much larger purpose than simply identifying a
place for medical-related uses. Medical districts are valuable
tools to support the long term growth and stability of the

medical profession while at the same time protecting nearby
neighborhoods and uses from the growing facilities. These
districts identify a framework for development of the area, ensure
the provision of necessary public utilities and infrastructure to
support development of the district, and support integration of
the various healthcare-related activities such as hospitals, clinics,
medical research, teaching, and equipment manufacturing, as
well as other related activities such as housing, shopping, and
recreation for employees, patients, and visitors. A medical district
will also establish management of the district, ensuring long term
stability of the area. Establishing a vision and framework for this
area will allow Harlingen to take full advantage of the “district”
that is beginning to form in order to attract state-of-the-art
facilities in a uniform and cohesive manner.

While access to hospitals and medical care are necessary for
curing ilinesses, a person’s health and well-being is also influenced
by social characteristics such as education, income, and the
quality of living environment. Other facilities that can impact

the health of a community include quality housing at a range of
prices, services for children, quality parks and open spaces, public
transportation, safe walking facilities, healthy food services and
grocery stores, and community-organized health programs and
other social services. A medical district would provide more than
a place for doctors and hospitals to locate; it would create an
environment in which residents of Harlingen can live healthy lives.
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Medical Districts in Texas

Medical districts have been formed in cities throughout Texas.
These examples can provide insight and guidance into the set
up and management of such a district, potential partnerships
that will strengthen the success of the district, and the various
responsibilities and projects that might be overseen by the
districts.

Texas Medical Center, Houston, TX

Founded in 1945, the Texas Medical Center (TMC) in Houston,

TX is a 675-acre district and one of the largest in the world. The
district formed around Hermann Hospital, which opened in 1925.
Following the hospital opening, a foundation was formed and
the City of Houston donated land next to Hermann Hospital to
establish a hospital district.

Today, the TMC comprises of 21 renowned hospitals, 13 support
organizations, eight academic and research institutions, six
nursing programs, three public health organizations, three
medical schools, two universities, two pharmacy schools, and

a dental school. As a whole the TMC is the largest employer in
Houston, with approximately 106,000 employees. It is managed
by a non-profit organization. Its many partners include the major
hospitals and healthcare providers, universities and teaching
hospitals, and providers of social services such as the YMCA and
Ronald McDonald House.

The TMC land development plan is incorporated into the City
of Houston’s long-range planning documents. On a case-by-
case basis, the city and medical center collaborate on economic
development incentives.

South Texas Medical Center, San Antonio, TX

In 1947, the San Antonio Medical Foundation (SAMF) was
founded with the goal of bringing a medical school to San Antonio
and acquired 200 acres. Following that, the South Texas Medical
Center (STMC) was formed in 1961 around a single hospital when
UT Board of Regents and Texas Legislature decided to locate the
South Texas Medical School in San Antonio. The SAMF transferred
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100 of its 200 acres to the university, and then acquired 700 more
acres for the medical district.

In 1998, the Medical Center Alliance was formed and now
oversees the implementation of the master plan for the STMC.
The alliance is made up of the eight largest land owners in the
STMC: Baptist Health System, Cancer Therapy and Research
Center at the UT Health Science Center, CHRISTUS Santa Rosa
Healthcare, San Antonio Medical Foundation, Methodist
Healthcare, Methodist Healthcare Ministries, University Health
System and The University of Texas Health Science Center at San
Antonio.

Today, most of the land held by the foundation has been granted
or leased exclusively for medical and health service uses.
However, the Medical Center area has expanded to become

its own community with multiple office buildings, hotels,
apartments, restaurants, shops and services in addition to
numerous major hospitals, clinics, research labs, technical and
support facilities. Today it consists of 900 acres of land, with 290
acres yet to be developed, and is comprised of over 75 medically
related institutions, more than 45 clinics, 12 major hospitals, 1
higher education institution, and countless small practices, offices
and non-medical businesses. Approximately 56,000 people work
at both medical and non-medical facilities in the STMC.



South Texas Medical Center in San Antonio, TX
Source: www.southtexasmed.com

The MCA has partnered with the City of San Antonio to
implement infrastructure improvements in the district including
intersection improvements and wayfinding signage. Additionally,
the city incorporates the master plan into long-range planning
documents and the MCA has secured funding through city bonds
for transportation improvements.

Southwestern Medical District, Dallas, TX

Parkland Hospital was the first medical facility to open in the

area in 1954, and soon partnered with UT Southwestern Medical
Center. Today, the Southwestern Medical District is approximately
390 acres in size and consists of four major hospitals, three
medical teaching institutions, and a biotech park. At these
medical facilities, the district employs nearly 28,000 people. The
district is managed by a non-profit corporation.

Over a portion of the Southwestern Medical District, the city

has established a tax increment finance district to spur private
investment. This includes the eastern quadrant of the medical
district where there are development opportunities. The TIF area
has design standards to create a cohesive urban environment
within the district.

The City of Dallas recently completed an area plan for the
Stemmons Corridor, which encompasses the Southeastern
Medical District, a total area of 3,885 acres. This plan ties the
medical district to other nearby destinations to create a more
comprehensive vision for how the area will develop to connect
these destinations and bring in different development types such
as housing, retail, and office uses.

Medical Center of the Americas, El Paso, TX

The Medical Center of the Americas (MCA) Foundation was
founded in 2006 with the vision to create a campus of medical
facilities in El Paso, but many steps were taken prior to 2006
that set the stage for the medical district. In 2001 and 2003, the
State Legislature approved funding for the Texas Tech University
Health Sciences Center medical school. In 2001, 10.2 acres were
donated for this school. Also, a city bond to renovate Thomason
hospital was passed.

In 2006, the MCA Foundation was formed with the
encouragement of the City of El Paso. Today, the MCA
encompasses 440 acres in central El Paso, Texas. In the center
of the MCA is a 140-acre rapidly developing integrated complex
of medical facilities anchored by Texas Tech University Health
Sciences Center at El Paso, its primary teaching hospital
University Medical Center of El Paso, and El Paso Children’s
Hospital. It is also the site to a developing biomedical innovation
park.

Before the formation of the Foundation, the city attempted

to form a TIF district and acquire land in the vicinity, but that
was met with opposition. Since then, the city has provided
encouragement and guidance in partnership building,
incorporates the master plan into the city’s comprehensive plan,
and oversees zoning regulations of the district. Moreover, the
city acquired some properties, and in 2011, the city created a
voluntary TIRZ over the entire campus area.
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Near Southside Medical District,
Fort Worth, TX

The Near Southside District
(NSD) was established in 1996

by a non-profit development
corporation, Fort Worth South,
Inc. (FWSI), with the vision of
revitalizing the area. Today the
district encompasses 1,400 acres.
The district is the second largest
employer with approximately
30,000 people working at medical
and non-medical businesses. It

is home to six major hospitals
and dozens of independent
medical clinics as well as several
supportive social services such

as the Ronald McDonald House,
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Stemmons Corridor - Southwestern Medical District Planning Area. in Dallas, TX H
Source: forward Dallas! Vision Policy Plan for Stemmons Corridor-Southwetern Medical District 2013. The Ither?t Of
Planning Area the Medical District is to

create opportunities for
- new development, by

Women'’s Center of Tarrant County, Cancer Care Center, 3 accommodating and

and Mother’s Milk Bank. Several youth services have also
located in the district, including Texas Academy 4, and

Alliance for Children.

In addition to medical facilities, major employers in the
district include manufacturers such as Dickie’s, Dannon
Company, Renfro Foods, a brewery and whiskey distillery,
and corporate headquarters for Justin Boot Co. The district
has become a business district to much more than medical

facilities.

The district uses several tools to guide and incentivize
development, including a tax increment finance district
that was created in 1997, fee waivers for redeveloping
blighted properties, and incentives for maintaining historic
buildings. The district also establishes design standards for  Wedical center of the Americas. in EI Paso, TX

buildings and streets.

enhancing the growing
concentration of
medical uses in the area.

The Medical District acts
as a focused healthcare
and wellness district in
the general area around
State Highway 6 and
Rock Prairie Road, and
includes The Med and
the future Scott & White
Hospital, both along
Rock Prairie Road.

Source: www. mcamericas.org
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The Medical District Master Plan establishes guiding principles
for the development of this district to accommodate medical
facilities, walkable village centers, commercial space, and a
variety of residential unit types. The district is established around
the existing College Station Medical Center (The Med). In the
area there are other associated medical uses and Scott & White
Hospital is under construction.

The city has established an aggressive implementation program,
starting with providing for the public utilities and infrastructure

to support development of the district and putting development
regulations in place to guide private development of properties.

Summary of Best Practices

The medical districts researched vary in age and organization,
and offer a broad range of strategies that are proving to be
successful. Below is a summary of key strategies for establishing a
medical center in Harlingen.

Organizational Framework: A planning board or commission

is established to manage the district. The organizations are
either fully private or public-private partnerships, utilizing public
districts to assist in management and implementation. The older
medical centers (Texas Medical Center and South Texas Medical
Center) are mostly privately run with case-by-case partnerships
with the city. More recently created districts utilize public
districts to spur development. Only the College Station district is
currently fully public, but it is in the early stages of planning and
heavily involves private entities. Either way, it is the responsibility
of this organization to manage the growth of the district, recruit
new companies, medical facilities, and investments, and provide
a place for collaboration among stakeholders.

Collaboration is Essential: Regardless of the organizational
structure collaboration among governing entities; local
businesses, land owners, companies, medical facilities, colleges
and education providers is essential to the success of a medical
district. Collaboration allows all voices to be heard and aids in
implementation efforts.

=
|
R = S R
o s e A Lt l z
[ o U b | 1L 1 1 e P 1 T I e s =
e {1 IS oo 2 0 i o e e | (51
i B O ORI ARSI d
\

Near Southside District in Fort Worth, TX
Source: www.fortworthsouth.org

Develop a Plan: Through the planning process partners will be
identified and collaboration begins to take place. This process
will also help identify opportunities that may not be realized right
now. The plan also establishes the long-range vision and goals for
the district and identifies specific strategies and tools to achieve
the vision.

Economic Development Incentives: In all cases, economic
development incentive tools were used. Some districts were
established as tax increment reinvestment zones that direct
funds back into the district, and others used targeted incentive
deals on a case-by-case basis, such as tax abatement agreements
or general development incentives like fee waivers. Discussions
through the planning process will identify appropriate incentive
tools for the medical center in Harlingen. Further discussion on
economic development incentive tools can be found in Appendix
E.
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Recommendations for the Medical District in
Harlingen

The following actions include key
recommendations for the Medical
District area of Harlingen.

Action 1-1 Create a “Medical District.”
Create a distinct district that provides
a first class location for both current
and future health care providers

and their patients and clients. The

district’s goals will be to:

e Create partnerships to collaborate
and cooperative in the pursuit of
future opportunities.

e Guide the development of both
foundation and privately owned
lands, so that the entire area gains
value.

e Guide new development in the
district through the creation of
standards and guidance for new
construction.

e Ensure that new development in
the district adheres to established
design standards.

e Pursue development and funding
opportunities that are more easily

leveraged by a larger collaborative

entity rather than individual Concept illustrating how a medical “district” might be created to connect area assets and strengthen Harlingen’s health care sector.
entities Roadway, trail and streetscaping connections to the Arroyo Colorado and Harlingen Medical Center would further expand the area.

e Pursue development of amenities
and features within the district that
help to attract and retain professional and technical talent.

CHAPTER 2 | The Future

CITY OF HARLINGEN COMPREHENSIVE PLAN
One Vision One Harlingen

2-74



THE FuTurE: KEY Focus AREA #3 - VALLEY INTERNATIONAL
AIRPORT--AEROTROPOLIS

Harlingen’s Valley International Airport (VIA) is the most
developed airport in the Rio Grande Valley. It competes with
airports in McAllen and Brownsville.

VIA’s runway lengths and its airspace rating are superior to
other airports in the area, as is available space for expansion
around the airport.

a1nng oy | z Y31dVHD

Key recommendations for VIA and the Aerotropolis include:

e Continue to pursue expanding domestic air service with
both current carriers as well as potential new carriers.

e Prioritize the addition of international service at the
airport. ldentify and pursue airline service to Mexico and
other international destinations.

e Maintain and if possible expand cargo service providers
X | / e at the airport. Work with current operators to address
: | f e e infrastructure and operational needs.

e Maintain runway and passenger facilities at a high level,
and continue to provide amenities for business travelers.

e Protect areas adjacent to the airport from expansion that
might impact long range expansion needs.

e Promote the development of the “Aerotropolis” concept
as developed by the Airport Board (shown on the
following page). Identify funding sources and amounts
and begin implementation of initial phases.

CITY OF HARLINGEN COMPREHENSIVE PLAN 2 75
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Concepts for the Harlingen Aerotropolis illustrate the overall
development potential and guide the desired character of
buildings in the development. Source: Valley International

Airport and RS&H Inc.
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THE FuTurE: KEY Focus AREA #4 - REcIONAL RETAIL
AND ENTERTAINMENT DISTRICT

The Bass Pro Shops and Sam’s Club north of Valle Vista Mall
add to the regional retail offerings of the city. However, strong
competition in the region, including the Rio Grande Valley
Premium Outlets in Mercedes, coupled with the increasing
growth of e-commerce can draw sales away from Harlingen’s
regional retail center.

An expanded focus should be considered for the area. This
focus would add entertainment and mixed use growth to

a regional district that centers on the Mall and the Bass
Pro Shops, but would expand it to include areas east of the
Interstate and also further to the west. Recommendations
for this area include:

Develop a district wide plan that would guide growth in the
area and serve as a tool to attract new development.

Consider the types of uses that are desirable, with an
emphasis on sales-tax generating businesses. Consider
what types of uses might be preferred in other locations to
allow for retail and mixed use growth in the district.

Develop uniform overlay guidelines to ensure a consistent
level of quality in the area.

Provide infrastructure as appropriate to facilitate growth in
the area.

Concentrate on entertainment options, such as dining and
recreation uses that increase activity in the area.

Consider the development of public amenities, such as
water features that can help diversify uses in the area and
attract new development.

An example of how adjacent industrial uses on the east side
of the Interstate might be converted to higher end retail or
mixed use is shown on the following page. The intent of
that illustration is to show how transitional uses might be
encouraged around the regional retail and entertainment
district.
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Concept for Mixed Use Regional Center at Harrison US 77 and North T Street. Source: Halff Associates
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THE FuTure: Key Focus AReA #5 - EMERGING WEST HARLINGEN
In recent years, much of the growth in Harlingen has been e Mobile home developments still exist in the area, a
to the west of the City. This area encompasses much of holdover from when the area was unincorporated, and
Harlingen west of I-69E out towards the extra-territorial ideally their replacement with traditional subdivisions
jurisdiction limits of La Feria. The area is rapidly transitioning should be encouraged over time.

from the lower density rural character to an important part

of Harlingen, and additional attention should be focused on
guiding development in this emerging area. The opportunity
exists to make this area of Harlingen one of the most desirable
places to live in in the entire Rio Grande Valley. The following
recommendations are made for this area.

e Neighborhood retail nodes for this area should be
identified as the population of the area grows.

e The character of key roads in the area such as Garrett
Road should be preserved. While higher traffic volumes
will grow, alternatives to the widening of key character
roads should be identified. Once lost, that character is
irreplacable.
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e A more detailed “district” plan should be developed by
Harlingen city staff. The plan would focus on developing
a more cohesive plan for the area by managing land use
types, connectivity between neighborhoods, and the
identification and integration of parks and trails.

e Qutside of Dixieland Park, the area has no park land.
The opportunity exists to identify key park spaces that
can serve as the focal points of neighborhoods in West
Harlingen in the future. Trail corridors along drainage

e |-2is the major arterial connecting communities X )
canals could link neighborhoods together.

throughout Cameron and Hidalgo counties, and extensive
growth opportunities exist along the freeway.

Growth that provides employment and retail
opportunties along this corridor should be a key focus
in the future, while residential growth along the
freeway corridor should be discouraged.

e Away from the I-2 corridor, the area is experiencing
rapid residential growth. This growth ranges from
high-end estates and mini ranchette residences to
more traditional and suburban-like in character. The
higher-end housing areas are especially valuable to
Harlingen, and standards should be developed that
help preserve their value and buffer them from more
dense subdivisions.

Many streets in West Harlingen, including Garrett Road, have a unique country character that
should be preserved.
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THE FUuTurE: Focus AReEA #6 - THE ARrRoYO COLORADO

The Arroyo is one of Harlingen'’s key assets,

both from a recreation and an economic
development perspective. Because it is

unique in the region, it should be used to
create a first class recreation amenity. The

proximity to that recreation and natural
feature can then be used to drive high

quality development on the fringes of the

Arroyo.

An overlay district that encompasses
the fringe areas adjacent to the Arroyo
throughout Harlingen is recommended.

Continuous upper bank trails may be
desired, and can be included as new
development along the edges occurs.

The City’s closed treatment plant on
the west side of Commerce should be
considered as a prime redevelopment
site. Final cleanup of the site should be
undertaken by Harlingen Waterworks
and/or the city in anticipation of re-
development of the site.

Lower density housing should be
restricted to more rural areas of the

That district would guide both development Arroyo corridor.

2-80

Higher density residential areas with views of the Arroyo (such
as shown above at Commerce Street) can provide one-of-a-kind
housing choices in Harlingen. Source: City of Harlingen

adjacent to the Arroyo as well as access to
the recreation amenities in the Arroyo.

Key recommendations include:

Areas adjacent to the Arroyo should be
reserved for residential and dining uses,
to take advantage of access and views.
Higher density residential areas should
be considered in undeveloped areas
near the Arroyo.

Consideration should be given to
building heights near the Arroyo,

but recognizing that some height

that allows views is a strong asset to
Harlingen. It would allow the creation
of unique housing types that can help
attract professional talent to the area.

Tree and habitat preservation along
the upper banks of the Arroyo should
be maintained as new development
occurs.

CITY OF HARLINGEN COMPREHENSIVE PLAN
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The natural scenic integrity of the
Arroyo itself should be preserved at all
costs.

Adequate patrolling and safety
considerations should be put in place to
encourage use of the Arroyo.

Development of remaining trail
segments to provide a continuous trail
from Dixieland Park to Hugh Ramsey
Nature Park should be expedited.

Initial investments in the Arroyo should
be viewed not only as a quality of life
investment but as a major economic
investment for Harlingen.

These recommendations should

be advanced in concert with the
International Boundary and Wildlife
Commission (IBWC) and other federal
entities with oversight of the Arroyo.
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The Arroyo stands out as one of Harlingen’s
key strengths. Its value as both an economic
and a quality of life asset are significant, and
can attract development to its edges. Source:
Harlingen CVB

The closed treatment facility overlooking the
Arroyo could be redeveloped as a mixed use
development.
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“By far the greatest and most admirable form
of wisdom is that need to plan and beautify
cities and human communities.”

Socrates
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