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Section 4: Economics and Marketing

Background

The City of San Juan, Texas wishes to revitalize its downtown area into an alternative walkable town center that
will appeal to residents and visitors. The benefits to the city long-term would be increased sales and ad valorem
taxes to support infrastructure, park and other improvements that would improve business conditions and
quality of life throughout the community.

To assist in identifying the opportunities for redevelopment and the steps required to make revitalization of
the study area a reality, the City contracted with the consulting firm of Edminster Hinshaw Russ and Associates.
CDS Market Research and CoServe at UT Pan American joined the EHRA Project Team to make an assessment

of existing conditions preparatory to later phases that will include an analysis of the baseline data which will
lead to an actual redevelopment plan and recommendations for implementation. CDS’s role in the Phase One
work, assisted by CoServe, is to gather data pertaining to: population and demographics, the regional and local
economy, impact of winter Texans, retail and office space, hotels, housing and current market conditions.

Methodology
The methodology utilized by CDS and CoServe to fulfill the data needs in Phase One were as follows:

« The CDS project manager, Ray Lawrence, and his CoServe counterpart, Sai Mullapudi, accompanied
EHRA personnel on a walking tour of the study area in mid-June.

+ Joint meetings were held with the following officials:
- Tony Garza, City Manager
- Emilio Garcia, City Planning Director
- Trinidad Cantu, City Director of Utilities
- Tirso Garza, Fire Chief
- Armando Martinez, State Representative, District 39
- Gus Acevedo, Owner, San Juan Hotel
- Esteban Martinez, Administrator, Basilica of Our Lady of San Juan del Valle

« Personal face-to-face interviews were conducted with:
- Bobby Rodriguez, Commissioner and Chairman, San Juan EDC Board
- Miki McCarthy, Executive Director, San Juan EDC
- Cynthia Hopkins, Associate Broker, AAA Real Estate and Investments
- Roy Rivera, Independent Broker
- Cruz Cantu, Residential Developer
- Cynthia Trevifo, Mario Ramirez, Christina Ramirez and Olonzo Herrer, Owners, Treviiio’s
- Terrie Salinas, Director — Economic Development, LRGVDC
- Tim Hickey, IT Consultant, Land Title USA
- Mike Blum, Broker, NAl Commercial Real Estate and former planning director for Mc
Allen
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« Extensive use of all known secondary data sources such as:
- U.S. Bureau of the Census
- ESRI
- Applied Geographic Solutions
- PCensus for Maplnfo by Claritas
- Federal Reserve Bank of Dallas
- Texas Workforce Commission
- County Business Patterns
- PKF Consulting
- San Juan Planning Department
- Center for Border Economic Studies, UTPA
- Houston Chronicle
- San Juan EDC
- Lower Rio Grande Valley Development Council

Outline of Report
This report is comprised of sections devoted to the following subjects:

Population and Demographics

«  Regional and Local Economy

. Retail and Office Properties

. Hotel Properties

. Housing

. Current Market Conditions
Population and Demographics
Population and demographic data is key to the assessment of future housing and retail development/
redevelopment potential in the study area expected to be undertaken in the next phase of the downtown
redevelopment consulting effort.

«  Three data sets have been collected to date, including:

- Claritas data for Hidalgo County, the Five-Mile Radius Trade Area and San Juan, which CDS has obtained
through its subscription to Claritas Data via Tetrad’s PCensus for Maplnfo software. (See Appendix A)

- ESRI data for Hidalgo County and San Juan obtained on-line by CoServe, and UT Pan Am.
(See Appendix B-1)

- Experian/Applied Geographic Solutions reports for zip code 78589 obtained by the
San Juan EDC from Sites on Texas, Austin. There are only minor variations among these
three sources.
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«  The data demonstrates that population growth in Hidalgo County, Five-Mile Trade Area and San Juan
has been strong since the 2000 Census which is projected to continue mid-term.

Area Population Growth

| 2000 | 2008 00-08 | 2013 |

Pop, (000s) Est. (000s) Incr. Proj. (000s)
Hidalgo Co. 569.5 728.1 27.9% 840.3 15.4%
5-Mile Area 123.2 152.9 24.1% 174.3 14.0%
San Juan 26.2 33.5 27.6% 38.6 152%

Source: Claritas {PCensus for Map Pro)

. Hidalgo County ranked 22nd among U.S. counties in job growth between 2000 and 2008.

. In addition to the population estimates and projections for the three areas of interest, data has been
collected pertaining to 38 demographic parameters pertaining to numbers and types of households,
race/ethnicity, age, gender, education, employment, income, housing and psychographics.

(See Appendix B-2)

Regional and Local Economy
An assessment of regional and local economic factors will be used as a basis for the downtown redevelopment

plan to be developed in Phase 2. Data collected to date that will serve as the foundation for this assessment
include:

. Employment and unemployment statistics for San Juan, Hidalgo County, Texas and the United States.
As the following table shows, recent unemployment in San Juan and Hidalgo County is significantly
higher than in Texas as a whole, but more in line with that of the U.S.

Employment and Unemployment

May, 2009
Description | San Juan® | Hidalgo Co.” | Texas’
Civilian Labor Force (000s) 133 294.0 11,919.9 154,336.0
Employed (000s) 12.0 266.4 11,0482 | 1407363.0
Unemployed (000s) 1.3 276 821.7 13,973.0
% Unemployed 9.7% 9.4% 6.9% 9.1%

*source: CoServe, UT PanAm
b Source: Texas Workforce Commission

«  Year 2000 employment by industry from ESRI for San Juan and Hidalgo County which among other
uses will be utilized to estimate the current square footage of office space in inventory in lieu of
comprehensive real estate information which is not available. (See Appendix C)

«  Total retail sales for the years 2004-2008 (five years) for San Juan, 5-Mile Trade Area and Hidalgo County,
as well as sales by three-digit NAICS code for the large majority of stores in the three areas, obtained
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from the Texas Comptroller’s Office. (Sales for certain NAICS codes for San Juan are not available

where three or fewer stores are reporting to maintain confidentiality.) In lieu of comprehensive

retail space inventory, under construction, occupancy and absorption data, the retail sales reports will
be used in Phase 2 to estimate current square footage of retail space for each area.

(Appendix D shows the five-year retail sales for the 5 mile radius area which is considered to be the retail
trade area for downtown San Juan.)

«  Consumer retail expenditures by type of store for each of the three areas of interest as estimated for
2008 and projected for 2013 by Claritas. (See Appendix E)

. Detailed retail goods and service expenditures, house and home expenditures, household budget
expenditures, medical expenditures and recreation expenditures for San Juan and Hidalgo County
obtained from ESRI based on 2005 and 2006 consumer expenditure surveys conducted by the Bureau of
Labor Statistics. (See Appendix F)

« A special report on consumer buyer behavior for San Juan related to 19 types of purchases obtained
from the same source. (See Appendix G)

. Number, demographics, average length of stay and retail expenditures of Winter Texans residing in
the Lower Rio Grande Valley during the winter months (see special study by UT Pan AM in Appendix
H), together with a list of RV parks and their numbers of spaces and amenities (see table for San Juan
and Appendix | for Hidalgo County).

. List of major employment centers in Hidalgo County along with estimated numbers of employees in
each as provided by CoServe.

. List of principal employers in San Juan and current ranges of annual sales and number of employees
provided by the San Juan EDC in the following table.

San Juan RV Parks

Name of Park | RV Spaces | MH Spaces

A-1Trailer Park 20 10
Country Palms RV Park 132 0
Hoopy's RV Park 75 0
Miller's MH & RV Park 28 15
Oleo Acres 12 0
Orangewood Fstates 63 1
Rio Palms MH Park 50 8
San Juan Gardens 151 81
The Grove Subdivision 65 68

Totals 596 183
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Principal San Juan Employers

Description

Address

Sales,

No. of

Millions

Employees

Rio Fresh Inc. Fruits & Vegetables 6-1/2 Mile S. Stewart $100-$500 100-499
Shippers Growers Rd.
Central Ready Mix Ready-mixed 304 W. Railroad St. $20-550 50-99
Concrete- P.O.Box 585
Manufacturer
H-E-B Foods Grocers-retail 901 W. Expressway 83 | $20-550 100-499
Spirit Truck Lines Inc. Trucking-exempt 200 W. Nolana Rd. $20-550 100-499
Commodity
Junior’s Supermarket Grocers-retail 108 E. FM 495 $10-520 80-110
DMC Building General Contractors 715E. FM 495 $5510 5-10
Contractors
Krenmueller Farms Farms Rt.2,Box 77, S. $5510 20-49
Stewart Rd.
Mjm Intl. Corp. Physician & Surgeons | 2003 N. | Rd. #10 $5-510 20-49
Equip. & Supplies
Risica & Sons Glass-auto Plate & 403 E. Expressway 83 $5-510 20-49
Window & Etc.
Diamond Back Transport | Trucking 304 W. Railroad St. §2.5-65 20-49
Farmer’s Insurance Insurance 400 W. Expressway 83 §2.5-65 20-49
Group
Hinostroza Cabinet Cabinet Makers 1806 N. Raul Longoria §2.5-55 20-49
Jack in the Box Restaurants 902 N. Raul Longoria §2.5-55 20-49
Rd
lplic Labels (Manufactures) | 209 E. Hall Acres Rd. §2.5-65 20-49
San Juan Nursing Home Retirement 300 N. Nebraska Ave. §2.5-55 100-499
Communities &
Homes
Cenizo Corp. Fruits & Vegetables 1212 E. Earling Rd. $1-550 50-99
Wholesale
American Nursing Svc. Home Health Service 1103 N. Raul Longoria $1-52.5 20-49
El Pato Mexican Food Restaurants 1626 N. Raul Longoria §1-52.5 20-49
McDonald’s Restaurants 824 W.Business 83 §1-52.5 50-99
Pizza Hut Pizza/Restaurants 651 N. Nebraska Ave. §1-52.5 20-49
Agriculture Dept. State Govt. 900 E. Expressway 83 N/A 20-49
Agricultural Programs | #B
Basilica of Qur Lady-SJ Churches 400 Virgen de San N/A 50-99
Juan
Catholic Dioceses- Churches 700 Virgen de San N/A 20-49
Brownsville Juan
Proyecto Azteca Non-profit 1301 E. Highway 83 N/A 20-49
Organizations
San Juan Police Dept. Police De partments 2301 N. Raul Longoria N/A 50-99
SJ Police Substation Police De partments 1008 S. Standard N/A 50-99
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. Number of 2006 business establishments by 2-digit industry code for Hidalgo County and zip code
78589 obtained from County Business Patterns, U.S. Census Bureau. (See Appendix J)

«  AlJuly 2009 traffic count map for San Juan and the surrounding area as shown on the following page.

« A special study dated May, 2004 entitled “The Economic Impact of Mexican Visitors to the Lower Rio
Grande Valley” prepared by the Center of Border Economic Studies at UT Pan Am.

+  “Business Outlook and Forecast - South Texas Border Region”, dated January, 2008, prepared by the
College of Business, UT Pan Am.

«  Texas House of Representatives Bill 2510 (HB 2510 - See Appendix K) effective September 1, 2007 which
authorizes the creation of a Rio Grande Commuter Rail District, specifies a funding mechanism for
financing capital improvements and rolling stock and outlines the requirements for service participation
for valley communities. Implementation could create transit oriented development (TOD) opportunities
around a future commuter rail station in San Juan.
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Retail and Office Properties

In contrast to the situation in major Texas cities, there is no reporting service or brokerage firm in the Lower
Valley that summarizes inventories, under construction space, occupancy or absorption of retail and office
space, as well as rental rates for different classes of properties, in the region. The only possible source of
comprehensive data for any significant number of properties is Land Title, Inc., Edinburg, which CoServe is
contacting to determine the types, availability and cost of data that might be available. To the extent that useful
data is determined to exist, acquisition and analysis of such data will be included in the Phase 2 proposal.

Based on these findings, the only source of information has been the commercial brokers that were interviewed
in June and July 2009. CDS's conclusions, based on the limited number of interviews afforded in Phase 1, are as
follows:

«  Currently, there is substantially high vacancy among both retail and office properties in San Juan and
Hidalgo County. The vacancy rates for both retail and office space in San Juan is estimated to be 35%, and in
Hidalgo County, 30%.

«  Current asking rents vary depending on class of property and whether or not it is located in or outside
McAllen in Hidalgo County and, in the latter case, on or off the expressway.

Retail And Office Properties
July, 2009 Asking Rents ($/SF/Year)

Type | San Juan | McAllen
Retail:

Class A $18.00 - $19.20 $22.00 - $30.00

Class B $12.00 - $14.40 $18.00 - $22.00

Class C $9.60 - $12.00 $12.00 - $18.00

Class D $6.00 - $9.00 $6.00 - $9.00
Office:

Class A $18.00 - $19.20 $18.00 - $20.00

Class B $12.00 - $14.40 $15.00 - $18.00

Class C $9.60 - $12.00 $10.80 - $13.50

Class D $6.00 - $9.00 $6.00 - $9.00

Source: Broker interviews conducted by CDS Markert Research

«  The following closing and asking prices for commercial properties have been obtained from June, 2009 MLS
reports obtained from Cindy Hopkins, AAA Real Estate, McAllen.
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Closing and Asking Prices for Commercial Properties in San Juan (June, 2009)

Price ($000) Square Ft. (000) PricefSF of
Land Use Address Closing Building | Land Building | Land | DatefClose
Retail 900 E. Expy. 83 $3,900.0 10/05/07
1003 N. R. Longoria 239.0 219.0 0.9 16.0 253 14 06/05/09
E. Business 83 525.0 500.0 Und. 304.9 Und. 12 04/15/05
4255S. Nebraska 1,200.0 - 4.7 35.5 255 34 -
301 N. Nebraska 175.0 - 3.0 9.8 58 18 -
Restaurant | 1206 Street’ 195.0 169.0 3.3 14.0 51 12 07/31/06
2707 R. Longoria 425.0 320.0 1.5 20.0 209 16 01/19/07
502 S. San Antonio 449.0 - 34 94 133 48 -
Office 1103 N. R. Longoria 700.0 700.0 12.6 52.0 56 13 02/28/05
Land* W. Business 83 169.0 — - 253 — 7 -
Business 83 1,031.0 - - 4356 - ¥2 -
405 N. Nebraska® 609.0 - -~ 91.5 - <7 -~
600 Business 83 182.0 - 1.1 26.3 N/A <7 -~
E. Business 83 525.0 — - | 304.9 — <2 -
400 S. Nebraska 48.8 — — 3.4 — 15 —
Business 83 259.9 — - 31.9 — 8 -
E. Railroad” 149.9 = = 28.1 = 35 =

® Located in study area

®Poor condition building inddental to land

Source: June, 2002 MLS reports

*Only parcels along arteries serving study areg included.

. Based on the tour of study area properties and the list of businesses and vacant space, together with
square footages, prepared by EHRA, CDS calculates that there are a total of 330,774 square feet
of commercial space, excluding industrial space, in the study area classified as shown in the following
table.

Commercial Space In Downtown Study Area

Land Use | Square Feet | % of Total

Occupied:
Retail 102,016 30.8%
Senior Care/Day Care 66,670 20.2
Restaurant/Bar/Entertainment 55,756 16.9
Institutional 37,342 11.3
Office 6,161 1.9
Sub-Total 267,945 81.0%
Vacant:
Retail 51,266 15.5
Hotel 10,263 3.1
Office 1,300 04
Sub-Total 62,829 19.0%
Total 330,774 100.0%

? Indudes space that can be adapted to office use
Souce: EHRA, CDS Market Research
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«  Property records, including tax values, for every commercial property in the study area were obtained
by EHRA and are on hand for use in the Phase 2 summary of base values on which to base estimates of
future value increases over the course of revitalization and development/redevelopment.

«  There are three commercial projects in San Juan, in various stages of planning and development, that
could potentially have a real impact on City tax revenues and will be taken into account in determining
market potentials and store/user mix in a revitalized downtown district.

- Stewart Plaza, a medial and commercial office project located on a 1.3 acre site at the northeast
corner of Stewart Road and Sam Houston Road (11th Street), is under construction. There will
be four office spaces totaling 22,364 SF. A pediatric clinic is understood to be committed
to one space and a physical and occupational therapy center to a second. Completion
is expected in October, 2009.

- San Juan Corners, a community shopping center, is undergoing initial land development and
improvements in the form of a 4,500 SF bank are expected to be started shortly. The
project is situated on a 23.0 acre site at the southwest corner of the 83 Expressway and
Cesar Chavez on the eastern edge of San Juan; directly across the street from the
Wal-Mart center in Alamo. It is estimated that up to 300,000 SF of retail and restaurant space
could be constructed over time. A limited service hotel is also a possibility. The developer
is St. lves Realty, an Australian investment and development company. No estimated date of
overall project completion is currently available. However, build-out is expected to take
several years, given the current state of the economy and the amount of vacant retail space in
the market.

- A multi-use project on the north side of the 83 Expressway, east of Raul Longoria, is being
proposed by Ruben De Leon, owner of Verona Stone and Tile which is currently situated
on the 11 acre property involved. Preliminary plans call for a retail center and a hotel, with
either multifamily or warehouse development to the rear of the property. It is expected that the
retail center will ultimately have 30 to 35 store spaces with approximately 15 constructed in
Phase | and the balance in Phase Il. The project is currently in the preliminary planning stage.

Hotel Properties
As in the case of retail and office properties, there is only limited data available pertaining to hotel properties.

« Alist of all hotels inside the five-mile trade area of Downtown San Juan together with their total
numbers of guest rooms and their 1st Quarter 2009 receipts has been compiled by CoServe.
(See Appendix K)

«  The best source for hotel occupancy, average daily rate and revenue per available room (Rev PAR) data
is PKF Consulting, hospitality consultants based in Houston, who report data for a sample of McAllen
hotels which may or may not be representative of the hotel universe for Hidalgo County. The following
table illustrates data for the past five years and the first four months of 2009.
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Performance of McAllen Hotels (Sample)
2004-2008 & First Four Months, 2009

| | 4 Months
2004 2005 2006 2007 2008 2009
Occupancy 70.6% 69.3% 72.7% 71.2% 67.4% 68.0%
Avg. Daily Rate §74.52 §77.81 $84.02 §71.35 $69.00 $57.85
Rev PAR $52.63 $53.89 $61.10 $50.83 $46.50 $39.34

Source: PKFConsulting, Inc.

The impact on McAllen hotel performance of the economic recession which started in late 2007 is evident based
on this data.

« SanJuan has only one hotel in operation - Days Inn, located at 904 Expressway 83 at Raul Longoria Road.
The hotel is a two-story property with 90 rooms and a total of 33,157 square feet. The standard single
room rate is $58.00. Children under 12 are free. The hotel is currently listed for sale for $3,700,000 or
$41,100 per room.

«  Gus Acevedo purchased the former San Juan hotel property in 2006 and plans to completely renovate it
into a prestige boutique hotel. The hotel, originally constructed in 1918, has a historic place designation.
Mr. Acevedo has had a full set of renovation plans drawn by architect Manuel Hinojosa. Plans call for 21
guest rooms and an extensive bar and restaurant partly accommodated by a planned extension of the
west wall to the sidewalk. Although no final cost estimate has been compiled, the preliminary estimate
is $1.8-52.0. Mr. Acevedo is looking to the San Juan EDC for assistance in the form of a short term
development loan. If the necessary financing can be arranged, Mr. Acevedo plans to proceed with the
project by early 2010 and complete it sometime in 2011.

Housing
As in the case of retail and office space, there is no service in the Lower Valley that gathers and reports

the number and values of single-family and multi-family housing units constructed by year in the various
submarkets of the Lower Valley.

Considerable information about housing however, is contained in the demographic data including:

- Year 2000 (census), estimated 2008/2009 and projected 2013/2014 total housing units,
subdivided by occupied (owner vs renter) and vacant, for San Juan and Hidalgo County.

- Year 2000, estimated 2008/2009 and projected 2013/2014 owner occupied housing units by
value classification.

- Year 2000 and current estimated units by number of units in structure.
- Current estimated housing units by year structure built.

- Year 2000 occupied housing units by age of householder, as well as by race/ethnicity
householder.
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« San Juan building permit data for FY 2006, FY 2007 and the first four months of FY 2008 was obtained by the
San Juan planning department through the San Juan EDC. As the table illustrates, there was a substantial
level of single-family permitting activity leading up the economic recession, indicating that under normal
conditions there is both solid demand and adequate acreage available for new development. Average
values are believed to be typical for starter houses in the Lower Valley.

San Juan Residential Properties Sold During Past Five Years

Period
10/1/05- 10/1/06- 10/1/07-
9/30/06 9/30/07 2/29f08
No. of Permits 490 291 80
Value ($000s) $37,883.2 §25,440.4 56,7724
Average ($000s) $77.3 $87.4 $84.7

Source: San fuan Planning Department, San fuan EDC

«  The revue of MLS reports dated June 22, 2009, indicated only five sales of single-family and multi-family
properties (through MLS) over the past five years in San Juan.

San Juan Residential Properties Sold During Past Five Years

Price ($000s) Closing Price

Yr. Built | Sale Date Asking Closing S/SF $fUnit/{000)

Single Family | | Road 61 04/09 $80.0 $75.0 | $36 N/A

Multi Family | 5305 N. Oleander 01 03/05 $1,390.0 $1,265.0 N/A 528.8 (44)
506 San Antonio 40 07/05 819 78.0 N/A 13.0(6)
210 Camino Real 73 12/05 120.0 118.0 N/A 19.7 (6)
234 E. 4" Street® 00 07/08 85.0 65.0 N/A 21.7(3)

* Located in study area
Source: Hidalgo County Multiple [ isting Service

Current Market Conditions
Following are selected comments about current U.S., Texas and local economic market conditions.

«  After a serious decline of 6.4% in U.S. GDP during the first quarter of 2009, the Federal Reserve Bank has
estimated that second quarter GDP was only 1.0% lower than the second quarter level in 2008.

«  Arecent survey of investors by the Edelman Group recorded that following a decline from 59% to 38% of
respondents saying they trusted business leaders during 2008, the percentage had recovered to 48% over
the first six months of 2009.
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«  Following a 4.4% drop in U.S. employment in the first quarter, employment fell by 3.7% in April and 2.4% in
May. For the first five months, Texas employment fell by 3.9%, pushing the unemployment rate to 7.1% still
well below the 9.5% level for the U.S.

«  Two Texas service sectors — education and health services — have actually shown growth in employment
over the first five months, up 4.6%, and the leisure and hospitality industry has at least remained flat.

«  For the first time in over a year, the Texas index of leading economic indicators showed an uptick in May,
20009.

« Nevertheless, the severity of the economic recession limits near term opportunities as companies and
businesses of all size cut back on payrolls and expenditures in order to survive.

«  The high retail and office vacancy levels in Hidalgo County currently discourages construction of new
commercial space. However, as the economic recovery gets underway and vacant space is gradually
absorbed, new development opportunities may emerge in certain submarkets depending on the success of
local economic development initiatives.

« The San Juan EDC has an aggressive effort underway to attract new businesses and jobs to San Juan.

- The focus is on the nanotechnology, biotechnology, alternative energy, automotive, hospitality
and pro sports industries.

- San Juan has several large and attractive business sites available on Expressway 83 including
a 32 acre property on the south side, between Stewart Road and Cezar Chavez, and a 9.6 acre
property on the north side east of FM 1426.

- To promote awareness, the EDC is already well along on plans for a Centennial Birthday event.
In addition, funding has been set aside for a downtown Christmas celebration and there are
plans for some kind of spring eventin 2010.

- In addition, the EDC published an illustrated newsletter with many photographs entitled “The
EDC Extra” describing the events of 2008 which was distributed to a large number of brokers,
stakeholders, prospects and townspeople. A multi-color ad promoting San Juan as a place to
live is also being placed in selected publications.

- The only apparent negative - to be expected in difficult economic times - is the loss of two
businesses earlier this year, IPO (impact labels) and Waukesha Pearce, which moved its operation
to Edinburg.

«  The principal driver of economic growth in the Rio Grande Valley is the increasing amount of U.S.-Mexico
trade. The following table illustrates the tremendous growth that has occurred in trade between our two
countries-over three-fold since the enactment of NAFTA in 1994. The decline that has occurred so far in
2009 is due to the global recession.
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U.S. Trade with Mexico
(1985-First 5 Months, 2009)

| $ Billions

Year Exports | Imports | Balance
1985 $13.6 $19.1 ($5.5)
1990 28.3 30.2 (1.9)
1995 46.3 62.1 (15.8)
2000 111.3 135.9 (24.6)
2005 120.2 170.1 (49.9)
2006 133.7 198.2 (64.5)
2007 135.9 210.7 (74.8)
2008 151.2 215.9 (64.7)

2009 (5 months) 48.1 65.8 (17.7)

Source: U.S. Census Bureau, Foreign Trade Division

As growth in trade between the U.S. and Mexico resumes in 2010 and later years, all aspects of the border
economy can be expected to improve with positive impacts on population growth, wholesale distribution, hotel
revenues, retail and restaurant sales and professional services.

Section 4 Maps and Graphics
« San Juan Major Employers
«  Major Destinations

Section 4 Appendices
(Note: Appendices in separately bound document)

A- Claritas Population and Demogrphic Data
Bl - ESRI Population and Demographic Data
B2 - Market Psychographics
C- 2000 Employment by Industry
D - 2004-2008 Retail Sales for Five-Mile Trade Area
E - Retail Expenditures by Type of Store
F - Household Expenditures by Type
G- San Juan Consumer Buyer Behavior
H - The Impact of Winter Texans on the Lower
Rio Grande Valley
| - Hidalgo County RV Parks
J-  Numbers of Business Establishments by Industry
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Section 5: Engineering

The Engineering study in Phase One included compiling data on the existing water, sanitary sewer, and storm
sewer lines serving the project study area. Cruz-Hogan Consultants, Inc., the City of San Juan Engineers,
provided available information on these utility lines based on City system maps and field observations. This
information was used to prepare the exhibits contained in this section. Additionally, field observation by EHRA
yielded the sidewalk and paving conditions information and the on-street parking count. Transportation
information was provided by the Hidalgo County Metropolitan Planning Organization (HCMPO). This
information will prove integral to the prioritization of redevelopment projects in San Juan since infrastructure
improvements are often the first projects needed to spur redevelopment efforts. They may also be the most
costly element of San Juan redevelopment due to the relative age of the existing utility systems and general
conditions of the infrastructure.

Water System

The Study Area Water Line Map depicts the approximate location of water lines, gate valves, and fire hydrants
in the vicinity of the study area. The water line diameters are indicated on the Exhibit. This information will
be used to determine adequacy to serve the existing development in the study area. As anticipated new
development data is generated with the study area, the water system will be investigated to determine if
improvements are required to serve new development.

Sanitary Sewer System

The approximate location and diameter of sanitary sewer lines n the vicinity of the study area are depicted on
the Study Area Sanitary Sewer Line Map. Manholes and lift stations are also shown. There are two lift stations
shown on the Exhibit. Lift Station No. 3 is located north of the intersection of Lincoln Avenue and U S. Business
83. Lift Station No. 4 is located east of the City Shop on First Street between Leopard Avenue and Standard
Avenue.

Lift stations are pump stations designed to minimize the depth of the sanitary sewers by lifting the sewage
flow from a lower depth to a higher depth. The existing lift stations and sanitary sewer lines will be evaluated
for capacity to serve the existing development as well anticipated new development. Other factors that could
require replacement of facilities may include age and condition of the sanitary sewer lines and the materials
of construction that may require frequent maintenance and repairs by City utility crews. These factors will be
evaluated by interviews with the City water and sewer department staff.

Storm Sewer System

Drainage facilities such as storm sewer lines, manholes and inlets are shown on the Study Area Storm Water
Drainage Map. The existing storm sewer system within the study area includes both grate inlets and curb inlets.
During the field site visits, it was observed that many of the inlets in the study area were silted in with dirt which
restricts the ability of the inlets to capture storm flows. These conditions also kept the system observers from
determining the direction of storm sewer flow and the location of the sewers within the street rights-of-way.

For this reason, the locations of some of the storm sewer lines in Nebraska and in U. S. Business 83 are not shown
in their entirety.
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The capacity of the storm system will be evaluated for its ability to convey storm water flows from the existing
development as well as the anticipated new development. Cruz-Hogan Consultants, Inc. will continue to
evaluate all City of San Juan infrastructure as part of the City’s current mapping efforts. Revisions to the existing
conditions maps in this section will be updated in future phases of the Downtown Revitalization Plan.

Sidewalk Conditions

Existing sidewalk conditions were observed and evaluated on all streets within the study area. The categorized
results are shown on the Sidewalk Condition Inventory Map. Photos examples of the conditions document
specific areas, as indicated on the map. Of note is the fact that sidewalks exist only on Nebraska Avenue and
the south side of U.S. Business 83. The residential streets one block removed from these two main streets in the
study area do not provide for pedestrian travel. Conditions vary greatly within the study area, as shown. Many
instances of severe cracks and deterioration are present.

The sidewalks are within the rights-of-way of both roads and thus under the jurisdiction of the Texas
Department of Transportation (TxDOT). Recent sidewalk reconstruction on Nebraska Avenue south of Business
83 was done without following protocols set forth in the Americans with Disabilities Act (ADA). Although well
marked with painted curbs, the steps and drastic elevation changes observed on-site do not meet ADA criteria.
In order to promote the extensive pedestrian use needed to connect the Basilica to the shopping and municipal
facilities south of Business 83, the sidewalk conditions must be addressed with repair and reconstruction plans.

On-street Parking

Extensive on-street parallel parking is available throughout the study area on Nebraska Street, as shown on

the On-Street Parking Inventory Map. South of 2nd Avenue these spaces are striped in front of the majority of
businesses. Though numerous, the on-street spaces do not equate to the number of spaces necessary to serve
all businesses within the Downtown study area by City code. Several businesses have off-street (i.e. on-site)
parking on private property but still rely heavily on the parallel spaces available. Cars parked in these spaces
form an adequate barrier between pedestrians and traffic flow. The presence of the on-street spaces also
determines the speed limit on Nebraska Avenue. Due to the fact that cars routinely pull in and out of the 210
available spaces on Nebraska Avenue, travel speeds are limited to 35 mile per hour. This is also advantageous to
pedestrian travel.

Nebraska Avenue is designated FM 1426 and is maintained by TxDOT, as is U.S. Business 83. Existing blacktop
conditions on Nebraska Avenue are questionable due to the repeated tar sealant applied to cracks in the
asphalt. The driving surface is quite irregular as a result, however, few potholes exist anywhere on the two main
arteries through the study area. TxDOT’s maintenance of these roads also means that jurisdiction over future
striping and sidewalk improvements must be designed to agency standards and approved by TxDOT.

Landscape Enhancement and Crosswalks

Neighboring municipalities have installed landscape planting areas on their main arteries to define parallel
parking areas and provide pedestrian crosswalks. The position of the crosswalks effectively shortens the
distance between curbs for pedestrians. Currently, Nebraska Avenue has four (4) travel lanes flanked by
parallel parking spaces, equating to a crossing distance of approximately 70 feet. Signalized intersections on
Nebraska Avenue are at Expressway 83, 1st Street and Business 83. Pedestrian have little safe opportunity to
cross Nebraska Avenue due to the sparse signalized intersections and long walking distance between curbs.
Comparing the conditions in San Juan to neighboring cities is difficult in that most other municipalities have
fewer traffic lanes on their main arteries and those roads are not maintained by TxDOT. Design solutions for
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improving pedestrian mobility in the study area must be approved by TxDOT in San Juan. Examples of solutions
which may be possible in San Juan are shown on several pre-visualizations in Section 3.

Regional Thoroughfare Plan

Transportation issues in the Rio Grand Valley, as in all communities, are centered around how many vehicles can
travel a given road at any time, what the condition of infrastructure is (i.e. paving condition, available right-of-
way, drainage patterns and traffic signalization), and where tax dollars should be spent to maintain and improve
the roadways. The Hidalgo County Thoroughfare Plan produced by the Hidalgo County MPO indicates the
right-of-way widths proposed for the major roads within the County. The available width corresponds to the
potential number of lanes and thus how many vehicles can travel on a given roadway. This is illustrated on the
Regional Thoroughfare Map in this section.

The accompanying Hidalgo County Transit Routes map in this section shows the Rio Metro, Rio Transit, and
McAllen Express bus service routes. Public transportation effectively removes quantities of smaller vehicles
from the roadways, thus improving the ability of existing roads to be in service for longer periods of time before
being widened. Bus service also provides a critical link for many segments of the Valley population. Rio Metro
Intercity Route 4 serves San Juan via Nebraska Avenue and the Rio Metro Career Link operates on Business 83.

Level of Service

The Hidalgo County MPO has provided a Level of Service map for San Juan illustrating an important
transportation management criteria. The level of service is defined by TxDOT as an appropriate level of
maintenance and the corresponding priority placed on that work. These levels can be used in planning,
performing and evaluating the various maintenance activities with available funds. The MPO however has used
a volume to capacity ratio in their level of service map. Again, as defined by TxDOT, the volume to capacity ratio
(V/Q) is the ratio of flow rate (V) to capacity (C).

The V/C ratio is a measure of capacity sufficiency, that is, whether or not the physical geometry provides
sufficient capacity for the subject movement. The V/C may be the actual or projected rate of flow on a
designated lane group during a peak 15-minute interval divided by the capacity of the lane group.
Source: Texas Department of Transportation

The volume to capacity ratio as calculated by the MPO can be extrapolated to define appropriate levels of
maintenance and also future improvements needed. This information, in conjunction with the Thoroughfare
Plan, is critical to planning for the future mobility of all communities in the Rio Grande Valley. The Level of
Service Map shown in this section has been enlarged to illustrate Nebraska Avenue, Expressway 83 and Business
83.

The current Transportation Improvement Program projected through 2011 does not include any TxDOT facilities
within the Downtown Revitalization study area. Paving and sidewalk conditions on Nebraska Avenue, as already
discussed, will be addressed in the final Revitalization Plan.
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Texas Department of Transportation, Pharr District
District Fact Sheet

Statistic

Square Miles

Daily Vehicle Miles (1/1/2007 thru 12/31/2007)

Centerline Miles (1/1/2007 thru 12/31/2007)

Lane Miles (1/1/2007 thru 12/31/2007)

Population (2008 est.)

Combined Construction / Maintenance Expeditures (FY 2008)
Construction Expenditures (FY 2008)

Non-Contracted Maintenance Expenditures (FY 2008)

Contracted Maintenance Expenditures (FY 2008)

Vehicles Registered

Highway Construction Projects % Costing Less Than Contract Amount
Highway Construction Projects % Costing More Than Contract Amount
Fees paid for Professional Real Estate Appraisal Services

in ROW Acquisition

Right of Way Acquisition Professional Service Fees paid to companies
Parcels Acquired Through Eminent Domain

for Transportation Projects FY 2008 (In Acres)

Aviation Capital Improvement Grants (FY2008 Grant Awards)

Routine Airport Maintenance Program Grants (FY2008 Grant Awards)
State Infrastructure Bank (SIB) Loans Approved In FY2008

(Project Cost)

State Infrastructure Bank (SIB) Loans Approved In FY2008

(Loan Amount)

Percentage Of Highway Construction Projects Completed On Time
Construction Employees

Maintenance Employees

Section 5 Maps and Graphics
«  Study Area Water Line Map
«  Study Area Sanitary Sewer Line Map
«  Study Area Storm Water Drainage Map
« Sidewalk Condition Inventory
+  On-street Parking Inventory
«  Regional Thoroughfare Plan
- Hidalgo County Transit Routes
+  Rio Metro Transit Routes
« Level of Service Map
«  Study Areas Level of Service Map
« 2008-2011Transportation Improvement Program

Value

8,828
19,645,427
2,321.508
5,917.299
1,206,631
$277,749,217.09
$170,317,393.09
$18,881,806.28
$88,550,017.72
796,874

44.48%

55.52%
$112,237.50

$929,882.58
0.9587

$4,972,000.00
$152,955
$90,235,043

$4,511,009
50.10%

166
179






