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PURPOSE and ORGANIZATION of STUDY:

This “2009 Comprehensive Land Use Plan Study”(the Study)  is a tool that provides guidance and direction for the community of Bandera in the establishment of goals and objectives (“Part Two: The Plans”) for the growth and development of the city of Bandera (City), its extra-territorial jurisdiction (ETJ) areas, and future growth areas, and, is to establish a methodology for control of this growth under the laws, rules, regulations, and ordinances of the City of Bandera Book of Ordinances and the Texas Local Government Code.  The Report provides the framework, guidance, and visions for the physical, economic, and spiritual character of the community within those contexts expressed by the participants of the Community Workshops (“Part One: The Community of Bandera”).  It provides a way and means of goal setting and evaluation of those efforts based upon the short, intermediate, and long term scheduling (yet to be established) (“Part Three: Implementation of the Plans”).  The Study also deals with the responsibilities of the various players established within the formation of the Task Groups and the interactions that will be required of the major municipal entities (City, EDC, and P&Z) in support of these initiatives.  Additional relevant planning subjects are contained in “Part Four: Growth and Planning Issues”.   A list of additional studies, reports and plans, referenced throughout the Report, is provided.   


Implementation planning work of the Task Groups will be forthcoming.  That work, along with more input of the citizens, the governing body and its various support entities (P&Z, EDC, etc.) and, to a degree, input from the County, will be needed to make implementation decisions based on the recommendations of the Task Groups and of any subsequent subcommittees that may be forthcoming after the completion of this Study.


PART ONE: The Community of Bandera 

This part of the Study lists the issues and concerns that were expressed by the community of Bandera in the Workshops.  It identifies and establishes “starting” positions of individual observations that, collectively, form a composite stakeholders “view” of the community.   This stakeholder assessment of existing social, economic, political, and physical fabric of the community, combined with the composite goals express in workshops, provides the basis for the formal observations and recommendations that are presented “Part Two: the Plans” section of this Study. 

PART TWO: The Plans 

Building on the overview formally established in Part One, both general and specific, the identification of potential solutions, goals, and objectives are established in this part of the Study.  Relative to the assessments of Part One, potential solutions of issues, challenges and opportunities are presented with direct, specific, definitive recommendations that are detailed in the individual plans – Land-Use, Economic Development, Capital Improvement, and Tourism Development. The content of this part is the basis for “Part Three: Implementation of the Plans”.


PART THREE:  Implementation of the Plans 

A series of recommended activities/actions are established for “follow-up” and/or implementation of the recommendations outlined in the various Plans established in Part Two.  Steps are outlined with the establishment of five (5) Task Groups  with twelve (12) sub-task groupings, that, individually and collectively, provide the framework and suggested actions for “short-term, intermediate-term, and long-term” goal setting steps needed for implementation.  These steps are outlined for the City and its affiliated entities to provide local governmental actions and approvals that will be required for accomplishment of many of the identified goals and objectives that are “to be” established by future efforts of the Task Groups and their sub-task groupings.   
 
PART FOUR:  Growth and Planning Issues

This section contains additional issues regarding growth and planning for a community.  These are items that are not “evidentiary” issues based upon the items enumerated in Parts One, Two and Three, all of which are germane to the community of Bandera.  Growth and Planning issues cover planning in a more general sense with a brief discussion of some of the different philosophies of town and community planning, provide an expended discussion on TLGC annexation regulations and what those implications are relative to the community and list several ways and means of dealing with annexation issues, provides a listing of referenced additional studies and reports that should be undertaken,.
Part One: The Community of Bandera 

Chapter 1.1
1.1 – getting started:

1.1.01 – INTRODUCTION


Bandera is a city of outstanding beauty and character, truly a unique place in Texas.  The cypress-lined banks and the crystal-clear waters of the meandering Medina River are among its most outstanding attractions.  The cowboy character is central to Bandera’s community life, representing a particular set of values and lifestyle.  Bandera’s physical character is most present in its small places: the dance halls and bars, historic restaurants, street corners, quiet neighborhoods, and also in the outstanding architectural qualities of the original courthouse and jail, St. Stanislaus Church, and in the potentials for “new” development as proposed for the courthouse and town square.  These elements represent the beauty that is Texas and quality of life in the Hill Country that we respect and take pride in. We acknowledge that heritage and historical context, and we may, on occasion, even wish to return to those nostalgic times.  That background forms the context for planning for Bandera’s future.

The City of Bandera, like many other small communities, faces many challenges.  The city is facing threats to its physical charm, as much of the fabric of the city has become disconnected.  There are threats to the Medina River thru over-use in some areas and under-use in other areas.  City and County residents do not have a cohesive comprehensive “game plan” in place for the future of the area.  In particular, the City is facing several issues that may challenge the traditional “branding” of the City as the “Cowboy Capital of the World”.  The County is facing the daunting task of dealing with the rapid growth of the City of San Antonio that is already spreading like a wildfire in eastern Bandera County and reaching into the outskirts of the City of Bandera.  Many of the recommendations herein address issues relative to those issues and enforcing that “brand” that is Bandera. 

The single most important task to secure the desired future for Bandera, as expressed in the Community Workshops, is to find the way for all concerned parties to focus on one over-riding objective. A  shared aim – of City resident, County resident and the visitor –  to strengthen and enhance Bandera’s quality of life, which is inextricably tied to its environmental and economic vitality and the physical condition of the many bits and pieces that together create that quality of life that ALL three enjoy.  


City of Bandera cannot survive economically or environmentally without the support of the Bandera County government and its residents.  At the same time, the County would not have nearly the attraction it holds without the City’s charismatic presence.  The two – City and County – are bound to one another, and must form a basis for cooperation to ensure the continuation of the special spirit that is uniquely the one and only one – Bandera.  


These actions are outlined and explained in the following pages.


1.1.02 – COMMUNITY WORKSHOPS: 

Bandera will benefit most from a series of focused and coordinated actions, involving a wide cross section of City and County citizens, while capitalizing upon individual and team entrepreneurship. 

During spring and early summer 2008, a series of community workshops were held in Bandera to develop a set of guiding principles for local government and citizen commissions.  A large cross section of the citizenry of Bandera took part.  

These workshops included:

Calendar Year:
2008:

Planning Commission & Invited Stakeholders - May 13

Business Community Workshop – May 22

Community Surveys – May 24

Community Workshop - June 7

Residents’ Workshop – June 20

Community Workshop – June 21

Input from the community has been integrated into the following lists of consensus-generated strengths, weaknesses, opportunities and challenges, and conclude with a list of guiding principles for decision makers.  These lists are prioritized according to input during the June 21 workshop.  As a group, they are a good indication of where the public sentiment is as of the summer of 2008.  These issues and opportunities are developed further in “Part Two – The Plans”.
Part One: The Community of Bandera 

Chapter 1.2

1.2 – STRENGTHS & WEAKNESSES:

The following listing of topics and issues is derived from analysis of the input and feedback resulting from the community meetings. The more frequently mentioned topics, along with the tabulation of the votes of the community member participants, indicates the ranking as to the importance of the issues, good and bad, strong and weak.  This method was used to establish the major issues that need to be addressed in this Report for planning of the future of the community.
1.2.01 – BANDERA’S STRENGTHS:

Music Culture: 

Emphasis was placed upon the culture being primarily Cowboy and Western music, but the strong local musician community was mentioned often as a favorite asset of Bandera.

Western Heritage: 

This includes both the City’s history and its present, strong visual character that this heritage gives the City.  This presence is in both the physical sense in terms of the historic buildings and streets, and in the ambient presence of cowboys, horses, western wear shops, western-style food, rodeos, etc.

Natural Beauty:

Elements of the physical environment most frequently mentioned were the Medina River, the green hills, and the surrounding ranchland. 

Small Town Atmosphere:

Bandera has a renowned small town-atmosphere.  Residential neighborhoods are quiet and peaceful.  It feels safe for adults and children.  This is a very important value for many “transplants”, which have actively chosen to live in Bandera to escape the “big-city” lifestyle.

Special Events & Festivals:

The yearly calendar in Bandera is full of a wide variety of special events and festivals that both attract tourist dollars and provide entertainment for residents (many of whom do not need to leave their front porches to partake).

Historic Buildings:

There are several historic structures still standing in Bandera.  Particularly where these are in close proximity to each other (11th Street, Main Street, and the Old Courthouse/Jail), they create a special atmosphere and high quality streetscape.

Global Tourist Destination:

Bandera’s economy is primarily supported by tourism.  Bandera is a major tourist destination for regional and state travelers.  Bandera also has a strong international appeal.
Diversity of Cultures/Friendly People:

Many different cultures and economic groups live in harmony in Bandera, sharing respect for each others’ differences.  The local population is known far and wide for its friendliness and acceptance of newcomers and tourists, which helps to support its reputation as a quality tourist destination.

1.2.02 – BANDERA’S WEAKNESSES:

Quality Tourism Amenities:

Most of Bandera’s renowned tourist attractions are, for the most part, either natural or historic. There is a lack of modern, quality infrastructure to support the tourists once they arrive.  The overall tourist environment needs improvement in both quantity and quality, particularly in residential accommodations, to be more competitive with other Hill Country destinations.

Water Resources:

The sustainability of Bandera’s consumable water resources is under study.   The capacity of the City’s ability to process water and wastewater with current infrastructure and treatment facilities is questionable.  Therefore new development proposals are perceived as threats to what is already a diminishing resource.

Peripheral Development:

The official population of the City, based on the 2000 Census count, is only 957.  Although the official Census Bureau estimates for Bandera in 2005 is 1123, Bandera has limited capability to control growth beyond city limits until after the 2010 Census is taken.  The Planning and Zoning Commission has written a Subdivision Ordinance to address that future growth.  At the present time, the City and the County are reviewing that ordinance and the jurisdictional issues relating to control in the City’s extra-territorial jurisdictional (ETJ) area.  The City and the County are currently re-negotiating an Inter-Governmental Local Agreement which will allow the City of Bandera control of development in that ETJ area.

Stakeholders Cooperation: 

The City of Bandera and Bandera County include some of the finest land and natural environment in the State of Texas.  These resources deeply affect the quality of life for City and County residents. The same resources also have the potential for continued economic development opportunity, primarily through tourism. The responsibility to sustain those resources, and thus the well-being of all who reside and visit the City and County, must also be shared.  The protection and promotion of Bandera’s natural landscape, the beautiful Medina River, and the distinct character of the City will require cooperative partnerships between City and County residents, and City and County elected officials, and the staffs at both the City and County level governments.

Part One: The Community of Bandera 

Chapter 1.3 

1.3 – issues & opportunities:

 
1.3.01 – “QUALITY OF LIFE” ISSUES:

Through discussion of important CONCERNS and ISSUES in the community workshops, the following list of topics emerged.  The categories, established herein, are also discussed in greater detail in later chapters.

Pedestrian Environment: 

The quality of a city, and its attraction to cultural tourists, is directly linked to its walkability – the comfort level, visual character, and functionality of the sidewalk environment.  Bandera’s  pedestrian environment has been based on the needs of the residents of the City and County for everyday “shopping” activities.  The drive and park as close to the shop as possible – get out and shop – then drive to another service based store system.  That original system of “park and shop” is antiquated and does not serve the needs of a today’s tourists and residents for a more accommodating, accessible, pedestrian environment – particular along Main Street.  This lack of accessibility is especially a problem for the mobility-impaired, which cannot move freely through the multiple commercial districts.

Parking:

While there was some discussion about a shortage of parking in Bandera, it appears that the weakness linked to parking is more that demand comes in waves, and during special events overflow parking can be a nuisance to residential neighborhoods.  Attention needs to be addressed to present and future parking needs of the City.

Quality Built Environment:

Bandera has been, from the beginning, an economically challenged community. There was few “quality” structure built in Bandera. Other than a handful of quarried native stone buildings, most early construction was primarily of wood, native rock, and sheet metal.  Most of the sizable wood commercial structures have disappeared.  There a few left, primarily on Main Street.  Those wood buildings, along with a few stone building, form the “architectural” fabric of the commercial districts of Bandera. The residential areas mimic the commercial districts in that most residential structures are wood frame with stone, stucco, or wood siding with metal or composition roofing.  Where it might be expected in a county seat to see brick and stone commercial buildings surrounding the courthouse, Bandera has temporary buildings, metal structures, and buildings of very low architectural quality.  There are significant areas, particularly around the courthouse, where there are no structures at all, or surface parking lots adjoining the street.  There are historic structures that are unused.  Main Street is the primary historical district and any construction should be guided by an architectural control guideline that establishes realistic, achievable standards aimed towards uplifting the quality of buildings on Main Street and surrounding the Courthouse.


Main Street Traffic:

Main Street is a State Highway, and heavy “through-traffic”, particularly large trucks, is at cross-purposes with the desire to create a high quality Main Street pedestrian district.  Attention needs to be directed to providing alternatives to the “through-traffic” over-load that presently exist on Main Street – possibly readdressing the parking layout design along with traffic lane markings.  

Career Opportunities:

There is a lack of career opportunity in Bandera for young adults.  Local residents who come of age must leave to pursue opportunity elsewhere.  This impacts local families, and also creates a local population that is heavily skewed towards older adults and younger unskilled adults.  Also, like many a small town, there is a lack of activities for youths.


Area Growth:

Significant ETJ areas around Bandera are either already developed.  Others areas are located in flood plains, high-sloped hills, or, are part of, and/or surrounded by, large private properties.  This is positive in that it has thus far prevented sprawl.  However, when coupled with the City’s large residential lots and lack of desire to densify, it creates an environment that does not support physical growth in any direction.  This not only does not provide for the positive benefits of growth, it creates a lack of opportunity to generate revenue for community improvements.  As the costs associated with running the City increase, the only way to increase revenue from the tax base is to increase taxes – creating a burden for local residents.  

Future annexations into existing developed areas are needed in order to expand the tax base for the City.  Such annexations are also needed in order extend the ETJ outside of the current ETJ territories which have limited developmental potential.  Another growth issues would be the re-evaluation of existing large city lots through a “retrofit” of the old City subdivision lots sizes.  Zoning changes could provide higher density residential re-development opportunities and its associative increase in the City’s tax base and utility services.


Economic Diversity:


The local economy is heavily dependent upon tourism.  There is a need to attract additional economic activity that does not threaten tourism, but rather supports it in a symbiotic relationship.  There is an abundance of real estate sales offices that are beginning to dominate Main Street, causing discontinuity and a lack of affordable space in the retail corridor.


The City needs to consider establishing greater control of the content of the composition of business types in the historical district (Main Street).  This could be accomplished with expansion of the existing Historical District designation, changes in the Zoning Ordinance, or, by the creation of a “tourist and entertainment district” in an expanded Zoning Ordinance utilizing “overlay” districts that would apply special regulations on top of existing zoning district regulations.  Such “overlay” district and can cross boundaries of existing districts without the necessity of changing the base existing district requirements.  

 
Transparent and Uniform Governance:


City’s ordinances should be reviewed on a regular basis with consistent enforcement. The lack of consistence in enforcement can cause anguish in the community.  An example is late-night noise in residential neighborhoods.   If an ordinance is poorly constructed or does not fit the needs of the community – the ordinance needs to be revised to be more reflective of the needs of the community.  If the ordinance does fulfill the needs of the community, enforce that ordinance in a consistent manner.  

Tourist’s needs must be balanced with those of local residents.
 
City Parks:


The three parks within the city are Heritage Park, Sandage Park and the City Park.  City Park is one of Bandera’s greatest resources, but it suffers from low quality development that is causing environmental damage.  Unpaved roadways contribute to erosion. The parking areas inside the park, especially adjacent to the dam, are examples of detrimental park use and, as such, have a negative affect the visual quality of the park.  

City Park is recreationally and financially challenged.  Its resources are virtually untapped.  The City needs to examine the opportunities for greater utilization of City Park.  Those opportunities would create an income stream for the City which potentially could become a positive cash flow for the City’s treasury – a source that is not dependent upon new taxes. 
 
Litter & Billboards:


Due to a lack of pro-active protection and maintenance programs, the physical environment in Bandera is showing signs of neglect.  The nuisance ordinance should be reviewed and attention directed to an expanded sign, noise, litter and trash issues ordinance.
 
Noise, Traffic & Parking:

People come to Bandera to escape the stressful lifestyle of the “big cities”.  This escape to live and to recreate in places like Bandera creates increased pressure and conflict between permanent residents’ needs and visitors’ needs.  Reconciling these differences is critical to Bandera’s future.  Attention needs to be directed to solutions that do not re-create or duplicate those problems left in the large cities.  Amenities unique to the Bandera experience, and that are simply not available in the large cities, need to be maintained and expanded.
 
Water Resources: 


Bandera’s existence is dependent upon water – which is true of all communities.  There are water issues in most communities.  Bandera’s water issues may be more contentious due to the physical environment and the topography of the “hill county”.  The “green hills and rivers” – it’s “spirit of place” – it’s very identity is largely tied directly to water issues.  Those underlying elements, when overlaid to the more basic need of water for essential life needs, brings water issues to the forefront of the more immediately pressing issues of the community – if not to the forefront along.   Along with a solid understanding and a proactive conservation of natural water resources (the Medina River and the underlying aquifers) more attention needs to be addressed, immediately, to insure the very viability of the area.
 
Authenticity of Tourist Development: 

There is strong sentiment that Bandera is at risk of “Disney-fication”, in an effort to attract greater quantity, rather than quality of tourists.  “Disney-fication” is defined as Hollywood type western styled architecture/signage/etc. that is not historically authentic or indigenous to Bandera and the Texas Hill Country.  Certain types of tourist development (the negative image of some bikers) are seen as threats to the overall quality of the tourist environment.  Care needs to be given to not only maintain the authenticity of the Bandera experience (western), but to ensure that future development needs are met in a manner that is indigenous to the area.
 
Special Events Issues:

Some stakeholders believe that there are too many special events in the local yearly calendar.  This creates a shortage of volunteers and intrudes on residents’ desire for low-key, small -town life on weekends as well as during the week.  Bandera is the “home-town” for residents, the “party-town” for tourists, but, collectively, it is everyone’s “community”.  The amenities and accommodations for the tourists must be balanced with the wants and needs of the residents.  
  
Motorcycles:

The community’s view towards motorcycles in Bandera is complex.  Some local residents are recreational cyclists, and enjoy being part of the cycling community.  Most other residents, while not opposing motorcycles on principle, feel their peace and quiet is threatened by large visitor groups of motorcyclists, given the close proximity of residential neighborhoods to commercial areas. There is some concern that the image and character of Bandera being the “Cowboy Capital of the World” and a family oriented tourist economy, is threatened by the advent of the motorcycle inundation and the potential oxymoronic implications existing in context with horses and families with motorcycles and motorcyclists.

 
Housing Options and Diversity:
The housing stock in Bandera is dominated by low-to-medium value single family houses on large lots.  There is a lack of diversity at both the low and high ends of the housing spectrum, and also a lack of diversity in housing types and sizes.  This is directly related to the City’s inability to grow and increase tax revenue.  Also this lack of housing diversity in the City directly contributes to the loss of higher income residents to outlying areas.  Generally, there is a noticeable difference in income levels of City residents and non-City residents living in areas directly adjacent to the City but in the City.  The City needs to address housing issues by studying the potential for re-working the “old-city” sub-division rules and regulations regarding minimum lot sizes, undeveloped lots, and the resulting lack of housing diversification (duplexes, fourplexes, eightplexes, townhomes, condos, apartments).  An overhaul of the zoning ordinance and/or the creation of a new “inner-city” sub-division ordinance that addresses these issues should be considered.
1.3.02 – IMPROVEMENT OPPORTUNITIES:

Through discussion of the assets and liabilities in the City, the following list of OPPORTUNITIES has emerged from the community meetings.  Again these are ranked in order of perceived significance.  They are also discussed in greater detail in later chapters.

Environmental Friendly:

Bandera is a city known for its high quality natural environment.  Tourists are attracted to the area because of its beauty.  As Texas’s big cities grow even larger and the problems of increased urbanization become more prevalent, increased congestion will be created along with its associated environmental problems.  Bandera can become even more cherished if it’s pristine, natural, and quiet character is sustained.  With a lifestyle that conserves natural resources, supports recycling, rainwater harvesting, local food production – one that promotes an awareness and esteem for the environment – an “environmental friendly” community can occur.   A community-wide effort to become “environmental friendly” will not only raise the quality of life for local residents, it will make Bandera an even stronger tourist attraction.
Controlled Growth:

 Growth outside the City needs to be controlled to ensure it does not threaten Bandera’s visual and environmental quality.  A participatory Controlled Grown Plan that is based upon sound environmental and planning principles, that is non-threatening to surrounding residents, and that is supported by the community-at-large needs to be developed.

Water Management:

Water and wastewater facilities need to expanded and improved to better serve local residents. The potential for future growth in areas where growth is desired needs to be established.  Water availability studies need to be undertaken to investigate and identify new sources of water for long-term future needs of the City and its projected growth areas.
Music Venues:

Develop more music venues that support the type of music that Bandera is known for (country & western), while also allowing opportunity to explore new options, without threatening adjacent neighborhoods.  This will require thorough review of the noise ordinance, and review of music venue design.  Consider reworking the overall zoning ordinance to accommodate growth of this industry while maintaining the residential quality of life.

Hotel/Motel Rooms:

Develop additional hotel rooms that provide high quality accommodation, with a range of affordability and quality of accommodations.  Consider creating a pro-hospitality approach possible through the local Economic Development Corporation’s active participation.  A preliminary hotel feasibility study of the need for more “beds” in the City should be considered.

Pedestrian & Automobile Accommodations:

Develop a plan for major improvements to pedestrian access and parking that addresses the need for accessible sidewalks on Main Street without sacrificing character.  Such a plan must consider linkages throughout the City, access to parking, and the creation of walking opportunities that support healthy living for residents and visitors.  The loss of some Main Street parking for improved sidewalks, shade trees, pedestrian lighting, benches, hoses hitching area, etc, could be accommodated while creating a net increase of parking on cross-streets or side streets.  The width of ROW in most side streets is approximately the required dimensions for the design of parking on both sides.  Additional parking on side/cross streets from 10th through 13th street could be considered. 
 
Law Enforcement:

Create a people and community-oriented, mounted police force that distinguishes local police from Sheriff’s deputies.  This would better project Bandera’s “user friendly” image.  Such a force could be “auxiliary police” or a “special posse” force that is a presence primarily but with limited actual authority with the ability of cell or radio call-in to regular police forces if the need arises.


By-Pass Development:

A bypass for Highway 173 is needed to relieve the through traffic that is threatening the quality of “rural life” in Bandera.  Locally generated traffic creates “rush-hour” traffic morning, evening, and school-day hours.  The by-pass process should be pursued by the City and County with the investigation into an annexation and/or acquisition plan for properties related to a bypass.  A by-pass would create new commercial and residential areas that could create significant new revenue opportunities.
 
Historical Resources:

Increase efforts to protect and make use of historic resources. Work harder to integrate new construction and signage in historic districts to promote continuity with use of an architectural control manual and expansion of the Historical District to possible include the entire “original township” of Bandera.  A “old” City-wide historical district could start with a low – level one  historical designation and progress to the upper end of being properties that have received a state or national historical designation and would be the most highly controlled historical district.
 
City Park:


Increase efforts to protect and make use of City a Park both recreationally and economically.  It is one of the City’s greatest assets, yet has not been utilized to its greatest advantage for residents or tourists.  Its environmental assets are being eroded due to cars driving in the park and heavy use of the river banks. Consideration should be given to only allowing automobile traffic on the perimeter of the park.

 
Economic Development:

Use of economic development funds should be utilized more strategically.  Opportunities need to be identified that provide a direct return on funds expended.  Seek opportunity to attract a trade school or junior college to both increase employment and open up opportunity for youths.  A vocational or trade school instructing in the traditional “western arts and trades” such as “cowboying”, dude ranching, singing, visual arts, leather works, boot making, etc, could be both supportive of the  image of the “Cowboy Capital of the World” and provide greater opportunity for employment and business endeavors.  Also business opportunities could be identified that enhance that image in an economically advantageous effort – such as hat making, boot making and other “western” light industry hand-made products.
Part One: The Community of Bandera 

Chapter 1.4 

1.4 – GUIDING PRINCIPALS:
Opportunities to improve life in Bandera are many, and need to be categorized and prioritized.  The first step in this process is the establishment of the following list of Guiding Principles for decision making.  This list represents the issues that are currently the most important to Bandera’s citizens.  These issues form the basis for the recommendations that are developed in “Part Two – The Comprehensive Master Plan”, and “Part Three – Implementation of the Plans”. 
1.4.01 – AUTHENTICITY:

Protect Authentic Western Heritage Character & True Historic Roots:
The City of Bandera and Bandera County form the community of Bandera.  Together they are the embodiment of the indigenous, authentic, old Texas western frontier culture.  It is this cultural identity and its physical presence, supported by community events and other “Hill Country” happenings, natural and/or staged, that reflects the areas true historical roots and heritage.  Natives of the area, new residents to the area and the state, national and international tourists drawn to the area come here for this authenticity and historically “correct” posture of Bandera, the “Cowboy Capital of the World”.  Combined with the abundance of natural beauty of area, this historical correct authenticity is basis of the local economy.  The preservation and protection of these assets is the primary concern of the stakeholders of Bandera. 
1.4.02 – FAMILY ORIENTATION:

Focus Marketing-Tourism on Family-Oriented Activities & Values:
Part of the true historic roots of Bandera is the historical reliance of a life-style based in traditional family values.  The community believes that this value system is still a major part of the formula that makes the Bandera experience unique and timeless.  The continuity of this family orientated posture is one of the guiding principles throughout this Report.  Many of the emphasis points identified and expressed in this Report are supportive of goals and objectives that “follow-thru” with potential invitees that are supportive of traditional family values.  Such specific issues would be the creation  of “pedestrian friendly” paths, trails, walkways with frequent rest places to that family walks with numerous stops which are conducive for maintaining interest of small children along with other family members enjoyment.  Another example is the emphasis on family oriented neighborhood maintenance and development.  Marketing and tourism needs to emphasize this family-oriented identity and continue to develop even more venues that are supportive of these values.
 1.4.03 – NEIGHBORHOODS:

Protect Bandera’s “Small Town” Neighborhoods: 

An amenity of historical “small town” western America was the presence of traditional neighborhoods.  One of the more recent city planning philosophies today is that of “traditional neighborhood developments”.  This philosophy is further discussed in “Part Four – Growth and Planning Issues”.  Bandera is fortunate to have not one but two distinct traditional “small town” neighborhoods. Of major concern of the community is that these neighborhoods be protected and enhanced.  Growth issues should provide for reinforcement of these values.  Fortunately, some of the potential areas for growth contain “small town” neighborhoods already.  This principal is addressed throughout the Report. 
1.4.04 – SUSTAINABILITY:

Be Green, Emphasize Sustainability, & Protect Natural Environment: 

Much support was given to the development and embellishment of green, sustainable, environmental friendly policies and principals in support of existing endeavor and in the goals and objectives for further development of the community.  “Task Group 04, 4B – Environmental Quality and Sustainability” addresses these issues in detail with, upon further development by this group, specific goals and objectives.  
1.4.05 – GROWTH:

Manage Growth & New Development: 

The community expressed serious concerns for managing growth and development in the area with recognition of that growth already in Bandera County – primarily east of the City.  Growth is already encroaching upon the quality of life in the area and that any further growth needs to be controlled as much as possible through pro-active embellishment of rules and regulations.  Ways and means of empowerment need to be explored and enacted in order to regulate future growth to the extent possible.  Issues of open space planning, non-development agreements, conservations easements, etc., are some of the ways and means of regulatory control that should be explored.
1.4.06 – CITY/COUNTY RELATIONS:

Seek City/County Cooperative Attitude:
There are expressed concerns of the relationship between the City and the County.  Ways and means should be explored that will provide methodology for greater cooperation between the two governing bodies (City and County) and their respective staff/personnel.  
1.4.07 – MAIN STREET:

Enhance Main Street:
Concern is expressed over the physical appearance of Main Street including the “state of repair” of many of the building fronting the street.  Many properties need Building Code standard improvements.  Still others need accessibility and health issues addressed.  Part of the street-scape issues center around Main Street also being Texas Highway 16 from city limits to city limits.  Many of these issues are to be discussed in “Task Group 4A – Streets, Sidewalks, Pathways, and Accessibility”.
1.4.08 – ECONOMY:

Diversify the Local Economy:
The primary economy of the area is tourism.  Much of the community realizes that a “one horse” economy, even a “horse oriented “economic base, needs more than one horse – some economic diversification. The “old” days of a sustainable ranching economy is no longer viable except on a very limited basis.  New opportunities need to be explored.  The City of Bandera Economic Development Corporation funded an “Economic Development Plan” element to this Report.  That Plan explores numerous possibilities and a few opportunities for a more diversified economic base for the community. 
1.4.09 – WATER ISSUES:

Water & Wastewater:


There is a great concern in the community regarding the City’s ability to produce consumable water and to treat wastewater.  Citizens expressed concern that the City may be promising water services to future development when it cannot provide adequate services to existing customers.  This issue is addressed in the “Chapter 2.4 Capital Improvement Plan”.
Part One: The Community of Bandera 
Chapter 1.5 

1.5 – ACCESSMENT of ASSETS:


The City currently has limited control of the ETJ areas and no control of other land areas beyond City limits.  The ETJ areas are currently under the control of the County with an existing Inter-local agreement between the City and the County that gives the County that control and utilizes the County’s Sub-Division Ordinance.  The City and the County are currently negotiating those issues which should result in the City gaining control of its ETJ areas in late 2009 or early 2010.  Any control over additional land areas that are beyond the current ETJ will be dependent upon the City annexing portions of the current ETJ areas and extending control via newly expanded ETJ based upon those annexation decisions. This lack of City control has allowed low quality, unsightly development to frame portions of the gateways into the City.

 
Other issues concerning the “fabric” of the City are the use of residential streets to funnel traffic off Main Street (such as 13th Street), the critical positioning of parking lots in highly visibility areas of Main Street, especially in the City center, and TxDOT’s continuing propensity at widening and straightening the feeder roads into Bandera.

 
The key intersection in the City ( Highway 16 and Main Street) – is weakened by the open parking lot on the northeast corner, which does little to be inviting and welcome visitors to the City of Bandera.

  
The green surrounding hills give way to an interesting small town character – Bandera’s well-defined, small, urban form.  There would be a major negative impact to tourism if that setting were ever lost.  As the City grows outward along the access routes, it loses some of that defining character.  The City’s contained energy is perhaps the key element that makes the town unique.  That energy needs to be nourished and encouraged.  Bandera needs to grow to maintain its quality of life.  It needs to stay vital or it will die.  Any growth needs to be planned and managed within a contextual, definitive, and sensitive manner, so that its valuable urban and environmental qualities are not compromised.


1.5.01 – PHYSICAL ASSETS:

Land Use Pattern:


Bandera has a concise, defined, urban form that makes it easy for visitors and residents to navigate through.  It is part of its unique identity.  There are four primary points of access from outside the City that all lead to a central commercial street with neighborhoods on either side.  The courthouse square is located in the center.  The western edge of the City is defined by a loop of the Medina River with the eastern edge identified by a creek, the Bandera Creek (actually outside city limits).  Two of Bandera’s greatest assets are the narrow, two lane approaches to the city, and the green belt of undeveloped land that frames it beyond the western river edge and road edge development.  The approach to Bandera currently has sprawl, particularly on the San Antonio side, but because of the floodplain the sprawl stops just before the beginning of the historic district.


Streets & Roadways:

Bandera’s streets and roadways, for the most part, function adequately.  The following is a listing of some points of concern;

Heavy traffic on Main Street;

Lack of control on Main Street which is under the jurisdiction of TXDOT; 

Need for a bypass with control of the design, size and adjacent development standards; 

Maintenance of the “rural character” of the approach highways to Bandera; 

The condition of or lack thereof of the pedestrian environment;

Lack of accessibility and issues of providing such without sacrificing the “funk” of City;
Avoidance of hasty traffic control decisions; 

Water:

Water Supply: 

The City of Bandera relies exclusively on groundwater from the Lower Trinity Aquifer to supply municipal and domestic needs.  There are growing concerns among City residents and officials regarding the capacity of the Lower Trinity Aquifer to accommodate future growth and conflicting opinions as to ways and means of addressing those concerns.  Based on recent well data, the Trinity level has been lowering each year.  A monitoring well has been installed for Bandera, but is still too recent to gain enough data for long-range projections.   Continued observations of the monitoring well need to be maintained and resulting data incorporated into operational decision making.  The City needs to become informed and educated about its water resources.  Some degree of controlled growth is necessary for the economic health of the City.  Other sources of water need to be found to confidently plan for managed growth.  

Wastewater Treatment Facilities:

There is a lack of understanding in the community regarding the City’s ability to produce consumable water and to treat wastewater.  Citizens expressed concern that the City may be promising water services to future development when it cannot provide adequate services to existing customers.  The existing waste water treatment plant is old and, on occasion, has reached utilization percentage that, by state law, would dictate the City begin planning for a major expansion or construction of a new treatment facility along with the  necessary supporting infrastructure to provide services to the community – especially in the growth corridors. No such planning for future capacities and/or capabilities is currently being actively pursued.  These considerations must be part of any long-range planning of the City.

Housing:


Bandera’s housing stock is primarily composed of single-family houses on large lots.  Most housing falls in the low-middle to middle income level.  There are pockets of mobile homes that have a negative effect on the surrounding neighborhoods, but this was not a frequently-voiced concern during public meetings.  They are perhaps more of a visual detriment to visitors than to residents. There is substantial capacity for additional housing units within the existing neighborhoods.  Several Bandera County residents stated during the workshops that they would prefer to live in Bandera, but could not find enough quality housing or available lots on which to build.  


Downtown & Commercial Areas:


General:


Although the City is a small town, commercial districts exist within the City limits, generally at all entry points into the City. There are concentrated commercial districts at both ends of Texas Highway 16, north and east of the downtown area. These areas are vital to the economic base and serve the needs of local and area residents but have little common “consumer-base” commerce with the “tourism-base” businesses located primarily in the downtown areas of the City.  Both are vital to the economic well-being of the area but present distinctly different problems, issues, and potentials for the future of the Bandera community.


Downtown Area:


The City, as is typical of virtually every American town, has a “Main Street”.  Having a tourist based economy; Bandera’s Main Street is too long to be considered as just one district - with the same overall planning objective(s).  There is a dis-continuity that inhibits smooth transition one area to another.-  Tourists tend to cluster in several distinct areas along the street due to the concentration of historical buildings (old courthouse/jail or 200 block of 11th Street) or due to the concentration of tourist/visitor attractions (bars, restaurants, shops, motels) that are inter-dispersed with “local” convenience type businesses (banks, beauty-shops, convenience stores, etc.). Also scattered through the length of Main Street are other establishments that are neither tourist nor resident oriented – but are “special needs or services” entities (realtors, services organization, auto parts/services, and office buildings). Unless there are interspersed areas of special event activities (Courthouse lawn) there are usually no noticeable “things” that would lead or draw pedestrian traffic from one end of Main Street to the other – with the benefits of numerous experiences (shopping, strolling, exploring) along the way.  Lacking also are actual facilities such as sidewalks, accessibility, and convenience/comfort items to accommodate movement of pedestrian traffic.  This is particularly the case in warm weather when there is no shade protection and few benches for pedestrians rest and relaxation.


Other Commercial Areas:


Interspersed with “tourist” oriented establishments are “local services” establishments in one area mostly north of the downtown area and concentrated on or near Hwy. 16 and/or Hwy. 173 – north and in another area mostly east of the downtown area – at both ends of the City.  


Located in the northern area are banks, a post office, a funeral parlor, gas stations, convenience stores, a grocery, a dollar store, realty offices, beauty shops, a newspaper, emergency services, a car wash, and a pawn shop.  Many of these businesses have and require large parking lots – with several being immediately adjacent to Main Street. This area along with a similar area on the other end of the City, provide the majority of the resident “convenience and necessity” retail/office/commercial establishments in the City.

Located in the eastern area are banking, farm and ranch supplies, gas station, professional offices, medical facilities, strip shopping center, car wash, motel, fast food, insurance, convenience, realty offices, RV parks, and restaurants.  These businesses also have and require large parking lots – with several being immediately adjacent to Cypress Street (Hwy. 16).  The area’s premier employer and educational facility, Bandera High School, is also located in this area. There is significant undeveloped open acreage in the area. This area along with the Local Services District, above, constitute the majority of the resident “convenience and necessity” retail/office/commercial establishments in the City.


County Justice Center:


Located about three miles north of the City on Texas Highway 173, is a major defining facility for the area, the new Bandera County Justice Center – recently completed.  Although not in the City, this facility has major implications for the future growth and development of the area between the present City limits and the immediate area around that complex. 


Parks & Recreation:

General:

Bandera is a small city – it has few parks.  The parks of the City of Bandera are; 

Western Trail Heritage Square (public restroom on Main Street) 


Sandage Park (kids pocket park behind the library)  


City Park (large acreage on the Medina River)   


All are west of Main Street. 

Western Trail Heritage Square:


The Heritage Square is a small, hard surfaced “urban park” that provide restroom facilities near the center of the City.  Although it does have some benches, a few trees, and other landscaping, it is not sufficiently “pedestrian friendly” to provide sustentative relief from the elements and therefore is lacking in the basic mission of park space – providing a restful and relaxing space. 


Sandage Park:


Sandage Park is a “pocket park” for small kids’ on a corner lot with little protection for busy street traffic on two sides and is located adjacent to the “parole office” to which questionable offenders are required to report. There is playground equipment in the park and adequate adjacent parking (also serves parole offices). There is no fencing for protection of the children from adjacent automobile traffic.


City Park:


A master plan for City Park development was prepared a few years ago.  A major feature of that plan is a large parking area on the edge of the Park, but in the Park.  Other features are providing additional toilet facilities, a gazebo, and improved recreational facilities (game sports, etc.) The only improvements made to date are additional toilet facilities toward the west end of the park – near the 1st Street Bridge.  A frisbee “golf” course is roughly laid-out in the under-developed acreage west of 1st Street.  A “nature trail” was established a few years ago but was destroyed and not rebuilt after subsequent flooding events. 


The “front” portion of the Park, closest to the dam, is heavily used. This heavy usage is evident from the deterioration of some river bank areas.  Overall, usage is casual.  There is minimal entry control and little or no development based activities or facilities other than two restroom facilities and a privately contracted “snow cone and hotdog stand”.  In recent years, through a change in policy and management, the City Park is well maintained.  There is no program of active improvements or development ongoing in the park at the present time other than a casual approach to minimal electrical service additions primarily to accommodate the usual annual special events held in the Park and the growing Christmas season lighting display. 

Residential Areas:

There are residential neighborhoods on either side of Main Street within the City limits.  The lots and blocks still reflect the original layout of the settlement that was intended in the mid 1800’s. These areas are among Bandera’s most attractive assets.  They are composed of a mix of nineteenth and twentieth century houses with occasional churches and other uses intermingled and form a fabric that is well fitted to the historically identifiable areas of the downtown district.  The street are generally narrow, curbless, tree lined, and have many structures sitting close to the street edges – many of the elements that are now again being “designed” into one of the newer twenty-first century town planning vogue concepts known as “new urbanism and traditional neighborhoods” (see “Part Three – Implementation of the Plans”). 


Currently, there is a big difference in environment between Main Street and the adjacent neighborhoods.  Traffic and some noise elements drop off abruptly in the residential areas but not in others.  There is a noise problem in the residential areas that the City needs to address.


There is shade and evidence of a good life-style lived in the gardens and on the porches.  There is a lack of supply of adequate housing options in these neighborhoods as they are desirable areas in which to live.  Other than the issues of noise, there is little dissatisfaction with the neighborhoods in Bandera.  


Community Facilities:


The current municipal services building on Main Street, that includes the City Hall, police, and fire departments, is functional but is not architecturally in conformance with the historical character of the Courthouse, Public Library, and other historical properties in the immediate area.  The dominance of its location, in occupying an entire block frontage with a non-commercial entity facing the Courthouse, is economically not contributing to the City.  It provides a stop to the continuity that is most desirable for the movement of pedestrian traffic through the downtown and commercial areas of the City.  An alternative location, not occupying a prime commercial site, would be desirable.  The same could be said for 

the Heritage Square that is located along Main Street.  This is primarily the location of public restrooms, and could possibly be redeveloped in conjunction with a new City Hall site to improve the continuity of the Main Street environment.  Additionally, the City maintains a “storage and work yard facility” primarily for street construction, maintenance and repairs that is located wholly within the residential areas on the west side of Main Street.  This “yard” actually is on the edge of the City Park, on the River, backing up to its west end.  As the City grows, an alternative location should be sought for the facility also.

Bandera is a community that has good organizations and facilities for community services.  A new health clinic recently opened.  The City, thanks to the County, has an excellent public Library that is an asset to Main Street.  It has a lively senior center.  The City seems to have managed to take advantage of grant and funding sources to provide a range of opportunities to citizens.  There is an expressed satisfaction and high regard for community facilities.


1.5.02 – GOVERNANCE ASSETS:

Annexation:


Providing municipal services is one of a City’s greatest tools for controlling and directing growth through annexation.  The capacity of being able to provide water services determines future growth patterns. The City needs to gain a clear understanding of its capabilities as a water and wastewater provider, and then work closely with the Planning Commission to determine the direction(s) for expansion of services.   Decisions about where to extend water and wastewater lines must follow an adopted Comprehensive Land Use Plan. The development of an Annexation Plan is the next step.  City officials and staff should not make seemingly random utility extension decisions, as it opens the City to pressures from individual developers.  Any future growth that precedes a Comprehensive Water Resource Plan should be required to provide an engineering report that assures that existing City resources will not be overstressed.


Flood Plain & Drainage:

Flood Plain:

The primary flooding source for the City of Bandera is the Medina River.  The Medina River wraps around the western and southernmost parts of the City.  Portions of the City and the ETJ are well within the 100-year “floodplain”.  As with most Hill Country rivers, the Medina River has a history of flash flooding.  The trend towards flood control is moving away from structural controls and towards proper land planning.  This rule should especially apply to Bandera.  The City should work with the local floodplain administration to adopt floodplain regulations that exceed basic FEMA requirements.  Typical regulations could include restriction of development within the 100-year floodplain and implementation of a buy-out policy for currently occupied floodplain properties.  The City Park along the north bank of the river represents an ideal use for floodplain, and its continued development should be encouraged.  

Drainage:

The drainage systems in place consist mainly of roadside ditches and culverts at street intersections.  Most of the City utilizes surface drainage systems.  There are few areas with curb and gutter drainage system and even fewer locations that utilize underground drainage systems and devices (storm sewer systems).  Due to the lack of curb and gutters, and regular ditch and culvert maintenance programs, the drainage, in some areas, is poor.  Other areas are adequate due to natural contours of the land.

Natural Environment & Growth:

The natural resources and amenities of Bandera County are essential to the region’s tourist appeal.  They are also the reasons people choose to move here and become residents.  These resources, consisting primarily of the river, the green hills, and the wildlife that inhabit them, require pro-active, ongoing efforts to protect and sustain them.  These and other resources and amenities are available in both the City and the County – however, in the City there should be and are more.  Those additional “city” amenities are the “whys and reasons” that people chose to live in town versus the country.  There needs to be a viable mix of these amenities so that one can still live in the City and not give up all that is the “country-living” lifestyle. 


The protection of these amenities does not “just happen”.  Bandera’s dilemma is that, with the exception of City Park on the river, 

most of the natural amenities are located outside City limits. They are beyond the scope of the City’s legal responsibility and financial capacity to protect.   Control of the ETJ and eventual annexation (or non-agreements) are the primary tools with which the City has to work in control of these critical natural resources.  Annexation is time consuming, costly, and strains City’s basic resources for providing for the “health, safety, and well-being” of its residents.  If City expansion is not executed in a responsible, caring, and carefully controlled manner, such growth can be threatening to its rural neighbors and the County. 
 
Development agreements, properly constructed, can provide for the realization of the full economic benefits for land the owner/developer but with “sustainable” design solutions utilizing an overall ratio of dwelling units (DU) to acreage (density) by developing only a portion of the total acreage available for dwelling units while maintaining the natural amenities on the balance of the acreage (majority) with provisions of conservation easement(s) that assures (in perpetuity) keeping those amenities which everyone values.  This can be done without negative impact on taxing entities.   The economics of the development is based on the entire acreage but with the actual development only being on a small portion of the land.  Such development would be far more productive in forming creative joint ventures with City and County officials, using such tools as conservation easements, non-development agreements, planned developments (PD’s), special use permits (SUP’s) and special tax incentives, all working together to preserve the critical, fragile, and valuable natural resources that sustain the “quality of life” that is Bandera –  the City and the County.  


Historic Conservation:

The City has numerous individual buildings and several groupings of historical value – many of which are deteriorating and/or suffering from lack of interpretive opportunity.  The original courthouse and jail are key examples – they have potential to be valued visitor/resident attractions rather than storage for county records.  The historic properties in the City are all within relatively close proximity to each other, but the linkages to connect them needs to be established – physically and historically.  A pedestrian trail linking the historic sites can easily be developed.  Special attention must be given to the “non-historic” sites along the way.  Funding sources to assist with renovation and to provide interpretive materials should be investigated through the possible creation of a short-term tax incentive district, working with the Economic Development Corporation (EDC), and public/private ventures.  A town trail linking the historic sites not only provides visitors with an interesting, non-invasive activity, it also stimulates economic development as businesses feed off each other.


Public Services:

Four primary issues emerged regarding public services.


Decision Making:


A clear procedure for making public services extension decisions either does not exist or is not being used effectively.  The City should follow established processes and procedures as established in the Local Government Code and the applicable City of Bandera Ordinances.  As the City considers ETJ control, to the extent possible and annexation of adjacent areas to maintain quality control over development, it is essential that it be done according to a plan, and that public services extension decisions support, and be directed by the Comprehensive Land Use Plan (CLUP) currently being developed herewith.


Infrastructure Capacity:


The capability of the infrastructure and of other public services to support growth needs to be established even to maintain service to the City at its current size.  It is difficult to be exact, but key to a city’s ability to sustain itself is a solid understanding of the condition of its utility resources, as well as costs associated with maintenance of the status quo and of future growth.

Sustainability:


Residents want Bandera to develop a strong reputation as a sustainable city.  Based upon responses from the workshops, it is recommended that the City address policy issues relative to ecological/environmental concerns such as water harvesting, conservation, recycling, etc.  Such policies could be supportive of citizens’ efforts to harvest rainwater and to recycle materials, even if there were costs associated with such services.  Citizen support for water reclamation was strong.


Consistent/Friendly Services:

City services, in the broader sense of the word, includes ALL policies, issues, and administrative “handling” of codes and ordinances in addition to the traditional utilitarian issues such as water, sewer, police, parks, and streets.  “City services” is dealing with the public – local citizens, area residents, and the tourists.  There should be reasonable knowledge of what each has that right to expect of the City in their “day-to-day” dealings with the Mayor, City Council, Administration, police, and staff. 
There was consensus at the workshops that some of the city services should become more “user friendly”.  This was not a criticism of current service policies (such as police), but more a desire to become an even more visitor-friendly place to increase repeat tourism.  

A repeated suggestion was a more community-oriented approach to policing.  One possibility could be that the local police could have a “mounted posse” for a “user friendly” policing activities on weekends of the larger tourist’s activities and events at the same time reinforce the image of the “Cowboy Capital of the World”.
Part Two: The Plan 

2.1 – Comprehensive Master Plan (CMP) 


2.1.01 – Comprehensive Planning Recommendations:


The ideas, perceptions, and observations that were identified in the community planning process as presented in “Part One: The Community of Bandera” have emerged into four planning groups.  These groups are presented in this section as distinct, separate,  coordinated analysis’s frameworks and recommendation for the decision making processes established in “Part Three: Implementation of the Plans”.  


Land Use Plan:

The Land Use Plan is a narrative, graphic and a time-based framework for these the “physical planning set” of recommendations.  The Land Use Plan outlines specific concepts and ideas and establishes priorities for their implementation into the physical environment and cityscape that comprises the future “look” of Bandera and the surrounding areas.

Economic Development Plan:

The Economic Development Plan presents a series of issues that address the economic realities and opportunities that exist in the City.  It further outlines specific steps or action plan type activities that need to be undertaken to address those issues in terms of expanding and diversifying the economic base of the community of Bandera.

Capital Improvement Plan:


The Capital Improvement Plan is a survey of the infrastructural needs addressing both the horizontal and vertical improvement requirements that need to be dealt with for the continued prosperity of the City.  It is based upon the parameters of the specifics of growth through densification, expansion, and annexation into areas identified specifically in the Land Use Plan and is closely inter-twined with the Economic Development Plan for implementation.

Tourism Plan:  


The Tourism Development Plan provides a “snap-shot” view of where Bandera is at this time in the highly competitive tourism industry and offer insight to areas where energies need to be exerted to provide growth in that industry – essentially the City’s only viable commercial, “new-money” industry.  There are segments of the “cowboy capital” tourism base industry that can be expanded into new markets that are not presently being utilized or are under-utilized.
2.1.02 – TASK ACTION GROUPS for IMPLEMENTATION:

There are five “Task Action Groups”, containing eleven (11) sub-tasks groupings, identified in “PART THREE: Implementation of the Plans”. These task groups are organized into defined areas of interest to provide guidance for short term, intermediate term and long term goal setting for the improvements, development, special districts, by-passes, gateways, etc. and for the development of events, activities, studies recommended through-out this Report.

The task groups are to provide both general and specific guidance for other people-based action steps that are required for the implementation of the numerous recommendations contained in this Report. 


Part Two: The Comprehensive Master Plan 
Chapter 2.2

2.2 – LAND USE Plan (LUP) 

2.2.00 – The Components

Major issues regarding the region surrounding the City of Bandera are the control of growth, the establishment of meaningful guidelines for future development, and the preservation of areas of predominantly undeveloped visual landscape primarily consisting of land in the flood plain and high-sloped properties.  Preservation of the ranching industry and lands that form the natural landscape essential to ranching is also essential to the future of Bandera’s tourism-driven economy.  It is just as important for “quality-of-life” issues for Bandera area residents.  The Land Use planning components of the community have been categorized into the following geographical identities for the purposes and scope of this Report.  The following paragraphs are only introductory remarks of each of the geographic components that comprise much of the Land Use Plan.


Downtown Districts: 
This section focuses on detailed redevelopment recommendations specific to Main Street and applies to all sub-levels considerations
and the Special Districts recommendations within the City.  Specific recommendations are contained in the Downtown Districts section herein.  Downtown is sub-divided into the following existing districts and proposed new special districts:


Old Town District


Town Square District


Administrative District


Cabaret District

“Backstreets” District


Commercial Areas: 


Interspersed with “tourist” oriented establishments are “local services” establishments in two existing areas and one new area.  

One area is mostly north of the downtown area and concentrated on or near Hwy. 16 and/or Hwy. 173 North. The other service area is mostly east of the downtown area on Hwy. 16 South.  These areas are located at the entry points leading into the Downtown Districts from both ends of the City.  The new area is located on Hwy. 173N around the new Bandera County Justice Center.

Located in the northern commercial services area are banks, a post office, a funeral parlor, gas stations, convenience stores, a grocery, a dollar store, realty offices, beauty shops, a newspaper, emergency services, a car wash, and a pawn shop.  Many of these businesses have and require large parking lots – with several being immediately adjacent to Main Street. This area along with a similar area on the other end of the City, provide the majority of the resident “convenience and necessity” retail/office/commercial establishments in the City.

Located in the eastern area are banks, farm and ranch supplies, gas station, professional offices, medical facilities, strip shopping center, car wash, motel, fast food, insurance, convenience, realty offices, RV parks, and restaurants.  These businesses also have and require large parking lots – with several being immediately adjacent to Cypress Street (Hwy. 16).  The area’s premier employer and educational facility, Bandera High School, is also located in this area. There is significant undeveloped open acreage in the area. 

This area, along with the Local Services District, above, constitute the majority of the resident “convenience and necessity” retail/office/commercial establishments in the City.


Another area of local services is just developing along Hwy. 173 North adjacent to the new Bandera County Justice Center.  Although not currently developed extensively, it is anticipated that this area will consist primarily of the services sector serving the new justice center, many which are currently located around the Courthouse in the Administrative District delineated herein.



Local Services Area



Roadside Commercial Area


County Justice Center Area
East and West Neighborhoods: 
Currently, the residential neighborhoods are “quiet backwaters”.  This should not be compromised.  The problems of Main should not be spread further through the city.  The West neighborhood was historically known as the “Polish” or “Catholic” neighborhood.  The East neighborhood was historically known as the “protestant” neighborhood.  Both process characteristics and traits of sufficient diversity and size (geography, character, historical context, and demographics) that justify status as distinct, separate neighborhoods.  Other existing residential areas, not presently in the City but with the potentially for annexation, also are identifiable neighborhoods – each have special interest, goals, and objectives that are unique.

Parks:  

Bandera is a small city with few parks.  All three of its parks are west of Main Street.  Each is unique and different from to other two.  There are no parks east of Main Street.  There is great potential for increased usage.   The City Park, with more “upscale” usage, has potential to provide substantial new revenue for the City.  These issues need to be addressed and are initially explored herein.


Western Heritage Park



Sandage Park



City Park


Median River Corridor:  

The Medina River, the basis of the City Park, plays a more important role to the City of Bandera than just being a park.  The River actually forms the current and the historical North, West, and Southern boundaries of the City.  Including portions of the River in the ETJ, the River is approximately five miles long in a town that is only about one square mile in area.  Only the portion that is in City Park is overseen and maintained by the City – that length is about one mile.  This River corridor plays a major role in the tourism industry but receives little in return – the annual events and use of the City Park.  The potential is much greater – so is the stewardship thereof.

Gateways:  

The four geographically different entry points into the City (from Highways 16 and 173) create opportunities for a noticeable “sign of arrival” place at each point.  Such points of identification create “gateways” into a defined area.  The City, being a tourist destination place, could benefit in the physical enhancement (signage, architecture, landscape) of these four locations.  This concept is addressed in this section.


Highway “16 North” Gateway



Highway “16 South” Gateway



Highway “173 North” Gateway



Highway “173 South” Gateway


Extra-Territorial Jurisdiction (ETJ): 


All cities in Texas have an immediate area that surrounds the established City Limits – it is known as its extra-territorial jurisdiction (ETJ).  The size of the ETJ varies depending on the size of the city.  A city the size of Bandera has an area that is one-half a mile wide from any point on that boundary line.  This section contains recommendations for land usage in areas outside the City limits, but within Bandera’s extra-territorial jurisdiction.  It addresses annexation, land conservation, and changes to Bandera’s subdivision ordinance. These issues are closely connected to the capital improvements issues contained in Chapter 2.4 – The Capital Improvements Plan.   


Bypass Corridor:  

Main Street in Bandera has a relatively heavy traffic load daily.  Some of the load is “normal and usual” local traffic with a growing rush-hour load morning, evening, and “schools out” times of the day.  Additional traffic is generated, that is “thru-traffic” connecting between IH35 South at Devine and IH10 North at Kerrville. This connection by-passes San Antonio but creates a “non-stop” traffic element that is congestive within the City.  This traffic congestion creates little, if any, added commerce for the area.  The formation of a task group to address this issue, Task Group Five (Part Three – 3.02.05), is recommended later in this Report.  The City can begin the bypass development process by adopting an annexation plan for properties related to a bypass.  If done in a well coordinated effort, such a by-pass would create new commercial and residential areas that are outside the historic district. These new commercial and residential areas would create significant new revenue opportunities for the City, the County, and the property owners in the affected areas.

The following sections (2.2.01-2.2.08) list some of the issues and opportunities within each component of the Land Use Plan identified above. These sections establish a preliminary list of observations and recommendations that are part of the basis for the objectives outlined in the individual the Task Groups in Part Three of this Report.

2.2.01 – DOWNTOWN DISTRICTS:  


Introduction:


Studies have shown that the best and most admired cities are those composed of identifiable districts and neighborhoods.
  Examples of successful districts would be the “River-Walk” in San Antonio, the Strand in Galveston, the French Quarter in New Orleans, and Greenwich Village or Central Park in New York.  These districts are identifiable because they have rich layers of character, high visual quality, and a distinct identity within their home cityscapes.  When a city has multiple high quality districts working together it creates a network of interesting experiences that encourage both exploration and lingering.   Collectively, they become a stronger tourist attraction, than they were separately.  Special districts also provide a greater quality of life for residents.
The City of Bandera has several distinct areas or districts.  Although their distinctive characteristics have not previously been identified and, consequently, have not been explored and developed.  Each of these areas have distinct challenges and holds unique opportunities for the future of the City.  Improving the quality of development in particular ways in each of these districts will cumulatively impact the quality of life in the City as a whole – with the sum of the parts being greater than individual pieces.  Ignoring one of these areas will, at the same time, negatively impact the quality of the City, and keep Bandera from reaching its potential.


The tourism/entertainment segment of the community is composed of five distinct existing or proposed districts.  The following sections describe these districts and propose recommendations for strengthening the character of each existing district and for the establishment of two new districts.  


Main Street is too long to be one district. It suffers from a discontinuity that inhibits smooth transition from one area to another.  Tourists tend to cluster in the Old Town District around the OST, and do not venture through the Administrative District to the Cabaret District because the character of the district ends after two blocks.  There does not appear to be a reason to carry on, unless there is an event on the courthouse lawn.  This is particularly the case in warm weather when there is no shade protection for pedestrians.


The neighborhoods on either side of Main Street are not considered to be in the Downtown Area Districts. 


Old Town District:

Description:


This district’s center is the intersection of Cypress and Main Streets.  In all directions from this intersection there are historical buildings and sites that have had and continue to have impact for the City. Included in this area are the old Courthouse and Jail complex, wool and mohair warehouse, the Medina River, several old bank buildings, some original commercial stores, the old corner drug store, the first stone building built, and Stein’s Dry Goods (still operating) – the core of the original layout of the town of Bandera.  Many of the less substantially constructed older structures are actually in a poor quality state of repair with most lacking up-to-date standards in sanitation, health and safety issues, and accessibility.  Many have an overall lack of fire control system or devices.  Presently this area is the “tourists and entertainment” center of the City with more tourism venues in the area than in the rest of the City.


Even though the area is compact in size – there is a lack of connectivity between the numerous attractions.  With the exception of the one block on Main Street, there is no overall, interconnecting, pedestrian walkway that conveniently allows tourist (and locals) to walk from one area to another within the small district.  A mapping and signage program is needed that identifies historical attractions for the tourists to seek out and explore.  There are major issues with accessibility in both parking and walking in the area.  The historic building/properties need major renovations and restorations – many are not even open to the public.  A few are about to be lost forever without major preservation work undertaken immediately.   With the identification of these items and issues, it’s possible to visualize the potential of this area based upon “on-the-ground” presence of the many elements.  Spaces and places, that, when occupied with our day-to-day activities, are often overlooked for such potentials.  The Old Town District has that “built-in” potential.

Specific Recommendations:
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1.
Revitalize the historic courthouse, jail, and marketplace – filling them with activity, interpretive exhibits, etc.   
2.
Open the Visitor Center to the rear to participate in the life of this district.  
3.
Plan for future connection to the River. 

4.
Fill the gaps in the rest of the historic area, including the development of the parking lot at the northeast corner of Main and Highway 16
5. 
Improve the image and contributing character of newer buildings, such as the bank on the corner.

6.
Actively recruit appropriate businesses to keep the district alive and avoid empty buildings that do not contribute to the life of the district.

7.
Construct a network of shaded pedestrian walkways that provide universal access, but respect the historic character of the district.

8.
Undertake a study of development parking, sidewalks, small tabled areas, horse facilities, and other pedestrian friendly amenities within this area.

9.
Coordinate efforts with appropriate Task Groupings identified in “Part Three: Implementation of the Plans”.  
Town Square District:

Description:

The NE corner of the intersection of Cypress and Main Streets is presently a vacant, paved, lot with little productive use – only occasional parking.  There is a retail merchant establishment on the adjacent property.  This corner is one of the first significant image opportunities, good or bad, that is presented upon arrival into the City.  It is an excellent location for a focal point of community activity and focal point for small community events.  With some modifications to peripheral structures, this lot could also be the front door to an entirely new economical venue for Bandera and its touristic economy – “BackStreets of Bandera” (see below in this Chapter).  

Specific Recommendations:

1.
Provide a study demonstrating the need for “public” space at this location.

2.
Develop programs of tax incentives and/or other economic assistance for businesses and property owners to upgrade properties.

3.
Plan for coordinated development (SUP or PD) of these areas to provide linkage between the Town Square and the Backstreets project.
4. 
Work with P&Z and others in establishment of extended “historical district” and resultant controls for this area (possible overlay district).

5.
Develop and provide design guidelines and architectural standards to improve the quality of buildings for new projects that are supportive of indigenous, traditional, values of the area.


Administrative District:

Description:

This area is identified as the Courthouse block and the adjacent properties fronting that block.  The current Bandera County Courthouse is a substantial building with a green square.  This is the heart of both the County and the City.  The building and its square sit in isolation and disconnection from the City.  It gains little benefit from the surrounding buildings or uses, except for the public library.  Construction of the new county complex in the north gateway area provides opportunity to bring greater benefit to the Courthouse and Courthouse Square.


Some of the County governmental functions and most of the City of Bandera governmental functions are located on the west side of Main Street across from the Courthouse.  The City Hall, the Police Department, and the Fire Department are located there.  Other properties house various businesses from Courthouse/Jail related bondmen, to newspaper publishing, restaurant, religious, a title company, health services, and a taxidermist.  Collectively there is a broad range of private businesses in the area.  There are numerous “open spaces and undeveloped lots” also located within this district – creating a potential of “center-city” growth opportunities.  With the exception of the Courthouse, the area does not capture its potential.  That potential is to be the focal point of the community – the economic, governmental, and cultural center of town – the heart of the City.


The potential is for the planning and development of a new economic center for the City that does not exist.  It would be in the center of town.  That usage would be through higher density and best uses principles of city planning.  Such usages would provide a beneficial, complementary, mix of use types that currently does not exist in the City.  Such a mixed use development could consist of commercial shops, stores, offices, cafes, etc.  Also possible would be two-story buildings that could offer small, affordable living units above – much like what was done in late nineteenth and early twentieth century small-town America.  Bandera has historically always been an economically challenged community.  Original “small-town” America development that happened in other area communities just never happened in Bandera.  Comfort, Boerne, and Hondo all have examples of that early development that Bandera lacks.  It’s a “back-to-the-future” look of mom and pop operations, small shops, side-walk cafes, with either owner/shop keeper living quarters above or residential rental units over sidewalk commercial spaces.  A second-level occupancy could be small professional offices.  With the relocation of the County’s “justice center” out of town, additional properties are likely to be on the market for redevelopment in addition to current supply of small, one-story temporary and/or relatively low-quality buildings. There are undeveloped lots in the area and under-developed/uses in the area that could be redeveloped.  Collectively, if properly planned, this one area could become a greatly expanded economic district for the City that, together with the expanded tax base, would be a major source of increased taxes for the City.

Specific Recommendations:

1.
Encourage the County to return the Courthouse structure to its original form, removing new additions and structures in the square and to develop a landscape plan for the square that reflects Texas courthouse traditions.

2.
Maximize the blocks use as a place of celebration and gathering for citizens of the City and County of Bandera.

3.
To reintroduce the block of Main Street in front of the Courthouse to more relevant development (tourist/commercial).
[image: image4.jpg]


4.
Relocate municipal offices to the original Courthouse or Old Jail building (corner of 11th Street and Cypress), or to other underutilized properties in the Historical Center of the City on Main Street or 11th Street. 

5.
Facilitate the redevelopment of the four street fronts that face the Courthouse square.
6.
Create a special zoning district with design guidelines that would allow for two to three story structures, perhaps with housing or office space above ground floor retail, with wide canopies and a high quality sidewalk environment that invites lingering, outdoor cafes, etc.
7.
On the Main Street side, redevelopment should include the small outdoor 

square, the fire station, and the municipal office building.

8.
Provide pedestrian crossings that encourage circulation on foot. This can be accomplished by the use of different paving materials in the streets from those used for street crossing areas and in sidewalks – all being designed with accessibility features.

9.
Develop a streetscape design that unites the Historic district, the Courthouse District and the Cabaret District, including design of street furnishings, lighting, landscaping, and paving materials.


Cabaret District:

Description:


Historically, this area was the “heart-beat” of the tourist industry in the City with the location of the premier hotel (Frontier Hotel) and the premier dancehall not only in the City but in region, the Cabaret Club.  Both structures are still standing but are mere shadows of their former “glory” days of the ‘50’s.  This area has the potentially of returning to its glory days with current plans that are being made for the redevelopment of the Cabaret, the stabilization redevelopment of the former hotel (entire block), and zoning control of the type businesses that could eventually be located in an entertainment district.

The area of Cabaret, at one time among the busiest of commercial areas, currently holds little attraction for visitors.  Retailers in the area complain about the lack of tourists, and of disconnection to the busier area to the South.  Redevelopment of the area and the creation of a Cabaret District will go a long way towards improving the attraction of that area of the City. The significance of this district lies in its potential to recreate an extension of tourism to that area of Bandera – as it did historically in the past. 

Specific Recommendations:

1.
Develop a high quality pedestrian system that ties into and, design-wise, relates to that recommended for development at the Courthouse District area.

2.
Implement signage control that would be City-wide in each of the tourist districts established herein – a professionally conceived, designed, and implemented signage program – not done piecemeal. 

3.
Develop a coordinated marketing effort that actively seeks to attract appropriate mix of businesses not only for this district but for all tourist districts in the City.

4.
Develop architectural standards for buildings in the Cabaret District, which are flexible but coordinated with all of the tourist districts building standards requirements – with the objective being an improved quality of the physical environment.

“Backstreets” District:


Description:

There is a resource that transects most of the City that is “natural” and virtually unknown.  The properties comprising this resource have the potential of developing into a major tourist venue for the Bandera area.  This new venue would provide a “different” experience for both tourists and residents with the addition of increased diversification to the time-tested existing tourism venues.  The vast majority of these properties are privately owned.  Many already have limited commercial development.  


The area, mostly natural, plays an important role in the storm-water drainage of the City – was created by nature.  This new district is comprised of the properties starting at the Medina River by the RV parks on the eastern edge of the City to the Cabaret District on the western end and virtually all properties on the existing dry-creek bed in-between.


The Backstreet District presents a huge, unique, opportunity to provide for expansion of the tourist-economy base of the City.  There are usually few “new” economic developmental opportunities in older small towns.  With present property owners “buying into” the concept, no new major property acquisitions are needed to effect this development.  Most, if not all, property owners in this area already have commercial interest (property or business or both). Most of the properties have existing commercial establishments

 such as bars, offices, shops, retail stores, restaurants, parking, river float rentals, RV parks, storage areas.  Some of the most prominent historical buildings in the City are located adjacent to these properties.  There are open spaces, which, along with existing development, could become much needed hospitality facilities (hotel/motel).    The area is visible from and fronts onto State Highway 16, twice, with potential “under-the-road” pedestrian tunnels.  There are several cross streets.  Multiple public utility lines already service the area (power, telephone, gas, water, sewer, cable).  Why is this area that offers so many amenities and that already has so much development such a “sleeper”?  It is because these areas actually serve the backs or rears of many of the existing business’ that face many of the existing streets in the City especially on Main Street , Highway 16 South, and both side of Main Street at the center of town.  The area is the dry creek that virtually cuts diagonally across the length and width of the City of Bandera. 
 
An overall developmental plan is needed that would establish an identifiable profile that outlines the potential for this area and the economic impact that it would have on the City.  That profile would incorporate elements such as, 1) a defined waterway for storm drainage, 2) adjacent elevated walkways and/or paths, 3) terraced areas for outdoor dining/entertainment, etc., 4) an architectural redefinition of the backs of existing structures (especially 300 block of Main Street), 5) “in-fill” of new structures in vacant areas), 6) re-layout of adjacent side-streets into needed parking spaces) , 7)  development of old street ROW’s into viable properties, and 8) modifications to existing utilities, easements, and provide new infrastructure to facilitate new development.

The RiverWalk in San Antonio was just a drainage ditch many years ago – now look at it.  The RiverWalk is the number two tourist attraction in Texas – second only to the Alamo.  The Town Square should be the primary entry point off Main Street down into Bandera’s version of San Antonio’s RiverWalk.  Since all of the potential properties are, in effect, the back doors of properties facing many of the adjacent streets of Bandera and a well known local entertainer and member of the local Country Music Hall of Fame, Arkey Bleu, wrote a song by the name of “The BackStreets of Bandera” – this development would have instant recognition, as the “Backstreets of Bandera” district.
Specific Recommendations:

1.
 Form a special committee whose sole purpose is the pursuit of this development.
2.
 Provide structure of committee to include effected property owner representation.
3.
 Establish an early relationship with TxDOT for potential revisions to Hwy. 16 at crossover points.
4.
Utilize the SUP and/or PD zoning ordinances recently created by the City for zoning control and issues to insure that future phases of this development are properly linked.

5.
Explore potential of the local EDC for providing “seed” money for needed professional studies in support of the project.
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6.
Provide Architectural Standards to control the quality of new construction and to provide guidelines for the revisions and additions to the existing buildings located in the project.  
7.
Provide “connectivity” between the Backstreets project and the other districts located on Main Street.   
8.
Develop studies for connection of trails, walkways, and paths within the length of the Backstreet to those to be developed throughout the City and the historical areas.

 9.
Coordinate activities with respective Task Groups established in “Part Three: Implementation of the Plans”.

Connectivity: The Backstreets – Main Street:


The Backstreets project has some similarities to Main Street.  Both are connective 

elements of the City from one end to the other end.  Main Street is the main North/South 

corridor and business-tourist artery of the City.  Backstreets has a more East/West orientation from one end to the other with the potential of developing into a major tourist attraction.  Both provide opportunities for cross-connectivity throughout the City.  Connectivity issues between the Old Town, the Administrative, and the Cabaret districts on Main Street have been previously presented.  Similar issues exist in the Backstreet project.  


Providing “trails, walkways, and paths” for a pedestrian friendly Bandera is even more critical when considering of the duo-connectivity between Backstreets and Main Street.  Opportunity would exist for residents and tourists to stroll from a starting point, anywhere in the system, from one end of town to the other end and back to the original starting point without having the same experience, view, or opportunity twice.  One could start at any point (leave the car) and walk from that point to the end of the strip (Main Street or Backstreets), crossover by trail, walkway, or path and proceed on the other venue (Backstreets or Main Street) to its end, crossover and back to point of beginning – kind of like reading a survey.  The combined areas create an elongated figure eight (8) with two natural crossovers points.  Maps could indicate additional cross-over points between both venues although most such points would be highly visible.

As mentioned previously in the section on the Administrative district and the Courthouse Square development, the properties comprising the Backstreets Project, along with the densification of development on surrounding properties, would create a significant expansion of the tax base.  Independently these developments could generate a tax base that could eventually be equal to that of the existing City tax base.  Combined, these developments become a major factor in the economic future of the City of Bandera.  The commerce generated by significant new business opportunities and the expanded venues for entertainment, dining, and shopping experiences for visitors would be created for the entire area.  Collectively these projects could significantly increase the impact of Bandera being a “destination point” in the Hill Country.
Connectivity: Old Town – Town Square – Administrative – Cabaret Districts:

The relocation of some of the county services to the County Justice Center, north of the City, along with the probable replacement of the portable and/or small structures surrounding the Courthouse, as those businesses move closer to the new county facility, will create opportunities for revitalization of the (2) Administrative district that surrounds the main Courthouse.  A tremendous opportunity will develop to re-create and make a newly viable Administrative district.  This new economic activity could be in the form of a combination of retail, professional offices, small cafes, and housing.  Such an intensification of commerce in that area would reinforce the linkage needed between (1) the Old Town and Town Square and (3) the Cabaret districts of Main Street.  The development plan could make recommendations for strategic improvements to this district that could include the possible removal of “out-of-character”  additions to the courthouse structure that are no longer needed (already recommended by the Texas Historical Commission) and free up more of the lawn space for special events.  It would explore the possibilities of development of those properties that are not developed or underdeveloped – surrounding the Courthouse.  Such a densification of development on surrounding properties would create a more definable space for the Administrative district and create a great opportunity for re-development of the three blocks surrounding the Courthouse.  Such redevelopment could generate a tax base that could eventually be equal to that of the existing City tax base.  This potential is huge for creating additional revenue for the City and providing a total new tourist oriented and supported district in the heart of the City.
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             Aerial of Downtown Districts
2.2.02 - COMMERCIAL AREAS: 


Introduction:


These areas are identifiable due to the nature of the utilization of and the appearance of each.  Generally, commercial areas are more utilitarian in appearance and are neighborhood and convenience services oriented as opposed to entertainment, dining, and tourist shopping venues.  Bandera, for purposes of this Report, divided into three such Commercial Areas.

Local Services Area:


Description:


The “local services” monocle applied to this area is based upon the type businesses located in the district.  This area is primarily used by residents for daily shopping and errands.  It is located generally in the area north of the Cabaret district along Hwy. 16N and 173N.  There are banks, post office, funeral parlor, gas station, convenience, grocery, dollar store, newspaper, realty, and pawn shops located in the area.  Many of these businesses require and have large parking lots – with several being immediately adjacent to Main Street. This area along with the Roadside Commercial District, below, constitute the majority of the resident “convenience and necessity” retail/office/commercial establishments in the City.

Specific Recommendations:

1.
Establish a methodology of “looking” at each establishment, objectively, to determine areas of improvement for the appearance of the physical nature of the property.

2.
Integrate these properties’ street-scape with the overall improvements to be established on Main Street and the “connectivity” being considered thru potential use of paths, walkways, and trails through-out the city.

3.
Work with the other commercial areas identified to present an overall strategy of improvement of properties and integrated business opportunities – such as coordinated sales events or special promotions to “shop Bandera”.

4.
Do necessary study to determine the differences between this commercial area, the Local Services Area, and the other areas and develop a strategy to enhance the “good and/or unique” characteristics of the area.

5. 
Work with TxDOT to integrate recent road improvements (by TxDOT) with street scaping items such as landscaping, benches, tourist’s signage, lights, etc.


Roadside Commercial Area: 

Description:


The “commercial” monocle applied to this area is also based upon the type businesses located in this district.  This area is generally located between Main Street and the strip center towards the edge of the city upon entering from Hwy. 16S. – the eastern entrance to the city.  There are restaurants, medical facilities, farm and ranch supplies, gas stations, professional offices, a strip shopping center, car wash, motel, fast food, insurance, convenience, realty, and a bank located in the area.  Many of these businesses also require and have large parking lots – with several being immediately adjacent to Main Street.  Toward the western end of the Roadside Commercial area the Backstreets project is transversed.  This physical connection offers an improved opportunity for a commercial interface with this special district.  Also located here is the area’s premier educational facility and primary employer – Bandera High School.  There is significant open, undeveloped, acreage in the area.  Along with the Local Services District, above, this area constitutes the majority of the resident “convenience and necessity” retail/office/commercial establishments in the City.

Specific Recommendations:

1.
Establish a methodology of “looking” at each establishment, objectively, to determine areas of improvement for the appearance of the physical nature of the overall area and of individual properties.

2.
Integrate these properties’ street-scape with the overall improvements being considered relative to the “gateways” into the city and the “connectivity” being considered thru potential use of paths, walkways, and trails through-out the city.

3.
Work with the other commercial areas identified to present an overall strategy of improvement of properties and integrated business opportunities – such as coordinated sales events or special promotions to “shop Bandera”.

4.
Do necessary study to determine the differences between this commercial area, the Local Services Area, and the other areas and develop a strategy to enhance the “good and/or unique” characteristics of the area.

5. 
Work with TxDOT to integrate recent road improvements (by TxDOT) with street scaping items such as landscaping, benches, tourist’s signage, lights, etc.
6.
Be involved early-on in the studying for and the interaction with efforts relative to the Backstreets project which intersects this commercial area.



County Justice Center Area: 

Description:


Located about three miles north of the City on Texas Highway 173N, is a major defining facility for the area, the new Bandera County Justice Center (BCJC) – recently opened.  Although not in the City, this facility has major implications for the future growth and development of the area between the present City limits and the immediate area around that complex. The essence of a comprehensive master plan, in addition to providing continued direction for improvements and growth of existing properties within the City, is the identification of and projections for definitive use of growth areas.  In addition to the usual and normal issues regarding expansion, control and annexation of ETJ areas, the implications of major new development, not in the ETJ but close enough to impact the area, must be taken into consideration of the plan.

Specific Recommendations:

1.
Establish a way, means and recommendations towards coordination of the City efforts with those of the County for the development of this area.

2.
Participate in discussions regarding annexations towards that area and the requisite and the resultant actions needed for expansion(s) of the ETJ towards the BCJC. 

3.
Participate in studies, activities, and other pro-active endeavors towards the establishment of a potential bypass from Hwy. 173S connecting to Hwy. 173N – generally in the area between the City and the BCJC area.
4.
Support efforts in the extension of City and County regulations into the critical undeveloped areas from the City out to the BCJC.

5. 
Provide overall review and coordinative efforts relative to the specific Task Groups established in “Part Three: Implementation of the Plans”.

2.2.03 – EAST and WEST NEIGNBORHOODS:

Description:


As indicated in the community workshops and throughout the planning team reconnaissances, the community expressed no dissatisfaction with the neighborhoods in Bandera.  The primary criticism came from people that wished to purchase homes in Bandera and couldn’t find enough quantity or quality – and not living within the City. 

As the City continues to develop as a music and entertainment venue, the adjacent neighborhoods will become more impacted by noise, parking, and other forms of anti-social behavior.  This can only be avoided with careful consideration and planning.

Traffic issues need to be addressed in a comprehensive manner.  Traffic from Main Street should not be redirecting to residential streets.  The negative effect of fast-moving traffic in residential areas has been well documented.  Such changes impacted neighborhoods even further when such alternative routes become one-way streets.  Through traffic should not be redirected through residential areas.  The cost to quality of life is too great. Speed of traffic is a direct result of street landscape, parking arrangement, and  
width of streets.  The design of streets is critical to the control 

of traffic speed.  The City should consider redesign of some streets that are speed-related problem streets.


The City needs to address environmental quality issues of the neighborhoods in a pro-active manner.  There are significant differences in

 environmental quality between the Main Street area and the adjacent neighborhoods.  Traffic and some noise elements drop off abruptly in some residential areas – but not in others.  Noise issues in the residential areas needs to be addressed by the City and the business community.  There is shade.  There is evidence of a good life lived in the gardens and the porches throughout the neighborhoods.  These amenities should be protected.  Inappropriate commercial activity, parking, traffic, etc., should not be allowed to penetrate into Bandera’s neighborhoods. 

The residential neighborhoods on either side of Main Street are among Bandera’s most attractive assets.  They require little active intervention other than code enforcement.  Emphasis should be placed upon recognition of their value, and avoidance of actions that might threaten their future, such as deterioration of housing stock, inappropriate land uses, but most particularly intrusion of vehicular traffic or conversion of neighborhood streets to one way traffic funnels. 


In its search for additional sources of tax revenue, the City should consider alternative forms of housing that would allow infill development and encourage redevelopment of properties inside the City.  Zoning ordinances need to be changed to fully provide for additional living units within the existing City limits.  A static number of residents will face ever-higher property taxes, as the costs of running the City increase.  Subdividing lots in selected residential areas would not compromise the quality of the neighborhoods if planned through carefully constructed revisions in the zoning ordinance.  Densification would increase the tax rolls.  Densification would provide existing landowners with additional income through construction of “granny flats”, garage apartments, and other rental properties.  Quality control for redevelopment can regulated through the zoning ordinance and the building code.   


This demand for additional, diversified, dwelling units (DU’s) will increase in the future as the population ages and wishes to be closer to services and amenities.  Allowing for controlled, limited, and selective densification would open up opportunities for construction of second homes – single-family or multi-family close to Main Street – that would attract new residents to the City.  

Density based zoning ordinances could be beneficial in providing this needed additional housing variety and opportunity.  Density based means zoning ordinances that are based on DU’s per acre – which is indirectly related to lot sizes.  Presently the most common residential zoning in Bandera only allows for three dwelling units per acre as the minimum in R-1 Single Family zone which is the 1/3 acre standard lot size.  Some cities have dwelling units per acre based upon maximum ground coverage allowance, parking requirements, building heights, and overall building area utilization formulas for determination of maximum DU’s per acre. 
Specific Recommendations:

1.
Conserve the existing single family housing inventory, small streets, and the shaded character of the neighborhoods.  

2.
Enforce and possibly strengthen City Ordinances that regulate mobile homes, abandoned structures and vehicles, and maintenance of yards.  
3.
Ensure that residential zoning regulations protect quality of residential areas.  
4.
Provide an overall study of residential street that preserve low-traffic streets with possible modifications to more narrow streets where speed of traffic is a problem.

5.
Create opportunity for infill development that supports existing single family housing patterns, but allows for increase of housing inventory, where community deems appropriate.

6.
No two neighborhood are the same – each has an identity that is unique and therefore should be considered individually.  One method of building on this separate identity is the formation of a Community Development Corporation that is solely formed to advocate for the interest of a single community or neighborhood.

7.
Provide for a limited time-frame for “grandfathered” non-compliance issues regarding ordnances and their enforcement.

8. 
Give consideration to major changes to the current zoning ordinance that would permit limited densification of existing neighborhood.

9. 
Be creative in application of newly created Special Use Permit (SUP’s) and Planned Developments (PD’s) in the planning of open and green spaces in the ETJ and beyond.

10.
Develop an architectural control standards manual for definitive visual and densification control of future commercial and residential development.
11.
Consider zoning changes that provide an “overlay” zoning classification.  This can be useful in providing “added” control where needed without resorting to spot zoning or changing an entire zoning classification due to issues that are applicable only to specific areas of an existing district.  Examples of overlay zoning would be for special areas to control such issues as noise, policing, entertainment, or historical issues.
12.
Provide for a limited time-frame for “grandfathered” non-compliance issues regarding ordnances and their enforcement.

2.2.04 – PARKS 

Western Heritage Park:


Description:


Located on Main Street, should be developed more fully as a pedestrian-friendly space and place where creature comforts are the amenities.  The existing restroom facilities are minimal and should be expanded.  Additional facilities such as a vestibule or large lobby containing cool refreshments/snack complete with air conditioning should be considered.   The large open area in the center could be a trellised shade area or a traditional gazebo structure.  Such an area could provide, in addition to the shade trees on the perimeter, additional shade/sheltered area that could be utilized for small public/private gathering such as non-profit cake sales or weddings.  The benches, trees, and other landscaping should be upgraded with more items, such as umbrella covered table, and of better quality thus providing a minor focal point and a major rest station for pedestrians – tourists and locals. These improvements would make the park “pedestrian friendly” and provide real relief from the elements fulfilling its basic mission of providing a restful, refreshing, and relaxing public space near the center of the City.

Specific Recommendations:

1.
Redefine the function of this park in relation to its new integrated role in the connectivity of all districts on Main Street.

2.
Establish an active stewardship of this Park with a dedicated funding source for maintenance and improvements.

3.
Consider alternative uses of the park with possible different functions between day and night time functions and activities.

4. 
Study the need for and use of a large covered bandstand/gazebo type structure that could be a major staging point for local events.


Sandage Park:

Description:


Being a “pocket” park for toddlers and small kids, this park has a totally different mission.  This is to provide a safe area for the “little ones”.  The use of the adjacent county building needs to be changed to be more compatible with the mission of the park.  It seems to be ideal for a youth oriented function such as a day-care center or other services oriented to the small kids – after school, clinic or health-care.  Improvements to the park grounds are needed and a regular maintenance program should be implemented.  Protection from the adjacent streets with a physical barrier (fence, wall, landscaping) along with sidewalks would be beneficial. 

Specific Recommendations:

1.
Studies should be undertaken that would investigate the possibilities of restoration of this entire block to the original intention – that of being a “town square” across from the Courthouse as indicated in the original township plat.

2.
As a minimum, consideration needs to be given to “connectivity” between the park and the library.

3.
Security devices should be provided offering the small children utilizing the park protection of street traffic on two sides. 

4.
Integrate functionality of the park with the development of the Backstreets project.
5.
Integrate the usage of the existing structures in a reinforcing, integrated mission that would be supportive of the overall connectivity for both the Main Street and the Backstreets projects.
City Park:

Description:

The City Park is the green oasis that provides contrast to the developed features of the City. It is as significant an attraction as the historic district.  City Park has the potential to wrap around the City to the west closing the loop that links the Cabaret District to the Old Town District, and surrounding the West Side neighborhood.  Another loop, further north, on the River surrounds an area of equal beauty that also contributes greatly to Bandera’s attraction. 


Located on the Medina River, this park is one of THE cultural, recreational, and economical, “sleeping giants” of the City.  The recently prepared master plan for park development does not fully explore this potential.  One recommendation, of that study, is to develop parking and drives in the Park.  Once parkland has been converted to parking, it is difficult to undo and should not be done.  Peripheral to the Park is a street that borders the Park running parallel to the river and the entire length of the Park.  The street is virtually vacant year-round except for special park events and functions. The retainage of all existing park land as park should be a priority; acquisition of more parkland should be a goal; environmentally friendly development of all parkland should be the objective. 

 
In the City Park area near the dam and in the further reaches of the park, wrapping around the western edge of the City, tremendous opportunities for natural recreation areas are being neglected.  Capitalizing on these resources does not require large investment.  Recognizing the flood-prone nature of these areas, the primary use could be passive recreation, but by opening up further areas of the park some of the pressure would be taken off the area by the dam.  

Horsing, biking, walking and jogging trails could be developed, along with developed and “primitive” camping sites.  This type of development is a tremendous potential revenue source for the City along with controlled commercial development along the perimeter – out of the flood plain.  No overnight stabling facilities should be located in the Park – but day-rental facilities for horses should be considered. Revenue from such activities could more than pay for such development, operations, and maintenance and become within a few years a source of added income for the City – helping keep taxes under control. 


The quality of the park experience in the future could be compromised by new land uses on the opposite bank of the Medina River.  The openness of such “non-city park” areas could be maintained thru the usage of development or non-development agreements and conservations easements with private property owners. 

Specific Recommendations:

1.
Revise the Park Plan to place an emphasis on natural, ecologically-sensitive use of the Park from the dam to the Northern extremes of the Park – for picnicking, swimming, walking and jogging, horseback-riding, bicycling.  
2.
Special events can also be accommodated in the Park, but should be occasional so as to not threaten the environment or adjacent neighborhoods, and should not require construction of permanent, hardscape facilities.

3.
Undertake active stewardship of the natural resources of the Park in collaboration with the Medina River Protection Fund.

4.
Remove vehicular traffic from the Park, and provide parking along its periphery. 

5.
Develop of a conservation easement on the river loop land across from the City to protect its scenic beauty.

6.
Investigate options for utilization of acreage directly across from City Park for additional “public/private uses” such as small, low-density cabins scattered on paths and trail opening at the River front or other “natural setting”, environmental friendly uses such as hiking, picnicking, and nature trails. 
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City Park Sketch

2.2.05 – MEDINA RIVER CORRIDOR:
Description:

Protection of the Medina River is as important as the conservation of ranchland.  Both are inter-linked in their impact on the present and future of the “quality of life” in the Bandera area and the protection of the area’s major industry – tourism.  The City must begin to collaborate with landowners on both sides of the River in the City and its ETJ.  The Medina River Protection Fund organization, a non-profit, has already taken a leading role in cleaning and protection efforts for the River.  


In conjunction with and supportive of such efforts, the City needs to seek cooperation of the County in extending and coordinating these effort through-out Bandera County.  City and County officials need to work together towards the development of conservation easements along the river corridor, including, but not necessarily limited to the floodplain.  Such easements are needed to protect the visual and ecological quality of the River and the adjacent landscape.  


Preserve private ownership while restricting public access within the boundaries established by the State of Texas should be a goal. 

Working with the appraisal district in these efforts could provide incentives with potential reduction of property taxes inside these specially created zones along the length of the Medina River.

Specific Recommendations:

1.
The City should undertake a Survey of Riverside Ownership.

2.
A study establishing the current ecological conditions needs to be done.

3.
Develop a plan to recover the natural character of the river.  Not only does this enhance the river corridor, making it more attractive to residents and tourists, but it also helps reduce potential flood damage.

4.
The City should seek continuous public access along a walking/cycling/horseback riding trail on the City side of the River – through-out the City.  
5.
Conservation easements should be explored for the opposite bank of the River that would protect private ownership and preserve the visual quality from the City side of the River while retaining its natural beauty.
6.
The City should seek to extend the conservation easements along both sides of the Medina River throughout the Bandera extra-territorial jurisdiction areas. 
7.
Work with the County in establishing a task force to address these issues through-out Bandera County the entire length of the Medina River and its water shed. 

2.2.06 – GATEWAYS: 

Introduction:

Three of the “gateways” into the City should have the highest priority for inclusion in the City’s Annexation Plan and ETJ Expansion Plan.  These studies are needed to provide guidelines for the allowed controls, though limited, to be implemented in a comprehensive manner.  
Highway 16 South, Highway 173 North, and Highway 173 South gateways all have special needs and issues that need to be given priority in establishing these points of entry into the City of Bandera.  The “Task Group established in Part Three: Implementation of the Plan” needs to determine final priority of these three.
Highway “16 South” Gateway:

Description:

The “16 South” gateway has recently experienced development and growth.  Initially this growth was driven by the Lost Valley and Bandera Downs developments.  A few years ago businesses began relocating here – out of the City.  More recently, the area has become a business corridor that has developed into a “pre-city commercial district” – without City encumbrances – taxes and regulations.  This area is also in the general vicinity of a cross-road area for a bypass for the Highway 173 North and South connections.  The development potential that is inherent in the immediate area of the bypass location is huge and needs short, intermediate, and long range goal setting now in order to establish the location of that bypass interchange which may have significant impact on the final location of this gateway.  The proposed by-pass should play a major role in the location of this gateway. 
The “16 South” potential locations start at the current City Limits along Highway 16 South and extend to the areas near Bandera Downs and the Lost Valley.  A by-pass could be located anywhere within these areas.
Immediately inside the City limits at “16 South”, is an area that, as currently developed and maintained, gives the appearance of an unplanned, uncoordinated commercial sprawl.  It provides economic activity that is essential to life in Bandera, but the area is unsightly, and does not project an image of the City that promotes cultural or nature tourism.  Yet many visitors must pass through this area to gain access to the City. 
Specific Recommendations:

1.
Coordinate efforts of gateway location with those of potential by-pass location.

2.
Provide input for studies recommended for Annexation Plan and ETJ Expansion Plan.
3.
Establish two or three location recommendations for consideration of gateway location.

4.
Provide analysis of each of the preliminary site locations.

5.
Coordinate work of the “16 South” gateway with the work of other gateway studies.

6.
Consideration of possible an “inter-active” tourist element or “rest-stop” type amenities for tourists as component at this gateway, the primary gateway into the City.
7.
Investigate the potential of establishment of conservation easements along both sides gateway location protecting the view and natural setting.
Highway “16 North” Gateway:

Description:

The “16 North” gateway area was the first growth corridor extending commercial development out of the City, north, towards Medina. This gateway is less traveled as a destination corridor into the City but is the “beginning and ending” to day-trips throughout the County west of the City.  About a mile out of the City is the primary recreational and one of the historical centers of the “cowboy” image of Bandera – the Mansfield Park complex.  This area hosts many annual events such as CCRA rodeos, hunter’s weekend gala, junior livestock show and the youth sports complex.  These facilities, along with the home office of the primary electric utility provider for the area (Bandera Electric Cooperative), comprise a center of activities that are important to not only the residents of the area but are also the staging areas for many tourist and resident events – ”year ‘round”.  All of these immediate areas are adjacent to the Median River and provide a series of potential locations for the “16 North” gateway.
Specific Recommendations:

1.
Provide input for studies recommended for Annexation Plan and ETJ Expansion Plan.

2.
Establish two or three location recommendations for consideration of gateway location.

3.
Provide analysis of each of the preliminary site locations.

4.
Coordinate work of the “16 North” gateway with the work of other gateway studies.

5.
Consideration of possible inter-connectivity of this gateway with the facilities and activities centered on the Mansfield Park area.

6.
One side of Hwy. 16 North is parallel and adjacent to the River with the other side containing primary recreational development – utilize these elements in determining possible alternative locations for this gateway.

Highway “173 South” Gateway:

Description:

The “173 South” gateway, potentially located just beyond the Medina River Bridge at City Park and is particularly vulnerable.  The area is already an area of developmental interest.  The area should be given top priority rating for annexation consideration.  This area has the most potential for development, is the least deteriorated, and has infrastructure (water and sewer) in the ground.  Therefore the “173 South” gateway is the most pressing in terms of obtaining environmental and developmental control.    
This gateway has the potential of being located in several locations.  One location would be near the existing development at Texas 173 South and the Dixie Dude Ranch Road (FM1077).  Another could be anywhere between FM1077 and the Wharton’s Dock road at the Flying “L” complex.  Some of these prime areas consist of relatively undeveloped land with some low lands acreage.  The bypass tie into Texas 173 South is generally considered to be located in this area.  Again, the “173 South” gateway could have a direct connection to the potential bypass as indicated also in the description of potential “16 South” gateway locations. 

The City recently extended utilities to the area, therefore, under LGC 43.122 or 43.127, a 1000’ strip of land on 173S and FM1077 could be annexed either as restrictive or full-purpose annexation(s).

Specific Recommendations:

1.
Coordinate efforts of gateway location with those of potential by-pass location.

2.
Provide input for studies recommended for Annexation Plan and ETJ Expansion Plan.

3.
Establish two or three location recommendations for consideration of gateway location.

4.
Provide analysis of each of the preliminary site locations.

5.
Coordinate work of the “173 South” gateway with the work of other gateway studies.

6.
Investigate the potential of establishment of conservation easements along both sides gateway location protecting the view and natural setting.

Highway “173 North” Gateway:

Description:

The Highway “173 North” Gateway is perhaps the most challenging with the location of the new Bandera County Justice Center located in the area and the developmental energy that has already begun there.  Being further out from the present City limits and virtually undeveloped, this area represents the greatest potential for future commercial and residential growth.  This area is also critical for the location of the recommended bypass.  One of the most direct and shortest routes for the potential bypass intersects with Texas 173 North in the vicinity of the “S” curve just south of the new Bandera County Justice Center.  

There is a small area of development just past the cemetery on the edge of the City.
Specific Recommendations:

1.
Coordinate efforts of gateway location with those of potential by-pass location.

2.
Provide input for studies recommended for Annexation Plan and ETJ Expansion Plan.

3.
Establish two or three location recommendations for consideration of gateway location.

4.
Provide analysis of each of the preliminary site locations.

5.
Coordinate work of the “173 North” gateway with the work of other gateway studies.

6.
This area has great potential for future annexation that must be considered in the location of the gateway development. 

2.2.07 – EXTRA TERRITORIAL JURISDICTION (ETJ): 

Authority and Background:

The State of Texas Local Government Code (the LGC, 42.021) states “The extra territorial jurisdiction of a municipality is the unincorporated area that is contiguous to the corporate boundaries of the municipality and that is located: (1) within one-half mile of those boundaries, in the case of a municipality with fewer than 5,000 inhabitants:” Larger cities have different size ETJ’s up to five miles.  These ETJ’s are established so that each city has “limited control” of the area that is adjacent to its corporate limits.  This limited control is important so that detrimental and non-nonconforming growth is not allowed within the area. Such growth would be conflicting with the city’s “planned growth” of the area which forms the basis for capital improvement within the existing city that are sup portative of that anticipated “planned growth” within the ETJ. This area is normally considered “next-in-line” for annexation.  This allows the city to provide some control when the proposed “expansion” activities being considered are in conformance with the city’s comprehensive land use plan for that area.  Generally, the control is of conforming land use, consideration of utility extensions, and the control of signage, same as within the city.  Municipal zoning regulations are not applicable until the area is annexed.  Any annexation must be in conformance with an established Annexation Plan for the city.  ETJ control is provided through the adopted Comprehensive Land Use Plan (CLUP) and other rules and regulations (such as a Sub-division Ordinance) of the city.  This control may be awarded to the county through an inter-local governmental agreement between the city and county governing bodies – but only with the consent of the both.  Such is the case with the City and County of Bandera.  The City and County are currently negotiating the release of that agreement so that the City of Bandera may regain control of its ETJ.  This is an important step for the City of Bandera to plan the growth of the City.
Information:

In a small town that is not compact and that does not cover much area, the ETJ is of significant size in comparison to that of the City.  Bandera is approximately one square mile in area (1.2sm-768ac).  The area of the Bandera’s ETJ, a half mile wide strip, is about three and a half times the area of the City – 4.2 square miles OR 2,688 acres.  Significant ETJ areas around Bandera are either already developed, are located in flood plains, contain high-sloped hills, or, are surrounded by large private land owners.  To date, these topographical and land ownership issues have prevented sprawl in many of the areas in Bandera’s ETJ.  

Developing an effective means of controlling the quality and quantity of development in Bandera’s ETJ is critical to the preservation of the landscape, and its future as a tourism destination.  The City’s does have some LGC mandated control over land that is in its ETJ area. This control basically is predicated on conformance with the City’s Comprehensive Land Use Plan (CLUP) which, although it does not have the power of zoning, does minimally address land use issues and the potential of City’s capacity and willingness of providing infrastructure extension for projects that are in conformance with the CULP and the City’s Annexation Plan. 


The natural resources and amenities of Bandera County are essential to the region’s tourist appeal.  They are also the reasons people choose to move here and become residents.  These resources, consisting primarily of the river, the green hills, and the wildlife that inhabit them, require pro-active, ongoing efforts to protect and sustain them.  These and other resources and amenities are available in both the City and the County – however, in the City there should be and are more.  Those additional “city” amenities are the “whys and reasons” that people chose to live in town versus the country.  There needs to be a viable mix of these amenities so that one can still live in the City and not give up all that is the “country-living” lifestyle. 


The protection of these amenities does not “just happen”.  Bandera’s dilemma is that, with the exception of City Park on the river, most 


of the natural amenities are located outside City limits. They are beyond the scope of the City’s legal responsibility and financial capacity to protect.   Control of the ETJ and eventual annexation (or non-agreements) are the primary tools with which the City has to work in control of these critical natural resources.  Annexation is time consuming, costly, and strains City’s basic resources for providing for the “health, safety, and well-being” of its residents.  If City expansion is not executed in a responsible, caring, and carefully controlled manner, such growth can be threatening to its rural neighbors and the County. 

There are multiple issues and means for establishing a defined methodology in dealing with growth in the ETJ areas. These issues will be presented in “Part Two – The Plan, Chapter 2.6 – Growth Tools” of this Report.  Many of these issues are closely connected to “Part Two – The Plan, Chapter 2.4 – Capital Improvement Plan” also.

Specific Recommendations:

1.
Exert more effort to regain control of the ETJ from the County by setting a deadline for completion of re-negotiating the inter-governmental agreement giving the City control.
2.  
Seek settlement of ETJ control thru state mandated arbitration should County not be responsive to deadline for settlement of the inter-local governmental agreement on control of the City’s ETJ.

3.
Investigate the potential of including land use designations (not zoning) in the CLUP that would utilize the Special Use Permit (SUP) and Planned Development (PD) zoning classification additions recently adopted by the City in its zoning ordinance. 
4.
Apply these “controlled growth” classifications to the land use patterns provided in the CLUP for the ETJ that would allow the implementation of these zoning ordinances upon annexation.
5.
Provide developers with Architectural Standards and Developmental Guidelines that provide information needed for potential developments to be designed, beginning with the conceptual stages, knowing the communities desires for maintaining the open spaces along with the indigenous architecture thus enhancing the uniqueness of the “Cowboy Capital of the World” experience that brings people to the area.

6.
Develop short, intermediate and long term goals for the implementation of annexation policies and the ETJ extensions related to those expansion policies.

7.
Investigate and implement expansion policies that provide for incremental growth patterns in support of the long range goals established in this Report.

 2.2.08 – By-Pass Corridor:

General:

An essential element for controlled growth of the area is that the City of Bandera provides leadership on an initiative for a state highway from 173 South to 173 North that creates a “by-pass” around the City.  This by-pass is needed to relieve the City of the heavy truck traffic that is presently threatening the vitality of the tourist industry.  This is the industry that is the “life blood” of the present and future of Bandera.  Such a by-pass had been envisioned by the Texas Highway Department several years ago but was abandoned due to lack of support at the local level.  The major obstacle was the lack of funding for land acquisition.  The by-pass consists of two legs – one from Hwy. 173 South to Hwy. 16 South and one from Hwy. 16 South to Hwy. 173 North.
This by-pass also has the potential of attracting commercial energy away from the City, while at the same time surrounding the City with poor quality development of a scale that can dwarf Bandera’s small town charms.  It is critical that the citizens of the City of Bandera and Bandera County anticipate and participate in the planning and design of any State roadway improvements within the immediate area as TxDOT’s primary mandate seems to be to “improve and/or speed up the flow of traffic” – wherever possible.   A major aspect of Bandera’s identity as a tourist destination is that of the two-lane, “winding roadway through the Hill Country” approach serving as a significant gateway into the City.  Preserving this elemental character is fundamental to protection of the City’s mystique as being the “Cowboy Capital of the World”.

The by-pass can also provide a positive “relief valve” for the requisite commercialization growth of by directing, through proper planning, much of that anticipated demand growth away from the historical areas of the City.

The Planning and Zoning Commission (P&Z) and the Economic Development Corporation (EDC), should take the lead initiative in working with the Texas Department of Transportation and the County to facilitate the building of a bypass for Highway 173.
Specific Recommendations:

1.
Develops a strategy for working on a continuous and constant basis between with the City, the County, and the Texas Department of Transportation to select and develop an appropriate location for the By-Pass.  
2.
Address such issues as the development of an appropriate scale, alignment and speed for the new road.

3.
Appoint a task force with the single focus of monitoring progress on this road so that it achieves the desired effect of (a) respecting the natural beauty of the region; (b) lessens impact of through traffic on the City; (c) does not create a commercial zone that competes with those in the City, and (d) does not result in low quality roadside development at key points of entering the City of Bandera.

4. 
Establish a protocol with TxDOT for continuous involvement of local representatives as the project moves forward in time.

5.
Develop By-Pass Design Guidelines for commercial and residential development along the By-Pass that creates two distinct classifications for the development of the (anticipated) annexed properties; one for control at the intersection nodes and another for control alongside the roadways between the intersection nodes.
6.
Master plan the By-Pass areas to establish a coordinated annexation strategy that considers conservation corridors to avoid strip development and to determine the extent and layout of commercial nodes where the bypass intersects with Highways 16 and 173.
7.
Seek early input from stakeholders along proposed by-pass corridors to identify the more desirable route among the potential routes.

8.
Seek to implement an action plan that encompasses leadership by the City, possible through its Economic Development Corporation’s (EDC) initial support both financially and politically, as well as support of the commercial community and the land owners throughout the affected area.
Summary:

It is essential to the future of Bandera’s Main Street to reroute the heavy truck and through-traffic around the city.  However, a bypass also has the potential to steal energy from the city, and to create a stranglehold of poor quality development of a scale that can dwarf Bandera’s small town charms.  It is absolutely essential that Bandera city and county officials’ work together to maintain control over both the location of the bypass and the development corridor it will inevitably bring.  There are many examples around the U.S. of highways through scenic corridors; the bypass does not need to create strip development along its entire length.  As tempting as tax revenue and short term gain for adjacent property owners might be from commercial development along the bypass, the increased value brought to the entire region by conserving open space and the natural landscape must be also be considered and a balanced development approach utilized in moving forward with this important element.  This by-pass corridor is among the most important elements of this Report for the future viability of the economy of the “Cowboy Capital of the World” – Bandera.

2.2.09 – District Specific Recommendations:


General:

As a City of high spirit, community engagement, and limited financial resources, the best approach to achieving citizens’ goals and visions for Bandera is the creation of short-term, task-oriented work groups to address key areas of action.  These task forces should be part of a coordinated network, reporting directly to the Planning Commission, which then reports to City Council on their progress.  Refer to “Part Three: Implementation of the Plans – Chapter 3.1 Task Groups and Action Plans” for specific implementation recommendations relevant to each of these general recommendations contained in this “Part Two: The Comprehensive Master Plan – Chapter 2.2 – Land Use Plan”.

Main Street Urban Design Sketch Plan:
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Part Two: The Comprehensive Master Plan 
Chapter 2.3
2.3 – eCONOMIC DEVELOPMENT PLAN (EDP)
2.3.01 – Recommendations for Economic Development

General:


Promoting economic vitality in rural areas is a challenge for both policy-makers and communities.  Many small towns and rural communities have lost people, jobs, and quality of life due to economic instability. Because small towns are often not self-sustaining, it is difficult to maintain quality employment opportunities, good public services, and a diversified tax base.
   Without a strong local economy communities become vulnerable to a number of crises. 


This section is not meant to be a substitute for a comprehensive Economic Development Plan, but rather it is designed to provide a preliminary determination of Bandera’s readiness to pursue an organized economic development program, to identify strengths that may be capitalized on in the future and to isolate and improve weaknesses that may impede the development of a fully vetted economic development plan.   The information used to support this was gathered over a two-day period in late June, 2008, and involved informal interviews and a small survey of community leaders as well as two planning workshops attended by local business owners and residents.


A successful plan for economic development will evaluate the City’s capacity to accommodate growth by assessing the quality of life, financial 

resources, and infrastructure capacity available for development.  The plan’s objectives will focus on existing business retention, new business formation and attraction, as well as labor force development.  While economic development plans differ across communities, there are several topics of concern that are specific to Bandera and should be addressed in such a plan.


1. 
Insufficient diversification in local business and the tax base.

2. 
Expansion of the economy at the expense of the social fabric of the community and natural scenic beauty of the area.

3. 
Extension of utilities and services that the City cannot efficiently, cost effectively and financially afford to provide. 

4.  
Employment opportunities suitable for the existing labor pool.


There are also specific geographic locations that should be addressed both separately and comprehensively:    

1. 
Main Street which serves as the entrance to the city

2. 
Courthouse Square and the government services area

3.
Extra Territorial Jurisdiction

4. 
Medina Riverfront 

5.
Town Center/Back Streets Project

Keys to a Successful Plan:

General:


Bandera must take advantage of local resources such as location, physical setting, financial resources and citizens to implement a useable Economic Development Plan.  This includes encouraging financial institutions, private citizens and local businesses to donate their time and money.  The City already possesses many qualities that make it an attractive place to do business.


Location:  


Bandera’s close proximity to San Antonio makes it an interesting place for small business, particularly start-ups that could capitalize on the lower rents outside of the major city.  Bandera is the historic center of the area with valuable buildings including the courthouse, former jail, etc., and its reputation as a regional center for entertainment also makes it an attractive place to locate. 


Physical Setting: 


The natural beauty provided by riverfront, hills and ranches in and around Bandera are a strong, positive physical attributes that can be used to promote economic development.


Citizens:  


Volunteerism is alive and well in Bandera.  The citizens are clearly interested in the future of the city and are actively involved in activities that enhance quality of life.


Financial Resources:  


Bandera is home to one local bank aptly called Bandera Bank, as well as a few larger banking institutions with local branches.  The city is also eligible for rural community assistance available through several federal agencies as well as state agencies.  In addition, there are a number of foundations that have been accessed in the past to provide funding for a variety of community activities.  


Brand: 


Bandera has an established brand as the “Cowboy Capital of the World.”  Cities and regions work for years and spend large amounts of money trying to develop a recognizable brand such as that which the City already possesses.  The importance of it cannot be emphasized strongly enough, and a good economic development plan should equate the “cowboy” brand with a business friendly community and a superior quality of life.


Leadership and Responsible:


General:

The City is already involved in a strong comprehensive planning effort that will guide growth and improve the community, and the same path needs to be followed in the development of a successful Economic Development Plan.  Local responsibility and problem solving serve as the foundations for success, and there are two main issues that make this a challenge for Bandera.

 
Economic Diversification:


There is a lack of consensus on the direction the City should pursue in economic development.  There have been significant measurable success in the development of the tourist economy, but there is no organized plan to diversify economic resources. 

Costs vs. Benefits:    


Both leaders and residents need to understand the costs and benefits of economic growth and diversification.  If the City truly wants to diversify its economic base, some less than pleasant changes may have to be made to accommodate it.  Citizens will need to be informed of the implications of attracting new and different business, both positive and negative.  


Leadership from all levels of the community is essential.  Economic development can only be successful when based on a coordinated effort.  Leaders should be able to promote a vision for economic development and to think beyond mundane, day-to-day operations.  The opportunity for success is limited if there is little willingness among business leaders to work with community residents to develop a comprehensive economic development plan.  This also poses a significant challenge for the community.

Inter-local Government:

The lack of regional perspective and interaction with county officials makes economic diversification difficult, particularly given the size of the City.  Resistance to a regional plan could be dangerous and force economic growth to other areas.  Growing the local economy is a great idea, however, Bandera is very small and diversifying economies in small towns is a big challenge.  A regional plan is likely to be the most effective way to attract new business to the area.  Partnerships should not be limited to the regional level and may even extend to the State. 

Business Community:

There has been a relatively recent grassroots effort to expose the community to the prospect of economic diversification.  This type of leadership from the business community is essential to the development of a successful plan and should continue.   Such groups are adept at securing local financial resources and encouraging the implementation of a variety of goals and objectives.  Again, any grassroots effort may find it worthwhile to consider a regional plan involving the Chamber of Commerce, the Bandera Business Association and any other city or county-wide business organizations.

Economic Base:

Commitment of Time and Effort:

Both City leaders and citizens must be willing to invest the time and effort necessary to produce and implement a successful plan.  This is an investment in the long-term health of the community that requires time, patience and commitment.   There are several items that should be considered in an Economic Development Plan. 

Tourism vs. Economic Diversification:
The tourism economy should not be sacrificed at the expense of economic diversification.  A successful economic development plan will incorporate it into an overall strategy for economic growth.  Local assets can be utilized to target less obvious groups that will also find Bandera to be an appealing destination.  For instance, the City needs to become more cognizant of the value of the waterfront to bird watchers and ecological groups interested in the Hill Country.

Cowboy Brand:

Efforts should include the identification of cottage industries and craftsmen that support the Cowboy brand.  This could include custom leather works, blacksmiths, guitar making, music shops, and hat makers.  The City may also consider supporting a website that gives sole proprietors or small businesses an on-line outlet allowing them to market beyond Bandera.  

The 50+ Contingency:

Small businesses that support an active adult community should also be targeted.  According to some estimates, one- third of the population of Bandera is over 50 and retired or semi-retired.  Retirement oriented business should be pursued.  Also, retirees or semi-retirees offer expertise in many fields that should be tapped into for the benefit of the community in part-time employment opportunities that are not otherwise available to small communities (public, private, volunteer sectors).

Justice Center “Spin-off”:
The City should take advantage of the ramifications of the move of some County services to the new Justice Center on Hwy. 173N..  Even though the County intends to continue to occupy the courthouse, it is likely that the bail bondsmen businesses that primarily surround it will relocate to a place closer to the new jail.  This could open up opportunities for future development, be it business or residential.  

Infill Expansion:
A complete assessment of vacant parcels should be undertaken to determine the best place to accommodate economic expansion.  Parcels available for development with flood plain issues could be part of an ecologically based plan for economic development.

ETJ Growth Areas:

Bandera has the opportunity to annex some of the property within its extra territorial jurisdiction.  While it is important that the city 
assess prospects within its boundaries, this land could provide future development opportunity, and in the event there is need for a larger parcel for industrial development, this could provide it.  An assessment of the availability of land, viability and cost of infrastructure extension, and direction of growth should be conducted.

Youth Needs:
Opportunities for young people are limited in Bandera.  More job and recreational opportunities need to be investigated as well as extended educational opportunities. A possibility may exist at the local high school where excess capacity could be used for vocational training purposes.  Possible vocational training should be in “cowboying”, Hill Country environmental issues, and the western arts.


Funding for Economic Development:

Funding Sources:

Economic development is important to Bandera's future, but it cannot be achieved in a vacuum. A number of funding sources should be identified to work to implement a comprehensive economic development plan – with the community's support at the heart of it.  

Texas Municipal League (TML):
The Texas Municipal League (TML) is state wide organization, approximately a 100 year old, that provides training and legal advice, also publishes many manuals that establish practical working knowledge and interpretation of the many LGC rules and regulations on which local governmental units are based.  One such manual is the TML publication “Revenue Manual for Texas Cities” which “addresses nearly every known source of revenue available to Texas cities”.  Much of the information presented come directly from questions routinely received by the TML Legal Department. 

Public Agency Funding:
We strongly recommend that the City explore funding opportunities and seek direction from a number of public service agencies including the United State Department of Agriculture Rural Development Texas.  This agency provides grants, loan guarantees and low-interest loans for economic development planning, small business development, housing and community facilities in rural areas of Texas.
  The local branch office is in Fredericksburg.  The Texas Community Block Grant Program which is a part of the State of Texas Office of Rural and Community Affairs provide similar funding opportunities.
  Other public sources include the Texas Department of Agriculture Rural Economic Development Division and the U.S. Small Business Administration branch office in San Antonio.   

Bandera Community Foundation:
Further, the Bandera Community Foundation has established relationships with a number of foundations focused on providing financial support for the greater Bandera area.  These relationships should continue to be nurtured and developed for future funding opportunities. 

Governmental Partnerships:
Ultimately, it is the responsibility of Bandera to be educated and informed of the trends that will affect the economic performance of the City.   
Partnerships within the community, with the County and regional governments as well as the State government should be cultivated.  Community business leaders and residents should develop a shared vision of realistic economic goals and strategies that includes a schedule of implementation and completion.  


There are funding options for many of the aforementioned programs. Funding sources from the private and public sectors should be examined, including: 


Tourism Cares for Tomorrow (Grants to worthy tourism-related cultural, historic, and natural sites)


Texas Historical Commission


Texas Department of Agriculture (downtown revitalization, Main Street improvements, infrastructure development, Main Street improvement grants)

2.4 – CAPITAL IMPROVEMENTS PLAN
2.4.01 – Existing Infrastructure:


Introduction: 


Promoting economic vitality in rural areas is a challenge for both policy-makers and communities.  Many small town and rural communities have lost people,


 jobs, and quality of life due to economic instability. Because small towns are not self-sustaining, it is difficult to maintain quality employment opportunities, good public services, and a diversified tax without strong local economy communities become vulnerable to a number of crises. 

Water Issues:


Water Supply:

The availability of City water resources needs to be established and a Water Resource Plan developed.  Water for the City of Bandera presently is exclusively ground water from the Lower Trinity Aquifer.  The capacity of the Lower Trinity Aquifer to accommodate future growth of the City is in question.  Recent studies on well data indicate the Trinity has been lowering each year.  The City recently completed a monitoring well, and, although too recently established to gain enough data for long-range projections, future observations and data will give the City a better understanding of its existing water resources capacity.   

Controlled growth is a necessity for the economic health of the City.  The City needs to investigate additional sources of water to confidently plan for managed growth.  

Rainwater harvesting as an alternative and/or supplemental water supply for Bandera would probably not have the potential to be a significant factor, but should be encouraged on a limited basis.

Another potential supply source would be the use of surface storage facilities such as “linear” lakes on the Medina River.  These reservoirs could be utilized to impound the 5,000 acre-feet that is under an existing agreement between the County and the BMA authority that oversees the operation of Lake Medina.  However, there are many legal issues that would need to be addressed before such storage would be even possible.  Feasibility of surface storage is another issue that would be difficult to overcome.

Wastewater Treatment Facilities:

The existing waste water treatment plant is old.  It occasionally has reached utilization percentage that, by state law, would dictate

that the City begin planning for a major expansion or construction of a new treatment facility along with the  necessary supporting infrastructure to provide continued services to the community.  This is especially critical issue for the growth corridors. The existing plant is not sufficient to handle future major additions within the City or its’ ETJ.  There are a few “package” sewer treatment plants in several developments not within the City limits.  Investigations need to be undertaken to determine the feasibility of possible “networking” existing water supply and treatment facilities into a grid should the City growth patterns be in the directions such facilities are located.  Additional water treatment plant locations need to be considered when considerations given to expansion and annexation issues.

Annexation and Water Services:

There is also concern about the direct relationship between provision of water services and future growth patterns.  The provision of municipal services is one of a City’s greatest tools for directing growth to areas of preference.  The City needs to gain a clear understanding of its capabilities as a water and wastewater provider, and then work closely with the Planning Commission to determine the direction(s) for expansion of services.   Decisions about where to extend water and wastewater lines must follow an adopted Comprehensive Land Use Plan. The development of an Annexation Plan is the next step.  Any future growth that precedes a comprehensive Water Resources Plan should be required to provide an engineering report that assures that existing city resources will not be overstressed.
 
Flood Control & Drainage Issues:


Flood Plain Regulations:
The major source of serious flooding for the City of Bandera is the Medina River from heavy rainfall in the west and northern parts of the County – the head water areas for the river.  The Medina River wraps around the western and southernmost parts of the City.  Portions of the City and the ETJ are within the 100-year floodplain.  Short term “minor” flooding within the City is created by heavy rainfall.

As with most Hill Country rivers, the Medina River has a history of flash flooding.  The trend towards flood control is moving away from structural controls and towards proper land planning.  This rule should especially apply to Bandera.  The City should work with the local floodplain administration to adopt floodplain regulations that exceed basic FEMA requirements.  Typical regulations could include restriction of development within the 100-year floodplain and implementation of a buy-out policy for currently occupied floodplain properties.  

The City Park along the north bank of the river represents an ideal use for floodplain, and its continued development should be encouraged.  

Drainage:

Continued development in the City will only aggravate the existing drainage problems unless efforts are made to regrade the existing ditches and clean out and maintain the culverts.  Earlier planning studies indicated that pavement edges, particularly on Cypress, Hackberry, 11th, and 13th Streets were in disrepair due to ponded water in the ditches after rainfall.  If efforts have not been made to repair the resultant deteriorated pavement edges, the functionality of these streets will rapidly decline.  Nevertheless, ditch and culvert maintenance should be addressed first.  
Implementation of detention controls on future development within the downtown area will not abate the existing flooding problems; however, it will not worsen them either.  The installation of detention controls (as well as water quality controls) in future developments within the ETJ and within future city limits is highly encouraged, as this will greatly minimize downstream impacts to creek tributaries as well as the Medina River.

Streets & Drainage Control Issues:

Most drainage systems in place are roadside ditches and culverts at street intersections.  The flattening of the City (lowering in elevation as a result of initial construction), the lack of curb and gutters, and the lack of regular ditch and culvert maintenance programs, result in poor drainage in some areas.  Existing ditches need regraded and culverts need cleaned out and maintained. Continued development in the City will only aggravate the existing drainage problems unless repair and maintenance efforts are made. 

Earlier planning studies indicated that pavement edges, particularly on Cypress, Hackberry, 11th, and 13th Streets were in disrepair due to ponded water in the ditches after rainfall.  If efforts have not been made to repair the resultant deteriorated pavement edges, the functionality of these streets will rapidly decline.  
Nevertheless, ditch and culvert maintenance should be addressed first.  
                     Detention Controls:

Implementation of detention controls on future development within the downtown area will not abate the existing flooding problems; however, it will not worsen them either.  The downtown area of Bandera is mostly already developed.  Discussion of detention controls is largely not relevant, however, should any major “redevelopment” occur, this issue should be reconsidered.

The installation of detention controls (as well as water quality controls) in future developments within the ETJ and within future city limits is highly encouraged, as this will greatly minimize downstream impacts to creek tributaries as well as the Medina River.  Of primary concern would be large “hard-surfaced” areas such as parking lots and large roofed buildings.
2.5 – TOURISM DEVELOPMENT PLAN

2.5.01 – TOURISM DEVELOPMENT and PLANNING:
Bandera is a unique small City and tourists are drawn to its ambiance as exampled in the survey results. Furthermore, it is a highly regarded location for tourism development. Bandera has a sense of identity and place that is not easily created. This is in fact one of the sturdiest strengths Bandera boasts. For example, the New York Times, Former’s Travel Guides, and numerous other destination planning magazines, newspapers, and  information sources recommend Bandera as a destination (see paragraph one under the heading “Tourism Inventory”).  Yet, the tourism infrastructure is unacceptable for mass tourism as previously discussed (see “Weaknesses” in the “SWOT Analysis” section). The infrastructure cannot handle additional tourism at this time. Based upon the aforementioned information contained in the report, some preliminary suggestions have been developed to assist with tourism planning in Bandera. This information and recommendations are based on the “exploratory only” study conducted.  Further studies needs to be provided for a gather in-depth data collection and study in order to offer more specific recommendations.

The following is a general listing of Tourism Planning issues that need to be addressed in order to advance the quality, quantity, and magnitude of Bandera’s primary and only major industry, tourism, to the next level.  Much has been accomplished to date – but much more can be accomplished with inventive, creative efforts in dealing with the issues identified below.

2.5.02 – TOURISM PLAN:
Sidewalks & Accessibility:

Create a sidewalk plan to enable pedestrian friendly zones, especially on 11th Street and Main Street.  The plan should include handicap access throughout the town.  The issue of pedestrian friendly areas is pressing for the community, particularly on 11th Street and Main Street. This was a common sentiment shared amongst all workshops conducted. Creating a pedestrian-friendly town is not an easy task. The traffic on Main Street and the lack of handicap accessibility to large portions of the town were distressing to the elderly, handicapped, and family members of the elderly and handicapped in Bandera. This point is based upon responses from an interview with a handicapped individual who lives in Bandera, an interview with a government official in the City of Bandera, and through workshop responses.
Building Codes:
Assist new businesses to meet additional building codes.  Many of the buildings do not meet minimum building code standards.  Efforts need to made to require owners to comply to current standards within a determined time-frame.  “Grandfathering” should be limited to a fixed period of time for compliance on any new ordinances relative to building code and zoning issues.
Architectural Control:

Architectural control regulations should provide design codes and guidelines on storefronts and new buildings that enhance pedestrian friendly ambiance, walkways, handicap access, and to ensure that local architecture complements Bandera’s sense of place and uniqueness.
Throughout the workshops there were mentions of the beautiful and historic buildings. One workshop group even felt the old buildings that line Main Street are the “heart and soul” of Bandera. Yet, there are buildings and homes not being kept to standards that many community members feel are acceptable. A large portion of the community members spoken to would like to see better upkeep of storefronts, more litter control on the streets, and stricter regulations for signage and new buildings. The architecture is in many ways an important attribute of the town, as mentioned by at least three of nine community workshop groups, and regulations need to be enacted upon immediately to continue upholding the tradition and ambiance of the town.
Youth Issues:

Address youth loitering and other issues.  

· The youth can be trained for positions as tour guides in the town.
·  The potential for youth centers, such as a skate park, should be examined. 
There was agreement that there is a problem with the youth of Bandera. There is disagreement upon the root cause to this problem and the possible solutions. There were extreme views on both sides of the argument. First, A) there are those who feel the youth of Bandera are completely normal. The problem is that they do not have viable options for activities. A second group B) believes the youth are a product of negative family environments. Proponents subscribing to belief Group a support the addition of family-friendly activities and activities for youth. Group B would like to see stricter loitering rules and curfews implemented.   Six informal meetings and surveys were completed by youth age sixteen and under in Bandera. Based upon these preliminary findings it is believed that a skate park should be built and additional youth activities and possibilities should be examined. A study should be completed that examines the mindset of the youth and what they would like to see occur in their town. The youth’s opinion and viewpoint should not be overlooked.
Heritage & Historic Issues:

An interpretive “cultural/heritage tourism” plan should be established, including:  
· A historic walking tour of the town  

· Interpretive brochures and information on Bandera’s rich cowboy and frontier heritage

· Historic preservation and development of the Texas dance halls and honky-tonks 

· Interpretation and activities related to dancing and music heritage

· Additional interpretive signage

Establish museum space in town planning and incorporate cultural heritage components as part of the downtown plan (consider identifying ‘tourist district’ including restaurants, etc.)

· Dude ranch tours, area-based tours, and check for possible heritage trail development.

Bandera has an opportunity to position itself as a heritage and cultural attraction. This is due to the aforementioned historical buildings, history as realized from the museum and preliminary research documented in the “Methodology”, and history realized from meetings. A full study should be conducted that examines, among other items, the creation of a walking tour, the possibility of additional museum space, possible funding resources, and  interpretive signage in town documenting the impressive historical attributes of the city. The cultural heritage plan should be integrated into an overall strategic tourism plan for Bandera that addresses sustainability and growth management issues.
Tourism Plan:
  
Develop a strategic tourism plan with direct input and participation of key stakeholders including the residents (local and area-based). Ensuring cooperation in tourism development between the town and the area is critical, and cooperative marketing is important. A future marketing study can also look into two potentially lucrative markets families and upscale visitors.
Signage:
Signage should be placed when entering and exiting the city (directions to key sites, areas).  Upon entering Bandera two signs would be helpful: a welcome sign and a sign requesting visitors not rev their engines.  Signage is an important marketing tool for cities. Due to Main Street’s traffic there is a consistent procession of a captive audience. Signage when entering and exiting town should be meticulously placed so as to further captivate interest. The signage should be large enough to leave an impression, fit into the town’s image as a western heritage destination, include the slogan “Cowboy Capital”, and be placed as soon as possible by the town. A second sign, one that requests truckers and motorcyclists to not rev their engines, should be placed at the entrances to the downtown area.
Hospitality Facilities:
Complete a hotel market evaluation study and a hotel feasibility study to answer two questions:

· Should the city bed tax be raised?
· What type of new hotel should be added to the current marketplace?

One of the most important and oft-stated sentiments by community members in relation to tourism was the lack of hotels – hospitality facilities. This is clearly documented in the meetings and workshop reviews. The hotels, according to the community and performed online research (as documented in paragraph one of the “Tourism Inventory” section), are insufficient in quality, price, and availability. A hotel market feasibility study is one of the most pressing matters for Bandera. Continued growth in the tourism sector in gross numbers will be insufficient to meet rising costs if Bandera is not able to take advantage of accommodation related revenues (e.g., hotel & motel tax, etc.). In addition to encouraging local entrepreneurship and ownership of local businesses, including local accommodation, additional study is needed to examine the need for specific brand name accommodation such as Best Western, Hampton Inn, La Quinta, Ramada Inn, and/or Holiday Inn Express. A hotel feasibility study is recommended. 
Nature Tourism:  
The natural attractions of Bandera are a positive strength, but the physical tourism infrastructure needs additional amenities. Supplementary marketing plans need to be constructed to address attractions such as bird-watching, nature trails, and swimming holes. The Medina River and park have excellent potential for careful tourism development. Furthermore, the physical tourism infrastructure should be examined as depicted in the mid-term considerations. 
Bandera’s natural setting is picturesque including the Medina River, Medina Lake, and Bandera Park. The stage is set for marketing nature tourism. A nature tourism marketing plan is an important consideration. The physical tourism infrastructure (hotels, hospitals, amenities for guests, etc.) should be examined in conjunction with the nature tourism plan.
Segments of the community would like youth activities added not only for the local youth but also to enhance new market segments they believe Bandera is primed for. This includes an up-scale market, such as The Mansion (a new boutique hotel property opening on 11th Street) will be advertising to upon opening, and the “family” segment of the tourism market. Opening two new markets and marketing to them requires an in-depth look at the environment. For example, realizing traveler motivation and likelihood to visit Bandera in families traveling to Fredericksburg may give insight. Further research in this area is needed. 
Recycling Program:
A recycling program should be put into place. A study examining options and possibilities for recycling long-term should be enacted upon.
A recycling program should be re-implemented. A closer look into what the recycling program should look like into the future should be sourced. Recycling is an important part of sustainability, something the residents felt strongly about according to data received during the workshops. The residents also felt strongly about going Green and utilizing water saving practices. Opportunities in these areas should also be examined.  
Co-Marketing Strategies:
Co-marketing strategies with other “Texas Hill Country” towns should be investigated.
Marketing is expensive and the community would like to not only market more often, but market to new segments. Therefore, marketing relation possibilities with neighboring communities should be examined.  
Tourism Inventory:

Ensure a full tourism inventory of services, facilities, attractions, events, and infrastructure is developed and kept updated in order to assist in tourism planning.
Official Website:

The City’s official website needs to be professionalized and updated regularly.  Enable visitors to the website to be able to sign up to receive regular emails about on-goings in Bandera.   Websites have become an important attribute of tourism. More than 90% of Americans check Internet sites when preparing to travel to a location. The Convention and Visitors’ Bureau website needs to be enhanced, updated regularly, and brought up-to-date. Furthermore, the hiring or outsourcing of an Internet and website marketing administrator will allow for information on-line in various areas (Wikipedia, Hotels.com, etc.) to stay up-to-date and positive while the number of tourists reaching Bandera-related information online is greatly enhanced. 
Visitors Surveys:

A program establishing regular visitor surveys at events and attractions should be examined in order to develop marketing profiles, and to track trends in marketing profiles. Furthermore, this will assist in planning tourism.

Part Three: Implementation of the Plans: 

Chapter 3.1
3.1 – TASK GROUPS & ACTION PLANS:

3.1.01 – Implementation Strategy:

Introduction:

In order to provide a framework into which the work required for the verification and implementation of the many goals and objectives of this Report, it is recommended that five Task Groups be formed.  

Implementation of Task Groups:
Each Task Group should be composed of individuals that have an interest in the scope of and the projected activities of a particular Task Group. Some members may have working and/or practical knowledge that is relevant to the identified activities and responsibilities of that group – some may not.  There are no specific requirements or prerequisites for membership in a particular Task Group other than a sincere desire and a commitment to participate and be part of the process that is essential for the realization of the goals and objectives contained in this Report. 

These Task Groups are essential to provide the continued support of the recommendations contained in the Report.  The Task Groups are to provide expansion and interpretation of the recommendations and to provide essential goals and objectives for implementation if community is to eventually realize any of the numerous recommendations that are in the Report. 

As a city of high spirit, community engagement, and limited financial resources, the best approach to achieving the stated objectives is through the establishment of short, intermediate, and long term goals that address the key areas concern within the overall area of interest of each Task Group.  The work of the Task Groups become an essential part of a coordinated network, reporting directly to an oversight implementation commission, which then reports and makes recommendations to City Council.

Task Groups and Sub-Groups:

The individual Task Groupings have been organized into categorical sub-groupings that have, to varying degrees of relativity, common underlying principals and issues relating to the other task within that group.  Each Task Groupings’ sub-groups, share some common concerns, approaches to the challenges presented, and the conceptual solutions of those challenges.  Each has commonly perceived processes, techniques, and methodologies in solving the issues and problems presented in this Report.

Outlined below are FIVE TASK GROUPS.  Each task group is composed of from one (1) to three (3) sub-groups.  Each Task Group has the responsibility for (1) further defining and refining the recommendations and concepts outlined in this Report, (2) establishing an action plan for follow-up activities required, and (3) to set a calendar-based schedule for implementation with measurable goals for each step of a particular aspect of the community plan addressed within the overall scope to each Task Group.  
It is important that the issues of each sub-grouping of each Task Group NOT be combined into one overall “comprehensive” approach with all sub-grouping issues.  Not all sub-group issues need be worked within the same time-frame; HOWEVER, it is very important that each sub-group within a Task Group retain its separate identity – even if there is no interest in the current membership of that Task Group to proceed with recommendations within the scope of that sub-group.  Future members of that Task Group may have different priorities than the initial Task Group members.  There may be objectives listed within a Task Group that may not be thought to be “feasible” until ten or fifteen years from the initial completion of this Report.  The Report is for short, intermediate, and long term objectives and goal settings – not just for the here and now OR the immediate future.  

The Task Groups are organized into the following categorical oriented groupings:
Task Group One:

INTERNAL GROWTH MANAGEMENT Group:

1A – Medina River and City Park
1B – Infill and Town Character
Task Group Two:

 SPECIAL DISTRICTS MANAGEMENT Group:

2A – Gateway Districts
2B – Old Courthouse and Jail District
2C – Courthouse Square
2D – Backstreets of Bandera

Task Group Three:

 HOSPITALITY MANAGEMENT Group:

3A – Music and Entertainment
3B – Special Events and Festivals
Task Group Four:

QUALITY CONTROL MANAGEMENT Group:

4A – Streets, Sidewalks, Pathways, and Accessibility
4B – Environmental Quality and Sustainability
Task Group Five:

 EXTERNAL GROWTH MANAGEMENT Group:

5A – Annexation Issues 
5B – Bypass Corridor Issues 

“Buy-In” of Sub-Group Membership: 

The membership of each Task Group and each sub-group needs to be effective, and become involved in the “hands-on” planning of this segment of the community, and, through that involvement, generate a “sense of ownership” on the part of its members of the the Report and its recommendations or objectives.
The spaces in “Action Steps of Sub-Group” are left blank to encourage each sub-group “fill-in” as that group determines.  Members need to study the Report, and “step-up”, get involved and develop a sense of having something “at stake” –  to collectively foster a sense of adoption and ownership of the recommendations of the Report overall and specifically relative to this sub-groupings’ area of interest. 

The work that is generated by this sup-group needs to be studied and refined into specific goals, objectives, and actions steps that can evolve into time-based scheduled activities that lead towards the realization of the goals and objectives that are recommended throughout the Report and, specifically, those recommendations designated as the scope of each sub-task group. This, as is the entire report, is a working document – not a static one.  Space is provided, as a format, for the inclusion of the Action Steps, in Part Four, that this Task Group can formulate and identify.  Again, this is just a form to get started with – not to finish with.  Use it, work it; develop it into an effective tool for the groups’ use.
3.2 – TASK GROUPS:

3.2.01 – TASK GROUP ONE: 
INTERNAL GROWTH MANAGEMENT Group:   
Group 1 – Subgroup 1A:
MEDINA RIVER and CITY PARK: 1A (Former Group 1)
The Medina River, the River, essentially forms the Western and Southern boundaries of the City. Its physical dominance of the terrain, along with the hills on “the other side”, makes it the City’s strongest natural resource and one of the City’s main attractions for both residents and tourists.  Its value can be threatened by inappropriate intrusion and over-development. Bandera must become one of the primary caregivers to the Medina River. 
The River needs to be addressed both as part of City Park and in other areas within the City, its ETJ and beyond. The River belongs to the larger community that is Bandera. Its upkeep, nourishment, quality and environmental care must be provided by all segments of the community – not just the City of Bandera.

The development study recently prepared for City Park should be revisited.  That study needs to be updated to include the visions being promulgated within this report. This park is not just a park.  Along with the surrounding hills, the River is the sitting for which Bandera was created. The original platting of the Town of Bandera embraced completely the presence of the River.  Although Bandera, the City, has grown from that original township on the River, the River is still one of the two predominate elements (the other is the hills) of the ambiance that is Bandera.  

A revised concept for the use of City Park needs to be embraced.  That revised concept is one that builds on the natural beauty of the terrain along both sides of the River.  That concept accommodates environmental friendly development of those lands with the River and addresses such issues as exclusion of the automobile and inclusion of “low-impact” development of the Park.  A multiplicity of “trails”, nature camping, limited commercial support facilities, and equestrian related (but limited) activities, should be considered for City Park.  Such activities would be minimally intrusive to the natural beauty of the River and the surrounding terrain. 
Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.
In order to create a dialogue that embraces these concepts and ideas, and to develop ways and means to move forward in those directions, the following “Recommendations” are presented to the “1A – Medina River and City Park” sub-group for the development and scheduling of suggested “action steps”.
1.  
A revised design for the park should be developed that more closely reflects the community’s guiding principles, primarily a desire for greater environmental protection.  
2.
All vehicles and inappropriate structures should be removed from the park. 
3.
A “pay and display” parking lot should be created along Maple Street to First Street.  
4.
A revised design for the development of City Park should also reflect opportunities for eco-tourism in Bandera.

5.
Identify key sections of the River that require pro-active protection due to their potential to greatly enhance the quality of the “river experience” and the ecology of Bandera, now and in the future.  

6.
Investigate the options for controlling development along the river. Some options include (1) ownership, (2) annexation, and (3) conservation easement.  Wherever possible, annexation of adjacent riverfront property should be the last option; annexations’ value is much greater in controlling the quality of development of properties fronting roadways and in new subdivisions.  It should be possible to put into place conservation easements in the floodplain along the River. 
7.
Properties across the River from City Park, between the dam and the 1st Street Bridge, are desirable for City ownership, which would permit use of the land for parks and recreation.  This could possible by accomplished by agreement with the property owner. 
8.
Investigate acquisition of river-front land on both sides of the river east of  the Highway 173 Bridge. These properties are immediately below the Old Courthouse and Jail, and are also in the floodplain.  Such acquisition would return this area of the River to its natural condition and open it to uses that would be tied into the Old Town District on the higher land above.  

9.
Investigate the options for the relocation of the RV parks off property directly fronting the River.  They could be relocated to a less visible, more desirable location possible still adjacent to ‘on-the-river” properties and to the extended City Park complex.

10.
Riding, walking, biking, swimming are each activities to be accommodated alongside the Medina River, especially in existing City Park, as well as a range of more passive activities. This has value, not only to tourism in Bandera, but also to promoting opportunity for healthy lifestyles for Bandera citizens.  River trails should be natural and attractive, and recreation areas (for picnicking, swimming, etc.) well integrated with the natural environment.  

11.
Development, non-development, or acquisition agreements should be entered into for some properties on the South side of the Median River West of the Texas 173S Bridge.  The parcels of land starting at the Texas 173S Bridge and continuing to the 1st Street Bridge should be brought under the control of the City Park development plans.  The City owns property immediately adjacent to the River on both sides east of the Texas 173S Bridge.  

12.
Study the use of the additional property abutting the City Park on the South side of the River which contains natural contours that could accommodate an amphitheater, most of which, not in the flood plain.  

13.
Investigate the use of the high-slope hills East of the property in # 11 above as an excellent “nature area” for small cabin rentals that could be developed either privately in association with City Park operations or under an agreement with the City.   

14.
Considered the location of a small footbridge across the River in the proximity of 6th Street, to allow use of both River banks and provide access to City Park amenities, on the River bank north side.

15.  Encourage enterprises in support of the Park such as a café, sports club, bed and breakfasts, stables, bike hire, fishing supplies, Bandera style motel/hotel, camping, etc...  Such enterprises should be developed north of Maple Street, in a style and manner that respects the natural setting. Only “day-stabling” of horses, in support of the “trails” systems, should be allowed in the City Park with overnight stabling provided elsewhere.

16.
Within the existing City Park, starting at the “tent camping” area, additional river-side camping facilities and capacities should be developed that could greatly increase the “cash flow” from the City Park.  That cash-flow could be utilized in self-financing programs such as “user-revenue-generated bonds” and/or cash basis improvements.  Present camping is very limited as developed in the park with no camping facilities past the 1st Street Bridge.  Capacity, now at about (20) spaces, could be expanded for both “natural” and “developed” camp sites that could amount to 100-150 campsites.  

17. 
A scheme of indigenous grassland and tree planting should be implemented as part of the park design.  Portions of the expanded City Park should remain and be maintained as “nature trails”.

18.
Task Sub-Group 1A – “Medina River and City Parks” of Task Group 01 – The INTERNAL GROWTH MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group Two – The SPECIAL DISTRICTS MANAGEMENT Group
· Task Group Three – The HOSPITALITY MANAGEMENT Group
Summary:


The aim is to provide stewardship of the natural beauty and the manmade traditional values of the Bandera community that are a delight to residents and visitors alike. That stewardship, in addition of existing revenue streams, can be supported by new income from parking, cabins, camping, and new business enterprises.   Particular emphasis is placed upon conservation easements, reinstituting natural conditions, and creating new recreational accommodations.  Emphasis is also placed upon building commercial opportunities that are “eco-friendly” and supportive of the “Cowboy Capital” image so essential to the continued tourism based economy with such items as a riding school, horse day rentals, cabin rentals, and “nature-camping” and a coordinated scheduling of special events and festivals.  
Group 1 – Subgroup 1B:

INFILL and TOWN CHARACTER: 1B (Former Group 8)
A city is buildings and infrastructure. It has inhabitants consisting of residents, visitors, workers, and others.  A community is made of all of these elements and an intangible one that could be labeled as its “character”.  The character of a city is composed of its people, history, and tradition. In those simplistic respects, Bandera is just like any other city.  When a study such as this is prepared, it is the composite over-view all of these elements that are analyzed.  The buildings, the infrastructure, the topography, the climate, the people, the history, the traditions, the religions, the economics, the educational needs, the health needs, and many other elements (identified by the community) – that collectively – form a collage of the physical area being studied.  It is this “town character”, consisting of residential areas, known as neighborhoods and business areas, known as commercial districts, which form the physical character of community. It is the detailed analysis and study of these common elements that give each community an individual charismatic identity that is totally unique to each community.  Each community consists of all of these elements – but, each community’s composite “foot-print” is totally unique and unlike any other community – anywhere.

The official web site of Bandera County has an aerial map of the City, taken about 1920, that is a pictorial history of early Bandera architecture.  Many of the buildings in the photo simply no longer exist – some do.  These photos give an indication of the historical architecture and, to a degree, insight into the traditional aspects of Bandera.  They do not present a complete “picture” of the town character however.  That is only identifiable as the analytical by-product of the pits and pieces of such a study.

Historically, there are typical characteristics that occur in the physical development of cities.  One such element is the “leftover open” spaces that occur as a community or neighborhood is built.  The open spaces that remain after a neighborhood has effectively built on every open property are known as “infill” properties – nothing was ever constructed on these properties or was built, demolished years later, and never rebuilt.  Bandera has many such sites or lots within the present City limits.  In order to affect a greater inventory of housing types and to increase the affective density of the existing neighborhoods, attention needs to be directed to greater utilization of these “here-to-fore” vacant lots.

It is the purpose of this task group effort to provide additional study, analysis, and guidance into the elements that create that “Town Character” referenced herein and to address issues affecting the “infill” properties and the impact that such lots and character can have on the future of the City of Bandera.

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Eight – Infill and Town Character”.

1.  
Establish a City of Bandera Historical or Heritage Commission whose sole area of responsibility is the City of Bandera – not the entire County.

2.
Work with P&Z for effecting major revisions to the Zoning Ordinances’ Historical Districts regulation establishing several levels of regulations that would be applicable to different levels of historically important buildings and sites with possible consideration of designating the entire original township of Bandera as a “Level One (lowest) Historical District”.

3.
Identify buildings and districts for historic landmark designation and also other buildings and features that specially contribute to Bandera’s local character.  

4.  
Suggest a series of ways that commercial buildings might be made more attractive.  Develop incentives that encourage building owners to make improvements in the quality of their buildings.  Provide a guidance manual for construction of new commercial buildings, and work to ensure enforcement.

5.  
The argument has been made that Bandera would actually benefit from carefully planned infill and additional density in the main center of the City. However, this needs to be sensitive, well-scaled and compatible.  A guidebook of compatible infill should be developed indicating suitable sites and desirable building types for new development.

6.
Task Sub-Group 1B – “Infill and Town Character” of Task Group 01 – The INTERNAL GROWTH MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group Two – The SPECIAL DISTRICTS MANAGEMENT Group

· Task Group Five – The EXTERNAL GROWTH MANAGEMENT Group
Summary:

New buildings should be well integrated and designed as a complement to the existing character of the town. Several “Design Control” manuals should be developed.  P&Z is currently preparing an “interim” Architectural Control Manual for the Historical District”.  This is a rush job in order to have some control in the existing Historical District which is ONLY Hwy. 16 and Hwy. 173 from City limits to City limits and ONLY one block on 11th Street between Hackberry and Cedar Streets.  No other properties in Bandera are currently in an historical district – even though several properties are state designated historical properties – they are not protected by local historical district regulations. These issues can be addressed by this Task Group whose main directive is that of infill and town character.  Nothing is a more important aspect of town character than its care, support and respect for historical properties and peoples.


3.2.02 – TASK GROUP TWO:  

SPECIAL DISTRICTS MANAGEMENT Group  

Group 2 – Subgroup 2A

GATEWAY DISTRICTS: 2A (Former Group 2)
The City of Bandera has four “gateway” entry opportunities. State highways 16 and 173 entering and exiting the City   approximately at the locations of the City limits, offers opportunities of visually dramatic views into the valley in which Bandera is located.  These visual, as well as logistic, “gateways” have the potential of “announcing” to visitors/tourists that they have arrived. These gateways should establish a sense of presence and place that is the beginning of the experience of being in the “Cowboy Capital of the World”.  

Many cities do and every city should have a significant central space/place for celebrations and gatherings.  The entry into Bandera from Texas Highway 16S (the East and the primary access point) could be a more memorable, welcoming experience.  The creation of a Town Square as a point of major identity at the northeast corner of Cypress and Main, in place of the current parking lot, could serve as a central focal and gathering point for the Old Town District.  This corner property could play a more significant role as that “major place/space” in Bandera. Being bordered on both street sides with TxDOT highway frontage presents problems, issues and opportunities.   
With proper design considerations, such a Town Square could be the primary focal entry into a new cultural and entertainment district in located on the “back streets” of Bandera utilizing previously “unusable” back-side of properties that all face existing streets in town.

Refer to Part 2, Sub-chapter 2.2.07 – “Other Assets” for additional information.
Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following “Recommendations” are formulated for consideration by this group, “Task Group Two –Gateways -Town Square - Backstreets”.

1. 
Oversee the planning and design of the highest quality in selection of the locations for and the creation of hand-crafted gateway signage for these “points of entry” into Bandera.  Efforts should be made to minimize all other signage and billboards to the greatest extent possible, and to control the quality of development at the entry to the City to the extent possible under current zoning laws.  Welcoming signs should be designed to represent the values that are significant to the community:  authenticity, cowboy culture, ecology, the River. 

2.
Oversee the enforcement of the City’s sign ordinance which IS applicable in the surrounding ETJ areas.  

3.
Work with overall coordination efforts and, if necessary, make recommendations to P&Z for new or revised zoning regulations that are supportive of the forthcoming recommendations of this Task Group. 

4.
Investigate the development of a Town Square on the vacant lot at the northeast corner of Cypress and Main to give Bandera a central focal and gathering place.  Potentially, a row of small shops could form the eastern boundary, with the two sides to the roadways left open.  The square can be a place of gathering and resting, but also used for community celebration, parade kickoffs, interpretive exhibits, craft fairs – it needs programmed activity and a cowboy “story”.  

5.
Study the feasibility of the location of a significant sculpture at the intersection corner that could be a visual focal point both for the Town Square and for the City.  Possibilities for the sculpture could incorporate the one being considered by the Historical Commission of Bandera County or it could be a series of life-sized statutes of the major historical world champion cowboys of Bandera.

6.
An expanded utilization of this Town Square tract could be the primary “focal” entrance point to a “back door” or “Backstreets of Bandera” (Arkey’s song) commercial/entertainment district along the dry creek bed that begins near the Bandera Middle School and ends at the Medina River in the existing RV Park.  This area could be similar to a miniature “RiverWalk” that has made San Antonio famous.  

7. 
It is essential that Highway 16 as it enters Bandera remain two-lane and rural in character, to continue to serve as an appropriate gateway into Bandera.  This task group should assist in the formation of planning and architectural design guidelines for all new development that frames the entrances to the City that begin at the bypass intersections. 

8.
Begin discussions with TxDOT for exploration of providing a new underpass, culvert, or bridge beneath Highway 16 entering the City that would provide a pedestrian walk-thru by raising the elevation of the road to a sufficient height for the passage of people or horse riders under the road.  Also investigate the second “crossing” on Main Street between Cedar and Hackberry streets.

9.
Task Sub-Group 1B – “Infill and Town Character” of Task Group 01 – The INTERNAL GROWTH MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group Two – The SPECIAL DISTRICTS MANAGEMENT Group

· Task Group Three – The Hospitality Management Group

· Task Group Five – The EXTERNAL GROWTH MANAGEMENT Group

Summary:

In summary, the Gateway Zones form the first impression of the City. They can make or break a visitor’s “first impression” experience. 
Is Bandera like everywhere else in Texas (i.e. sprawl and billboards on wide highways), or is it a place with a difference?  The quality of development alongside the roadways into the City should be controlled through annexation, zoning, and other guidelines.  The vacant lot at the central intersection should become a central square, or Town Square, offering a point of arrival, a place for gathering and celebration, and possible an entryway into a major new commercial/entertainment district.  Such a place, in this location, also can provide linkage between the Old Courthouse and Jail District, the Old Town District, and the Courthouse District.
Group 2 – Subgroup 2B:  

OLD COURTHOUSE and JAIL District: 2B (Former Group 3)
The old courthouse, jail and ancillary buildings could be a beautiful enclave, opening up significant history and interest.  Linking this district to the historic buildings on Main Street would enhance the depth of the visitors’ experience, particularly linking Main Street to the River.

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Three – Old Courthouse and Jail District”.

1.
An acquisition and preservation action plan should be prepared for the restoration and occupation of this significant site and grouping of buildings and trees.

2.  
The opens spaces in this district should become “quality spaces” through building retrofitting into public services usages, streetscape enhancement, and presenting high quality interpretive exhibits illustrating history of Bandera and the cowboy lifestyle.

3.
Incorporate the American Legion, the Wool and Mohair Warehouse, the other building in the strip, along with making a public open space in the private road ROW that ties all the properties into a single comprehensive district from Main Street to 12th Street.

4.  
New appropriate uses for the buildings in this district could be developed, including possible relocation of City Hall, along with locations for a history museum, art galleries, restaurants, and other retail shops. There is also potential for conversion of the large old warehouse into higher use with possible shops, lodging, and eatery entities.

5.
Care should be taken to link this district to the other historic attractions with pedestrian trails, such as the OST Restaurant block, the 11th St. commercial areas, and the River with good pedestrian connections. 

6.
Consider working with the RV Park down the hill on the River, to relocate to a desirable new location, so that the current location can be returned to a natural River environment. This property should be linked to the old historic buildings on the hill.  This linkage can bring greater economic opportunity to the current property owner through development of tourism amenities that are more attractive, and of greater interest to a broader base of tourists.
  

7.
Task Sub-Group 2B – “Old Courthouse & Jail Districts” of Task Group 02 – The SPECIAL DISTRICTS MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Three – The HOSPITALITY MANAGEMENT Group

· Task Group Four – The QUALITY CONTROL MANAGEMENT Group


Summary:

The task group has one of the more readily achievable, doable, concept projects – that of utilizing essentially vacant or underutilized properties by conversion into a small comprehensive historical district that could easily become both the administration showpiece and history center of the City of Bandera.  By physically linking these properties on the hill to Main Street and providing connectivity to the River by relocating the RV parks, thus reclaiming the natural attractiveness of this area, it becomes a new tool or amenity in the growth and marketability of Bandera.
Group 2 – Subgroup 2C:  

COURTHOUSE SQUARE: 2C (Former Group 6)

The Bandera County Courthouse square has the potential, at some point in the future, to become an even more dramatic focal point for the County with the development of an “old town square” around the Courthouse.  Bandera has historically been an economically challenged community, and as such, Bandera missed out on some typical “old town” amenities such as the traditional Courthouse Square commercial and professional district development seen in many area communities (Hondo – the Medina County Courthouse Square complex).  This Courthouse Square concept was for many years the focal point of activity, commerce, offices, and the official business of the community.  Many of these courthouse squares lost much of their vitality with the advent of and the popularization of the automobile that offered an expanded business area base to the older inner city areas such as the traditional courthouse square.  A new movement in town planning, labeled “traditional neighborhoods and new urbanism”, is again advocating a return to the smaller – neighborhood concept – in providing the usual and traditional small business and living combinations reflective of the late nineteenth and early twentieth century thinking.  In Bandera, even though there never was a traditional courthouse square commercial district, concentrated at the center of town, there is an opportunity to create an old town square in that area around the Courthouse.  That opportunity becomes more self evident when analyzing the potentials and needs for the City in providing attractions for tourists, opportunities for business, and diversity for housing in Bandera.  A Courthouse Square district is a missing link that is needed to make a physical connection (and economic also) between the Old Town area of the OST and 11th Street and the other end of Main Street – the Cabaret District. 
Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Six – Courthouse Square”.

1.  
Develop a plan for revitalization of the Courthouse District.  This should acknowledge the district’s role in linking pedestrian traffic up and down Main Street. Redevelopment of this district, combining mixed-use infill buildings, new businesses, good sidewalks and shade trees is paramount. 

2.
Return the Courthouse to its original architectural distinction – inappropriate buildings, structures, and details should be removed.  The building should remain a hub to the county, but could also be used for city council meetings, community meetings, marriages, community theater performances, committee meetings, and a visitor destination.

3.  
Consideration should be given to relocating City Hall and the fire station, as they do not contribute to the historic or commercial character of Main Street, and are a hindrance to attracting pedestrians to walk the length of Main Street.  Replacement plans for the city hall block should consider gardens, memorials, extension of the library, or new buildings that edge the sidewalk. 

4.  
Develop a plan for redevelopment of the blocks surrounding the Courthouse, on Hackberry, 13th Street, and Pecan.  Two-story structures lining the blocks could provide space for housing, shops, and canopied sidewalks facing onto the courthouse square.  This would provide yet another district for visitors to explore.

5.
Task Sub-Group 2C – “Courthouse Square” of Task Group 02 – The SPECIAL DISTRICTS MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Three – The HOSPITALITY MANAGEMENT Group

· Task Group Four – The QUALITY CONTROL MANAGEMENT Group

Summary:

The Courthouse Square District holds possibly the greatest potential for redevelopment and construction of new buildings in the city, bringing economic benefit in the form of increased property and sales tax revenue.  Redevelopment should not be piecemeal, but rather result from an urban design plan and proactive recruitment of businesses and developers.
Group 2 - Subgroup 2D:  

BACKSTREETS of BANDERA: 2D (Formerly Group 2) 

The old courthouse, jail and ancillary buildings could be a beautiful enclave, opening up significant history and interest.  Linking this district to the historic buildings on Main Street would enhance the depth of the visitors’ experience, particularly linking Main Street to the River. 

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Three – Old Courthouse and Jail District”.

1.
An acquisition and preservation action plan should be prepared for the restoration and occupation of this significant site and grouping of buildings and trees.

2.  
The opens spaces in this district should become “quality spaces” through building retrofitting into public services usages, streetscape enhancement, and presenting high quality interpretive exhibits illustrating history of Bandera and the cowboy lifestyle.

3.
Incorporate the American Legion, the Wool and Mohair Warehouse, the other building in the strip, along with making a public open space in the private road ROW that ties all the properties into a single comprehensive district from Main Street to 12th Street.

4.  
New appropriate uses for the buildings in this district could be developed, including possible relocation of City Hall, along with locations for a history museum, art galleries, restaurants, and other retail shops. There is also potential for conversion of the large old warehouse into higher use with possible shops, lodging, and eatery entities.

5.
Care should be taken to link this district to the other historic attractions with pedestrian trails, such as the OST Restaurant block, the 11th St. commercial areas, and the River with good pedestrian connections. 

6.
Consider working with the RV Park down the hill on the River, to relocate to a desirable new location, so that the current location can be returned to a natural River environment. This property should be linked to the old historic buildings on the hill.  This linkage can bring greater economic opportunity to the current property owner through development of tourism amenities that are more attractive, and of greater interest to a broader base of tourists.
  

7.
Task Sub-Group 2C – “Backstreets of Bandera” of Task Group 02 – The SPECIAL DISTRICTS MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Three – The HOSPITALITY MANAGEMENT Group

· Task Group Four – The QUALITY CONTROL MANAGEMENT Group


Summary:

The task group has one of the more readily achievable, doable, concept projects – that of utilizing essentially vacant or underutilized properties by conversion into a small comprehensive historical district that could easily become both the administration showpiece and history center of the City of Bandera.  By physically linking these properties on the hill to Main Street and providing connectivity to the River by relocating the RV parks, thus reclaiming the natural attractiveness of this area, it becomes a new tool or amenity in the growth and marketability of Bandera.
3.2.03 – TASK GROUP THREE:  
HOSPITALITY MANAGEMENT Group
Group 3 – Subgroup 3A
MUSIC and ENTERTAINMENT: 3A (Formerly Group 4)
Bandera is a city known for music and dance.  The Cabaret, the Silver Spur, the O.S.T., the Silver Dollar, and the Longhorn are 
among the legends of local song and dance. Several of these establishments are currently open, or in planning stages of reopening, or along with remakes (11th Street Cowboy Bar), and newer establishment have created a sub-culture industry that is blossoming into a “Bandera Music Scene” that is unique in occasionally offering legends locally, along with “big name” bands, and relatively new ones, along with new song writers, singers, and entertainers that is the basis of a growing new tradition in Bandera – authentic Hill Country style music in authentic Hill Country venues. 

This should be encouraged and developed further, while respecting the quality of life of residents. Bandera is also dominical for local residents, many of whom have lived in the City and the Bandera area for generations.  Others come here for its small town atmosphere to raise families, other move here for retirement years, and a few that were raised here, moved away and have returned to “the nest” for what is considered “the best”.  

To keep Bandera a thriving, vibrant, viable, small community, all of these interest must be respected and work together in a beneficial manner that allows “compatibility” among the “tribes”. 

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Four – Music and Entertainment”.

1.  
Identify significant music and dance venues, and work with owners to enhance the overall ambience of that facility.  

2.
Encourage “collective bargaining” between the music venues and other stakeholders to resolve any problems or potential problems before they occur – not after there are negative reactions to unsolved problems.

3.
Work individually and collectively to control excessive noise at its source.  The current Noise Ordinance was drafted and adopted prior to the advent of outdoor music venues being opened in Bandera.  The old venues were largely enclosed or at locations that, along with lesser amplified music, did not on occasion project objectionable “noise” into residential neighborhoods of the City.  A reworking of the Noise Ordinance needs to be a priority and contain clear agreements among all stakeholders - venue owners/operators, residents, City Hall, and local law enforcement, on all elements of a revised Noise Ordinance.

4. 
Facilitate the reopening of the Cabaret, which has the potential to revitalize the north end of Main Street. The City needs to implement architectural control of all new and renovation construction projects located throughout its Historical Districts.  The formal adoption of an “Interim Architectural Control Manual” needs to be pushed forward immediately in order to gain some control of the entire length of Main Street from City limits to City limits and the one block on 11th Street – both make up the existing Historical Districts in Bandera.  Consideration needs to be given to expanding the historical districts of Bandera to possible include the entire original township of Bandera as indicated on the original platting map of town.

5.  
Consider an outdoor amphitheater for music and dancing as a part of the City Park, being mindful of potential environmental and neighborhood impacts.

6.  
Develop an overall scheduling procedure that will establish policies of performances at public venues and also provide overall coordination of with other music, entertainment, special events, and festivals in the City.  

7.
Promote local musicians as part of marketing for the City; provide plenty of venues and opportunities for performance and showcasing.

8.
Task Sub-Group 3A – “Music & Entertainment” of Task Group 03 – The HOSPITALITY MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Two – The SPECIAL DISTRICTS MANAGEMENT Group
Summary:

In summary, the Bandera music scene is important to tourism and residents in the City and the community.  There needs to be some overall industry wide mechanisms that provide standards and controls City wide which all venues must be required to adhere to for licensing in the City.  This is a  source of attraction, pleasure and income, and should not have a downside to it for anyone, tourist, resident, and other visitors. 
Group 3 – Subgroup 3B:  

SPECIAL EVENTS and FESTIVALS: 3B (Formerly Group 5) 

Bandera has a tradition of festivals, rallies, special events, ranching activities, school events, sports, and “cowboying” events such as rodeos and live stock shows, but there is a lack of overall coordination that often results in competing events on the same weekends and a lack of events at other times.  This conflict simultaneously creates “burnout” for locals and, on occasion, the need and/or capacity for more activity.  There is a strong need for overall coordination of annual events so that they complement each other, rather than compete, and at the same time provide a continuum of activities for both the locals and the tourists. 

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Five – Special Events and Festivals”.

1.
Develop a system that tracks all known events both annual ones, and, to the extent possible the special one-time only events.  There may be merit in the creation of a history of events calendar in the thought process of scheduling upcoming events. This calendar should be the central element to tourism marketing.   

2.
The newly linked districts from the Medina River, the old Courthouse/Jail, the Town Square, along Main Street, around the Courthouse Square, the Cabaret District, and possibly out to the Rodeo arena should become the physical setting for a calendar full of festivals and events.  

3.
Plan events to optimize the City as a special events venue.

4.
This task group should take responsibility for monitoring impacts of special events and festivals on citizens and neighborhoods, and along with the task group for music and entertainment, can be the “go to” group when conflicts develop.  

5.
Consider a system of providing overall management of issues such as parking and staging areas – develop a plan for staging special events, making use of existing facilities for the short term and be involved in municipal capital improvements for development of new facilities.  

6.
Consider staging and parking solutions for major events.  The Middle School parking lot can act as a staging area for horse trailers, vendors, and performers.  Parades can take place along 11th Street, linking to Main Street and the Rodeo Ground. The street adjacent to City Park can be a large event parking area while serving the needs for park parking. Once the bypass is in place, Main Street could be closed to traffic for special events.

7.  
Provide oversight that does not end up “copy-cat” staging of events and festivals of other communities.  Special events should remain true to Bandera’s heritage and its roots, rather than dilute its flavor by imitation and/or duplication of events in other area communities. Bandera’s western heritage provides many themes for parades, performances, competitions, and events – Round UP’s, Fall Festivals, Christmas and Spring Fests, Best of Breed Shows, Rodeos, Craft Markets, Youngest Rider, Cowboy memorabilia exchange, cart and buggy riding, farm machinery, cowboy biker gatherings (WHAT IS A COWBOY BIKER?), marching bands, and water events.  These are just some of the many ideas to be explored. Tourists come to Bandera to do something different – it should be kept that way with unique events and activities that are not found in other communities.  Antique car shows, biker rallies, and arts/craft fairs (non-juried) are happening in most communities. Maybe we should not have those common events. Maybe the all-too-common events could be replaced with uniquely indigenous Bandera style events. 

8.
This task group should also examine the financial impacts of festivals and special events on the city – and work to ensure financial benefit from use of its streets, police, parking areas, City Park, etc.  Develop a fair pricing plan for events that require public infrastructure and financial support.

10.
Task Sub-Group 3B – “Special Events & Festivals” of Task Group 03 – The HOSPIITALITY MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Two – The SPECIAL DISTRICTS MANAGEMENT Group

Summary:

A coordinated calendar of regular series of unique events and special one-time events should be orchestrated by this Task Group that would match events with facilities and the requisite support of municipal services with fee schedules that at least covers the expense to the City, and that could bring financial benefit to the City. 

3.2.04 – TASK GROUP FOUR: 
QUALITY CONTROL MANAGEMENT Group  
Group 4 – Subgroup 4A

STREETS, SIDEWALKS, PATHWAYS and ACCESSIBILITY: 4A (Former Group 7)
Good communities and towns have many components that collectively project a sense of “well-being” and of a “good” community.  One of these components is neighborhood-scaled streets with good pedestrian linkages. To encourage walking, the level of comfort and beauty offered at street level becomes critically important. 

The City of Bandera has traditionally been a rural hub of business and social activity for both the City and the County.  Most of this activity has been conducted in a manner made possible by the mobility created by the automobile.  We drive to where we want to go, find a parking space, and walk as directly as, possible into the targeted establishment.  This works in rural communities whose commerce is primarily ranching and composed of primarily rural families and the supporting activities for that industry and those families.

The advent of today’s tourists and the significance of that economic impact along with the influx of “new” residents, in both the County and the City, have created a new dynamic that demands new solutions.  The tourists based economy that is now the major industry of the Bandera community, along with the trend towards urbanization of the eastern part of the County, must be dealt with in an aggressive manner that embraces a higher density and fosters a more pedestrian friendly and tourist oriented environment.  Such an environment requires maintenance of the traditional neighborhood streets that already exist and the development of pedestrian friendly amenities such as sidewalks, pathways, HC accessibility, benches, shade/shelter areas, trees and landscaping, signage, and a variety of visceral experiences that will encourage pedestrian movement from point to point, and from one end of the City to the other.

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following are “Recommendations” formulated for consideration by this group, “Task Group Seven - Streets, Sidewalks, Pathways and Accessibility”.

1.  
Develop a series of urban landscape enhancements (canopies, decks, trees, benches) along the length of a pedestrian linkage between the Medina River, northwest along Main Street, through the Town Square, the Historic District, the Courthouse District and the Cabaret District, offering shade, comfort and attraction to pedestrians.

2.  
Work with other Task Groups towards construction of the state highway bypass, which can act as a new city limit along its north and east edges, and move trucks and through traffic out of the City.  

3.  
Implement a tree-planting scheme along 11th Street from the Medina River to the Middle School, adding landmarks and attractions, to create an alternative, green pedestrian corridor in contrast to Main Street’s more urban character, but also linked at frequent intervals to Main Street.

4. 
Develop a special spur trail that links St. Stanislaus, along Cypress Street to Main Street and the proposed Town Square with possible additional spur trails to points of interest that are all connected to the spine, the newly created commercial/entertainment district of “The Back Streets of Bandera” (Re: Task Group Two – “Gateways and Town Square”.

5.
Consider development of intense landscaping on Main Street in the middle blocks from Pecan Street to Mulberry Street in order to provide a distant and up-close visual enhancement to draw tourists from the Courthouse Square to the Cabaret District. Intense landscaping would consist of heavier density of trees, benches, diversity in sidewalk materials, and other pedestrian friendly amenities.

6.
Study replacement parking for spaces lost by intense landscaping on Main Street with City provided side-street parking development.

7.
Coordinate with the Medina River Task Group to develop the River Trail along the entire length of the western edge of the city.

8.
Task Sub-Group 4A – “Streets, Sidewalks, Pathways, & Festivals” of Task Group 04 – The QUALITY CONTROL MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Two – The SPECIAL DISTRICTS MANAGEMENT Group

· Task Group Three – The HOSPITALITY MANAGEMENT Group

Summary:

An integrated system of streetscape designs that provide a pedestrian friendly system for walking from one end of town to the other end or from the City Park and the Old Town District to the Cabaret District would provide a continuum of foot-traffic for all venues along the way.  Foot traffic, not vehicular traffic, is what creates sales. By making “user friendly” pathways for that foot traffic will increase sales at all business establishments from the gift shops, to the restaurants, to the bars, and every business in-between. 
Group 4 – Subgroup 4B:  

ENVIRONMENTAL QUALITY and SUSTAINABILITY: 4B (Former Group 10) 


The responsibility of this group is to identify the potential environmental quality and sustainability issues and challenges that need to be addressed to move Bandera towards being the “greenest city in Texas.”  

Many cities are embracing those challenges today.  One of the challenges for Bandera is the Medina River. The River essentially forms the Western and Southern boundaries of the City. Its physical dominance of the terrain makes the Medina River the City’s strongest natural resource and one of its main attractions for both residents and tourists.  Its value can be threatened by inappropriate intrusion and over-development. Along with the usual environmental and sustainability issues, Bandera must become one of the caretakers of the Medina River. 

Another major issue is the conservation of and the harvesting of another natural resource – water.  The City needs to aggressively address all issues regarding water. It needs to develop a plan that will ensure that the City can sustain any growth that it endorsees and that it can effectively control its growth within that capability.

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these environmental and sustainability issues, concepts and ideas, and to develop an “Action Plan” to move forward in that direction, the following “Recommendations” are formulated for consideration by this group, “Task Group Ten – Environmental Quality and Sustainability”.

1.
Develop a comprehensive, community-wide recycling plan, available to both City and County residents.  Ideally this can be a profit-making endeavor, and potential youth enterprise.  Recycling facilities should be visible everywhere in town, including for visitors on Main Street.  Work with local newspapers to engage every business, school and home in a community-wide effort.  

2.
Create a community compost center.  This should be developed in coordination with the City so that city brush clearance can contribute.  This can be run as an enterprise by local youths, and provide home collection and delivery.

3.
Review City Ordinances to find any elements that might disallow conservation or alternative energy use by homeowners (including rain water harvesting).

4.
Investigate funding sources available to both individual residents and to the municipality for investing in alternative energy technologies, such as communal wind farming and rainwater harvesting.

5.
Develop a strategy with local tourism agencies and businesses to promote Bandera’s green image to visitors.  This should involve hotels, motels, guesthouses, dude ranches, cafes, bars, and restaurants.  Encourage use of recycled materials; water conserving devices; locally produced foods; alternative energy sources; etc.

6.
Work with the Economic Development Commission to recruit green businesses, including manufacturers of green energy products and eco-tourism businesses.

7.
Task Sub-Group 4B – “Environmental Quality & Sustainability” of Task Group 04 – The QUALITY CONTROL MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Five – The EXTERNAL GROWTH MANAGEMENT Group

Summary:

Environmental quality and sustainability can be many things to many people.  The idea is to raise the conscious level for conservation issues relating to a life style of re-cycling, energy conservation, water conservation, and other practical measures that can collectively start to make a difference in the “carbon footprint” that each of us individually and that the City collectively leaves.  This task group needs to be constantly in consultation with most of the other groups to continually improve on past performances relative to each group and to establish ever changing guidelines for improved performance in the areas of concern of environmental quality and sustainability – thus striving to be the “greenest” City in Texas..

3.2.05 – TASK GROUP FIVE: 
The EXTERNAL GROWTH MANAGEMENT Group:
Group 5 – Subgroup 5A

ANNEXATION ISSUES: 5A (Former Group 9)

There are two distinct issues regarding the future growth of the City.  

One is the control and management of the growth that is already here and that which is coming. Some these growth issues have been addressed in the preceding  task group synopses relative to infill growth, Courthouse Square growth opportunities, the new commercial and entertainment district of “The Back Streets of Bandera” project, the River/City Park development, and other task group issues.

The second is to identify the challenges and establish some controls relative to the “By-Pass Corridor” contemplated in this report. Currently there is no specific location for such a by-pass and no plans at any level of government for providing such a by-pass.  However, there is strong support in the community that a by-pass is indeed needed as a major tool for the assurance that rampant uncontrolled, unwanted, growth and urban sprawl will not overtake the City of Bandera and its greater community as has happened in other Hill Country towns with the notable examples being Boerne and Fredericksburg. 

The responsibility of this group is to look at growth issues both within and beyond the current City limits and to design a strategy that addresses the impacts of such growth on Bandera community.  

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in these directions, the following “Recommendations” are formulated for consideration by this group, “Task Group Nine – Growth Management and The By-Pass Corridor”.

1.
The responsibility of this group is to look beyond the City Limits to design a strategy that addresses the impacts of external growth on Bandera.

2.
Develop a plan for the identification of potential by-pass routing from Hwy. 173S to Hwy.173N that crosses Hwy.16S South of the present City Limit line.

3.
Work with any City, County, and State groups/agents/departments that are supportive of this by-pass movement to develop a strategy that encompasses the identification of route, acquisition of right-of-ways, construction funding options, and control of growth along such corridors.

4.
Monitor the progress on this road, working with the Texas Department of Transportation to develop an appropriate scale, alignment and speed for this roadway, so that it achieves the desired effect of
 

(1) respecting the natural beauty of the region, 

(2) lessens impact of through traffic on the City, (3) does not create a commercial zone that competes with those in the City, and (4) does not results in low quality roadside development at key points of entering the City of Bandera.

5.  
Develop a relationship with the local/regional TxDOT engineer to assist in establishing project schedule including the status of the bypass planning and design, financing, and construction. 

6.
Establish a protocol with TxDOT for continuous involvement of local representatives as the project moves forward in time.

7.
Develop design guidelines and regulations for roadside development for commercial and residential uses and that provides for open space (conservations easements) along the route. 

8.
Work with P&Z to create special by-pass zoning categories (anticipating annexation) to guide development at the intersection nodes and alongside the interior roadway.

9.
Incorporate land mass between present City Limits, the ETJ areas, and the By-Pass routing into projected Land Use mapping if not included in this Report.

10.
Develop a critical path for extension of the City Limits that considers willingness of adjacent property owners to voluntarily protect critical land that impacts the visual and environmental quality of Bandera – to the extent that annexation is not necessary.  The highest priorities for annexation are the gateway roads into Bandera and the points where the bypass starts and ends, as well as the length of the By-Pass.  

11.
With the advisement of utility service staff, development a plan for extension of utility services that is tied to the annexation plan and that considers funding sources for operating costs for current system in addition to development costs for expansion.

12.
Work with County officials towards development of joint policies and regulation of subdivisions within an agreed radius 

of the City of Bandera, not just the current ETJ area.  For example, this policy could state that the County permits the City to approve of subdivisions, within this zone. This zone beyond the ETJ but would be within projected ETJ area based upon the City’s Annexation Plan for the next ten years.

13.
Develop a system of incentives for developers in the ETJ to voluntarily comply with a predetermined code for development 

that will protect and enhance the natural environment of Bandera.

14.
Closely monitor and support the activities of the Hill Country counties lobbying the state legislature to increase scope of subdivision 

regulations.

15.
Develop and study the primary focus area for annexation and extension of the City limits and assist in development of an Annexation Plan. Possible annexation area to be East of the City along both sides of Highway 16, to the intersect point of the future By-Pass.  This is where most visitors first experience Bandera, where the majority of first impressions are formed, where the City is most vulnerable, and where quality of development is most in need of guidance. 

16.
Task Sub-Group 5A – “Annexation Issues” of Task Group 05 – The EXTERNAL GROWTH MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group One – The INTERNAL GROWTH MANAGEMENT Group

· Task Group Four – The QUALITY CONTROL MANAGEMENT Group

Summary:

Growth is inevitable. It is here now and even more is coming A.S.A.P. The real question is what does the City of Bandera want this growth to be and where?  This task group’s challenge is to provide some of the answers in real definable terms.  Such specific issues of when, and where, and how, and what controls, and how much, and what density, and what appearances, etc. and etc. and etc.  Also keep in mind that all of the task groups are only advisory in nature – all final decisions are made by the City Council of the City of Bandera – but City Council needs your input – it’s your town.

identify.  Again, this is just a form to get started with – not to finish with.  Ues it, work it; develop it into an effective tool for the groups’ use.

Group 5 – Subgroup 5B

BY-PASS CORRIDOR ISSUES: 5B (Former Group 9)

There are two distinct issues regarding the future growth of the City.  

One is the control and management of the growth that is already here and that which is coming. Some these growth issues have been addressed in the preceding  task group synopses relative to infill growth, Courthouse Square growth opportunities, the new commercial and entertainment district of “The Back Streets of Bandera” project, the River/City Park development, and other task group issues.

The second is to identify the challenges and establish some controls relative to the “By-Pass Corridor” contemplated in this report. Currently there is no specific location for such a by-pass and no plans at any level of government for providing such a by-pass.  However, there is strong support in the community that a by-pass is indeed needed as a major tool for the assurance that rampant uncontrolled, unwanted, growth and urban sprawl will not overtake the City of Bandera and its greater community as has happened in other Hill Country towns with the notable examples being Boerne and Fredericksburg. 

The responsibility of this group is to look at growth issues both within and beyond the current City limits and to design a strategy that addresses the impacts of such growth on Bandera community.  

Composite Objectives: 

The “Composite Objectives” listed for each Task Group are extracted from, not only the obviously relevant chapters in Part One and Part Two, but may have originated in other sections and sub-sections of the Report.  Additional objectives can be added to each Task Group’s “Composite Objectives” from within the work base of each group and from information to be forthcoming from the additional “studies and report” referenced throughout the Report.

In order to create a dialogue that embraces these concepts and ideas, and to develop an “Action Plan” to move forward in these directions, the following “Recommendations” are formulated for consideration by this group, “Task Group Nine – Growth Management and The By-Pass Corridor”.

1.
The responsibility of this group is to look beyond the City Limits to design a strategy that addresses the impacts of external growth on Bandera.

2.
Develop a plan for the identification of potential by-pass routing from Hwy. 173S to Hwy.173N that crosses Hwy.16S South of the present City Limit line.

3.
Work with any City, County, and State groups/agents/departments that are supportive of this by-pass movement to develop a strategy that encompasses the identification of route, acquisition of right-of-ways, construction funding options, and control of growth along such corridors.

4.
Monitor the progress on this road, working with the Texas Department of Transportation to develop an appropriate scale, alignment and speed for this roadway, so that it achieves the desired effect of
 

(a) respecting the natural beauty of the region, 

(b) lessens impact of through traffic on the City, 

(c) does not create a commercial zone that competes with those in the City, and 

(d) does not result in low quality roadside development at key points of entering the City of Bandera.

5.  
Develop a relationship with the local/regional TxDOT engineer to assist in establishing project schedule including the status of the bypass planning and design, financing, and construction. 

6.
Establish a protocol with TxDOT for continuous involvement of local representatives as the project moves forward in time.

7.
Develop design guidelines for commercial and residential development along the By-Pass that creates two distinct developmental sets of regulations to guide development; one set for intersection nodes and another for along the interior roadway. 

8.
Work with P&Z to create special by-pass zoning categories (anticipating annexation) to guide development at the intersection nodes and alongside the interior roadway.

9.
Incorporate land mass between present City Limits, the ETJ areas, and the By-Pass routing into projected Land Use mapping if not included in this Report.

10.
Develop a critical path for extension of the City Limits that considers willingness of adjacent property owners to voluntarily protect critical land that impacts the visual and environmental quality of Bandera – to the extent that annexation is not necessary.  The highest priorities for annexation are the gateway roads into Bandera and the points where the bypass starts and ends, as well as the length of the By-Pass.  

11.
With the advisement of utility service staff, development a plan for extension of utility services that is tied to the annexation plan and that considers funding sources for operating costs for current system in addition to development costs for expansion.

12.
Work with County officials towards development of joint policies and regulation of subdivisions within an agreed radius of 

the City of Bandera, not just the current ETJ area.  For example, this policy could state that the County permits the City to approve of subdivisions, within this zone. This zone beyond the ETJ but would be within projected ETJ area based upon the City’s Annexation Plan for the next ten years.

13.
Develop a system of incentives for developers in the ETJ to voluntarily comply with a predetermined code for development 

that will protect and enhance the natural environment of Bandera.

14.
Closely monitor and support the activities of the Hill Country counties lobbying the state legislature to increase scope of subdivision 

regulations.

15.
Develop and study the primary focus area for annexation and extension of the City limits and assist in development of an Annexation Plan. Possible annexation area to be East of the City along both sides of Highway 16, to the intersect point of the future By-Pass.  This is where most visitors first experience Bandera, where the majority of first impressions are formed, where the City is most vulnerable, and where quality of development is most in need of guidance. 

16.
Develop a strategy for working on a continuous and constant basis between the City, the County, and the Texas Department of Transportation to select and develop an appropriate location.

17. 
Address such issues as the development of an appropriate scale, alignment and speed for the new road.

18.
Master plan the By-Pas areas to establish a coordinated annexation strategy that considers conservation corridors to avoid strip development and to determine the extent and layout of commercial nodes where the By-Pass intersects with Highways 16 and 173. 

19.
Task Sub-Group 5B – “Bypass Corridor Issues” of Task Group 05 – The EXTERNAL GROWTH MANAGEMENT Group needs to coordinate its efforts with the following task groups:

· Task Group Four – The QUALITY CONTROL MANAGEMENT Group

Summary:

Growth is inevitable. It is here now and even more is coming A.S.A.P. The real question is what does the City of Bandera want this growth to be and where?  This task group’s challenge is to provide some of the answers in real definable terms.  Such specific issues of when, and where, and how, and what controls, and how much, and what density, and what appearances, etc. and etc. and etc.  Also keep in mind that all of the task groups are only advisory in nature – all final decisions are made by the City Council of the City of Bandera – but City Council needs your input – it’s your town.


Part Four: Planning and Growth Issues: 

Chapter 4.1

4.1 – ALTERNATIVE PLANNING PHILOSOPHIES:

4.1.01 – OPEN SPACE DEVELOPMENT (OSD):


General:


Open space development is also known as “conservation subdivision design” and “conservation development.”  This market-friendly concept improves upon the conventional “cluster” subdivision approach. While clustered development is generally encouraged in order to create open space for the enjoyment of all, it often represents fragments of “leftover land” that was difficult to develop or too small to meet local building requirements. 


The benefit of using open space design is that the open space created through this approach is of much higher quality, which increases property values and enhances marketability. Conventional suburban subdivisions are based upon the premise that large lots create higher property values. Market studies of open space developments built across the U.S. have shown that lot size is much less of a factor in property value than once thought. A small lot which is located near high quality open space that the property owner is not obligated to maintain frequently sells for as much—if not more—than the larger lot in the conventional “checkerboard” subdivision development.


This high quality open space helps maintain the rural character of the area. It also provides an interconnected network of green space (sometimes called “green infrastructure”) that accommodates environmental values, such as wildlife habitat and migration corridors, stream buffers, and flood zone protection. Open space can also accommodate human values, such as recreation (pedestrian & bridle trails, wildlife watching) as well as economic efficiency (low cost storm water management, shared areas for utilities). This is accomplished by reversing the typical sequence of activities in the land development process. That process is described below.


Specifics:

1.
Identify “primary” and “secondary” conservation areas on the site: 



Primary conservation areas include environmentally sensitive areas, such as wetlands and steep slopes, which local governments are required to protect. These areas become the open space components of the project. Secondary conservation areas include scenic, cultural, or historic resources that give a community its unique qualities. These secondary features can often be incorporated into the development, e.g., converting an old farmhouse or barn to a community center, or making landmark trees the focus of other site improvements.

2.    Identify the development area, and locate home sites for maximum open space and privacy: 


This step helps maximize financial return on the property. It usually does not result in fewer lots than the conventional approach. Privacy is enhanced because homes are not located directly across from each other. In conventional development, the sequence is to divide the property into lots, and then lay out streets to provide lot access—most often involving “double-loaded” streets, with lots facing each other. 

3.
Align infrastructure (streets and trails) to serve the home sites:

Connect the homes with a network of streets and trails leading to the open space. This approach usually results in several features that lower development costs, e.g. street lengths that are shorter (and therefore cheaper) than those found in conventional developments. 

4.
 Draw in the plot lines: 


By doing this step last, the preceding steps have provided for high-quality open space that can be managed in common or private ownership. This approach can work with or without conventional zoning. It can work at the town, village or rural level on small or large tracts of land or for individual home sites.

Advantages of This Approach:

· No stringent, pre-set requirements as found in conventional zoning, e.g. does not have minimum lot sizes, building setbacks, minimum yard areas or prohibited uses. A flexible approach that is adaptable to each building site.

· Complies with environmental protection requirements through effective site design.

· Cheaper to develop due to lower infrastructure costs (shorter, narrower roads, sidewalks, curbs & gutters replaced by trails and open space, etc.)

· Highly marketable due to proximity to usable open space that is maintenance-free.

· Costs studies have demonstrated reduced development costs as well as increased sales price.

4.1.02 – LOW IMPACT DEVELOPMENT and GREEN INFRASTRUCTURE:


General:


This approach to site development is often used to improve storm water management and aims to minimize the impact of development on land, water and air. It emphasizes site design and planning techniques that conserve natural systems and functions on-site. The key concept is keeping impervious surfaces to a minimum by using natural features and processes (“green infrastructure” such as open space and stream corridors) to substitute for built/gray infrastructure (such as concrete pipe, sidewalks, curbs and gutters).  This approach is customized to each site—not one-size-fits all as found in typical subdivision requirements for installation of public works infrastructure. 


Green infrastructure needs to be identified and protected in advance of land development due to the high cost of restoration and the difficulty of creating human-made systems that function as well as natural systems. Identifying where green infrastructure is needed and desired will aid in public and private protection of critical resources. 


Advantages of This Approach:

-
Protects natural areas and environmentally sensitive areas required under state/local law

-
Less expensive method of development (e.g., narrower streets, natural building materials)

-
Uses natural features as design elements that enhance marketability, e.g. trails along drainage areas with native vegetation left intact

-
Blends well with Open Space Design approach


4.1.03 – POOLING:


General:


This market-based approach to development involves a business partnership among local property owners and results in consolidating properties that are environmentally and economically linked. The partnership develops an equitable and efficient plan to preserve or enhance the value of land through identifying appropriate areas for development as well as conservation within the project site. Land-pools are formed to increase local control, protect natural resources and habitats, increase property values, and to enhance real estate investment liquidity.


To organize a land-pool, property owners set project goals, identify potential partners and resources, conduct a suitability analysis, delineate the land-pool boundary, and perform a baseline appraisal of market value. Members assign development rights to the land-pool in proportion to their share in the project. A conceptual development plan is drafted to achieve project and participant goals. The plan identifies opportunities for potential land rent (e.g. recreation, tourism), sale/leaseback of agricultural land, and sale/joint venture of development parcels. The implementation plan outlines the costs, financial plan, and phasing of activities. Members form a limited liability corporation (LLC) to implement the plan. The plan may include development, recreation, resource enhancement programs, new venture development, and conservation easements.


Advantages of This Approach:


Land-pools are viewed as an attractive alternative to parcel-based development because:

It provides a private, market-based mechanism to implement the best of regional and local planning techniques.

-
Added value is directed to participating land-pool members

-
Environmentally sensitive or agriculturally productive land can be protected.

-
Development can be concentrated, efficient and locally appropriate.

-
Redevelopment can be instigated and financed to most suitable locations and timeframes.

-
Land-pool equity creates income stream for shareholders regardless of development location.


4.1.04 – POINT SYSTEM:


General:


In order to streamline the land development process, some jurisdictions have developed point systems that allow a variety of development options with assigned values (or point scores). The development options that more closely fit the community’s vision are assigned higher values, and those that have few features that reflect the community plan are assigned lower values. A minimum number of points are required. The developer may select from a menu of options, as long as the total point score is achieved. This approach often is accompanied by visual examples of the various options, with points assigned to each feature.


Source:  Cowlitz-Wahkiakum Council of Governments in Southwest Washington State

4.1.05 – VISUAL PREFERENCE SURVEY (VPS)


General:


Visual preference surveys (VPS), sometimes called community image surveys, are used help citizens evaluate physical images of natural and built environments to determine their suitability to a particular area. The tool involves reviewing a series of slides showing a wide variety of land use types, streetscapes, densities, site designs, public buildings, civic spaces, parking lots, recreation areas, and sidewalks. Scoring is based on a scale of -5 to +5, with zero being neutral. 


The group looks at the slides on a timed basis and immediately assigns each image a numerical score to indicate their positive and negative reactions to a particular image. Scores are combined and the average value is assigned to each image. The results can be used to determine what elements contribute to both the positive and negative ratings. This tool is valuable in helping people define what they like and dislike about what they see around them. It heightens awareness of the tradeoffs between design and land use planning decisions.  The VPS also helps to develop a common vision of the physical characteristics citizens would like to see in their future community. 

4.1.06 – NEW URBANISM and TRADITIONAL NEIGHBORHOODS:

Town Planning Concept:


This concept in town planning is a combination of several concepts but it basically utilizes planning principals that have been used for centuries – primarily in Europe, and early America.  The concept is basing a building code on form and density not on land use group such as commercial and residential. Communities are compositions of “walkable” neighborhoods surrounding a discernable center area.  The outer limits are low density, large lots and open land, progressing with higher density, smaller lots progressing towards the center, with the highest density and smallest lots in the center of the community to accommodate the community-wide needs of governmental, social, and other community-based (recreational & educational) buildings and services.  

Some of the specific terminology and descriptions of this concept of planning are as follows:

New Urbanism:


Discernible center and edge to each community and neighborhood.
Public space at the center.
Importance of quality public realm.


Public open space designed as civic art.


Mixed use building – living over business below.
Contains a range of uses and densities within 10-minute walk.


Traditional Neighborhoods:


Variety of lot sizes.


Variety of living unit sizes and types (large houses, small houses, townhomes, condos, apartments, garage apartments).


Traditional values like front porches, garages in rear, granny flats.


Houses close to narrow slow traffic, shaded streets with sidewalks.


Neighborhood facilities disbursed in neighborhoods.


Transect Planning: 

Highest densities at town center; progressively less dense towards the edge.  The transect is an analytical system that conceptualizes mutually reinforcing elements, creating a series of specific natural habitats and/or urban lifestyle settings.  The Transect integrates environmental methodology for habitat assessment with zoning methodology for community design.  The professional boundary between the natural and man-made disappears, enabling environmentalists to assess the design of the human habitat and the urbanists to support the viability of nature. This urban-to-rural transect hierarchy has appropriate building and street types for each area along the continuum. 

The Smart Code:


Also known as “The Smart Code”, it efficiently delivers what municipalities, planners and developers are increasingly searching for -- the means to maximize choice, quality-of-life, economic opportunity, environmental stewardship and adaptability over time -- providing a truly practical solution to the challenges of municipal growth.  But it’s not business as usual and, like anything unfamiliar, it has its own set of tools and best practices for successful implementation.  It provides a comprehensive viable alternative to conventional, use-based zoning.
Part Four: Growth and Planning Issues 

4.2 – ANNEXATION 

4.2.01 – Managed INCREMENTAL Growth: 


The key planning issue is balancing private property rights, including the right to develop, with a need to protect the area’s natural assets, and providing for the “health, safety, and well-being” of the City.  The solution to this dilemma is to develop a plan for controlled, managed, incremental growth, as opposed to uncontrolled growth, for the area.  A controlled, managed, incremental growth approach requires establishing and using multiple growth management tools including but not limited to a policy of Proactive Advance Planning, establishing an ETJ Policy Statement, and the development of an Annexation Plan.

Proactive Advance Planning: 


The City should make a concerted effort to co-operate with, and work hand in hand with, Bandera County.  Both share concerns about excessive growth in the County.   The City and the County, working together, should develop a Joint Statement of Commitment to promote, protect, and restore the County’s historical, economic, and ecological assets, in particular its ranchlands and the Medina River, while at the same time respecting private property rights.  


Initiate the creation of community-wide task forces, involving representatives from each jurisdiction and private property owners, to establish a county-wide Voluntary Growth Management Plan.  This effort should focus on the determination of the most valued economic, ecologically and cultural assets of the region and establish a plan for developmental management that seeks to protect those assets. That protection can be through a combination of transfer of development rights, conservation easements, tax incentives, and development agreements.  Equally essential is an educational program that promotes growth management as the single most effective tool for elevating property values, while at the same time protecting the property rights of all citizens, and maintaining low taxes as long as property remains undeveloped.  Funding for this plan can be raised from all involved entities, with potential for financial assistance from agencies such as the Conservation Foundation.  Such actions can be a precursory action for the controlled expansion of the City in those areas adjacent to the current ETJ in the preparation the City’s Annexation Plan (see below).

ETJ Policy:

Developing an effective means of controlling the quality and quantity of development in Bandera’s ETJ is critical to the preservation of the landscape, and its future as a tourism destination.  The City’s does have some LGC mandated control over land that is in its ETJ area. This control basically is predicated on conformance with the City’s Comprehensive Land Use Plan (CLUP) which, although it does not have the power of zoning, does minimally address land use issues and the potential of City’s capacity and willingness of providing infrastructure extension for projects that are in conformance with the CULP and the City’s Annexation Plan.  The City needs to develop an ETJ Policy Statement that would be beneficial to both the effected land owners, the City, and potential developers interested in exploring the possibilities of a real estate project located in the ETJ.

Small cities in Texas have few means of regulating development outside of the City limits.  Counties have even less control.   Bandera County is taking a proactive approach toward growth management as through its involvement in the Hill Country County Coalition which is attempting to gain greater powers of quality control over the subdivisions at the county level.  Legislative actions on these issues were recently considered by the State of Texas but without positive actions taken.


The City of Bandera has written a comprehensive, forward-thinking Subdivision Ordinance.   It is on the forward thinking “cutting edge” in some of the actions it recommends.  The City recognizes the rights of landowners outside the City to retain control of their property. These rights can be formalized with the City through the implementation of such means as conservation easement, development agreements and non-development agreements with the City.  Essentially, such agreements either establish conservation districts for perpetuity or provide understandings with the City that such land will not be annexed providing the land owners agree not to develop those properties covered in the development/non-development agreements.  Such agreements, which may or may not have a time frame stipulated, could include the right to develop the land at some point in the future.


Annexation Plan: 


It is critical for the future and the general welfare of the City and County of Bandera that landowners in Bandera, it’s ETJ, and beyond, be educated to understand that the primary purpose of the proposed Bandera annexation policies and activities is to protect the quality of the environment, and therefore the quality of life for all residents in the County.  The purpose is not to stop growth nor allow uncontrolled growth, but to manage growth so that it does not threaten the integrity of the City and County with their joint economic base – ecotourism.  This economic base is the primary livelihood of the area.  The City must develop an Annexation Plan that first and foremost communicates this intention.

Subdivision Ordinance:  


The Sub-Division Ordinance of the City of Bandera is contained in recently published City of Bandera Book of Ordinances.  That ordinance is currently undergoing a final review by County officials relative to the resolution of the issues of control of the ETJ areas.  The process will be completed in the near future thus clearing the way for the City to obtain control of its ETJ areas thru the regulations contained a newly revised City of Bandera Sub-Division Ordinance. 


 
It is anticipated that changes will be required in the content of the existing Subdivision Ordinance when several of the issues identified are developed to the point of implementation into the City’s rules and regulations – the City Ordinances.  One such issue may be the need of providing for re-platting of older city lots into smaller lots or larger combined lots for higher density housing such as townhomes or small condominiums, and/or, permitting construction of two single-family dwellings on a single lot.  Either of these methods would provide for additional housing stock in the City within the present city limits thus increasing the effective density of the City and increasing the tax base without annexation.
4.2.02 – ANNEXATION ISSUES:


Annexation:


General:


Providing municipal services is one of a City’s greatest tools for controlling and directing growth through annexation.  The capacity of being able to provide water services determines future growth patterns. The City needs to gain a clear understanding of its capabilities as a water and wastewater provider, and then work closely with the Planning Commission to determine the direction(s) for expansion of services.   Decisions about where to extend water and wastewater lines must follow an adopted Comprehensive Land Use Plan. The development of an Annexation Plan is the next step.  City officials and staff should not make seemingly random utility extension decisions, as it opens the City to pressures from individual developers.  Any future growth that precedes a comprehensive water resources plan should be required to provide an engineering report that assures that existing City resources will not be overstressed.


Development agreements, properly constructed, can provide for the realization of the full economic benefits for land owner/developer but with a “sustainable” design solution utilizing an overall ratio of dwelling units to acreage (density) by developing only a portion of the total acreage available for dwelling units while maintaining the natural amenities on the balance of the acreage (majority) with provisions of conservation easement(s) that assures (in perpetuity) keeping those amenities which everyone values.  This can be done without negative impact on taxing entities.   The economics of the development is based on the entire acreage but with the actual development only being on a small portion of the land.  Such development would be far more productive in forming creative joint ventures with City and County officials, using such tools as conservation easements, non-development agreements, planned developments (PD’s), special use permits (SUP’s) and special tax incentives, all working together to preserve the critical, fragile, and valuable natural resources that sustain the “quality of life” that is Bandera –  the City and the County.  

The City of Bandera has written a comprehensive, forward-thinking Subdivision Ordinance.   It is on the forward thinking “cutting edge” in some of the actions it recommends.  The City recognizes the rights of landowners outside the City to retain control of their property. These rights can be formalized with the City through the implementation of such means as conservation easement, development agreements and non-development agreements with the City.  Essentially, such agreements either establish conservation districts for perpetuity or provide understandings with the City that such land will not be annexed providing the land owners agree not to develop those properties covered in the development/non-development agreements.  Such agreements, which may or may not have a time frame stipulated, could include the right to develop the land at some point in the future.


The Need:


Annexation of additional land area is the primary means of a city increasing its tax revenue.  

When coupled with the City’s large residential lots and lack of expressed desire to densify those properties, these geographical and demographic constraints create a local environment that restrains growth of the immediate area – in any direction.  These factors create a lack of opportunity to generate revenue for community improvements.  As the costs associated with running the City grow higher, the only way to increase the tax base is to increase taxes, creating a burden for local residents.  

Throughout the initial community workshops, there were expressed concerns that growth is already here and that there is a need to provide controls of this growth at the local level rather than just “let it happen” without any constraints.  The County is restricted by State law of the degree of control it can exercise in controlling growth.  The County can only do what is permitted by the State – specifically.  The City, on the other hand, has, within the LGC regulations, generally has more latitude, or freedom, in establishing local policies, rules, ordinances, and other regulations relative to expansion and control.

Although the local resistance to annexation is acknowledged, some annexation of existing development is needed in order to expand the tax base and to extend the City into new ETJ areas which have developmental potential but are outside the current ETJ. 

Re-evaluation of existing large city lots through a new “retrofit” of the old City subdivision lots sizes and along with zoning revisions could provide higher density residential re-development opportunities and its associative increase in the City’s tax base and utility services.  Annexation of existing developed areas, extension into new ETJ territory, and increased densification within the existing neighborhoods, with proper overriding planning controls and newly formulated zoning regulations could provide the increased financial base needed for the many infrastructural improvement identified in this Report.


An Alternative:

Another means of additional tax revenue and additional commerce, is the revision of sub-division ordinances in the City and County, to allow for the re-platting of existing large residential lots into smaller lots of reduced minimum size and/or densification of existing development thus allowing for the development of additional dwelling units in parts of the City and County, that  hopefully, would provide a greater choice not only of size (square footage) but also of quality (price range) of units.


The LGC and Annexation:


General Requirements:


The City of Bandera is a State of Texas, General Law, Type “A” city.  Its annexation powers are governed by the Local Governmental Code (LGC) of the State of Texas.  There are specific restrictions placed on such cities based upon the official populations of each.  A city with a population of less than 1000 is generally restricted from annexation without approval of those being annexed, except in certain circumstances.  The authorized ETJ area for Type “A” general law city extends outward from any point on the City Limits one-half mile.


Type “A” General Law Cities are restricted to incremental increases of ten percent (10%) of its size by Section 43.055 (a).  However, Section 43.055 (b) and (c) provides that, if such a city has not utilized its 10% annual annexation allocation, it can annex carryovers from previous years (43.055(b)) up to thirty percent (30%) annually (43.055(c)) until its average 10% allocations are exercised.  This rule applies in reverse from formation of the city and applies forward up to the 30% annual limit.  These provisions provide great latitude for the City of Bandera due to the almost total lack of an annexation plan, policy, and executions of same.  Certain minor annexations do not count towards the allocated annexation allowances.


Additionally, the Local Government Code, Section 43.027 allows a City to annex, “by ordinance”, any “navigable stream adjacent to the municipality and within the municipality’s extraterritorial jurisdiction”.


Generally, any annexation provides additional benefits for the City of automatically extending its ETJ outward half a mile from the new city limits created by such annexation.

 
Of critical concern is the count of the population of the City of Bandera.  Although the “Estimates Base” of the U.S. Census Bureau for April 1, 2000, was 1003, the official count of the 2000 Census of the population of the City of Bandera was the 957 as indicated on the TxDOT signage seen as entering Bandera.  This, however, is not the US Census Bureau’s “official estimate” that is determined each mid-point of the standard ten-year census cycle.  The mid-census count is 1088 (July 1, 2005) for the City of Bandera.  There are actually other “official” estimates done annually by the US Census Bureau and the State of Texas.  The population estimate for the City of Bandera for July 1, 2007, is 1176.  The population estimate for January 1, 2008, is 1197.  The Texas Census Bureau’s opinion is that these “official estimates” are the legally definitive numbers that all official governmental agencies use in determining the populations throughout the nation between the decennial census counts.


According to the latest data from the US Census Bureau, the City is 1.2 square miles in area, or approximately 768 acres.  According to the local Appraisal District the City is 1.11 square mile or 711 acres.  Utilizing the more conservative numbers, the following chart indicates the potential growth limitations, based upon the LGC regulations.  One square mile is 639.9974 acres.


Priorities and Schedules:


The annexation priorities, schedules, graphics, and conversion charts below address vulnerable areas adjacent to state highways that have the potential for new or increased commercial development. The intent of this planned approach is to prevent adverse environmental impacts from potential commercial development that could threaten the quality of the physical environment to a point where Bandera’s water resources and ability to function as an eco-tourism destination are jeopardized, thereby affecting the well-being of its citizenry.


Additionally, there are existing sub-divisions that are not in the City of Bandera that have been receiving City water and sewer for many years.  Other existing sub-divisions within the existing ETJ areas either have independent utility systems and/or wells and septics. Some of these sub-divisions probably should already be in the City – others need to be studied on an individual basis to determine the viability and desirability of annexation into the City.


There are two set of tables – one for projections at the “normal” 10% annexation rate and one for projections at the “catch-up” 30% annexation rate.  Both sets make projections based on the utilization of either the “normal” or the “catch-up” rates at the maximum for each of the next five years.  Those projections are then converted to either annexation acreage or square mile area and to linear mileage of highway frontage based upon a 1000’ ROW that is the minimum width established in the LGC for such annexations.


There are then projections made based upon a hypothetical “on the ground usage” of fifty percent for area expansion and fifty percent for highway ROW extension.  Both provide the requisite developmental controls needed to address the issues established in this Report.


Priority Areas:                                                                                                                                                                                                                                  The following diagram illustrates a possible scenario of recommended priorities for annexation in Bandera’s ETJ.  The By-Pass and the Gateway locations are not precise but are only indicated as a graphic reference for the following series of relevant tables and conversion charts.
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Growth Potentials:


Growth Potential Schedule At 10% Annually:

	year
	acreage
	square miles
	10% added
	total @ 10%
	total sq. mi

	2008
	  711
	1.11
	n/a
	  n/a
	1.11

	2009
	  711
	1.11
	  71
	  782
	1.22

	2010
	  782
	1.22
	  78
	  860
	1.34

	2011
	  860
	1.34
	  86
	  946
	1.78

	2012
	  946
	1.78
	  95
	1041
	1.63

	2013
	1041
	1.63
	104
	1145
	1.79

	5 year increase
	
	
	434 acres
	
	0.68 sq. mi.

	Percentage
	
	
	64%
	
	64%



Projected at the 10% ”normal” annual annexation rate, this represent a limitation of 76.8 acres of newly annexed land the first year and grows to 104 acres in the fifth year.  Utilizing a swath of land 1000 feet in width, this represents approximately 0.63 miles of roadside annexation the first year, 0.69 miles  the second year,  and 0.77 miles the third year.  Note that this distance would have to be divided between the recommended priorities above simultaneously (in the beginning Highway 173 South, and 16 East).


Growth Potential Schedule At 30% Annually:

	year
	acreage
	square miles
	30% added
	total @ 30%
	total sq. mi

	 2008
	711
	1.11
	n/a
	n/a
	1.11

	 2009
	711
	1.11
	  213
	924
	1.44

	 2010
	924
	1.44
	  277
	1201
	1.88

	 2011
	1201
	1.88
	  360
	1561
	2.44

	 2012
	1561
	2.44
	  468
	2029
	3.17

	 2013
	2029
	3.17
	  608
	2637
	4.12

	5yr Increase
	
	
	1926 acres
	
	3.01 sq. mi.

	Percentage
	
	
	271%
	
	271%


Projected at the 30% “catch-up” annexation rate, the first year, newly annexed land is potentially 213 acres and grows to a potential 608 acres the fifth year.  Utilizing the same formulation of allocation of annexation acreage as in the 10% annexation table and paragraph above, the City would still have an additional 615 acres of annexation capacity available after the first three years.  Extending the differential for years five and six – there is an additional 877 acres available at the maximum legal limit projected.


Utilizing the maximum available annexation allowance would allow the City to not only pursue the highway frontages needed to begin assembling acreages for a future “by-pass” but, at the same time pursue areas for annexation that rightfully should have been annexed many years ago that already receive City services.  Such an aggressive annexation policy, based upon an Annexation Plan (to be developed) would also permit timely extensions of the City limits into those areas most susceptible to contribute the most undesirable growth patterns that have been identified in this study. 


Conversion Factors and Charts:


Factors:

A square acre is 43,560 square feet. 

A square mile is 27,878,400 square feet or 640 square acres.

A 1.00 acre strip of land 1,000 long is 43.56 feet wide. 

A mile is 5,280 feet long.

Therefore, a mile of highway with a 1000 feet wide ROW contains 121.21 acres of land. (1/10th mile if ROW = 12.121 acres)

Group A – 10% Conversion Charts

1. Acreage As Highways ROW
2. Acreage As Annexation Area
3. Combination – 50/50 Road ROW & Annexation Area

	  10% Acreage
	Road ROW

	    71
	  0.586 miles

	    78
	  0.644 miles

	    86
	  0.710 miles

	    95
	  0.784 miles

	  104
	  0.858 miles

	  434 acres
	  3.581 miles


	  10% Acreage
	Annexed Area

	    71
	  0.1109 sq.mi.

	    78
	  0.1219 sq.mi.

	    86
	  0.1344 sq.mi.

	    95
	  0.1484 sq.mi.

	  104
	  0.1625 sq.mi.

	  434 acres
	  0.6781 sq.mi.


	  10% Acreage
	Road ROW
	Annexed Acres

	    71
	  0.293 miles
	  35.50 ac.

	    78
	  0.322 miles
	  39.00 ac.

	    86
	  0.355 miles
	  43.00 ac.

	    95
	  0.392 miles
	  47.50 ac.

	  104
	  0.429 miles
	  52.00 ac.

	  434 acres
	  3.973 miles
	217.00 ac.


A. 
Group B – 30% Conversion Charts:
1. Acreage As Highways ROW
2. Acreage As Annexation Area
3. Combination – 50/50 Road ROW & Annexation Area

	  30% Acreage
	Road ROW

	  213
	  1.757 miles

	  277
	  2.285 miles

	  360
	  2.970 miles

	  468
	  3.861 miles

	  608
	  5.016 miles

	1926 acres
	15.890 miles


	  30% Acreage
	Annexed Area

	  213
	  0.3328 sq.mi.

	  277
	  0.4328 sq.mi.

	  360
	  0.5625 sq.mi.

	  468
	  0.7313 sq.mi.

	  608
	  0.9500 sq.mi.

	1926 acres
	  3.0094 sq.mi.


	  30% Acreage
	Road ROW
	Annexed Acres

	  213
	  0.878 miles
	106.50 ac.

	  277
	  1.143 miles
	138.50 ac.

	  360
	  1.485 miles
	180.00 ac.

	  468
	  1.930 miles
	234.00 ac.

	  608
	  2.508 miles
	304.00 ac.

	1926 acres
	  7.945 miles
	936.00 ac.



Potential Annexation Schedules:


In each case, the recommendation is to annex a 1000’-wide swath of land from the center point of the roadway extending 500 feet on either side, the order of priority is optional – the end result is annexation of highway frontages on Texas Highways. 16 and 173 up to and including the intersections and the ROW for an assumed location for the proposed By-Pass: 


A 10% LGC Based Plan:


10% Annexation Highway & By-Pass Schedule:


Short Term: 1-2 YEARS – Total 3 miles:

a. Highway 173 south of the city to a distance of 1/2 mile

b. Highway 16 east of the city, towards the Bypass to distance of 1 mile

c. Highway 173 north of the city towards the Bypass to a distance of 1 mile

d. Highway 16 north of the city to a distance of 1/2 mile

Mid Term: 3-5 YEARS – Total 6 miles:


a. Highway 173 south of the city to a distance of 1 mile

b. Highway 16 east of the city, towards the Bypass to distance of 2 miles

c. Highway 173 north of the city towards the Bypass to a distance of 2 miles

d. Highway 16 north of the city to a distance of 1 mile

Long Term: 5-10 YEARS –Total 3.5 miles:


Highway 173 Bypass:  ½ mile south of Highway 16 intersection


Highway 173 Bypass between Highway 16 and Highway 173, entire distance (assume 3 miles)

Total miles under the 10% annexation rate equals 12.5 miles.


Utilizing the 50/50 mix of highway ROW and acreage, time frame for annexation, under the 10% factor, of total highway ROW required in the above schedule is 15.73 years. 


A 30% LGC Based Plan:

30% Annexation Highway & By-Pass Schedule:

 
Short Term: 1-3 YEARS – 6.5 Miles:


a. Highway 173 south of the city to a distance of 1/2 mile


b. Highway 16 east of the city, towards the Bypass to distance of 1 mile


c. Highway 173 north of the city towards the Bypass to a distance of 1 mile


d. Highway 16 north of the city to a distance of 1/2 mile


e. Highway 173 Bypass:  ½ mile south of Highway 16 intersection


f. Highway 173 Bypass between Highway 16 and Highway 173, entire distance (assume 3 miles)


Mid Term: 3-5 YEARS – 6.0 Miles:


a. Highway 173 south of the city to a distance of 1 mile


b. Highway 16 east of the city, towards the Bypass to distance of 2 miles


c. Highway 173 north of the city towards the Bypass to a distance of 2 miles


d. Highway 16 north of the city to a distance of 1 mile


Long Term: NO LONG TERM: 


Projections completed within the basic Five Year Annexation Plan.


Total miles under the 30% annexation rate equal 12.5 miles.


Utilizing the 50/50 mix of highway ROW and acreage, time frame for annexation, under the 30% factor, of total highway ROW required in the above schedule is 7.945 years. 

 
Annexation Analysis:


An analysis of the “B” group of three charts indicate that, if Road ROW (Chart B.1.) is the priority, the City potentially could provide 15.890 miles of 1000’ wide annexation area for controlling the approached and acquisition of land for the By-Pass corridor.  If, annexation of additional lands (Chart B.2.) is the priority, 1,926 acres or 3.0094 sq. mi. of land could be added to the City. A theoretical “middle-road” approach would provide for 7.945 miles of 1000’ road ROW and 936 acres of additional annexation.  A two-to-three mile annexation strip out Hwy.16 South, a two-to-three mile annexation strip out Hwy.173 North, a one and a half mile annexation out Hwy.16 North, and a three mile By-Pass route from 16S to 173N – a total of about 8.5 miles of annexation would be required.  This figure is well within the parameter outline in the charts above.  Actual needs/requirements and the mix of Charts A & B would be only determined by actual “on the ground” needs as indicated by annexation actions and actual progress towards creating the By-Pass.  


The above charts indicate that in the 30% “catch-up” annexation projections, a 12-14 mile 1000’ wide strip of highway frontages could be within the projected needs and limits. 


Highway 173 Bypass:  ½ mile south of Highway 16 intersection 


Highway 173 Bypass between Highway 16 and Highway 173, entire distance (assume 3 miles)

The 30% annexation rate VS. the 10% rate would be twice as fast to realization the annexations and/or acquisitions of the land required for the potential By-Pass and control of development into the City.  The actual number is 197.99% faster.  Time is money in land and construction costs – therefore there would be a huge cost savings potential in pursuing the 30% “catch-up” annexation policy in lieu of the normal 10% annexation policy.


Recommendations:

1.
Coordinate development of future expansions of the City into the current ETJ areas that are most readily “annexed” on an “as-is” basis – older existing development that already have City services.
4.2.03 – TOOLS for ANNEXATION:

Conservation Easements: 


Flood Plain: 


Working in collaboration with Bandera County and the Medina River Protection Fund is critical to the development of conservation easement agreements for all portions of the River frontages that are in private ownership.  These agreements do not allow public access; they protect private property rights; they can result in lower property taxes; and they enhance property values.  Most critical to Bandera are the sections of the River with the ETJ.  But to enhance the River experience throughout Bandera County, and to promote optimal conditions for wildlife habitat, all areas of the River floodplain and corridor are critical.


High Slope Terrains: 


The City, by working in collaboration with Bandera County, could enhance the local area’s appeal to eco-tourism, with in an inclusive approach to the control, enhancement and maintenance of the “high slope terrains” adjacent to the River – especially those within the City and its “growth corridors” - the ETJ areas and areas immediately adjacent to the ETJ.  Such a collaborative effort could, through a planned and coordinated effort, result in a “regional park” approach that could provide another amenity that would have great appeal for the ecological awareness sector of the eco-tourism economy of Bandera. 
Conservation Easement Diagram:
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Development Agreements:


Utilization of development agreements permit property owners and the City to enter into an agreement, that, basically, will allow any terms and conditions on which both parties are in agreement.  The usefulness of this, as an effective planning control tool, is that there are numerous opportunities for both parties to have advantageous conditions to such agreements.  One possibility is that in order to maintain the open spaces surrounding the City, the City could agree with the developer/owner to permit a higher density residential development on the primary portions of the property conducive to development while requiring (allowing) the owner/developer to provide private “set-asides” or conservation easement lands that are flood plains or high slope terrains.  These “set-asides” areas are not open to the public, but rather serve as wildlife corridors, groundwater recharge areas, and provide visual quality to the region.  Such an agreement allows the developer to provide a “dwelling unit (DU) density” that is based upon the total acreage but only occupies the prime developmental portions of the tract.  This is an economic solution that permits the developer to potentially realize the same “return-on-investment” (ROI) based upon the total acreage.  The tax ramifications are similarly affected.  


Inter-Local Governmental Agreements:


The City and the County entered into an “Inter-Local” agreement recently that gave the County jurisdiction over sub-division platting and approvals in the City’s ETJ areas.  At the time the City did not have a Sub-Division Ordinance and current Texas Law permits Cities and Counties to enter into such agreements.  The City has completed its Sub-Division Ordinance and is currently negotiating with the County to reverse that previous “Inter-Local” agreement thus allowing the City to have complete control of its ETJ areas.  Texas Law provides that should the two not reach an agreement, they must agree to binding arbitration to resolve the issue.  The City and County officials have met on this issue with the County stating that it wants the City to have this control.  It is anticipated that final differences and/or issues regarding the County’s Sub-Division Ordinance and the City’s will be resolved in the near future thus permitting the City to have control of its ETJ areas and therewith control over development in those areas. 

   
In-Lieu of Annexation or Non-Development Agreements:


The Non-Development Agreement In-Lieu of Annexation is a growth management tool that applies to land outside a City’s limits, but inside its ETJ, which are currently undeveloped or under-developed.  Such agreements permit property owners to enter into a legal understanding with the City that, in return for agreeing not to develop their property for an established period of time, the City will not annex their property.  These agreements represent a compromise that shelters the land from annexation, and at the same time provides the City with a measure of reassurance that the land will remain in its current, non-developed state.  They are also less binding than conservation easements, as they have an expiration date, though are renewable.  


Subchapter G of Chapter 212 of the Texas Local Government Code, which was enacted  in 2003, allows any city (other than the City of Houston) to enter into a written contract  with an owner of land in the City’s ETJ to: 


(1) 
Guarantee the land’s immunity from annexation for a period of up to fifteen years; 


(2) 
Extend certain aspects of the City's land use and environmental authority over the land; 


(3) 
Authorize enforcement of land use regulations other than those that apply within the City; 


(4) 
Provide for infrastructure for the land; and 


(5) 
Provide for the annexation of the land as a whole or in parts and to provide for the terms of annexation, if annexation is agreed to 




by the parties. 


Section 212.172 of the Local Government Code gives the City the authority to enter into “non-development” agreements under which the City agrees to not annex the land for a period of time in exchange for the landowner’s agreement not to develop the land.  There are very limited opportunities for this sort of agreement in the Bandera ETJ, but these are outlined on the following diagram.

Part Four: Growth and Planning Issues 

Chapter 4.3
4.3 – support information:

4.3.01 –Referenced Studies & Reports:

The listings below are additional studies and reports that are referenced throughout the Report.  These items are not included nor are they part of the scope of this document and are therefore not included herein.  Most, if not all, are referenced in the individual task group’s recommendations.  All are referenced within the body of the text of this Report, with referenced sub-section numbers provided for convenience of providing context for each additional study or report listed. 

Annexation Plan 
(2.2.06, 2.4.02, 4.3.01)

ETJ Expansion Plan 
(2.2.06)

By-Pass Design Guidelines 
(2.2.08)

Joint Statement of Commitment
(2.2.10, 4.3.01)

Voluntary Growth Management Plan 
(4.3.01) 

Economic Development Plan
(2.3.01)

Controlled Growth Plan
(1.3.02)

Water Availability Study
(1.3.02)

Hotel Feasibility Study
(1.3.02)

Downtown Parking & accessibility Study
(1.3.02)

Comprehensive Water Resource Plan
(1.4.03)

Sub-Division Ordinance
(4.3.01)

City of Bandera Book of Ordinances
(4.3.01)
Comprehensive Land Use Plan
(4.2.02)

Proactive Advance Planning Report
(4.2.02)

Water Resource Plan
(4.2.02)

ETJ Policy Statement
(4.2.02)

4.3.02 – Acknowledgements & Credits:
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Mayors: 
Steering Committee Members:

Horst Pallaske

Denise Griffin (former mayor)

City Council:

Monica Halsey

 

John Hegemier
 

Robert L. Koimn
 

Binky Archer
 

Maggie Schumacher


Horst Pallaske (former councilman)


Jason Williams (former councilman)


Phillip A. Acton (former councilman)
City Staff:
Gene Forrester, City Administrator
Linda Boshek, City Secretary
Mike Cardenas, Director of Public Works

James Eigner, Chief of Police
Planning Commission:

Jim Hannah, Chairman


Punkie Camp


Robert Preston


David Archer


Margret Paradee


Rella Stephens


Robert L. Koimn (former member))


Cindy Harrington (former member)
Tony Battle (former member)
Barry Ehrmann (former member)
Economic Development Corporation:
Horst Pallaske, President                                                                                                     Joe Hearn

Linda James                                                                                                                            Don Clark
Robert L. Koimn                                                                                                                     Vonia Dyer
Linda James                                                                                                                            Monica Halsey
� Kevin Lynch, et al.  The Image of the City.


� Daniels, Thomas L., John W. Keller, Mark B. Lapping. The Small Town Planning Handbook. Chicago: American Planning Association, 1995. p. 263.


� For more information see the U.S.D.A Rural Development Texas website at http://www.rurdev.usda.gov/tx/


� For more information see the Office of Rural and Community Affairs website at http://www.orca.state.tx.us/


� Reference:  the relationship between the Grist Mill, the Dance Hall, and other river bluff development, and the natural beauty of the Guadalupe River in Gruene, Texas.


� Reference:  the relationship between the Grist Mill, the Dance Hall, and other river bluff development, and the natural beauty of the Guadalupe River in Gruene, Texas.


� Scott Houston.  Municipal Annexation in Texas.  The Texas League of Cities, 2008. 
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