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INTRODUCTION

The Central Planning Area Land Use Plan is
the fifth in a series of plans to serve as a guide
to the development and redevelopment of EI
Paso to the year 2000.

Until the early 1950's, the area now called the
Central Planning Area essentially comprised
the city limits of EI Paso. As such, existing
development in this Planning Area constitutes
much of the oldest development in the City. An-
nexations during the 1950's changed the
relatively compact shape of the City, and led to
population shifts to other parts of the City.

Central Area residents enjoy a variety of ad-
vantages. They are close to many community
facilities such as downtown, hospitals, Univer-
sity of Texas at EI Paso, major shopping, and
recreation. In addition, there is greater choice
in housing style, age, and price in the Central
Planning Area than elsewhere in the City.
Choice and diversity are positive attributes of
urban living which should be strengthened.

Over the years, however, portions of the Plan-
ning Area have suffered a steady population
loss. It is estimated the Area population has
declined by 29,000 persons (18 percent) since
1960. There are a variety of reasons for this
decline: .
.. As the population aged, the number of

persons-per household decreased.
• As new housing was constructed elsewhere

in the City, many residents of the Central
Area moved to these newer areas .

.. Many families were displaced due to
highway projects (Interstate Highway 10 and
the North-South Freeway), the Cnemtzet set-
tlement, and the South EI Paso tenement
eradication program.

.. Commercial and industrial uses replaced
and redeveloped many older residential
areas.

The net result has been a decrease in the
social and economic vitality of various
neighborhoods - elementary schools closed,
churches relocated, and commercial busi-
nesses either followed the population migra-
tion or changed from neighborhood goods and
services. As neighborhoods declined, social
problems such as crime, vandalism, and drug
abuse became more prevalent. Homes changed
from owner-occupied to renter-occupied, and
outside commercial storage and illegal uses
(antique stores, gift shops, and auto repair
shops) gradually changed the appearance of
residential neighborhoods. Some areas
became known as undesirable places to live.

The Central Planning Area is quite large in
population and area (135,500 people, 25,000
acres); although some neighborhoods are ex-
periencing the above pattern of disinvestment
and decline, many are not. The components of
change can be studied and analyzed however,
and policies and implementation tools can be
developed to stabilize and reverse neighbor-
hood decline and loss of population ...which is
the main focus of this plan.
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SUMMARY

The main objective of the land use plan for
the Central Planning Area is to stabilize and im-
prove those areas where self-renewal activities
have been on-going, and to reverse the cycle of
deterioration and out-migration which has oc-
curred in portions of this Planning Area. Private
market forces and governmental action are the
key factors in achieving stability and improve-
ment.

The general land use pattern of the Central
Planning Area has been largely established
with 86 percent of the land developed. For the
purposes of this report the land use pattern for
the Planning Area has been classified into
areas of land use stability and land use change.

An examination of private market forces and
government action indicate that the majority of
the Planning Area land uses are stable and are
not likely to change significantly over the next
twenty years. This includes residential neigh-
borhoods and commercial areas that are
deteriorated or blighted, as well as areas that
are in good condition. Where private market
forces are operating to renew and improve the
area, government should take strong action to
aid this process. In some areas of deterioration
or blight, private market forces will not
significantly improve the condition of the area
without governmental assistance and sub-
sidies. In such areas, governmental programs
to upgrade the quality of the area to minimal
standards are appropriate and can trigger
private sector involvement.

Areas of land use change have also been
identified where private market forces and
governmental action are operating (or are pro-
posed) to achieve the best overall use of the
land. In such areas, governmental action can
assist in bringing about desired changes, and
governmental programs can minimize the
social and economic disruption of the
residents in these transitional areas.
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GOALS AND RECOMMENDATIONS

RESIDENTIAL
Upgrade the housing stock, and increase the

population base, especially in the downtown
and surrounding areas.
1. Preserve and improve the residential hous-

ing through: housing rehabilitation, enforce-
ment of city codes and ordinances, replace-
ment of demolished structures with new
housing, and improvement of streets,
sidewalks, lighting and drainage.

2. Encourage and assist higher density residen-
tial development in and around the down-
town area and along the foothills of the
Franklin Mountains.

3. Encourage the preservation and restoration
of residential areas and buildings of
historical and architectural significance.

COMMERCIAL
Revitalize the Central Business District.

Upgrade the appearance of commercial uses
along arterial streets, provide for commercial
expansion consistent with neighborhood
preservation.
1. Encourage hotel renovation and construc-

tion of additional hotels and related uses in
the Central Business District.

2. Consider instituting a free, downtown loop
bus service to maximize pedestrian circula-
tion in the downtown area.

3. Utilize existing land zoned commercial (or
land appropriate for such use) for new busi-
nesses and avoid additional strip commer-
cial uses along streets such as Pershing
Drive, Alabama Street, Trowbridge Drive and
the frontage roads of the North-South
Freeway.

4. Adopt a sign and landscaping ordinance
whose enforcement will effectively reduce
the visual clutter in many commercial areas
and contribute to revitalization efforts.
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INDUSTRIAL
Promote labor-intensive industrial develop-

ment, and provide for the assembly of suffi-
cient land for a modern, industrial park.
1. Encourage industrial uses which are labor in-

tensive to locate in the Planning Area close
to sources of unemployed, low-skill labor.

2. Encourage the adaptive reuse of underutil-
ized industrial buildings and plant facilities
where feasible.

3. Encourage additional vocational training
programs as a means of upgrading the skills
level of the Central Area residents.

PARKS AND OPEN SPACE
Use the EI Paso Comprehensive Parks and
Recreation Plan 1978-2000 as the basis for
evaluating the park, recreation and open space
needs of individual neighborhoods, and provide
for these as feasible.
1. Provide each neighborhood with some form

of park or open space area.
2. Promote the use of school recreational

facilities for neighborhood residents as a
way to provide for park and recreational defi-
ciencies;

3. Enlist the support of neighborhood associa-
tions, civic groups and individual citizens in
the care and maintenance of small neighbor-
hood parks or open space areas.



TRANSPORTATION
Correct localized traffic problems, and reduce
transportation-related air pollution problems.
1. Review traffic problems in the Planning Area,

determine priorities and establish a
timetable for necessary improvements.

2. Pave alleys, streets and parking areas as
necessary to reduce air pollution and erosion
problems.

3. Provide for municipal or private parking
garages on the perimeter of the downtown
area as a means of reducing traffic conges·
tion and air pollution, as well as revitalizing
the downtown area.

4. Institute express bus service within the Plan-
ning Area to employment centers (down-
town, University of Texas at EI Paso,
hospitals, etc.).

5. Coordinate with Ciudad Juarez for the
development of a modern, rapid mass transit
system between downtown EI Paso and
downtown Juarez.

ENVIRONMENT
Improve the natural, physical and social en-
vironment within the Planning Area.
1. Take steps to protect and beautify the

Franklin Mountain and the Rio Grande area.
2. Repair or eliminate blighted or dilapidated

structures along major entrances between EI
Paso and Mexico.

3. Provide additional street lighting, police
patrols or special neighborhood programs to
reduce crime in the Planning Area.

5



THE LAND

Natural features in the Central Planning Area
have had an important impact on development,
and should be considered in any redevelop-
ment activity or program.

As shown on the Natural Features Map on
page 7 , the Planning Area is composed of six
natural features, each forming a natural region.
These are highlighted below.

The Franklin Mountains, defined as the
slopes above the 5,000 foot altitude, dominate
the skyline. The mountains are composed of ex-
posed rock with little topsoil. Their develop-
ment potential is limited due to the difficulty
and expense of overcoming the rugged terrain.
However, they are an important natural and
aesthetic resource.

The Mountain Foothills vary from gentle to
steep slopes (4 to 45 percent). The subsoil is
composed of fine sand and gravel over
cemented caliche. The steep slopes, scant
vegetation, loose topsoil, and low percolation
rate are balanced by the arroyos and geologic
faults which facilitate natural drainage and
help to prevent erosion. However, urban
development with attendant grading and "cut
and fill" activity can alter natural drainage pat-
terns, resulting in increased erosion and
drainage problems below.

The southern tip of the Alluvial Fan is found
in this Planning Area. This region was formed
from the erosion of the Franklin Mountains. The
Alluvial Fan has a gentle slope (2-3percent) and
relatively few drainage or erosion problems.
Outside of normal development considera-
tions, the Alluvial Fan poses no severe con-
straints to urban development.

6

The Hueco Bolson is a vast, relatively flat (%
to 2' percent slope) region, a portion of which
extends into the northeast corner of the study
area. It is composed of moderately deep soils
overlaying soft caliche and unconsolidated
sediments. That portion of the Planning Area in
the Bolson has relatively poor drainage since it
is the natural ponding area (the low point) for
the storm runoff from the Franklin Mountains.
The development of Fort Bliss, for example,
necessitated an extensive storm drainage
system which drains into the Fort Bliss Sump.

The Rio Grande Escarpment is a transition of
small hills (3-10percent) between the Mountain
Foothills and the Rio Grande Valley. Urban
development in this area must be concerned
with localized slope problems and the impact
on drainage in the valley area.

The Rio Grande Valley was formed by the Rio
Grande River as it cut and flooded the sur-
rounr'inq area. Slopes average less than 1/10 of
one percent. Although the area once contained
fertile soils, it has been largely paved over or
developed. Development in certain portions of
the valley is subject to flooding. Due to the
flood potential in much of the valley area, many
expensive drainage improvements have been
necessary to permit and protect urban
development.



NATURAL FEATURES

7



I \$
IN'" tn\r'~'-1'""il

I
I
I
'-1

I
I
I
I

, .»..

"A"
Insert

'§::=-:JI

NORTH

o 1MI

SCALE IN MILES

CD. JUAREZ

NATURAL FEATURES
LEGEND

~~:I MOUNTAIN FOOTHILLS
FRANKLIN MOUNTAINS

__ I HUECO BOLSON

RIO GRANDE VALLEY
~ ......RIO GRANDE ESCARPMENT

ALLUVIAL FAN
FLOOD PRONE AREASo DAM SITES (Existing)

o PONDING AREAS (Existing)

I SOURCES: FLOOD BOUNDARY AND FLOODWAY MAP
Department of Housing and Urban
Development, Federal Insurance
Administration, March, 1979

I
SOIL SURVEY OF EL PASOCOUNTYJ TEXAS

U.s. Department of Agriculture
Texas Agricultural Experiment
Station, November, 1971

CITY ENGINEERING OFFICE
City of El Paso, July, 1979

DEPARTMENT OF PLANNING. RESEARCH & DBVELOPMENT· EL PASO,TEXAS· MARCH, 1980



TABLE I

Existing Land Use

Central Planning Area

Land Use Acres

% of
Developed

Land

% of
Total
Land

Citywide
% of

Developed
Land

Low Density Residential 3,769 17.3 14.9 28.5

Medium Density Residential 544 2.5 2.2 3.4

Commercial 1,058 4.9 4.2 4,7

Industrial 1,346 6.2 5.3 7.8

Public and Ouasi-public 7,826 35.9 30.9 19.7

Military* 1,494 6.9 5.9 2.8

Parks and Open Space 1,425 6.5 5.6 7.5

Drainage and Ponding Areas 169 .8 .7 2.6

Streets and Public Right of Way 4,152 19.0 16.4 23.0

Total** 21,783 100.0 86.1 100.0

·Census Tracts 5 and 7; does not Include the FI. Bliss military reservation .

• "Thera are 3,541 acres of vacant land in the Planning Area; much of this land Is part of the Franklin Mountains.

Source: Department of Planning, Research and Development, January 1979.
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CENTRAL PLANNING AREA
CHARACTERISTICS

The existing land use pattern of the Central
Planning Area has been influenced by the ma-
jor population, housing and transportation
characteristics of the Planning Area. These
same characteristics will continue to influence
the pattern and character of future develop-
ment and redevelopment in the Central Area.

POPULATION
As shown on the following table, the popula-

tion of the Central Planning Area has been
declining steadily since 1960. This trend is a
reflection of:
• Annexations during the 1950's in the

Northwest, Northeast, Southeast, and Lower
Valley Areas. The majority of people moving
into these areas came from the Central Plan-
ning Area.

• The Chemizet Settlement of 1963 which led
to the relocation of about 500.0 persons.
While most of these persons remained in the
Central Area, a significant number found
housing elsewhere.

• The Tenement Eradication Program of
1972-73. Over 800 families were relocated
from South EI Paso under this program.
Many of these families relocated to public
housing units in the Lower Valley.

• The natural aging of the population. Since
the Central Planning Area comprises the
oldest portion of the City, it also has a
disproportionately large number of elderly
and retired persons. These persons in turn
constitute a low number of persons-per-
household.

TABLE 2

Population Change

Central Planning Area

Year Population

1960
1970
1980

163,925
143,907
133,500·

Percent Change
Percent of

City's Population

-12
-07

59
45
35

Source: Population and Housing Trends, Department of Planning, Research & Development, City of EI Paso, April, 1980

U.S. Bureau of Census, 1960 and 1970.

"Estimated population of January 1, 1980.
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By the year 2000, the population of the Cen-
tral Planning Area is projected to be 153,000
persons, an increase of approximately 20,000
from 1980. In order to realize these population
projections, a concentrated effort by the public
sector must be made to stimulate private
reinvestment. Governmental projects and pro-
grams, such as the Urban Development Action
Grant (UDAG) in South EI Paso and the Housing
Rehabilitation Program are important com-
mitments by the public sector to the goal of im-
proving the condition of housing in various por-
tions of the Central Area. However, their real
importance lies in creating a favorable climate
for neighborhood reinvestment by the private
sector and for attracting new families into cer-
tain neighborhoods.

The most distinctive population characteris-
tic of the Central Planning Area is associated
with household composition. Compared to the
City, significantly fewer households in the

Planning Area have children~-and signTficanlfY·
more households are, one-person households
(Chart 1). As previously indicated, a change in
these characteristics will be necessary if the
population projections are to be realized.

Changes in the overall household composi-
tion have serious implications for community
facilities such as schools. The closing of
Franklin Elementary School on Leon Street in
1972 was at least partially attributable to the
changing demographics of the surrounding
population. The revitalization of many com-
munity facilities is predicated upon a popula-
tion increase in the Central Area.

Table 6 in the Appendix presents general
population characteristics for the years 1972
and 1978* which reflect the general trend
toward fewer young people and other changes
in the composition of households in the Central
Area and the City.

CHART 1

GENERAL POPULATION
C:HARAC:TERISTIC:S

49%

41%
38%

34%

Percentage of
Households with
Children

Percentage of
Persons Under
18 Years

Source: R. L. Polk, Pro fifes of Change, 1977-78

• R.L Polk, Profiles of Change, 1972-73 and 1977·78.

D
~

CENTRAL
AREA

CITY

20%
16%

7% 6%

Percentage of
One-Person
Households

Percentage of
Female Heads-
of-Household
with Children
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The occupational characteristics of the Cen-
tral Planning Area are similar to the City's
(Chart 2). However, there is a significant dif-
ference between the Planning Area and the City
as a whole in the percentage of profes-
sional/managerial personnel and in the percen-
tage of retired heads of households.

As shown in Table 7 in the Appendix, only in
Census Tract 15 (which includes the Rim Road,
Kern Place and Mission Hills area) does the
percentage of professional/managerial person-
nel exceed the City-wide average of 16 percent.

The proportion of retired heads of household
in the Central Area is almost one out of every
four households. In some areas, such as Cen-

16%

Percentage of
Professional!
Managerial
Personnel"

sus Tracts 21 and 33 (which include the
Franklin Heights, Terry Alien and Loretto Place
additions), the proportion of retired heads of
household exceeds one out of three. It is pro-
jected, however, that these same areas will be
undergoing substantial demographic changes
over the next 5-7 years. Younger households
will replace many of the elderly households.
There will be a population increase in these
areas which will increase the demand for cer-
tain city services such as neighborhood parks.
These types of changes will result in the oc-
cupational characteristics of the Central Area's
population being more in line with the City-wlde
characteristics.

CHART2

OCCUPATIONAL
CHARACTERISTICS

I I CENTRAL AREA

L:::)::::?){l CITY

23%

17%
15%

13%

Percentage of
Non-
Professional!
Non-Managerial
Personnel" •

:::;:;:::::;:::::;::::
-:.:-:.:-:.:-:.:-:-:-:

.....;:;:;:;:;:;:;:;:;:;:;:
........ , .

Percentage of
Retired Heads of
Household

Percentage of
Military!Student
Heads of
Household

Percentage of
Jobless Heads
of Household

.. Defined as doctors. lawyers and judges, engineers and scientists, teachers and librarians, other professionals; and managers. super-
visors, proprietors, and foremen.

.... Defined as salesmen. skilled and semi-skilled. farmers and growers. operatives, office and store clerks, unskilled, service workers, and
others. Excludes retired. armed forces personnel. students and those not working.

Source·R. L. POlk. Profiles 01 Change. 1977·78
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Population projections for the Central Plan-
ning Area are based on many factors. One im-
portant factor is the existence of suitable
parcels of vacant land to accommodate addi-
tional housing. However, in the Central Area
relatively few vacant parcels of developable
land remain. Therefore, population growth will
be modest; and it will be achieved by convert-
ing or redeveloping existing buildings to higher
density residential uses, and by encouraging
an increase of younger, child-raising families
as residents of the Planning Area. These are
two of the main objectives advanced in this
plan. Population projections shown on Table 3
are predicated upon:

• New residential development along the
foothills of the Franklin Mountains.

• The construction of duplexes and small
apartments on scattered parcels of vacant
land throughout the Planning Area.

• The redevelopment of certain areas to higher
residential densities.

• A substantial influx of younger, child-rearing
families in portions of the Planning Area.
These demographic and land use changes

are discussed and refined under the Future
Land Use section of this report (page 35).

TABLE 3

Population Projections

Central Planning Area

1985

Low
Mean
High

147,000
148,000
149,000

1990 2000

149,000
149,500
150,000

152,000
153,000
154,000

Source: Population and Housing Trends, City of EI Paso, Department of Planning, Research and Development, April, 1980.
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HOUSING
It is estimated there are 47,600 residential

units in the Central Area. The average age of
the housing is increasing. Of the approximately
19,000 dwelling units in the City that are forty
years or older, 89 percent (17,000) of these units
are located in the Planning Area. They consti-
tute over a third of all residential units in the
Central Area. New residential construction has
been slow. As shown on the following chart,
only 13 percent of the housing stock has been
built since 1965. Part of the lag in new construc-
tion is attributed to the absence of large
parcels of developable land.

City-wide, there are more owner than renter-
occupied dwelling units. However, the opposite
is true in the Central Area which had 22,989
renter-occupied units to 18,494 owner-occupied
units (See Table 10 in the Appendix). Perhaps
more importantly, 32 percent of the occupants
of single family homes in the Central Area are
renters (The City-wide percentage is 25
percent.)

Along with "age of housing" and "owner ver-
sus renter-occupied housing," the proportion of
"two-canvass vacancies" (housing units found
vacant over a successive, two-year period) can
be used to generally identify areas of housing
deterioration.

The number of substandard units in the Cen-
tral Area has been estimated as high as 16,000
units. The vast majority of these units are oc-
cupied since only 921 units in the Central Area
were found vacant over a two-year period.

In recent years, with the use of federal funds,
the City has actively pursued the goal of "safe
and sanitary" housing for everyone. To meet
the housing needs of the low-income segment
of the City's population, there are well over
6,300 units of public housing in the City. *

• 50 percent of the public housing units built or under construction are in the
the Central Planning Area (3,184 units).

CHART3

HOUSING
CHARACTERISTICS

40%
37%

15%

Percentages of
Housing Stock
Built Prior to
1940

Percentage of
Housing Stock
Built 1965·1978

Source: U,S. Bureau 01 lh(~ Census. 1970
R. L. l.Julk. Prof/d;.''''; 01 Change. 19l7·7t~
{l,!pl. o! Ptannmq. Hcsn.ucn arid fn-volopuu-nt
Populi/flOIl and H,)l!sl/!(j frene/.<:, l~l7n 10m

54% 55%

45%

Percentage of
Owner-Occupied
Households

I I
IZZZlZ]

CENTRAL
AREA

CITY
46%

2% 1.6%
t::::3:l•

Percentage of
Renter-Occupied
Households

Percentage of
Two Canvass
Vacancies
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It is estimated that 60 percent of the substan-
dard housing in the Central Area could be
rehabilitated. During fiscal year 1979-1980,
federal funds will be used to rehabilitate up to
200 homes (The majority will be in the Central
Area. *) The amount and proportion of money
spent on housing rehabilitation is likely to in-
crease. A goal of 800 to 1,000 units a year of
new or rehabilitated housing is not beyond the
capabilities of the combined efforts of the
private and public sectors. Such an effort,
especially if concentrated, could quickly "turn
around" certain neighborhoods.

Upgrading the housing stock will: stabilize
property values; make these areas more
desirable for newcomers; and prevent adjoining
residential areas from experiencing the same
pattern of disinvestment and decline. An am-
bitious program of housing rehabilitation, code
enforcement, reduction of neighborhood crime,
and strict maintenance should be coupled with
programs to expand the percentage of home-
owners in the Central Area.

• During 1979, 439 homes were remodeled at an average cost of $6,303 each
(see Table 8 In the Appendix). Many of these homes were not substandard,
however.

16



Mobility rates represent the movement in or
out of a housing unit during a one-year period.
In the Central Planning Area, the mobility rate
of owner and renter households is substantially
below City-wide averages. This is partially a
reflection of population characteristics (for ex-
ample, Census Tract 33 has a high percentage
of retired heads of household and a low mobil-
ity rate), and partially a reflection of the

economic· status of the Area. Some of the
lowest-income neighborhoods in the Central
Area have the lowest mobility rates and
therefore the most stable population. These in-
clude areas such as South EI Paso and San
Juan (Census Tracts 18-20; 32). The low renter
mobility rates* in these areas is a reflection of
the concentration of public housing units, and
the very limited availability of low-cost housing.

CHART4

IVIOBILITV RATES

I I CENTRAL AREA

I:}}\::~.}:;::;::::] CITY

52% 52%

All Households
Mobility Rate

22%

18% If

••••••••••••••••••••••Owner-Occupied
Households
Mobility Rate

Source: R. L. POlk, Prcnsos 01 Change, virt.»,

• Renter mobility rates, since housing In low-income areas is primarily renter
occupied.
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EMPLOYMENT

An employment survey conducted in 1975
established that 67 percent of all jobs in the
City (78,906out of 118,630jobs) were located in
the Central Planning Area. The two most impor-
tant categories of employment are commercial
(retail service and wholesale) and industrial.
Combined they account for almost 63,300 jobs
(80 percent) in the Planning Area (see Tables 4
and 5 for more detailed information).

Commercial
Much of the retail commercial development

in the Central Planning Area is concentrated
along major thoroughfares (strip commercial).
Notable exceptions are shopping centers such
as Bassett, Fox Plaza, Northland, Kern Plaza,
and the downtown area. The majority of profes-
sional services (offices) is located in the
downtown area, along streets such as Montana
Avenue and Mesa Street, and in office
buildings near the hospitals.

Areas of existing commercial land use in the
Planning Area are expected to remain.
However, significant changes in the type of
commercial development are anticipated over
the next twenty years.

Some strip commercial uses are likely to
change. The completion of the North-South
Freeway to Fred Wilson Road and beyond has
resulted in a decrease in traffic of up to 35 per-
cent on north-south arterials such as Dyer
Street, Piedras Street, Copia Street and
Alabama Street. The decrease in traffic will
adversely affect commercial uses which are
dependent upon "drop-in" traffic for a portion
of their trade (gas stations, fast-food
restaurants, convenience stores, etc.). This
decrease may lead to some of these commer-
cial uses being replaced by others less depen-
dent upon through traffic; or, it may lead to a
change from commercial uses to other uses,
such as apartments.

The greatest concentration of industrial and
commercial employment* is located in Census
Tract 17 which includes the downtown area.
Downtown employment constitutes almost 30
percent of all employment in the Central Area
and almost 20 percent of all employment in the
City. But, as in many other downtown areas, EI
Paso's downtown function is becoming more
specialized. Government, banking and public

• 18,324 jobs out of 22,530 jobs.
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utility company employees are becoming an in-
creaslnqly larger percentage of the downtown
work-force (see Table 11 in the Appendix).

The importance of the downtown area (and
Central Planning Area in general) as a place of
employment can be enhanced by strengthening
the residential character of the Planning Area.
This can be accomplished by new construction,
redevelopment, and housing rehabilitation (see
Future Land Use section p. 35). The overall
goals are two-fold:
• By improving residential neighborhoods in

the Planning Area, persons who work in the
Area but live elsewhere may be encouraged
to move closer to their place of work.

• An increase in the population of the Planning
Area will strengthen the economic viability
of existing commercial developments, and
stimulate commercial growth (employment).



Industrial
Industrial development in the Central Plan-

ning Area is closely associated with the
railroad lines that traverse it and the downtown
area which was the retail center for goods ship-
ped into town and stored in warehouses near
the railroad yards.

Many industrial facilities in the Planning
Area are functionally obsolete and underutil-
ized. Associated factors are:
• Trucks now carry much of the industrial

freight previously carried by railroads.
• There was little land available for industrial

expansion, which forced some industries to
relocate. The extension of rail to a number of
locations outside of the Central Planning
Area facilitated this relocation.

• Many industrial plant facilities have not been
modernized and still have low ceilings, in-
adequate docking areas and no overhead
sprinklers.

• Modern, industrial site locations require large
sites for the "one-level" industrial plants of
today and ample parking. The small-grid
street pattern of the urban core does not lend
itself to such site requirements.
In spite of the underutilization of much of the

industrial acreage in the Planning Area, it is an-
ticipated the location and proportion of ex-
isting industrial development will remain
relatively stable. This is due to the high cost of
industrially zoned land (which generally
precludes its reuse for commercial or residen-
tial purposes); the demand for centrally located
industrial facilities; and the need for relatively
inexpensive industrial space as a place for new
businesses to "get a start." This is substan-
tiated by turnover rates for manufacturing firms
in the Central Planning Area which are com-
parable to the City's rate (36 percent).
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TABLE 4

Commercial and Industrial Employment

Central Planning Area

Commercial Industrial

Census Tract Retail Service Wholesale

6 467 122 49 2
8 194 374 120
9 267 301 136

10 135 173
15 780 2,299 52
16 487 1,101 46 17
17 5,185 9,752 545 2,842
18 287 745 75 156
19 599 158 75 59
20 113 228 34 1,913
21 560 2,095 934 2,271
22 187 2,130 60 171
23 270 950 389 31
24 131 100 4
25 186 220 7
26 180 232 14
27 666 411 30 286
28 642 846 286 2,058
29 307 309 294 125
30 240 1,105 5 94
31 436 56
32 320 1,304 301 2,589
33 689 609 4
34.01 2,330 3,553 50 1,022
35.01 8 253 36 565
36 268 426 21 17

15,634 29,852 3,431 14,355

Total Employment, Central Area 78,906
Total Employment, City 118,630

Source: 1975 Employment Survey (unpublished). Department of Planning. Research and Development.

20



TABLE 5

Business Characteristics

Central Planning Area

Total of Total of
Business/Professional· Manufacturing Total of

Census Tract Firms Firms Retail Firms

6 29 2 51
8 62 2 61
9 79 3 56

10 35 2 32
15 225 4 103
16 198 24
17 568 39 336
18 65 8 78
19 65 4 86
20 34 6 36
21 127 37 68
22 400 34 80
23 165 21 41
24 57 0 17

25 49 7 37
26 60 2 32
27 69 9 43
28 118 37 126
29 50 10 54
30 47 9 36
31 23 32
32 86 26 55
33 71 6 76
34.01 330 22 152
35.01 3 0 0
36 98 12 66

Central Area 3,113 304 1,778

Percentage of 63% 62% 61%
City Total

City 4,915 494 3,024

·Wholesale, finance, real estate, insurance, service and professional service.

Source: R.L. Polk, Profiles of Change, 1977·78.
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TRANSPORTATION SYSTEM

The transportation system in the Central
Planning Area can be classified into two main
functions: the movement of people, and the
movement of goods and services for commerce
and industry. These two functions are, of
course, related to one another.

Roadways
The majority of the roadway network in the

Planning Area is oriented toward home-to-work
travel. There are a number of "traffic
generators" (land uses which are the destlna-
tion points for considerable amount of traffic)
in the Planning Area. A graduated system of
streets which range from collector, to minor
and major thoroughfares to expressways, pro-
vides access to major traffic generators such
as the downtown area, the university, and the
hospitals. Since so little vacant land remains in
the Central Area, few new roads are planned to
be built, and few roads can be widened
slqniflcantly" Instead, the increasing auto con-
gestion will be relieved by designating certain
streets as one-way streets and by prohibiting
on-street parking on other streets.

• A study Is presently underway to determine the feasibility of a mass transit
system between downtown EI Paso and downtown Cludad Juarez. If lmple-
mented, the system could be expanded to Include other portions of the City.
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Buses, which also use the roadway system,
account for about 23,000 passenger trips per
day in EI Paso. The majority of these trips have
their origin or destination in the Central Area,
which has the best public transit service in EI
Paso.

The roadway system also accommodates
truck traffic. Major and minor thoroughfares
have been designated as truck routes to avoid
the disruption of large trucks passing through
residential areas. The majority of through-truck
traffic uses Interstate Highway 10.



MAJOR THOROUGHFARES
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Railroads
SWitching yards or terminal facilities for the

following railroads are located in the Planning
Area: Southern Pacific, Missouri Pacific, Santa
Fe, National Railways of Mexico and Chihua-
hua Pacific Railroad. Combined, these
railroads account for about 300 acres of land.
Although Amtrak provides passenger service to
and from EI Paso three times a week, the ma-
jority of railroad traffic into and out of EI Paso
is for freight purposes.

A consultant's study by the consulting firm
of Bernard Johnson Incorporated to determine
the feasibility of consolidating railroad yards
and switching facilities in the Central Planning
Area was completed in 1980. Factors which led
to this study are: the decreased reliance of in-
dustry on railroads; the relocation of many in-
dustries from the urban center of EI Paso to
outlying areas; and the growing incompatibility
between the railroad operations in the Planning
Area and surrounding development. Based on a
cost/benefit analysis, the consultant recom-
mended all main line trackage be retained in
place and no railroad yard reconstruction or
relocation occur at this time.
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Airport
The EI Paso International Airport land area

consists of approximately 8,000 acres on the
eastern edge of the Central Area. Of this
amount, approximately 880 acres have been set
aside in two industrial parks. Some seventy
tenants in the industrial park areas occupy
almost 300 acres and are significant sources of
employment.

Seven major airlines provide services to over
one million arriving and departing passengers
per year. Over 16,300 tons of freight were han-
dled in 1979. This is an increase of 160 percent
since 1970. The number of passengers and the
amount of freight handled by the Airport will in-
crease as the City's population continues to
grow, domestic and international routes are ad-
ded, and the Airport's industrial parks achieve
their full potential. An application to designate
a 60 acre site at the Airport as a "Foreign Free-
Trade Zone" has been submitted to Washing-
ton. If approved, industrial growth at the Airport
could increase significantly.
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COMMUNITY FACILITIES

The Central Planning Area is the historic and
geographic core of EI Paso. As such, it is well-
served with community facilities many of
which, such as the Civic Center, the University
of Texas at EI Paso, and the hospitals, serve the
entire City population as well as the surround-
ing region.

While many community facilities have been
modernized and expanded over the years,
others are becoming structurally and func-
tionally obsolete. This may be caused by: the
age of the building, design changes, or by
changes in the surrounding neighborhood (for
example, from residential to commercial). The
expansion or modernization of existing com-
munity facilities is, in turn, hampered by the
high cost of land in the Planning Area and its
general unavailability.

Community facilities are particularly impor-
tant in older developed areas, such as the Cen-
tral Area, where the population is composed of
a higher-than-average number of elderly and
low-income persons. Such persons are highly
dependent upon the services offered by their
local community facilities. In addition, com-
munity facilities often represent an identifying
focal point for a neighborhood or residential
area (for example, Memorial Park or Austin
High School).
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COMMUNITY FACILITIES
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Commercial
Commercial areas in the Central Planning

Area generally are not as clearly defined or
grouped as they are in other parts of the City.
Except for the downtown area, most of the
commercial activity (wholesale and retail) and
professional offices are located along major
thoroughfares leading into downtown.

The pattern of commercial development in
the Central Area has changed significantly over
the last twenty years. Downtown no longer
serves as the nucleus for entertainment, retail
shopping, and medical services. These ac-
tivities are now located in outlying shopping
centers and medical buildings. * The general
trend toward one-stop shopping centers, which
provide a wide range of goods and services,
has also seriously affected neighborhood com-
mercial areas. Many neighborhood grocery
stores, barber shops, bakers, etc., have found it
increasingly difficult to remain in business. The
situation in the Planning Area has been ag-
gravated by a steady population loss, and by
the relatively low income of the Central Area
residents. Conversely, the relatively high
population density in the Central Area is an
asset for neighborhood commercial services,
since more people live in a half-mile service-
area radius than in other parts of the city.

As shown on page 27, there are six distinct
shopping centers in the Central Area (excluding
downtown). In addition, many of the major
thoroughfares in the Planning Area support an
extensive amount of strip commercial develop-
ment. While the residents of the Central Plan-
ning Area have a great range of commercial
goods and service available to them, the strip
commercial development along streets such as
Alameda Avenue, Dyer Street and Piedras
Street has contributed to the deterioration of
the surrounding residential areas.

• There is a need for an ln-depth study of the changing character of downtown
EI Paso, and the relationship of the downtown area to the rest of the City.
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Schools
There are 26 elementary, three junior high

and five high schools in the Planning Area.
These schools, which are shown on page 27,
are all part of the EI Paso Independent School
District. The population decline in the Central
Area and the "aging" of the population are evi-
dent in the public school attendance figures for
the Planning Area. In 1968, there were approxi-
mately 32,500 public school students in the
Planning Area. By 1979 enrollment had fallen to
approximately 29,000 students (including
kindergarten classes which were not prevalent
in 1968). San Jacinto Elementary School is one
school which has closed since 1968 due to the
decrease in the service area population. Except
for the new Bowie High School (which replaced
the old school in South EI Paso) no new
schools have been built in the Central Area
since 1970, although classrooms have been ad-
ded to various schools. The same trend has
been observed in private schools, several of
which have closed over the last ten years.



Parks
In the Central Area there are 1,425 acres of

parks and open space. This figure does not in-
clude the undeveloped portions of McKelligon
Canyon Park (under County jurisdiction) or the
Franklin Mountains State Park area. Parks and
open space constitute almost seven percent of
all developed land in the Planning Area as com-
pared to almost eight percent of all developed
land City-wide. The distribution of park and
open space is good, and most residents in the
Planning Area have ready access to active or
passive recreation. There are twenty neighbor-
hood parks, four community and three regional
parks in the Planning Area. In addition, there
are a number of special parks. Some, like the
San Jacinto Plaza, are quite small but never-
theless serve a City-wide clientele. Park loca-
tions are shown on page 27; an inventory of
future park facilities is shown on page 67 in the
Appendix.

Ponding Area
One hundred and sixty-nine acres, or almost

one percent of all developed land in the Central
Planning Area is used for drainage and pond-
ing. The primary drainage facility in the Plan-
ning Area is the Pershing Dam on Pershing
Drive just east of North-South Freeway. The
capacity of this dam is the largest in the City,
and it accommodates water-run-off from North-
east EI Paso as well as the Central Planning
Area. Although the dam is located on Fort
Bliss, the City is responsible for maintenance.

Other
Other community facilities within the Plan-

ning Area include fire stations, libraries, health
clinics, elderly centers, and special facilities
such as the EI Paso Art Museum, the Civic
Center, the EI Paso County Coliseum and gov-
ernmental buildings. The City bond issue which
passed in 1979 will result in the upgrading and
construction of a variety of community
facilities in the Central Area, such as a new fire
station downtown, renovation of the Police
Department building, and various drainage im-
provements.

"""""""--r~~~~ ~
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PREVIOUS PLANS

The Central Planning Area contains the
original townsite of EI Paso, the central
business district, the airport and other areas
vital to the developmentof the City. As such, a
variety of general and specific plans have been
prepared for the Central Area. Among the more
general plans that concern the Planning Area
are the 1925 "Kessler" City Plan (reviewed
1962).the EI Paso Development Manual (1968),
the EI Paso Community Renewal Program - Pro-
gram for Action (1972), the Community
Economic Analysis, Chamizal Planning Pro-
gram,EI Paso, Texas (1966), and Historic Preset-
vation, EI Paso's Forgotten Past (1977). In addi-
tion to these plan documents, the City Plan
Commission has compiled "general and
specific policies, procedures, and determina-
tions" that influence their decisions on
development throughout the City.

It is interesting to look back at the 1925City
Plan to see how many proposals have become
reality and which problems still remain.
Memorial Park, Armijo Park, and the EI Paso
Museum of Art were discussed in this plan as
were the widening of certain streets and other
civic improvements. The plan also called for
some type of mountain park development, more
street lighting and better parking for down-
town; concerns and problems that are still with
us today.

The EI Paso Development Manual, besides
describing the role of planning in EI Paso and
providing standards for development, outlined
specific problem areas and made recommenda-
tions. The central business district was anal-
yzed and recommendations made included: en-
couraging cars to be routed around a central
core, periphery parking, and enhancement of
pedestrian areas. The blighted condition of the
once exclusive Sunset Heights Neighborhood
was recommended for rehabilitation because
of its architectural significance. Other areas
that were discussed include: Cordova Island
Gateway, Memorial Park, South EI Paso, the
Wholesale Produce Market, and the Civic
Center Complex.
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Surnjriarlzfnq the plans for restoration and
redevelopment for low-income areas through-
out the City is the EI Paso Community Renewal
Program, Program for Action. A majority of
these low-income areas that have problems of
blight, drainage, lack of paving, and lack of
other community facilities, are located in the
Central Planning Area. Recommendations in-
clude: additional low-cost housing, housing
rehabilitation, improved drainage and pave-
ment, and additional or improved community
facilities.

The signing of the Chamizal Treaty in 1963
fixed the international boundary between the
United States and Mexico, and resulted in the
Community Economic Analysis,Chamizal Plan-
ning Program, EI Paso, Texas. This document
analyzed the status of EI Paso's economy,
labor force, and contributing factors. Recom-
mendations included: increasing the area's
tourist attractions, additional industrial
development, downtown revitalization, increas-
ing vocational training facilities and additional
park and open space for the City.



Historic Preservation, EI Paso's Forgotten
Past presented an inventory of the most
outstanding historical and architectural
buildings in the City and outlined the steps
necessary to preserve them,

As one of the oldest and most problem-
ridden portions of the City, South EI Paso has
been repeatedly studied (see Sources). The
most recent plan, published in 1976*, con-
tained land use and transportation recommen-
dations. Chief among these were:
8 Strengthen and improve the basically

residential character of South EI Paso by
demolishing substandard housing which
cannot feasibly be rehabilitated; by
rehabilitating as much of the housing stock
as possible; and by selectively building new
units.

I!I Upgrade and beautify commercial develop-
ment along EI Paso and Stanton Streets.

I!I Restrict Industrial development to the area
bounded by Fifth Avenue, Seventh Avenue,
Ochoa Street, and Saint Vrain Street.

I!I Close certain streets to assemble land for
residential purposes by creating "super
blocks."

I!I Make Stanton Street a one-way street (from
Paisano Drive to the Stanton Street Bridge).

e Revise the zoning pattern in the study area to
conform to the recommended land use plan.
The plan and its recommendations have

been reviewed and found to still be valid. A
South EI Paso based and created non-profit cor-
poration has recently been formed. This
organization may prove to be a valuable im-
plementation agency which will help to achieve
the foregoing goals and others derived from the
community .

• South EI Paso Revitalization Plan. Better Communities Corporation, and the
Department of Planning, Research and Development, August 1976.

The City Plan Commission has a variety of
general and specific policies that pertain to
development and redevelopment in the Central
Area. For example, Commission policy en-
courages apartment zoning in parts of the Alex-
ander Addition, adjacent to the central
business district, and along Mesa Street,
Oregon Street, Pershing Drive and Stanton
Street. Other policies limit apartment zoning in
Highland Park; limit commercial development
along Alabama Street; and encourage commer-
cial development along Dyer Street, Paisano
Drive, Yandell Street and Interstate Highway
10.

Reviewing and analyzing previous plans is a
way to avoid repeating certain errors made in
the past, and a way to better understand the ex-
isting situation. This, in turn, is essential in
developing future plans and projections.
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FUTURE LAND USE

The future land use pattern in the Central
Planning Area will be similar to the existing pat-
tern. This is due to a variety of reasons:
• There is relatively little undeveloped land in

the Planning Area; and much of the
undeveloped land is part of the upper slopes
of Mount Franklin which is unsuitable for ur-
ban development.

• The present pattern of multiple land owner-
ship and the high cost of land make the
assembly of sufficient quantities of land for
redevelopment purposes difficult, time con-
suming, and expensive.

• Portions of the Planning Area are in a state
of economic decline and population loss. In
such areas, it is difficult to attract new
business or development. Change tends to
be slow and incremental in these areas.

Future land use patterns can be classified
into two broad categories: areas of land use
stability and areas of land use change.
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PROPOSED LAND USE - YEAR 2000
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LAND USE STABILITY
There are many portions of the Planning Area

where the general land use pattern, whether a
residential, commercial or industrial pattern, is
not expected to change significantly in the
future. Stability, however, is a neutral factor -
neither positive nor negative of itself. In some
blighted areas, the land use pattern will likely
remain the same because there is no economic
incentive for it to change. In other areas, the
stability of the land use pattern is due to
reinvestment by property-owners, City or
federally funded improvements, and adherence
to the general plan for the area by the City
Council and City Plan Commission.

As described on the following pages, there
are a number of residential neighborhoods in
the Planning Area which are projected to retain
their residential character indefinitely. Some
are near major employment centers which act
as an "anchor" or stabilizing factor to the sur-
rounding residential neighborhoods.

For example, persons working at or attend-
ing the University of Texas at EI Paso (UTEP)or
working in downtown EI Paso may find it conve-
nient to live in Mission Hills or Kern Place. Per-
sons associated with Fort Bliss, whether
civilian or military may find it convenient to live
in residential neighborhoods such as Terry
Allen, Government Hill, Grandview or Summit
Place.

Other residential neighborhoods, although in
a state of decline, are nevertheless expected to
retain their residential character. In such areas,
residential uses will predominate due to: City
Council policy (Sunset Heights and South EI
Paso), the desire of local residents (South EI
Paso, San Juan and Sambrano) or the absence
of economic incentives for a change in land use
(the Womble and Tejas areas).

The following neighborhoods represent
areas where, although no significant land use
changes are anticipated, the City can take
preventive or remedial action to insure these
residential areas remain and improve as
desirable places to live.
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Logan Heights-Summit Place-Grandview-
Military Heights

These neighborhoods are in the northcentral
portion of the Central Planning Area. They
represent standard, middle-income housing
and neighborhoods constructed during the
1930's and 1940's.

P.ositive attributes associated with these
neighborhoods are:
- A basically sound, medium-priced housing

stock
- Proximity to major employment centers such

as Fort Bliss and William Beaumont Medical
Center.
The proximity to Fort Bliss contributes to the

economy of these neighborhoods in terms of a
relatively low housing vacancy rate, and in
terms of the goods and services which cater to
the on and off-post military personnel.

Many changes have occurred in these neigh-
borhoods since they were originally settled.
Negative attributes associated with these
changes are:
- A low proportion of owner-occupied housing

units
- A high, residential turn-over rate in renter-

occupied units associated with off-post
military housing

- Commercial blight along streets such as
Dyer Street.
The outlook for these neighborhoods is one

of guarded optimism. So long as Fort Bliss and
William Beaumont Medical Center remain
significant employment centers, there will be a
strong demand for off-post military housing in
these neighborhoods, and for certain suppor-
tive commercial services. However, the main
concern facing these neighborhoods over the
next twenty years is stabilizing the condition of
the housing which is gradually worsening, and
increasing the number of homeowners in these
neighborhoods. These objectives, however,
cannot be achieved by the City. Rather,
what the City can do is promote those condi-
tions which are conducive to families buying
and moving into these neighborhoods and im-
proving their property. Such conditions include:

- A firm commitment by the City Council to
strictly enforce the zoning ordinance and
housing code, and to not permit further com-
mercial encroachments into residential
areas

- Paving or resurfacing streets and alleys, and
providing sidewalks, curbs and gutters as
needed

- Additional police patrols and street lighting
in areas of high crime rates

- Financial or technical assistance (such as
mortgage subsidy programs) to renters
wishing to become homeowners.
These neighborhoods are of critical impor-

tance to the Planning Area and the City
because they represent a large source of
sanitary and safe housing which is affordable
to many potential homeowners. However, this
resource can be lost. If permitted to deteriorate
further, the housing in these neighborhoods
will become a severe liability to the Central
Area and the City in general.



Manhattan Heights-Memorial Park-Altura Park-
Government Hill

These neighborhoods, which constitute the
central core of the Planning Area, have great
potential for maintaining their value, desirabili-
ty, and for being revitalized.

Positive attributes associated with these
neighborhoods are:

Basically sound housing
Potential for historic district designation*

- Well located to major city facilities
(hospitals, airport, downtown, etc.), and;

- Strong reinvestment pattern by property
owners.
Negative attributes associated with these

neighborhoods are:
- Some areas of housing deterioration
- Crime, vandalism, and littering associated

with Memorial Park (the public parksite)
- Marginal commercial uses along streets

such as Copia Street, Piedras Street, and
Pershing Drive
Park and playground deficiencies resulting
in overcrowding of existing parks, and;

- Many unpaved streets and alleys .

• An application for the Manhattan Heights Subdivision to be designated as a
historic neighborhood district has been sent to Washington for listing on The
National Register of Historic Places.
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The outlook for these neighborhoods is quite
positive. They have the potential to continue at-
tracting additional middle to upper middle in-
come families in search of attractive, close-in
neighborhoods and architecturally distinctive
homes.

The City can best promote the revitalization
of these neighborhoods by approving only ap-
propriate zoning changes and development pro-
posals. For example, a firm policy of not permit-
ting commercial uses along the North-South
freeway frontage roads should be adopted.
Also, since neighborhood parks are an impor-
tant basic amenity to child-raising families,
(and to provide for the recreational needs of ex-
isting residents), the City should acquire and
develop small parksites in Manhattan Heights
and Government Hill. In conjunction with the
Federal designation, the City should designate
Manhattan Heights as a historic district and
consider a change to R-3 Residential zoning.



Terry Allen-Loretto Place
These two neighborhoods are located in the

eastern portion of the Central Area.
Positive attributes associated with these

neighborhoods are:
- Basically sound housing
- A high percentage of owner versus renter

households
- A high degree of residential stability

Proximity to major community facilities
Negative attributes associated with these

neighborhoods are:
Some signs of commercial blight along Mon-
tana Avenue

- Some signs of housing deterioration
An exceedingly high proportion of retired
heads-of-household.
Although these neighborhoods are presently

in above-average condition, the high percen-
tages of retirees and single heads-of-
household indicate there is likely to be a
substantial amount of population turnover in
the future.

The area south of Montana Avenue (Loretto
Place) is particularly well cared for, with the ex-
ception of those homes which back up to the
freeway right-of-way.

There is a wide range of style and conditions
in the Terry Allen area (north of Montana
Avenue). While the housing generally is in good
condition, some of the housing in the area
north of Trowbridge Drive is beginning to show
signs of age and neglect. The City's policy in
this portion of the Terry Allen area should be to
forestall residential deterioration. This can be
accomplished by a strict code enforcement
program which addresses violations of the
Housing Code and prevents the intrusion of il-
legal uses, open storage and the accumulation
of trash and debris. Also, the availability of
neighborhood revitalization loans (either gov-
vernment sponsored or sponsored by local
banks) to such areas would be a significant fac-
tor in preserving the long range residential
viability of the area.

37



Bassett-Tejas
These two neighborhoods are located in the

eastern portion of the Central Area.
Positive attributes associated with these

neighborhoods are:
- The majority of the housing stock is less

than thirty years old and in fair to good con-
dition

- A high percentage of owner versus renter
households

- A strong reinvestment pattern by property
owners

- Physical isolation which has tended to rein-
force the identification and character of
these neighborhoods.
Negative attributes associated with the

neighborhoods are:
An exceeding high renter mobility rate

- Environmental considerations associated
with the nearby refineries

- Some signs of residential neglect.

The stability of these residential neighbor-
hoods is likely to continue due to the positive
factors noted above. The housing in the
Bassett Center area (north of the freeway) is in
above average condition and likely to remain
so. In the Tejas Area (south of the freeway), the
condition of the housing is more varied, with
housing conditions ranging from good to fair
within the same block. Residents in this area
could make considerable progress toward
stabilizing or improving the condition of their
neighborhood by organizing themselves into
self-help groups at the block level. A general
commitment at the block level to upgrade the
appearance and character of their immediate
surroundings would go a long way toward
generally revitalizing the area and preserving
and improving its residential character.
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Mission Hills-Kern Place-Alexander Addition
These three neighborhoods on the western

edge of the Central Planning Area have com-
mon population and housing characteristics,
and development trends which will ensure the
residential stability of these areas in the future.

Positive attributes associated with these
neighborhoods are:
- A high percentage of professional

managerial residents
- A high proportion of owner versus renter

households
Continued reinvestment in the property by
property owners
In addition, another characteristic which

these neighborhoods share is their location
relative to the Franklin Mountains and to major
employment centers such as the University of
Texas at EI Paso, downtown EI Paso and Ex-
ecutive Center.

The Franklin Mountains, located immediate-
ly east of these neighborhoods, provide a boun-
dary and an identity to these neighborhoods,
and protects them from commercial encroach-
ment. The proximity of the major employment
centers noted above has made these neighbor-
hoods a logical choice for many professional
employees.

Negative attributes associated with these
neighborhoods are:
- Air pollution from industrial sources and

from the traffic corridor
- Environmental and aesthetic damage caus-

ed by developing the slopes of the Franklins
above these neighborhoods.
These negative impacts will decrease in the

future as more stringent air pollution regula-
tions are enforced; also the remaining
undeveloped slopes of the Franklins now fall
under stricter grading controls (Ordinance 5758
of The EI Paso City Code).

While overall the future of these residential
neighborhoods appears secure, the City should
reaffirm policies and programs to:
- Ensure that incompatible residential den-

sities and commercial encroachment do not
extend east of Stanton Street in the Alex-
ander Addition Area
Strictly enforce the zoning ordinance to
deter illegal uses of residentially zoned pro-
perties; and strictly enforce the housing and
building codes to prevent or correct the
deterioration of residential properties

- Adequately provide for future traffic circula-
tion through the area to avoid undue conges-
tion.
Where advocated by neighborhood groups

(such as in Kern Place), at the property owner's
request, the City should consider changing the
zoning to R-3 Residential to preserve the ex-
isting character of the neighborhood.
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South EI Paso
Located between Paisano Drive and the inter-

national border, South EI Paso is one of the
oldest residential neighborhoods in the City.

Positive attributes associated with this
neighborhood are:
- A strong sense of community and

neighborhood attachment
A wide range of goods and services within
the area
Active and effective neighborhood associa-
tions and leaders

- Proximity to employment, shopping and pro-
fessional services in downtown EI Paso.
Negative attributes associated with this

neighborhood are:
- General deterioration of the housing, and

lack of water and sewer in some units
- Overcrowding in some housing units
- High cost of land, low property taxes, and

fragmented ownership which inhibit rede-
ve~opment
Mixed land uses which work to the detriment
of the residential areas

- High unemployment and underemployment
Air pollution associated with automobile ex-
haust fumes.
The basically residential character of the

area is likely to remain over the next twenty
years. In addition to a stable population of long-
term residents, South EI Paso serves as a con-
venient entry point to the United States for both
legal and undocumented workers from Mexico.
As such, the demand for housing in this area is
likely to remain strong. This strong demand
does not, however, mean that significant
amounts of housing will be built or that hous-
ing rehabilitation will automatically occur. Due
to the problem of land acquisition, land costs
and anticipated profits, the private sector is not
likely to become involved in housing in South EI
Paso unless a subsidy is provided or a reason-
able profit is assured. *

• 100 housing units proposed to be built under the Urban Development Action
Grant (UDAG) Is an example of federal stimulus to the private sector.
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City Council has repeatedly affirmed a policy
of encouraging South EI Paso to remain a
viable residential neighborhood. In light of the
positive and negative attributes of this area, the
following guidelines should be applied to
generally revitalize South EI Paso:
- An employment outreach program to provide

job skill training and work to residents
unemployed or marginally employed.

- The relocation outside of South EI Paso of
those industries which are a safety or health
hazard.
The replacement of tenement units which
cannot feasibly be rehabilitated with apart-
ment units of a high-enough density to be
economically feasible.

Chihuahuita
This small, very old neighborhood in the

western portion of South EI Paso is tucked
away between industrial warehouses, a water
treatment plant, the Franklin Canal and tourist
parking lots adjacent to Santa Fe Street. Two
railroad tracks cross the neighborhood separ-
ating the large two-story tenements from the
one and two family dwellings. The problems of
Chihuahulta are social, environmental and
economic .



A primary problem is the lack of adequate
sanitation facilities in many of the dwellings.
The proposed interim City park in Chihuahuita
with its bathroom and shower facilities should
help remedy the problem.

Another significant problem is the dilapida-
tion or sub-standard condition of much of the
housing. Because of the severe conditions of
age and dilapidation, a general housing rehab-
ilitation program would be economically im-
practical. Also the neighborhood would not ap-
pear to meet the minimum site selection stan-
dards necessary for public or private financing
of replacement housing.

The City, by its recent approval of the land
acquisition and development of an interim park
in Chlhuahuita, is carrying out a short-term (or
interim) policy of strengthening and preserving
the neighborhood. But a long-term policy for
Chihuahuita is needed that will address the
severe problems of housing and environment,
and also accommodate the strong ties of the
residents to their neighborhood.

Womble-San Juan-Sambrano
These three neighborhoods which are

located in the eastern portion of the Central
Area, are relatively small and somewhat
isolated by Interstate 10 and the Southern
Pacific Railroad.

Positive attributes associated with these
neighborhoods are:

A high degree of neighborhood stability
- A sense of community identity

An above-average proportion of resident pro-
perty owners

- A high proportion of family residents
Another positive characteristic associated

with these neighborhoods is the proximity to
major employment centers, such as the oil
refineries, and light and heavy manufacturing
firms.

Built during the 1920's and 1930's as
moderate-cost housing, the majority of the
homes are single-family structures on smaller
than average lots.

Negative attributes associated with these
neighborhoods are:

Generally poor condition of the housing
stock

- Some substandard streets and inadequate
drainage facilities

- Environmental incompatibility with the ad-
joining, industrial uses

- Commercial and industrial encroachment
While the negative impacts affecting these

neighborhoods are serious, they are not likely
to significantly affect the residential character
of these areas. This is partially due to the active
and well organized improvement associations
operating in these neighborhoods; and also
due to commitments recently made by the City
to improve housing conditions, streets and
localized drainage problems. In addition, the ar-
chitecture in certain portions of San Juan, is
distinctively Spanish and Indian and could
become the basis of a restoration theme.
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Val Verde-Clardy Fox-Ascarate
These three neighborhoods are located in

the southeastern portion of the Central Area.
These three neighborhoods have a mixture of
old and new housing; they are primarily com-
posed of child-raising families.

Positive attributes associated with these
neighborhoods are:
- Basically sound housing
- A high degree of residential stability
- A generally good proportion of owner to

renter households
- Proximity to major community facilities

Negative attributes associated with these
neighborhoods are:
- Some deteriorating housing and some illegal

uses and outside storage
Flooding problems
Absence of curbs, gutters and sidewalks in
some areas
Some commercial blight along Alameda
Avenue
Certain portions of this area, such as Clardy

Fox, are in above-average condition and require
no assistance from City government. Neighbor-
hoods such as Val Verde and Ascarate do have
problems which should be addressed by the
public sector in order to improve the "liveabili-
ty" of these areas. Flood control problems and
the absence of curbs, gutters and sidewalks
should be addressed first. Three flood control
projects were approved in the 1979 City bond
election. Construction of these improvements
will solve most of the flooding problems in
these neighborhoods. Once these deficiencies
are corrected, the City should initiate a code
enforcement program and housing rehabilita-
tion to upgrade the condition of the housing in
the area as necessary. Commercial revitaliza-
tion should be approached comprehensively.
Rather than being addressed at the neighbor-
hood level, any effort to revitalize Alameda
Avenue should extend east and west of this
area.
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LAND USE CHANGE

There are two related factors which can
result in a pattern of land use change for an
area: private market pressure and government
action.

The private market is based on a system of
supply and demand. Within the private market,
profit provides the motivation for action and the
financial means for future, continued invest-
ment.

Government action is based on the overall
welfare of the community rather than on profit
as a motivating or sustaining factor. Within the
context of urban development, local govern-
ment is generally a responding agency. It
responds to the proposals for land develop-
ment or zoning put forward by the private sec-
tor, although it evaluates these in the context
of general land-use policies or a general land-
use plan. Generally, government only provides
for public facilities such as schools, govern-
ment offices, parks, and certain forms of sub-
sidized housing.

Much of the housing stock in the Central
Planning Area is over 40 years old. Although
originally well constructed, twenty years later,
garages were too small, the heating system s
were antiquated and significant interior
modifications had been made (large kitchens
for modern appliances, and deletion of the for-
mal dining room). At the same time that the
housing stock was becoming functionally ob-
solete, commercial and industrial development
was expanding into residential areas such as
Magoffin, Franklin Heights and Cotton. The net
result of these two factors was that those who
could afford to sold their property and left;
many homes became rental units; and some
homes became income-producing property
(apartments, commercial, etc.).

This situation was aided and abetted by
government action and inaction. On one hand,
zoning requests were approved in the hopes of
stimulating redevelopment along major tho-
roughfares or in older neighborhoods. On the
other hand, there was limited enforcement of
the zoning ordinance and the building code.
The net result was adjoining residential areas
suffered from the increased traffic; an increase
in noise, crime and litter; and zoning violations
flourished and spread. Residential deteriora-
tion quickly resulted.

The following residential areas are those
neighborhoods where Significant land use
changes, whether they originate from the
private or the public sector, are anticipated or
recommended. The analysis is done in an over-
view manner. This means that while the direc-
tion of change has been indicated, the amount,
lntensity or timing of future land uses has not
been established. These factors should be ex-
plored and developed in detailed neighborhood
studies for each of the neighborhood areas.
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Sunset Heights
The Sunset Heights area is the area generally

bounded by Interstate Highway 10, Schuster
Avenue, and EI Paso Street.

Sunset Heights is an area that has been
often studied. Part of its fascination lies in the
large homes and distinctive architecture of a
past. era, as well as its obvious potential to be
restored to at teast a portion of its former
grandeur. However, housing and population
characteristics will make redevelopment dif-
ficult.

The majority of the· almost 1,400 dwelling
units in the area were built 60-80 years ago. As
such, although originally well built, up to 60
percent of the present housing stock is
estimated to be deteriorated. The condition of
the housing stock is aggravated by demograph-
ic factors which show a high proportion of
elderly, many low-to-moderate-income resi-
dents, as well as a high proportion of renter
households (about 70 percent). All of these fac-
tors contribute to the general absence of
maintenance and long-standing neglect.

The Community Renewal Program (C.R.P.)
report for Sunset Heights prepared in 1971
called for the rehabilitation of the single-family
housing in the core of Sunset Heights, and the
development of apartments in the northern and
eastern portions of Sunset Heights, (between
Los Angeles Street, and EI Paso Street). Since
the publication of this report, some conditions
have changed while others have remained the
same. While the majority of the 1971 policy
recommendations are still valid, others merit
reconsideration.

Recently, a housing rehabilitation program
began using federal funds to provide low-
interest loans to rehabilitate single family
owner-occupied homes. This program offers
much promise for upgrading the housing stock
in the area. During 1978 and 1979 approximate-
ly forty homes were rehabilitated in Sunset
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Heights. Comparable numbers over the next
two years would upgrade roughly a third of the
total number of Single family homes in need of
rehabilitation.

Owner-occupied single-family homes,
however, represent only a fourth of the total
housing stock in Sunset Heights. It is hoped
that upgrading the single-family homes will
lead apartment owners (and owners of homes
which have been converted to apartments) to
voluntarily upgrade their properties as well. If
this does not occur, a program based on federal
assistance which focuses on rental units will
be necessary since rental units constitute three
fourths of the total housing stock in Sunset
Heights.

An area which merits reconsideration as to
its eventual use is the area along the northern
border of Sunset Heights. Although proposed
in the C.R.P. study to be developed for apart-
ments, much ~)f the land presently vacant
belongs to the University of Texas at EI Paso
(U.T.E.P.) and is a logical area of expansion for
the University. In recent years, portions of the
land south of Schuster Avenue have been
developed for parking. As on-campus parking
becomes more congested, a University parking
building off of Schuster Avenue with shuttle
bus service to the main campus should be con-
sidered. Other land could be used for university
offices, classroom or laboratory space or out-
door recreation space. There will also continue
to be a demand for private apartments along
the northern fringe of Sunset Heights catering
to university students.

Although not specifically addressed in the
C.R.P. study, the eventual use of the land along
the southwestern border of Sunset Heights
needs to be redefined since the commercial
zoning in this area has not stimulated commer-
cial development as originally projected. On
the contrary, in recent years, a gas station and
two catholic schools in this area have closed.
Due to the limited access and poor visibility (for
commercial purposes), redevelopment along
Main Drive will likely be to medium density
residential uses rather than commercial uses.



Magoffin street-san Antonio Street
The Magoffin Street-San Antonio Street area

is the area generally bounded by San Antonio
Street, Kansas Street, Myrtle Street and Cotton
Street.

Although architecturally distinctive, many of
the homes and apartments in this area appear
to be in poor condition. This is partially a reflec-
tion of the surrounding commercial and in-
dustrial development, and partially a reflection
of the age of the dwellings. In recent years,
some homes have been converted to
professional-office use. This is consistent with
the demand by professionals such as lawyers,
and notary publics for small relatively inexpen-
sive office space near the county and federal
court buildings. The construction of the new
City-County jail, the new federal building, and
the new Mexican Consulate will increase the
demand for office space on the eastern edge of
the downtown area. The conversion of some
homes in this area to office space is a realistic
way for the distinctive architecture to be
preserved.

The residential core of the area centers on
the Magoffin Homestead and surrounding Sun
Plaza Housing Project. In this area, the residen-
tial character of the neighborhood should be
protected and strengthened. This can be ac-
complished by a roll-back in zoning from corn-
mercial to residential and by targeting this area
for code enforcement and housing rehabllita-
tion programs. Such action will stabilize the
trend from ownership to rental housing in this
area.
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Montana-Missouri Avenue
The Montana-M issouri Avenue area is the

area generally bounded by Interstate Highway
10, Campbell Street, Arizona Avenue, and Cot-
ton Street. Land uses in the area range from a
predominance of medium-density residential
uses along Arizona Avenue and Rio Grande
Avenue to a mixture of retail commercial, of-
fices and apartments along Montana Avenue,
Yandell Drive and Wyoming Avenue. In these
areas, single-family homes are being converted
to apartments or commercial uses. This trend
could be encouraged by providing rehabilita-
tion loans to the owners of eligible structures
in the area. Care should be taken to preserve
the visual appearance of the old homes along
Montana Avenue west of Lee Street. Although
zoned and used primarily for office and retail
commercial, typical commercial signs should
be prohibited, and a sign ordinance tor historic
or architectural areas should be developed.
Once on-street parking is prohibited on Mon-
tana Avenue, it will be necessary to provide
parking areas nearby. Such parking areas
should be attractively screened.

Between Wyoming Avenue and Interstate
Highway 10, Single family homes and commer-
cial uses presently predominate. Significant
land use changes are projected to occur in this
area where many of the homes and some of the
commercial buildings are deteriorating. There
is potential for townhouses or apartments in
this area, which is close to hospitals and
downtown. Commercial and industrial zoning
in this area may, however, retard redevelop-
ment as it increases the price of land and
creates an unstable environment for redevelop-
ment activity. A policy by City Council of a
selected roll-back in zoning to apartment use
could help stimulate private redevelopment.
Subsidized housing would be an appropriate
use for some of the land in this area, where the
necessary amenities (shopping, schools, parks,
etc.) are close by and where there are a
minimum number of incompatible land uses
(noise, air pollution, safety hazards, etc.).
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Richmar
The Richmar area is the area generally bounded

by Cliff Avenue - Nevada Avenue - Grandview
Avenue, Brown Street, Scenic Drive - Rim Road,
and Cotto I) Street.

The character of this neighborhood has
changed with the recent construction of Sierra
Medical Center and the nearby medical-office
buildings. These uses (along with Southwes-
tern General and St. Joseph's Hospitals) have
formed the nucleus of an important medical
complex which will affect surrounding land
uses.

The Central YWCA is located in this area. It
provides many programs attracting clients city-
wide. Expansion of the facility is planned for
1981. Development of nearby vacant commer-
cial and apartment zoned land is projected.

Much of the residential area west of the
medical complex is new and in good condition.
Land uses in this area are not expected to
change over the next 20 years. But the area east
of St. Joseph's Hospital, and the area surround-
ing Southwestern General Hospital, are ex-
pected to gradually convert from single-family
homes (many are in poor condition) to other
uses. These uses would include medical-
related facilities such as offices, laboratories,
pharmacies and testing facilities. In addition,
apartments catering to hospital employees
would be a logical and practical use terraced
along the foothill area north of Southwestern
General Hospital. Development in this area
would have to be in accordance with the Moun-
tain Development Area restrictions (Ordinance
5758 of The EI Paso City Code).

Highland Park-Military Heights
The Highland Park-Military Heights area

generally is that area along the foothills of the
Franklin Mountain (parallel to Alabama Street)
from Richmond Avenue to Jackson Avenue.

The area is solidly residential except for
areas of spot commercial development at
various intersections. It is recommended and
anticipated substantial amounts of medium
density residential development (apartments,
townhouses, quadruplexes, etc.) be built along
the foothills west of the Single family homes in
the Highland Park-Military Heights area.

The Villa Sierra apartments on McKinley
Avenue are an excellent example of the type of
development which should be promoted in this
area. The terrain offers excellent views of the
land below, while the location has good access
(Alabama Street) and is close to Fort Bliss
(employment) and shopping areas along Dyer
Street, Five Points, and the downtown area.
Development will have to be in compliance with
the Grading Ordinance as it pertains to the
Mountain Development Area (Ordinance 5758).
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Piedras-Alameda
The Piedras-Alameda area is the area

generally bounded by Paisano Drive, Eucalyp-
tus Street, Interstate Highway 10, and the
North-South Freeway. A survey published in
1972* concluded the majority of the residential
units in this area were either in a state of
deterioration or blight.

South of Alameda Avenue, where the area is
primarily residential, no significant land use
changes are anticipated. The quality of the
housing stock in this area can be improved
through housing rehabilitation programs using
federal and local funds to stimulate private
reinvestment.

North of Alameda Avenue, most of the land
has been zoned heavy commercial (C-4) and
light industrial (M-1) since 1930. Significant _
land use changes have occurred consistent
with the existing zoning. The proximity to the
freeway, the railroad and Alameda Avenue has
resulted in a gradual change from residential to
commercial and industrial uses. This trend has
had a blighting influence on the remaining
homes in the area due to increased truck traf-
fic, noise and air pollution. However, this trend
to commercial and industrial uses has also pro-
vided strong economic vitality, increased the
ad valorem tax base, replaced substandard
housing with new commercial buildings, and
generated many new job opportunities for the
area residents .

A portion of Piedras-Alameda south of
Alameda Street has been desiqnated by the
City as a Neighborhood Strategy Area (N.S.A.).
This desiqnatlon permits the City to use federal
funds for social services as well as physical im-
provements to upgrade the area. Short-term
plans are presently underway to upgrade the
residential uses in the area.

At the request of Piedras-Alameda residents
and community leaders, the City conducted
public meetings and a special study of the area
in 1979 to consider "down zoning" the residen-
tial core of the area from light industrial (M-1)to
apartments (A-3). This resulted in a City in-
itiated zoning change to A-3 for the residential
uses on Frutas Street between Raynor and
Luna Streets and a portion of Rosa Street. This
is a neighborhood of predominately homes and
apartments, and significant community
fac ilit ies.

• Central EI Paso, A Plan lor Renewal, Department 01 Planning, Research &
Development, 1972.
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Raynolds Street·R.E. Thomason General
Hospital

The Raynolds Street-R.E. Thomason General
Hospital area is the area generally bounded by
Alameda Avenue, the Evergreen Cemetery, the
Southern Pacific Railroad, and Raynolds
Street.

While the majority of the approximately 60
homes in this area are in good condition, they
nevertheless constitute a neighborhood which
is subject to being displaced by the expansion
of R.E. Thomason General Hospital and Texas
Tech (Technological) University. Improved ac-
cess (the Raynolds Street rai lroad overpass)
and growth of both the hospital (emergency
medical service, for example) and the teaching
facility will necessitate additional space for
building and parking. The most logical areas of
expansion are in the residential area to the
north and west of R.E. Thomason General
Hospital. When expansion plans are imple-
mented, as much land as possible should be
acquired at one time, rather than disrupting the
neighborhood through a series of expansions.
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IMPLEMENTATION

The City has a wide range of implementation
tools at its disposal.
• Through its ordinance making powers the

City can control how land is subdivided or
zoned; whether streets are built, vacated or
widened; and special development re-
quirements (drainage, building setback lines,
etc.).

• The City directly shapes the urban environ-
ment by the acquisition and development of
park and open space areas, and the con-
struction of civic improvements and public
facilities.

• Federal and state programs and money pro-
vide another means to change and improve
the urban area.
The basis for any implementation strategy is

an overall guide and framework to follow for ur-
ban development and redevelopment. The Cen-
tral Planning Area Land Use Plan is such a
guide and framework. The Plan provides a solid
data base and a practical point of reference for
evaluating development proposals under the
major land use topic categories.
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HOUSING
Rehabilitating the housing stock and in-

creasing the population in the Central Area are
closely related goals. In many portions of the
Planning Area, the private market is operating
to renew the housing stock and sustain its
residential character. In areas where property
values are rising (Kern Place, Terry Allen, and
Clardy Fox, etc.), the City's main concern
should be to avoid zoning changes or develop-
ment proposals that are out of character with
redevelopment activities.

In other portions of the Planning Area,
however, the private sector has not responded
to the challenge of neighborhood decline. In
these areas, the City must initiate programs

which will result in neighborhood revitalization.
The City recently created the Department of
Housing Rehabilitation to reverse housing
deterioration. Various programs administered
by the Department provide low-interest loans
or grants to eligible homeowners in designated
portions of the Planning Area. While this ap-
proach is a significant start toward upgrading
the housing stock, the large number of rental
units found in such neighborhoods make it im-
perative that the City initiate effective pro-
grams to upgrade rental properties as well. One
such program is the housing code enforcement
program.

COMMERCIAL
Revitalization of the downtown area and

upgrading the appearance of strip commercial
thoroughfares are goals which require a joint
commitment between the City and affected
property owners. To many people, the down-
town area is a reflection of the City's image and
economic vitality. A downtown improvement
district composed of the City's political leader-
ship and the downtown business and profes-
sional community is necessary to revitalize and
upgrade the appearance of the downtown area.
Such a district could plan on a comprehensive
but detailed scale for parking and transporta-
tion improvements, major renovations or new
private and public facilities, historic preserva-
tion, and beautification programs.

The appearance of strip commercial areas
works to the benefit or the detriment of sur-
rounding residential neighborhoods. To avoid
the latter, it is imperative the City strictly en-
force permitted uses, as well as setback,
screening, parking and sign requirements. Per-
formance standards in the revised Zoning Or-
dinance requiring landscaped front yard areas
and screened parking areas will insure that
future commercial development (or redevelop-
ment) will be an asset to the surrounding area.



INDUSTRIAL
Many industrial plant facilities in the Central

Area are antiquated, nevertheless they provide·
a valuable source of employment for many
Planning Area residents. There is a need to
develop a modern, industrial park in the Plan-
ning Area. A small industrial park is being
developed in the San Juan area north of the
Southern Pacific Railroad, west of Clark Street.
This industrial site is well situated in proximity
to the labor market and to the Cordova Bridge
(commercial port of entry between the United
States and Mexico). Additional industrial parks
should be encouraged by the City. However,
without urban renewal or similar powers, the
City may not be able to assemble land for this
purpose. However, the City can assist by ensur-
ing that necessary services (large water and
sewer mains), adequate access and proper zon-
ing are provided to the area.

TRANSPORTATION
Although the Central Area has a well-

developed and balanced transportation system
(rail, airport and roads for autos and buses),
traffic congestion is expected to increase
significantly in the future. Implementation
strategies to reduce transportation-related air
pollution problems will therefore become more
important, as will correcting localized traffic
problems.
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A variety of strategies are presently under
consideration including a car pooling program,
ramp metering for the freeway, park and ride,
and express bus service. All of these strategies
would be relatively easy to implement, and
could significantly reduce the air pollution
problem, as well as reducing traffic conges-
tion and energy consumption.

Localized traffic problems in the Planning
Area have their origin in the early or pre-
automobile era. Present problems in the Cen-
tral Area with railroad crossings, misaligned or
awkward intersections, and inadequate street
widths stem from that era. A study and analysis
of localized traffic problems in the City was
prepared by a consultant in 1977.* Once re-
viewed and brought up to date, that report
represents an excellent start toward correcting
transportation related deficiencies in the Plan-
ning Area.

The 1990 Major Thoroughfare Plan proposes
a second east-west freeway through the Cen-
tral area to accomodate the projected traffic
volumes of the future. This concept became
almost unattainable a few years ago when the
City allowed substantial new medical facilities
to be constructed in the right-of-way of the pro-
posed second freeway. Lacking sufficient
money to purchase the right-of-way, the City
was unable to hold back the new development.

Since the new east-west freeway concept is
now economically unfeasible, the Major
Thoroughfare Plan should shift emphasis to the
alternatives of increasing the traffic capacities
of Montana Avenue and Yandell Drive, and also
Interstate Highway 10.

• Pinnell·Anderson·WlIshire and Associates, EI Paso Iretttc Improvements and
Safety Plan (Oralt Report), September, 1977.
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ARTERIAL REDEVELOPMENT

There are many arterial streets in the Central
Planning Area adjacent to land zoned and
developed in a "strip"* commercial pattern
(see map on page 9).

Years ago, commercial uses were centralized
in the downtown area with residential (and
neighborhood stores) on the fringe. However,
the growth of the City and the increasing impor-
tance of the automobile led to increased
vehicular traffic and a demand for more com-
mercial property. The increase in traffic along
streets such as Montana Avenue and Alameda
Avenue (downtown routes) made homes along
these streets undesirable for continued
residential use, while at the same time
desirable for commercial use. The proximity to
downtown, on-street parking, and relatively low
land costs contributed to the steady strip com-
mercial development of streets leading to the
downtown area.

However, times change, and what were once
desirable locations and sites for commercial
development became functionally obsolete.
Arterial streets such as Alameda Avenue, and
Dyer Street were widened and on-street parking
was restricted. Shopping centers were con-
structed which offered one-stop shopping con-
venience and ample off-street parking. A
decline in population and disposable income in
various portions of the Planning Area adversely
affected commercial business. Finally, major
highway projects such as the east-west and
north-south freeways changed traffic patterns
and resulted in less through-traffic on arterials
such as Alameda Avenue, Montana Avenue,
and Dyer Street.

Many strip commercial areas are presently in
a state of transition. Some, such as along por-
tions of Montana Avenue, are being upgraded.
However, problems such as security and inade-
quate space for expansion or parking hamper
reinvestment by businesses which are econom-
ically viable. But along other arterials, such as
Alameda Avenue and Dyer Street, marginal

• "Strip" commercial Is characterized by a succession of small unrelated
storefronts along a major arterial. Traltlc Is heavy, turning movements are
numerous and ott-street parking is generally Inadequate.
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tenants* are locating. In these areas, the result
is a general and gradual deterioration of proper-
ty and property values. This trend is not likely to
be reversed by the market place since profit, as
a motivating factor, is not likely to lead to
substantial redevelopment. The public sector,
in turn, has neither the funds nor the legal
authority to achieve Significant amounts of
arterial redevelopment.

However, the City does have the resources
and legal authority to substantially upgrade the
appearance of commercial properties along
arterial streets. The City should adopt a policy
and commit resources to begin a concen-
trated code enforcement program along com-
mercial arterial streets aimed at removing il-
legal signs, illegal uses and insisting upon
compliance with all City codes (buildings,
health, zoning code, etc.). Enforced compliance
could possibly result in some marginal com-
mercial enterprises going out of business, but
it would substantially upgrade the quality and
character of the remaining ones. The City
should also investigate the possibility of in-
itiating or sponsoring programs to provide or
guarantee low-interest loans to commercial
property owners wanting to renovate. Private
sector redevelopment along major arterials will
likely be in the form of small sets of apart-
ments. Mixed-use developments (apartments,
offices and commercial) should be encouraged
as a redevelopment strategy .

• Tenants with short-term leases and minimal financial backing .



The public sector is not well equipped to han-
dle the redevelopment or revitalization of strip
commercial areas. However, the City can in-
sure strip commercial development does not
extend along arterials such as Pershing Drive,
Trowbridge Drive and Yandell Drive, and thus
discontinue a pattern which is functionally ob-
solete and has blighting influence on adjoining
property.

Just as important, the City Council should
adopt a policy to maintain the residential
character along the north-south freeway fron-
tage roads and not permit the encroachment of
strip commercial development. Considera-
tions are:
• The residential neighborhoods along the

freeway are stable, although sensitive to
change.

• The frontage roads presently carry traffic
either entering or leaving the freeway.

• Commercial exposure is poor as the freeway
is either depressed or elevated through the
Planning Area.

HISTORIC PRESERVATION

The Central Planning Area encompasses
four of the original townsites of EI Paso. As
such, the Central Planning Area contains many
buildings and sites of historical or architectural
significance. Some transcend local importance
and are considered a resource of the state or
nation. Examples are the Magoffin Homestead
which is on the State and National Register of
Historic Places; and the Toltec Building, Paso
Del Norte Hotel and the original State National
Bank Building (now occupied by the Home
Mortgage Company) which are on the National
Register of Historic Places.

A preliminary survey of buildings and sites of
potentially historic or architectural
significance was conducted during the summer
of 1977. A total of 754 buildings or sites were
identified for further study and evaluation. The
majority of these are located in the Central
Area.

Recognizing the City's historic resources are
an irreplaceable asset, the City Council
unanimously passed an historic preservation
ordinance in June, 1978. In order to administer
the ordinance, the Council appointed a fifteen
member Historic Preservation Landmark Com-
mission in September, 1978.



Magoffin Home-1977

The importance and richness of EI Paso's
past has been brought to the general public's
awareness through the number of conferences,
workshops and local meetings over the last two
years. This awareness has been heightened by
the loss through fire or demolition of several
important structures over this same period.

There are practical as well as aesthetic
reasons for encouraging historic preservation
in various neighborhoods in the Central Area.
The residents of the Manhattan Heights/Mem-
orial Park area anticipate that the recent
designation of their neighborhood as an
"historic district" will encourage and con-
tribute to housing restoration efforts. The
residents of Kern Place, which will likely be the
next neighborhood designated as an historic
district, also believe it will lead to an influx of
new families and restoration efforts in their
community. Other residential neighborhoods in
the Central Area which are likely candidates for
designation as historic districts include: por-
tions of South EI Paso, the Magoffin Home-
stead Area, and the EI Paso High School Area.
Designation of these neighborhoods, and per-
haps others, will go a long way toward helping
local residents reverse housing deterioration in
some of these areas.
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The Tax Reform Act of 1976 (amended 1978)
and the Tax Revenue Act of 1978 provided im-
portant tax advantages for the owners of com-
mercial (income-producing) structures of
historical or architectural Significance who
restore their properties. The original State Na-
tional Bank Building on San Antonio Street
downtown is an example of a commercial
building which has been modernized yet
restored to its former beauty and elegance
through private enterprise. Due to the large
number of commercial buildings in downtown
EI Paso designed by the noted architect Henry
Trost, a thematic nomination to the National
Register of 17 of these buildings has been ap-
proved by the Texas Historical Commission for
placement in the National Register of Historic
Places. Once placed on the National Register,
not only will the property owners be eligible for
certain tax advantages, loans and grants, but
the future of these buildings will be made more
secure for the enjoyment and appreciation of
future generations.



FORT BLISS

INTRODUCTION
In 1848, the first "Post' at EI Paso" was

erected to protect the area traders and settlers.
In 185.4, the post was named Fort Bliss in honor
of Brevet LTC William Wallace Smith Bliss,
General Zachary Taylor's Adjutant in the Mexi-
can War. Due to flooding of the Rio Grande
River and the Expansion of EI Paso, the fort oc-
cupied many sites prior to reaching its present
location in 1893. Fort Bliss was a cavalry post
until 1942 when it was converted to an antiair-
craft artillery center. It later became an air
defense training center and today it has the
distinction of being one of the two air defense
centers in the free world.

Fort Bliss also houses the United States
Army Sergeants Major Academy and the Ger-
man Air Force Air Defense School (GAFADS). It
serves the Army by formulating air defense doc-
trine, testing the needs and effectiveness of air
defense weapons, training combat ready air
defense artillery men, and training foreign
troops on certain air defense weapon systems. In close proximity to Fort Bliss is William

Beaumont Army Medical Center (WBAMC). The
original William Beaumont General Hospital
was built in 1921. Today, a modern twelve-story
facility serves Fort Bliss, White Sands Missile
Range, certain Veterans' Administration
beneficiaries, and some patients from the
overseas areas. The Medical Genter is a
separate command from Fort Bliss, but relies
on Fort Bliss for administrative and support
facilities. William Beaumont Army Medical
Center has three main functions: to provide
clinical patient care, to conduct graduate and
technical health care training programs, and to
support medical research.

THE LAND
Fort Bliss occupies 1.1 million continuous

acres of land that extends in a wedge to the
north and east of the city. This area once
known as La Noria Mesa is made up of desert
soils which range from loams to loose sands
over subsoil deposits of impervious caliche
(calcium carbonate). Geologically, this land
form is known as the Hueco Bolson which is
important because of its underground water
supply. Cactus and other desert plants make up
the area's sparse vegetation. If these sensitive
plants are destroyed, the results are wind ero-
sion and dust storms.
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POPULATION
The primary characteristic of a military

population is its transient nature. The average
tour of duty at Fort Bliss is one to three years
for United States Army and German Air Force
personnel. Non-military government employees
and instructors have a more permanent status,
while participants in special courses may be in
the area for a week or a few months.

Because of the nature of military planning,
decisions concerning increases or decreases
in the military population stationed at Fort
Bliss are made in Washington, D.C. Therefore,
it is virtually impossible to predict what the
military and related population will be in the
future. Looking back, it can be noted that the
military presence in EI Paso has had a major
impact on the community's growth.

During 1979 the total troop strength at Fort .
Bliss averaged 19,600 which included 2,000
foreign students and instructors and 1,378 per-
sonnel at William Beaumont Army Medical
Center. The total civilian work force was 7,330
and of these, 960 of these worked at William
Beaumont Army Medical Center. There were
9,800 military dependents living on-post. Off-
post mil itary personnel, dependents, and
retirees represent approximately 44,000 per-
sons in EI Paso's pooulation. Approximately
600 military persons from Fort Bliss retire
yearly and of these, about 75 percent elect to
stay in the area. In 1979, there were around
12,000 retirees and 24,700 dependents living
within a hundred mile radius of Fort Bliss.
These retirees often enhance the local labor
force with their experience and technical skills.
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IMPACTS ON THE CITY
The most easily quantified impacts that the

military exerts on the City are in the areas of
housing and dollars in the local economy.

The Army, at present, had 3,582 family
quarters and 1,143 bachelor and transient
quarters to house Fort Bliss, the German Air
Force Air Defense School, and the Medical
Center personnel. The policy is to house 25 per-
cent of the military personnel on-post, there-
fore, the City must house 75 percent. If for
some reason the City cannot provide housing,
the military will add to the on-post housing
stock. No on-post residential construction is
foreseen in the near future.

Federal dollars that come into EI Paso
through the military constitute an important
part of the local economy. In fiscal year (FY)
1979, the economic impact was estimated at
$438 million and in FY 1980 it is projected at
$538 million.

The influence Fort Bliss and the other
military installations have on military suppor-
tive industries that locate in EI Paso is another
important facet of the economic impact.
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TABLE 6

General Population Characteristics by Census Tract

Central Planning Area

Percentage of
Percentage of Percentage Female Heads

Households Percentage Of One Person Of Household
Census With Children Under 18 Households With Children
Tract 1972 1978 1972 1978 1972 1978 1972 1978

5* 43 100 30 50 0 0 0 0
6 56 50 41 37 13 21 7 7
7 NP NP NP NP NP NP NP NP
8 43 39 32 31 16 27 6 5
9 41 36 34 32 20 33 6 5

10 45 42 36 33 18 24 8 7
15 28 22 24 21 24 40 3 3
16 30 28 27 28 37 49 7 5
17 31 21 33 25 43 58 13 6
18 48 41 43 38 27 40 13 8
19 59 44 49 42 20 35 17 9
20 63 52 48 43 17 26 19 13
21 36 35 34 36 37 42 9 8
22 40 36 34 32 24 35 8 7
23 43 40 35 32 21 26 8 6
24 46 42 35 33 19 25 9 '7
25 42 40 33 31 16 24 6 5
26 49 43 38 34 17 22 9 7
27 33 32 29 29 33 40 8 2
28 61 57 48 46 16 22 16 13
29 68 58 53 49 13 22 24 17
30 63 52 46 40 11 21 12 10
31 68 51 45 38 5 20 8 7
32 64 54 44 39 10 17 11 9
33 35 33 28 28 26 32 5 5
34.01 53 37 39 32 13 31 6 5
25.01 58 64 44 35 6 7 8 0
36 69 54 42 39 9 18 10 7

Central
Area 47 41 38 34 19 30 10 7
City 57 49 42 38 13 24 7 6

Np . Data not provided

• Data for this Census Tract does not include the majority at the population since group quarters (motels, army barracks, ets.) are not enumerated
by R.L. Polk & Co.

Source: R.L. Polk. Profiles of Change. 1972·73, 1977·78.
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TABLE 7

Occupational Characteristics by Census Tract

Central Planning Area

Percentage of Percentage of Percentage
Professionall Non-Professionall Percentage of of Military Percentage of

Census Managerial Non-Managerial Retired Heads Student Heads Jobless Heads
Tracts Personnel" Personnel"" of Households of Household of Household

5*** 0 39 0 0 0
6 9 45 16 17 11
7 NP NP NP NP NP
8 11 36 18 19 14
9 13 41 27 4 11

10 13 40 27 3 14
15 37 22 20 5 8
16 13 34 22 5 17
17 8 44 24 21
18 4 51 17 0 27
19 3 53 13 27
20 4 47 22 1 27
21 3 32 34 0 24
22 13 41 22 5 18
23 13 43 27 2 14
24 15 41 27 2 13
25 14 39 31 4 12
26 8 44 31 3 18
27 9 42 27 15
28 4 47 20 29
29 6 43 18 36
30 6 49 21 21
31 8 53 25 10
32 6 54 21 1 18
33 14 35 38 2 10
34.01 15 48 16 2 14
35.01 7 63 36 0 14
36 8 56 16 2 18

Central
Area 12 46 23 4 15

City 16 48 17 6 13

.. Defined as doctors, lawyers, judges, engineers and scientists, teachers and librarians. other protesslonats; managers. supervisors, proprietors
and foremen .

•• Defined as salesmen, skilled and semi-skilled. farmers and growers, operatives, office and store clerks. unskilled, service workers and others.
Excludes persons retired, armed forces personnel, students and those not working .

..... Oats for this Census Tract does not include the majority of the population since group quarters (motels, army barracks, etc.) are not
enumerated by R.L. 'Polk & Co.

Source: R.L. Polk. Profiles 01 Change. 1977-78.
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Census Tract

6

8

9
10

15

16

17

18

19

20

21

22
23

24

25

26

27

28

29

30

31

32

33
34.01

35.01

36

Central
Planning Area

City

TABLE 8

Remodeling Permits by Census Tract, 1979

Central Planning Area

Number of •
Remodeling Permits

24

21

30

21

53

28

4

o
9

2
3

12

20

5
25

4

4

9
7

17

17

28

31

31

o
40

445

1,976

Source: Department of Public Inspection. City of EI Paso. April 1980
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Dollar
Value

$ 95,700

108,200

134,250

93,995

269,700

372,373

42,600

0

59,800

11,000

5,000

80,000

114,900

71,800

115,900

46,500

30,300

53,400

41,400

96,100

76,300

219,950

145,500

206,182

0

272,900

2,763,750
($6,211 average)

11,181,650
($5,659 average)



TABLE 9

Mobility Rates by Census Tract

Central Planning Area

Census All Owner-Occupied Renter-Occupied
Tract Households Households Households

5' 200 0 200
6 68 25 121
7 NP NP NP

8 79 18 123
9 57 20 105

10 44 24 84
15 65 23 110
16 80 24 95
17 80 45 83
18 46 16 48
19 50 21 53
20 36 12 40
21 47 20 51
22 62 20 82
23 45 18 87
24 42 20 76
25 33 16 74
26 43 20 77

27 02 25 85
28 52 18 62
29 52 22 60
30 34 12 J2
31 23 8 45
32 30 11 55
33 36 17 64
34.01 64 11 127
35.01 14 0 100
36 45 13 76

Central
Planning Area 52 18 79

City 52 22 88

NP . Data not provided

* D3tfl for thu, Census Tract does not include the majority of the population since group quarters (motels. army barracks, etc.) are not enumerated
by R. L. Polk & Co.

Sourc~: R. 1 __ Poll<. Profiles (If Cts, nge )\!, I 71l
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TABLE 10

Housing Characteristics by Census Tract

Central Planning Area

Total Housing Housing Owner Renter Two-Canvass
Census Housing Units Built Units Built Occupied Occupied Vacancies

Tract Units-1978* 1965-1978 1977-1978 Households-1978 Households-1978 1977-1978

5** 0 0 0 0

6 1,656 426 62 832 674 35

7 NP NP NP NP NP NP

8 2,324 378 30 878 1,233 67

9 2.449 344 7 1,300 993 48

10 2,803 259 1 1,720 912 46

15 3,379 642 170 1,675 1,522 38

16 2,564 110 4 468 1,840 79

17 701 7 47 547 22

18 974 0 0 56 831 32

19 1,279 289 0 105 1,076 24

20 1,003 5 0 138 823 28

21 1,372 610 0 162 1,139 27

22 3,123 466 25 927 1,961 101

23 1,882 74 35 1,071 680 49

24 1,289 32 01 749 467 21

25 2,158 39 13 1,458 614 27

26 927 17 2 511 348 23

27 310 0 0 111 175 11

28 2,486 224 0 495 1,782 86

29 956 86 0 178 701 33

30 1,501 50 654 761 31
31 1,346 246 96 794 535 5

32 1,173 50 2 629 476 32

33 2,359 5 4 1,407 896 3

34.01 1,890 1,198 2 962 819 17

35.01 14 3 0 12 2 0

36 2,435 366 11 1,155 1,181 36

Central
Planning 44,354 5,926 467 18,494 22,989 921

Area

City 118,954 51,322 8,481 60,630 50,897 1,924

NP . Data not provided

* R. L. Polk housing counts are 3·5% below census counts

* * Data tor this Census Tract does not include the majority of the population since group quarters (motels, army barracks, etc.) are not enumerated

by R. L. Polk & Co.

Sources: R. L. Polk Protit=s 01 Charge 1977-78
U.S. Bureau 01 Census, 1970
Population and Housing (rends, 1965·1978 Department 01 Planning. Research & Development.
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TABLE 11

Office Space Use Central Business District

Central Planning Area

Building Use Gross Square Feet

1965 1977

Trade 2,868,250 2,431,293

Medical and Professional 336,615 681,648'

Finance, Insurance and Real Estate 345,660 695,017

Transportation and Utilities 298,180 560,988

General 186,125 38,971

Other Services 2,522,585 2,248,072

TOTAL OFFICE SPACE OCCUPIED 6,657,415 6,655,989

TOTAL OFFICE SPACE VACANT 371,135 289,029

TOTAL AVAILABLE SQUARE FEET 7,028,550 6,945,018

PERCENT OF VACANT SPACE 5.28% 4.16%

• less than 5,000 square leet were used lor medical related services In 1977.

A community economic analysis was made in 1966 for EI Paco by the Real Estate Research Corporation. The categories listed above are
used in this analysis. A downtown land use study was done in Decemberof 1977 in which different, mo=. specific groupings were utilized.
As a result of this difference in categorization, the above list does not illustrate an exact comparison. "(he percentage of change only sug-
gests general trends.

Source: Department of Planning. Research and Development, Decemb: r 1977.

%Change

-15.23

102.50

101.07

88.14

-79.06

-10.88

.02

-22.12

1.19

1.23
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TABLE 12

EI Paso Independent School District Characteristics

Elementary Schools

Central Planning Area

Enrollment
October 1979 Grades

434 K-6
686 K-7
639 K-3

1,169 K-9
867 K-6
759 K-6
546 K-6
894 K-5
560 K-8

1,190 K-6
1,120 K-8

832 K-6
695 K-6
603 K-6
242 Sp. Ed.
638 K-6
831 K-8
956 K-6

1,336 K-7
666 K-6
563 K-7
411 K-6
360 4-6
919 K-6
520 K-6
447 K-5
492 K-6

Comments

Alamo
Alta Vista
Aoy
Bassett
Beall
Burleson
Burnet
Clardy
Coldwell
Cooley
Crockett
Douglass
Hart
Hawkins
Highland
Hillside
Houston
Hughey
Lamar
Logan
Mesita
Milam
Roosevelt
Rusk
Travis
Vilas
Zavala

13 portables
5 portables

4 portables

7 portables
2 portables
4 portables
1 portable

13 portables
2 portables
1 portable
1 portable
6 portables

9 portables
5 portables

4 portables
6 portables
3 portables

Junior High Schools

Henderson
Ross
Guillen

TOTAL

1,157 6-9
686 7-9
990 7-8

2,281 9-12
1,611 9-12
1,266 8-12
1,699 9-12

1 portable

29,065

High Schools

Austin
Bowie
EI Paso
Jefferson
Technical Center-

Sp. Ed .. Special Education

... The enrollment at the Technical Center is counted at the schools from which the students come.

Source: EI Paso tndependent School District, June, 1980
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TABLE 13

Park Improvements*

Central Planning Area

DISTRICT PARKS

Proposed
Existing Proposed Development

Park Name Facilities Facilities Dates Comments

Proposed Park 50 acres of land 1978· 1979* * To be located in the
1 Large pool 1990·1994 foothills of the Franklin
1 Playground 1985·1989 Mountains, adjacent to
1 Playground 1990·1994 the Open Space Re·
1 Baseball/Softball 1978·1979 serves north of William

Field Beaumont Army Medical
1 Baseball/Softball. 1985·1989 Center.

Field
1 Baseball/Softball 1995·2000

Field
30 Picnic Units 1978·1979

4 Tennis Courts 1978·1979
2 Tennis Courts 1980·1984
2 Tennis Courts 1985·1989
2 Tennis Courts 1995·2000
4 Basketball Courts 1995·2000

Arroyo 1 Tennis Center 19 Picnic Units 1978·1979**
4 Tennis Courts 1978.1979* *
4 Tennis Courts 1985·1989
2 Playgrounds 1990·1994
7 Tennis Courts 1995·2000

---- -------.
Proposed Park 50 Acres of Land 1978·1979** To be located north of

1 Large pool 1985·1989 Charles Davis Park,
1 Playground 1980·1984 west of Mesa Street.
1 Playground 1985·1989
1 Baseball/Softball 1995·2000

Field
20 Picnic Units 1978·1979
2 Football/Soccer 1978·1979

Fields
2 Tennis Courts 1978·1979
2 Tennis Courts 1980·1984
2 Tennis Courts 1985·1989
2 Tennis Courts 1990:1994
2 Tennis Courts 1995·2000
6 Basketball Courts 1985·1989

Memorial 1 Pool 7 Picnic Units 1978·1979**
3 Playgrounds Enlarge Pool 1995·2000
2 Baseball/Softball 1 Playground 1995·2000

Fields 3 Tennis Courts 1995·2000
13 Picnic Units
4 Tennis Courts

-------
Washington 1 Large Pool 7 Picnic Units 1978·1979* *

2 Playgrounds 1 Playground 1990·1994
1 Baseball/Softball 1 Playground 1995·2000

Field
3 Picnic Units 2 Tennis Courts 1990·1994
2 Tennis Courts 3 Tennis Courts 1995·2000

-------- ------------

• Parks which are not proposed to be improved are not shown in this table .
.... Future bond issue will be necessary to pay for these and other park Improvements.
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TABLE 13
(co n t.)

Park Improvements

Central Planning Area

NEIGHBORHOOD PARKS

Park Name
Existing
Facilities

Proposed
Facilities

Proposed
Development.
Dates

Grandview 1 Large Pool
1 Playground
1 Baseball/Softball

Field
2 Picnic Units
2 Tennis Courts
1 Basketball Ct.

1 Basketball Ct. 1990-1994

Mundy 1 Playground

------_.
1 Splash Pool 1995-2000
1 Playground 1995-2000
1 Splash Pool 1995-2000
1 Basketball Ct. 1995-2000
1 Football/Soccer 1978-1979

Field
4 Basketball Cts. 1990-1994
1 Small Pool 1990-1994
1 Playground 1995-2000

.-~-.----
1 Splash Pool 1995-2000
2 Basketball Cts. 1995-2000

Summit Park

Logan 1 Playground

Tom Lea 1 Playground

2 Picnic Units

Madeline 1 Playground
1 Tennis Court
1 Basketball Ct.

Mission Hills 1 Playground
2 Picnic Units
1 Tennis Court
1 Basketball Court

1 Small Pool
2 Basketball Cts.

1995-2000
1995-2000

1 Playground 1995-2000
___________________ ~ _B_as_k_et_b_a_ll_qs_: ]_9_95_-~QO~ .
Alethea

Newman 1 Playground

_L~o-'-'re:....:t..:.;to'__-_L"-in:..::c-=-o.:.:.ln'-- 1'_'SmallPool

Modesto Gomez 1 Playground 1 Small Poo!
2 Baseball/Softball 1 Playground

_________ Fields

1980-1984

1985-1989
1985-1989

Source: EI Paso Parks and Recreation Plan, 1978·2000, Department of Planning. Research and Development, 1978.
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