
INTRODUCTION 

In recent years, the City of Alvarado has experienced increased demands 
for development within the City.  The City has also dealt with traffic and 
development issues resulting from development in surrounding areas.  In 
addition, development, with its associated traffic, has been increasing 
along US Highway 67 and Interstate Highway 35-W.  Due to these 
development pressures, City officials have determined that a 
Comprehensive Plan and Thoroughfare Plan is needed at this time to 
provide direction and to ensure quality and orderly development in the 
future, both within the City limits and in the City’s ETJ. 
 
The Comprehensive Land Use Plan includes the future land use map and 
this accompanying text, which forms the basis of the plan drawing and 
provides parameters for future urban design. 

LEGISLATIVE AUTHORITY 

The Texas Local Government Code (TxLGC) authorizes the adoption of a 
comprehensive plan in Chapter 213 “for the purpose of promoting the 
sound development of municipalities and promoting public health, safety 
and welfare,” and that “zoning regulations must be adopted in accordance 
with a comprehensive plan”.   The state statues give further guidance by 
specifying that land use decisions be designed to (1) lessen congestion in 
the streets; (2) secure safety from fire, panic and other dangers; (3) 
promote health and the general welfare; (4) provide adequate light and 
air; (5) prevent the overcrowding of land; (6) avoid undue concentration of 
population; and, (7) facilitate the adequate provision of transportation, 
water , sewers, schools, parks and other public requirements. 

HISTORICAL SETTING 

The City of Alvarado is the oldest municipality located in Johnson County.  
It was incorporated in June of 1885.  Its beginnings are attributed to 
William Balch, who originally staked out a claim for land located near an 
old Indian trail in the winter of 1849.  However, he did not settle the land 
until the spring of 1851.  The town is purported to have received its name 

from the town’s first sheriff, A.H. 
Onstott, who fought in a battle in 
Alvarado, Mexico, during the 
Mexican War. 
 
The little community continued to 
grow and experienced a 
significant amount of commerce.  
At the time of its incorporation the 
town had all the trappings of a 
real community, with four 
c hu rc hes  an d  a  doz e n 

businesses.  The railroad brought additional activity to the community in 
1881 when the Gulf, Colorado, and Santa Fe and Missouri, Kansas, and 
Texas railroads laid track through the town. 

POPULATIONS 

Although many rural communities experienced a decline in population 
during the years of the Great Depression and World War II, Alvarado did 
not.  It reached a population of 1,324 in 1943 and has continued to grow.  
Recent economic development associated with critical transportation 
arteries have emphasized the importance of the City’s location in recent 
years.  The 2000 US Census indicated the population as being 3,225.  
The North Central Texas Council of Governments (NCTCOG) has 
estimated the 2004 population as being 3,600.  NCTCOG has projected 
that the populations in the communities of Johnson County will experience 
significant growth over the next twenty year period.  The projected 2025 
population for Alvarado is 7,751 persons. 

GOALS AND OBJECTIVES 

During the course of development of the Comprehensive Land Use Plan, 
a number of goals and objectives were identified by the citizen’s task force 
as being critical when considering future land use patterns.  These 
statements included: 

General Goal: 

• The development of all types of land uses must emphasize value and 
quality. 

Residential Goals: 

• New residential development should encourage all types of 
development pertaining to social, economic and aesthetic character 
but should emphasize entry-level housing and executive housing. 

• All residential development should encourage pedestrian activity by 
providing for sidewalks and linkage systems to green belts 
whenever feasible.  Multi-family residential is a viable housing 

Application of the Plan 

• How should Planning Principles be applied to this situation? 

The Comprehensive Land Use Plan has provided a description of 
applicable planning principles for Alvarado, which are provided in the 
Urban Design chapter of this document.  They include the neighborhood 
concept, nodal and corridor commercial development forms, the 
establishment of edges, and the use of transitional land uses, buffering, 
and screening techniques.  These planning principles should be 
considered by city officials when making decisions affecting 
development in the city.  The neighborhood concept and commercial 
development forms should be employed when determining the 
placement of land uses and infrastructure in future developments.  
Edges, transitional uses, buffering, and screening techniques will be 
beneficial when considering the compatibility of adjacent land uses and 
their effects on one another. 

• What does the Future Land Use Map recommend for this area? 

Planning and zoning decisions should be made in agreement with the 
Future Land Use Map. This map provides a general picture of how land 
uses may be arranged to reflect the growth goals and objectives of the 
City.  It is important to note that this map does not serve the same 
purpose as the City’s zoning map.  The Future Land Use Map is not law.  
It does not dictate exact boundaries of land uses.  Therefore, it should 
be considered to be somewhat flexible.  Changes other than those 
literally shown on the map can be made with the assurance that they are 
not in conflict with the Comprehensive Land Use Plan if they are in 
agreement with the goals and objectives and the planning principles 
provided in this text document. 

PARK PLAN 

The City of Alvarado has recently adopted a city wide Park Plan.  This 
Comprehensive Land Use Plan incorporates the plan adopted by the City 
as part of this plan.  The Park Plan has established park districts that will 
provide for specific park needs for that neighborhood.  In addition, the 
Park Plan has proposed to approach the park needs of the City of 
Alvarado by planning for  a Community Park that serves the entire city, an 
ornamental park with a 1/2 mile radius, existing neighborhood parks with 
1/4 mile radius, and a number of proposed neighborhood parks.   

IMPLEMENTATION 

A critical component of the planning process is the implementation, or 
execution, of the plans that have been developed.  An implementation 
strategy will have the effect of turning this Plan from a study document into 
a tool that will help Alvarado achieve the land use Goals and Objectives 
developed by its citizens.  If implementation measures are not included in 
the Comprehensive Planning process, these goals may never be realized. 
A number of methods may be used to implement the Comprehensive Land 
Use Plan.  The City may wish to use some or all of the following measures: 
• Ordinance Application; 
• Official Map Maintenance; 
• Checklists, Forms, and Applications Revision; and 
• The Planning Program 
The Comprehensive Land Use Plan is usually implemented by utilizing a 
combination of the above methods.  One method may adequately 
implement one portion of the Plan, or a number of methods may be 
required.  The following text addresses the different implementation 
methods and provides a description of how they are recommended to be 
used in the implementation of the Comprehensive Land Use Plan. 
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Urban Design Elements 

The term "urban design" refers to the planning of development in a 
comprehensive manner in order to achieve a unified, functional, efficient, 
and aesthetically pleasing physical setting.  Urban design consists of a 
number of elements that are accepted by planning professionals as 
desirable and necessary for the orderly growth and development of an 
area. They enable planners to effectively create the desired form of the 
town.  The urban design elements that have been applied in the City of 
Alvarado’s Comprehensive Land Use Plan are described in the following 
pages of this brochure.  The urban design elements are applicable to future 
development, and should also be applied to existing development 
whenever possible. 

Neighborhood Concept 

The neighborhood concept is one of the oldest and most widely used and 
accepted practices in urban land use planning.  This concept helps to 
create quality spaces in which people may live.   
  
The concept places primary emphasis on creating neighborhoods that are 
buffered from the impacts of elements from outside the neighborhood 
system.  By using a transition of land use intensity, the most sensitive 
element of a neighborhood, residential use, is protected from the effects of 
intense commercial use.    
 
The neighborhood concept recognizes that the foundation of a 
neighborhood is its streets.  Streets serve two primary purposes in 
neighborhood systems: to facilitate the movement of people and goods, 
and to serve as physical boundaries between adjacent land uses or 
neighborhoods.  Streets should be designed and located so as to 
accomplish their purpose of efficient traffic service, while discouraging 
through traffic in neighborhoods.  In order to maximize visibility and safety, 
intersections of more than two streets should be avoided, and intersections 
should be required to meet at ninety-degree angles. 
 
The following are the three primary categories of city streets. 

Arterial streets define the limits of a neighborhood by bordering the 
area on all sides.  These roads, which are designed for heavy traffic, are 
appropriate locations for commercial uses.   

opportunity but must include amenities and value in all future 
development. 

• Housing opportunities must be encouraged for seniors and for 
assisted living facilities. 

• An emphasis must be placed on redevelopment and rehab of older 
neighborhoods in order to retain and increase value and quality of 
these older areas. 

Non-residential Goals: 

• Non-residential activity must be encouraged on Hwy 67 by providing 
for continuous center turn lanes. 

• Commercial development should place an emphasis on providing for 
entertainment facilities that include eating and dining establishments. 

• Encourage development of commercial corridors that are aesthetic 
and attractive for customers and residents, by taking advantage of the 
surplus of traffic corridors located in Alvarado. 

• Identify and promote the unique character of Downtown by 
emphasizing revitalization of the downtown area. 

• Exploit the opportunities provided by transportation resources 
available because of US Hwy 67, Interstate Hwy 35, and the rail 
systems. 

LAND USE PRINCIPLES 

A number of factors must be considered when planning for the future 
development of a city.  The primary factor is a clear image of the type of 
city that the residents of Alvarado want at the point of ultimate 
development.  The Future Land Use Plan Map shows how the City plans 
to use land in the future.  This Plan is based upon input from the Planning 
and Zoning Commission during this planning process. 
 
Physical elements, including major roadways, railroads, the floodplain, and 
flood-prone areas, also have an impact upon a city’s development.  These 
physical features can be either naturally formed or man-made, and can 
serve as barriers to growth.   

 management is essential to ensure maximum operating efficiency of the 
roadway.   

Minor Arterials:  Minor arterials are usually designed as four-lane 
roadways.  They may be either divided or undivided and are designed to 
connect the primary arterials and provide system continuity.  Generally, 
minor arterials are spaced at approximately one-mile intervals, and define 
the limits of a neighborhood.  They are designed to carry traffic volumes of 
10,000 to 15,000 vehicles per day, and like principal arterials, direct access 
should be limited. 

Collector Streets: Collector streets are intended to serve internal traffic 
movements within an area and carry traffic from local streets to the arterial 
network.  Generally, collector streets should be located to provide access 
to the local street system in a neighborhood and be curvilinear in design to 
discourage through traffic in neighborhoods. 

 Local Street:  Local streets provide access to residential property and 
feed the collector street system.  Local roads typically carry volumes of less 
than 1,000 vehicles per day.  They are no more than two lanes and should 
be designed to discourage any kind of through-traffic, either through a 
curvilinear arrangement, the incorporation of loops and cul-de-sacs, or 
both.   

 

 

 

 

 

 

 

 
 
The following is a summary of street classifications.  

 

Summary of Street Classification 

Street  Classification     Designation Plan Classification    

Principal Arterial Street P6D Primary Arterial Six Lane Divided 

Minor Arterial Street M4D Minor Arterial Four Lane Divided 

  M4U Minor Arterial Four Lane Undivided 

  M2U Minor Arterial Two Lane Undivided 

Collector Street C2U Collector Two Lane Undivided 

Local Residential Street R2U Residential Two Lane Undivided 



type, while transitions are land uses that serve as a buffer zone between 
uses of differing intensities.  Edges are generally recognized as physical 
elements, such as creeks/floodplains, interstate freeways, or 
thoroughfares. These physical elements may serve as barriers to contain 
intense land uses. 

Screening Walls and Buffers:  When conflicting land uses must be 
located next to one another, a means must be provided to soften the 
impact of the more intense use.  This can be accomplished by providing 
screening walls or landscape buffer areas between the incompatible uses. 

Screening Walls:  Walls used to screen incompatible uses should be solid.  
Wooden fences are not recommended for this purpose because the 
properties of a wooden fence cannot offer an adequate barrier to offensive 
impacts from adjacent uses, and they have a tendency to deteriorate over 
a short period of time.  It is recommended that screening walls consist of 
solid masonry materials, combined with landscaping. Screening walls that 
are adjacent to public roadways should always be combined with a variety 
of landscaping materials. 

Landscape Buffers: Incompatible land uses may also be effectively 
screened with the use of landscaping material.  There may be occasions 
when a six-foot screening wall, while limiting access, does not provide 
adequate characteristics to buffer against sound or visual effects from 
adjacent property.  In such cases, it is recommended that rapid growing 
trees, at least three inches in diameter at the time of planting, be placed 
along the screening wall at intervals that will provide full coverage at 
ultimate tree growth.  If sufficient land exists, berms may also be used. 

Focal Points and Entry Statements 

Focal points and entry statements are design elements that are used to 
draw attention to significant areas of the town.  Focal points are intended to 
make a statement about the community and to establish a City theme by 
using such elements as uniform signage and the City logo.  Other elements 
that may be incorporate could be a combination of landscaping, decorative 
pavers, banners, signage, street furniture, and statuary.  These elements 
can create interest in a particular location, and establish a community 
theme throughout the town. 

Focal points are used at locations where characteristics unique to Alvarado 
are evident such as in an area where the amount of traffic and visibility are 
high. 

Entry statements are special treatments applied where significant amounts 
of traffic enter the City.  They are intended to communicate that one has 
entered the City.   

FUTURE LAND USE PLAN 

The Future Land Use Plan illustrates the future pattern of land use for the 
City of Alvarado as summarized below.   

Residential Land Use:  Although the zoning ordinance will permit 
numerous residential districts, the Comprehensive Land Use Plan 

addresses primarily only single family residential uses.  Higher densities 
will be promoted and appropriate upon site specific application on 
individual properties.  Uses other than single family will be permitted by 
specific approval of each project.  

Mixed Use Areas:  There is an area of the City that is located east of IH 
35W, south of US Hwy 67 and  west of North Cummings Drive, that is 
generally located in an area that is in a transition area that could be 
adapted to a number of uses.  With close attention, this area could be 
utilized in unique ways that would be complimentary to the dynamics of that 
area.  Development within areas designated as Mixed Use Areas should be 
addressed by the Planned Development process to provide close attention 
to the detail of the development. 

Commercial Use:  A commercial corridor is planned along US Hwy 67 and 
IH-35W. To ensure that orderly and desirable development patterns 
emerge along this thoroughfare, this corridor should develop according to 
the commercial planning principles described in this document..   

Industrial Use: Industrial land uses are the most intense in nature.  This 
intensity makes locational requirements very important.  Industrial uses 
should be located near major arterials to provide easy access for semi-
trailer trucks and adjacent to the railroad right-of-way.  Commercial land 
use and open space should be used to buffer residential development from 
industrial uses and should include landscaping and performance 
standards. 

THOROUGHFARE PLAN 

Transportation planning is an integral part of the City of Alvarado 
Comprehensive Land Use Plan.  As the Town changes, the thoroughfare 
system must be capable of handling traffic movement in a safe and efficient 
manner.  The City of Alvarado’s Thoroughfare Plan is coordinated with the 
Future Land Use Plan and provides the tools to develop a transportation 
system that can accommodate the needs of existing and future land use. 
 
The primary form of transportation in Alvarado is the automobile.  For this 
reason, the transportation element of the Comprehensive Land Use Plan is 
focused on the system of public roadways, which is designed to expedite 
traffic movement and enhance safety.   
 
The Thoroughfare Plan should enable the City to implement a systematic 
process of upgrading and developing thoroughfares in accordance with the 
City’s Future Land Use Plan.  This process should include an evaluation of 
proposed thoroughfare development regarding compliance to the 
Thoroughfare Plan; preparation of route studies once a proposed 
thoroughfare has been determined to be in compliance with the 
Thoroughfare Plan; and preparation of engineering designs once routes 
have been determined. 

Functional Classification 

The roadway classification system is intended to categorize streets by 
function for the purpose of clarifying administrative and fiscal responsibility.  
A complete circulation system provides separate facilities for the 
movement, transition, distribution, collection, access, and termination of 
trips.  The hierarchy of the functional classification system ranges as 
follows: Principal Arterials, Minor Arterials, Collectors, and Local streets. 
Streets located within municipalities generally are various sizes, and have 
different numbers of vehicle traffic lanes and design requirements.  This 
Plan has categorized Alvarado’s streets according to the Standard Street 
Classification System used by the Texas Department of Transportation 
(TxDOT).   

Principal Arterials:  Principal arterials are designed to serve major traffic 
movements through the City by carrying large volumes of traffic across or 
through the City as efficiently as possible.  These roadways should be 
continuous in length, connect with freeways, and serve major traffic 
generators.  Typically, principal arterials should be spaced between two 
and three miles apart.  They are designed to carry between 10,000 and 
40,000 vehicles per day requiring from four to six lanes.  Access 

Collector streets provide for circulation within the neighborhood; they 
connect local streets to the arterials.   

Local streets provide direct access to residences, and carry a low 
volume of daily traffic.   

New Urbanism or Neo-Traditional Development 

In the last few years an emphasis has been placed on land development 
that increased the density of uses in order to conserve on utilities and 
natural resources.  This emphasis has been called “smart growth”.  Its 
objective is to provide quality living, recreation, shopping, and work spaces 
that are located in close proximity to each other.   
Smart growth includes the planning concepts of New Urbanism, or Neo-
traditional, development. The primary characteristics of the New Urbanism/
Neo-Traditional concept as summarized by the Congress of new Urbanism 
(NewUrbanism.com) are: 

Connectivity 
Mixed Use 
Mixed Housing 
Quality Architecture and Urban Design 

Smart Transportation 
Sustainability 

Commercial Development Forms     

Commercial development, because of its infrastructure needs, intensity, 
and traffic volume, is a critical land use to the urban form of a community.  
Elements such as building orientation, lot depth, land use intensity, and 
location should be planned so that commercial development becomes an 
asset to the community, rather than an eyesore.   
“Strip commercial” is a common, but undesirable, type of commercial 
development. The primary characteristics of strip commercial are: 

• Shallow lots 

• Numerous small parcels  
• Numerous curb cuts for entrances; 
• Numerous small buildings with no architectural unity; 
• Minimal (or no) landscaping  
• Limited  
• The lack of landscaping or other buffers,  

To avoid this type of undesirable development in the future, commercial 
developments in Alvarado should be required to incorporate the elements 
of the commercial node and commercial corridor models into their design 
plans, as should redevelopment of older areas. 

Commercial Corridors  

The commercial corridor development form emphasizes the location of 
commercial uses along an arterial.  This development form is characterized 
by high intensity commercial use located near the intersections of major 
arterials, with less intense commercial uses located along the arterial 

between intersections.  To create cohesiveness among a variety of 
commercial uses, development guidelines should require uniform signage, 
shared driveways, and landscaping along the thoroughfare in commercial 
corridor developments.  
The following are the primary elements of commercial corridors: 

• Depth should be restricted to not more than 300 feet and not less 
than 150 feet. 

• Parking lot interiors and perimeters should be landscaped to 
screen automobiles and break-up large areas of pavement. 

• Access to commercial property should not encroach into residential 
neighborhoods.  Primary access is directly from arterial streets.  

• Buffering between single family and commercial uses may consist 
of landscaping, and/or solid walls.  In addition, dumpsters and 
mechanical equipment areas should be screened. 

• Corridor development should orient traffic toward arterial streets 
and discourage entry to residential neighborhood. 

Commercial Nodes 

The commercial node development form consists of commercial land use 
that generally develops around intersections of major thoroughfares and 
around intersections of collector streets with arterial streets.  A 
distinguishing characteristic of nodal development is that the commercial 
activity is directed toward the intersection, and does not extend along the 
intersecting streets.  The size of a commercial node is generally not limited, 
but is determined by the type of commercial use at a particular location. 
These physical elements may serve as barriers to contain intense land 
uses. 
The following are the primary elements of commercial node development: 

• Parking lot interiors and perimeters should be landscaped to 

screen automobiles and break up large areas of pavement. 
• Unlike Commercial Corridors, Commercial Nodes should not be 

restricted to 300 feet or less in depth. The commercial activity 
should determine the depth. 

• Buffering between single family and commercial uses may consist 
of landscaping 

Edges and Transitions 

Well-defined edges and gradual transitions of land use are important to the 
function of the Comprehensive Land Use Plan.  Edges are boundaries of 
land uses that clearly indicate the beginning and termination of a land use 




