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PURPOSE and ORGANIZATION of STUDY: 
 ¢Ƙƛǎ ά2009 Comprehensive Land Use Plan StudyέόǘƘŜ Study)  is a tool that provides guidance and direction for the community of Bandera in the 

establishment of goals and ƻōƧŜŎǘƛǾŜǎ όάPart Two: The Plansέύ 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 
²ƻǊƪǎƘƻǇǎ όάPart One: The Community of BanderaέύΦ  Lǘ 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) (άPart Three: Implementation of the Plansέ).  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 άtŀǊǘ CƻǳǊΥ DǊƻǿǘƘ ŀƴŘ 
tƭŀƴƴƛƴƎ LǎǎǳŜǎέ.   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 

ŜǎǘŀōƭƛǎƘŜǎ άǎǘŀǊǘƛƴƎέ Ǉƻǎƛǘƛƻƴs of individual observations that, collectively, form a composite stakeholders άǾƛŜǿέ 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 άPart Two: the Plansέ 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 ς Land-Use, Economic Development, Capital 
Improvement, and Tourism Development. The conteƴǘ ƻŦ ǘƘƛǎ ǇŀǊǘ ƛǎ ǘƘŜ ōŀǎƛǎ ŦƻǊ άPart Three: Implementation of the PlansέΦ 

  

 PART THREE:  Implementation of the Plans  
 A series of recommended ŀŎǘƛǾƛǘƛŜǎκŀŎǘƛƻƴǎ ŀǊŜ ŜǎǘŀōƭƛǎƘŜŘ ŦƻǊ άŦƻƭƭƻǿ-ǳǇέ 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 άǎƘƻǊǘ-term, intermediate-term, and long-ǘŜǊƳέ Ǝƻŀƭ ǎŜǘǘƛƴƎ 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 άǘƻ ōŜέ ŜǎǘŀōƭƛǎƘŜŘ 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 aǊŜ ƛǘŜƳǎ ǘƘŀǘ ŀǊŜ ƴƻǘ άŜǾƛŘŜƴǘƛŀǊȅέ ƛǎǎǳŜǎ ōŀǎŜŘ 

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,. 
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Part One: The Community of Bandera  
 
Chapter 1.1 

1.1 ς GETTING STARTED: 
1.1.01 ς 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 
ƳŜŀƴŘŜǊƛƴƎ aŜŘƛƴŀ wƛǾŜǊ ŀǊŜ ŀƳƻƴƎ ƛǘǎ Ƴƻǎǘ ƻǳǘǎǘŀƴŘƛƴƎ ŀǘǘǊŀŎǘƛƻƴǎΦ  ¢ƘŜ Ŏƻǿōƻȅ ŎƘŀǊŀŎǘŜǊ ƛǎ ŎŜƴǘǊŀƭ ǘƻ .ŀƴŘŜǊŀΩǎ ŎƻƳƳǳƴƛǘȅ ƭife, representing a 
particular set of values and lifestyƭŜΦ  .ŀƴŘŜǊŀΩǎ ǇƘȅǎƛŎŀƭ ŎƘŀǊŀŎǘŜǊ ƛǎ Ƴƻǎǘ ǇǊŜǎŜƴǘ ƛƴ ƛǘǎ ǎƳŀƭƭ ǇƭŀŎŜǎΥ ǘƘŜ ŘŀƴŎŜ Ƙŀƭƭǎ ŀƴŘ ōŀǊǎΣ ƘƛǎǘƻǊƛŎ ǊŜǎǘŀǳǊŀƴǘǎΣ 
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 άƴŜǿέ 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, 
ŜǾŜƴ ǿƛǎƘ ǘƻ ǊŜǘǳǊƴ ǘƻ ǘƘƻǎŜ ƴƻǎǘŀƭƎƛŎ ǘƛƳŜǎΦ  ¢Ƙŀǘ ōŀŎƪƎǊƻǳƴŘ ŦƻǊƳǎ ǘƘŜ ŎƻƴǘŜȄǘ ŦƻǊ ǇƭŀƴƴƛƴƎ ŦƻǊ .ŀƴŘŜǊŀΩǎ ŦǳǘǳǊŜ. 

 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 comprehŜƴǎƛǾŜ άƎŀƳŜ Ǉƭŀƴέ ƛƴ ǇƭŀŎŜ ŦƻǊ ǘƘŜ ŦǳǘǳǊŜ ƻŦ ǘƘŜ ŀǊŜŀΦ  Lƴ ǇŀǊǘƛŎǳƭŀǊΣ ǘƘŜ /ƛǘȅ ƛǎ ŦŀŎƛƴƎ ǎŜǾŜǊŀƭ 
ƛǎǎǳŜǎ ǘƘŀǘ Ƴŀȅ ŎƘŀƭƭŜƴƎŜ ǘƘŜ ǘǊŀŘƛǘƛƻƴŀƭ άōǊŀƴŘƛƴƎέ ƻŦ ǘƘŜ /ƛǘȅ ŀǎ ǘƘŜ ά/ƻǿōƻȅ /ŀǇƛǘŀƭ ƻŦ ǘƘŜ ²ƻǊƭŘέΦ  ¢ƘŜ /ƻǳƴǘȅ ƛǎ ŦŀŎƛƴƎ 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 enforcƛƴƎ ǘƘŀǘ άōǊŀƴŘέ ǘƘŀǘ ƛǎ 
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 ς of City resident, County resident and the visitor ς  to strengthen and 
ŜƴƘŀƴŎŜ .ŀƴŘŜǊŀΩǎ ǉǳŀƭƛǘȅ ƻŦ ƭƛŦŜΣ ǿƘƛŎƘ ƛǎ ƛƴŜȄǘǊƛŎŀōƭȅ ǘƛŜŘ ǘƻ ƛǘǎ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŀƴŘ ŜŎƻƴƻƳƛŎ Ǿƛǘŀƭƛǘȅ ŀƴŘ 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 /ƛǘȅΩǎ charismatic presence.  The two ς City and County ς 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 ς 
Bandera.   

 These actions are outlined and explained in the following pages. 
 
 

 1.1.02 ς 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: 
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 Calendar Year: 2008: 
 Planning Commission & Invited Stakeholders - May 13 

Business Community Workshop ς May 22 
Community Surveys ς May 24 
Community Workshop - June 7 
wŜǎƛŘŜƴǘǎΩ ²ƻǊƪǎƘƻǇ ς June 20 
Community Workshop ς 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 άPart Two ς The Plansέ. 

  
  

Part One: The Community of Bandera  
Chapter 1.2 

1.2 ς 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 ς .!b59w!Ω{ {¢w9bD¢I{: 
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 /ƛǘȅΩǎ 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 
ǾŜǊȅ ƛƳǇƻǊǘŀƴǘ ǾŀƭǳŜ ŦƻǊ Ƴŀƴȅ άǘǊŀƴǎǇƭŀƴǘǎέΣ which have actively chosen to live in Bandera to escape ǘƘŜ άōƛƎ-cityέ lifestyle. 
 

Special Events & Festivals: 
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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: 
.ŀƴŘŜǊŀΩǎ ŜŎƻƴƻƳȅ ƛǎ ǇǊƛƳŀǊƛƭȅ ǎǳǇǇƻǊǘŜŘ ōȅ ǘƻǳǊƛǎƳΦ  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 othersΩ 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 ς BAb59w!Ω{ ²9!Yb9{{9{Υ 
Quality Tourism Amenities: 
aƻǎǘ ƻŦ .ŀƴŘŜǊŀΩǎ ǊŜƴƻǿƴŜŘ ǘƻǳǊƛǎǘ ŀǘǘǊŀŎǘƛƻƴǎ ŀǊŜΣ ŦƻǊ ǘƘŜ Ƴƻǎǘ ǇŀǊǘΣ ŜƛǘƘŜǊ ƴŀǘǳǊŀƭ ƻǊ ƘƛǎǘƻǊƛŎ. 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: 
¢ƘŜ ǎǳǎǘŀƛƴŀōƛƭƛǘȅ ƻŦ .ŀƴŘŜǊŀΩǎ ŎƻƴǎǳƳŀōƭŜ ǿŀǘŜǊ ǊŜǎƻǳǊŎŜǎ ƛǎ ǳƴŘŜǊ ǎǘǳŘȅΦ   ¢ƘŜ ŎŀǇŀŎƛǘȅ ƻŦ ǘƘŜ /ƛǘȅΩǎ ŀōƛƭƛǘȅ ǘƻ ǇǊƻŎŜǎǎ ǿŀǘŜǊ ŀƴŘ ǿŀǎǘŜǿŀǘŜǊ ǿƛǘƘ 
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 jurisdictiƻƴŀƭ ƛǎǎǳŜǎ ǊŜƭŀǘƛƴƎ ǘƻ ŎƻƴǘǊƻƭ ƛƴ ǘƘŜ /ƛǘȅΩǎ ŜȄǘǊŀ-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 ǇǊƻƳƻǘƛƻƴ ƻŦ .ŀƴŘŜǊŀΩǎ ƴŀǘǳǊŀƭ ƭŀƴŘǎŎŀǇŜΣ ǘƘŜ ōŜŀǳǘƛŦǳƭ aŜŘƛƴŀ wƛǾŜǊΣ ŀƴŘ ǘƘŜ ŘƛǎǘƛƴŎǘ ŎƘŀǊŀŎǘŜǊ 
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  
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1.3 ς ISSUES & OPPORTUNITIES: 
 

  1.3.01 ς άv¦![L¢¸ hC [LC9έ 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 ς the comfort level, visual character, and functionality of 
the sidewalk environment.  BanderaΩǎ  pedestrian environment has been based on the needs of the residents of the City and County for everyday 
άǎƘƻǇǇƛƴƎέ ŀŎǘƛǾƛǘƛŜǎΦ  The drive and park as close to the shop as possible ς get out and shop ς then drive to another service based store system.  
¢Ƙŀǘ ƻǊƛƎƛƴŀƭ ǎȅǎǘŜƳ ƻŦ άǇŀǊƪ ŀƴŘ ǎƘƻǇέ ƛǎ ŀƴǘƛǉǳŀǘŜŘ ŀƴŘ ŘƻŜǎ ƴƻǘ ǎŜǊǾŜ ǘƘŜ ƴŜŜŘǎ ƻŦ ŀ ǘƻŘŀȅΩǎ tourists and residents for a more accommodating, 
accessible, pedestrian environment ς 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 ŦŜǿ άǉǳŀƭƛǘȅέ ǎǘǊǳŎǘǳǊŜ ōǳƛƭǘ ƛƴ .ŀƴŘŜǊŀΦ hǘƘŜǊ ǘƘŀƴ ŀ 
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 
ǘƘŜ άŀǊŎƘƛǘŜŎǘǳǊŀƭέ ŦŀōǊƛŎ ƻŦ ǘƘŜ ŎƻƳƳŜǊŎƛŀƭ Řƛǎtricts 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 άthrough-trafficέ, particularly large trucks, is at cross-purposes with the desire to create a high quality 
Main Street pedestrian district.  !ǘǘŜƴǘƛƻƴ ƴŜŜŘǎ ǘƻ ōŜ ŘƛǊŜŎǘŜŘ ǘƻ ǇǊƻǾƛŘƛƴƎ ŀƭǘŜǊƴŀǘƛǾŜǎ ǘƻ ǘƘŜ άǘƘǊƻǳƎƘ-ǘǊŀŦŦƛŎέ ƻǾŜǊ-load that presently exist on 
Main Street ς possibly readdressing the parking layout design along with traffic lane markings.   
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 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 /ƛǘȅΩǎ 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 ς 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 άǊŜǘǊƻŦƛǘέ of the old City subdivision lots sizes.  Zoning changes could provide higher density 
residential re-ŘŜǾŜƭƻǇƳŜƴǘ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŀƴŘ ƛǘǎ ŀǎǎƻŎƛŀǘƛǾŜ ƛƴŎǊŜŀǎŜ ƛƴ ǘƘŜ /ƛǘȅΩǎ ǘŀȄ ōŀǎŜ ŀƴŘ ǳǘƛƭƛǘȅ ǎŜǊǾƛŎŜǎΦ 

   

 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 
άtourist and entertainment districtέ ƛƴ ŀƴ ŜȄǇŀƴŘŜŘ ½ƻƴƛƴƎ hǊŘƛƴŀƴŎŜ ǳǘƛƭƛȊƛƴƎ άƻǾŜǊƭŀȅέ ŘƛǎǘǊƛŎǘǎ ǘƘŀǘ ǿƻǳƭŘ ŀǇǇƭȅ ǎǇŜŎƛŀƭ ǊŜƎǳƭŀǘƛƻƴǎ ƻƴ ǘƻǇ of 
existing zoning district regulationsΦ  {ǳŎƘ άƻǾŜǊƭŀȅέ ŘƛǎǘǊƛŎǘ and can cross boundaries of existing districts without the necessity of changing the base 
existing district requirements.   

 

  Transparent and Uniform Governance: 
 /ƛǘȅΩǎ ƻǊŘƛƴŀƴŎŜǎ ǎƘƻǳƭŘ ōe 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 ς 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.   

 TƻǳǊƛǎǘΩǎ 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.  /ƛǘȅ tŀǊƪ ƛǎ ƻƴŜ ƻŦ .ŀƴŘŜǊŀΩǎ ƎǊŜŀǘŜǎǘ ǊŜǎƻǳǊŎŜǎΣ 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 
/ƛǘȅΩǎ ǘǊŜŀǎǳry ς a source that is not dependent upon new taxes.  
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  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 ŎƻƳŜ ǘƻ .ŀƴŘŜǊŀ ǘƻ ŜǎŎŀǇŜ ǘƘŜ ǎǘǊŜǎǎŦǳƭ ƭƛŦŜǎǘȅƭŜ ƻŦ ǘƘŜ άōƛƎ ŎƛǘƛŜǎέΦ  This escape to live and to recreate in places like Bandera creates 

ƛƴŎǊŜŀǎŜŘ ǇǊŜǎǎǳǊŜ ŀƴŘ ŎƻƴŦƭƛŎǘ ōŜǘǿŜŜƴ ǇŜǊƳŀƴŜƴǘ ǊŜǎƛŘŜƴǘǎΩ ƴŜŜŘǎ ŀƴŘ ǾƛǎƛǘƻǊǎΩ ƴŜŜŘǎΦ  wŜŎƻƴŎƛƭƛƴƎ ǘƘŜǎŜ ŘƛŦŦŜǊŜƴŎŜǎ ƛǎ ŎǊƛǘƛŎŀƭ ǘƻ .ŀƴŘŜǊŀΩǎ 
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:  
 .ŀƴŘŜǊŀΩǎ existence is dependent upon water ς which is true of all communities.  There are water issues in most communities.  .ŀƴŘŜǊŀΩǎ ǿŀǘŜǊ 

issues may be more contentious due to the physical environment and the topography ƻŦ ǘƘŜ άƘƛƭƭ Ŏƻǳƴǘȅέ.  The άƎǊŜŜƴ Ƙƛƭƭs and riversέ ς itΩs άǎǇƛǊƛǘ 
ƻŦ ǇƭŀŎŜέ ς ƛǘΩǎ 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 ς 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:  
¢ƘŜǊŜ ƛǎ ǎǘǊƻƴƎ ǎŜƴǘƛƳŜƴǘ ǘƘŀǘ .ŀƴŘŜǊŀ ƛǎ ŀǘ Ǌƛǎƪ ƻŦ ά5ƛǎƴŜȅ-ŦƛŎŀǘƛƻƴέΣ ƛƴ ŀƴ ŜŦŦƻǊǘ ǘƻ ŀǘǘǊŀŎǘ ƎǊŜŀǘŜǊ ǉǳŀƴǘƛǘȅΣ ǊŀǘƘŜǊ ǘƘŀƴ ǉǳŀƭƛǘȅ ƻŦ ǘƻǳǊƛǎǘǎΦ  ά5ƛǎƴŜȅ-
ŦƛŎŀǘƛƻƴέ ƛǎ ŘŜŦƛƴŜŘ ŀǎ IƻƭƭȅǿƻƻŘ ǘȅǇŜ ǿŜǎǘŜǊƴ ǎǘȅƭŜŘ ŀǊŎƘƛǘecture/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 

ǊŜǎƛŘŜƴǘǎΩ ŘŜǎƛǊŜ ŦƻǊ ƭƻǿ-key, small -town life on weekends as well as during the week.  .ŀƴŘŜǊŀ ƛǎ ǘƘŜ άƘƻƳŜ-ǘƻǿƴέ ŦƻǊ ǊŜǎƛŘŜƴǘǎΣ ǘƘŜ άǇŀǊǘȅ-tƻǿƴέ 
ŦƻǊ ǘƻǳǊƛǎǘǎΣ ōǳǘΣ ŎƻƭƭŜŎǘƛǾŜƭȅΣ ƛǘ ƛǎ ŜǾŜǊȅƻƴŜΩǎ άŎƻƳƳǳƴƛǘȅέΦ  ¢ƘŜ ŀƳŜƴƛǘƛŜǎ ŀƴŘ ŀŎŎƻƳƳƻŘŀǘƛƻƴǎ ŦƻǊ ǘƘŜ ǘƻǳǊƛǎǘǎ Ƴǳǎǘ ōŜ ōŀƭanced with the wants 
and needs of the residents.   

 

   Motorcycles: 
 ¢ƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǾƛŜǿ ǘƻǿŀǊŘǎ ƳƻǘƻǊŎȅŎƭŜǎ ƛƴ .ŀƴŘŜǊŀ ƛǎ Ŏƻmplex.  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 
ŎƘŀǊŀŎǘŜǊ ƻŦ .ŀƴŘŜǊŀ ōŜƛƴƎ ǘƘŜ ά/ƻǿōƻȅ /ŀǇƛǘŀƭ ƻŦ ǘƘŜ ²ƻǊƭŘέ ŀƴŘ ŀ ŦŀƳƛƭȅ ƻǊƛŜƴǘŜŘ ǘƻǳǊƛǎǘ ŜŎƻƴƻƳȅΣ ƛǎ ǘƘǊŜŀǘŜƴŜŘ ōȅ ǘƘŜ ŀŘǾŜnt 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 /ƛǘȅΩǎ 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.  
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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 άold-cityέ 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 oǊŘƛƴŀƴŎŜ ŀƴŘκƻǊ ǘƘŜ ŎǊŜŀǘƛƻƴ ƻŦ ŀ ƴŜǿ άƛƴƴŜǊ-Ŏƛǘȅέ ǎǳō-division ordinance that addresses these 
issues should be considered. 
 
 

1.3.02 ς 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.  !ǎ ¢ŜȄŀǎΩǎ ōƛƎ ŎƛǘƛŜǎ 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 ƛǘΩǎ pristine, natural, and quiet character is sustained.  With a lifestyle that 
conserves natural resources, supports recycling, rainwater harvesting, local food production ς one that promotes an awareness and esteem for the 
environment ς ŀƴ άŜƴǾƛǊƻƴƳŜƴǘŀƭ ŦǊƛŜƴŘƭȅέ ŎƻƳƳǳƴƛǘȅ Ŏŀƴ ƻŎŎǳǊ.   A community-ǿƛŘŜ ŜŦŦƻǊǘ ǘƻ ōŜŎƻƳŜ άŜƴǾƛǊƻƴƳŜƴǘŀƭ ŦǊƛŜƴŘƭȅέ 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 ǘƻ ŜƴǎǳǊŜ ƛǘ ŘƻŜǎ ƴƻǘ ǘƘǊŜŀǘŜƴ .ŀƴŘŜǊŀΩǎ Ǿƛǎǳŀƭ ŀƴŘ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǉǳŀƭƛǘȅΦ  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 CoǊǇƻǊŀǘƛƻƴΩǎ ŀŎǘƛǾŜ ǇŀǊǘƛŎƛǇŀǘƛƻƴ.  A preliminary hotel 
feasibility ǎǘǳŘȅ ƻŦ ǘƘŜ ƴŜŜŘ ŦƻǊ ƳƻǊŜ άōŜŘǎέ ƛƴ ǘƘŜ /ƛǘȅ ǎƘƻǳƭŘ ōŜ ŎƻƴǎƛŘŜǊŜŘΦ 
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 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, ƳƻǳƴǘŜŘ ǇƻƭƛŎŜ ŦƻǊŎŜ ǘƘŀǘ ŘƛǎǘƛƴƎǳƛǎƘŜǎ ƭƻŎŀƭ ǇƻƭƛŎŜ ŦǊƻƳ {ƘŜǊƛŦŦΩǎ ŘŜǇǳǘƛŜǎ.  This would better project 
.ŀƴŘŜǊŀΩǎ άǳǎŜǊ ŦǊƛŜƴŘƭȅέ ƛƳŀƎŜΦ  {ǳŎƘ ŀ ŦƻǊŎŜ ŎƻǳƭŘ ōŜ άŀǳȄƛƭƛŀǊȅ ǇƻƭƛŎŜέ ƻǊ ŀ άǎǇŜŎƛŀƭ ǇƻǎǎŜέ ŦƻǊŎŜ ǘƘŀǘ ƛǎ ŀ ǇǊŜǎŜƴŎŜ ǇǊƛƳarily 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 ƛǎ ƴŜŜŘŜŘ ǘƻ ǊŜƭƛŜǾŜ ǘƘŜ ǘƘǊƻǳƎƘ ǘǊŀŦŦƛŎ ǘƘŀǘ ƛǎ ǘƘǊŜŀǘŜƴƛƴƎ ǘƘŜ ǉǳŀƭƛǘȅ ƻŦ άǊǳǊŀƭ ƭƛŦŜέ ƛƴ .ŀƴŘŜǊŀ.  Locally generated traffic 
creates άǊǳǎƘ-ƘƻǳǊέ ǘǊŀŦŦƛŎ 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 ŀǊŎƘƛǘŜŎǘǳǊŀƭ ŎƻƴǘǊƻƭ Ƴŀƴǳŀƭ ŀƴŘ ŜȄǇŀƴǎƛƻƴ ƻŦ ǘƘŜ IƛǎǘƻǊƛŎŀƭ 5ƛǎǘǊƛŎǘ ǘƻ ǇƻǎǎƛōƭŜ ƛƴŎƭǳŘŜ ǘƘŜ ŜƴǘƛǊŜ άƻǊƛƎƛƴŀƭ 
ǘƻǿƴǎƘƛǇέ ƻŦ .ŀƴŘŜǊŀΦ  ! άƻƭŘέ /ƛǘȅ-wide historical district could start with a low ς 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 tŀǊƪ ōƻǘƘ ǊŜŎǊŜŀǘƛƻƴŀƭƭȅ ŀƴŘ ŜŎƻƴƻƳƛŎŀƭƭȅΦ  Lǘ ƛǎ ƻƴŜ ƻŦ ǘƘŜ /ƛǘȅΩǎ ƎǊŜŀǘŜǎǘ ŀǎǎŜǘǎΣ ȅŜǘ Ƙŀǎ ƴƻǘ ōŜŜƴ 

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 
ǾƻŎŀǘƛƻƴŀƭ ƻǊ ǘǊŀŘŜ ǎŎƘƻƻƭ ƛƴǎǘǊǳŎǘƛƴƎ ƛƴ ǘƘŜ ǘǊŀŘƛǘƛƻƴŀƭ άǿŜǎǘŜǊƴ ŀǊǘǎ ŀƴŘ ǘǊŀŘŜǎέ ǎǳŎƘ ŀǎ άŎƻǿōƻȅƛƴƎέΣ ŘǳŘŜ ǊŀƴŎƘƛƴƎΣ ǎƛƴƎƛƴƎΣ Ǿƛǎǳŀƭ ŀǊǘǎΣ ƭŜŀǘƘŜǊ 
ǿƻǊƪǎΣ ōƻƻǘ ƳŀƪƛƴƎΣ ŜǘŎΣ ŎƻǳƭŘ ōŜ ōƻǘƘ ǎǳǇǇƻǊǘƛǾŜ ƻŦ ǘƘŜ  ƛƳŀƎŜ ƻŦ ǘƘŜ ά/ƻǿōƻȅ /ŀǇƛǘŀƭ ƻŦ ǘƘŜ ²ƻǊƭŘέ ŀƴŘ ǇǊƻǾƛŘŜ ƎǊŜŀǘŜǊ ƻǇǇƻrtunity for 
employment and business endeavors.  Also business opportunities could be identified that enhance that image in an economically advantageous 
effort ς ǎǳŎƘ ŀǎ Ƙŀǘ ƳŀƪƛƴƎΣ ōƻƻǘ ƳŀƪƛƴƎ ŀƴŘ ƻǘƘŜǊ άǿŜǎǘŜǊƴέ ƭƛƎƘǘ ƛƴŘǳǎǘǊȅ ƘŀƴŘ-made products. 
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Part One: The Community of Bandera  
Chapter 1.4  

1.4 ς 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 Ƴƻǎǘ ƛƳǇƻǊǘŀƴǘ ǘƻ .ŀƴŘŜǊŀΩǎ 
citizens.  These issues form the basis for the recommendations that are developed in άPart Two ς The Comprehensive Master Planέ, and άPart 
Three ς Implementation of the PlansέΦ  
 
 

1.4.01 ς 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 άIƛƭƭ /ƻǳƴǘǊȅέ 
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 άŎƻǊǊŜŎǘέ ǇƻǎǘǳǊŜ ƻŦ .ŀƴŘŜǊŀΣ ǘƘŜ 
ά/ƻǿōƻȅ /ŀǇƛǘŀƭ ƻŦ ǘƘŜ ²ƻǊƭŘέΦ  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 ς 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 
ƻŦ Ǝƻŀƭǎ ŀƴŘ ƻōƧŜŎǘƛǾŜǎ ǘƘŀǘ άŦƻƭƭƻǿ-ǘƘǊǳέ ǿƛǘƘ ǇƻǘŜƴǘƛŀƭ invitees that are supportive of traditional family values.  Such specific issues would be the 
creation  of άpedestrian ŦǊƛŜƴŘƭȅέ ǇŀǘƘǎΣ ǘǊŀƛƭǎΣ ǿŀƭƪǿŀȅǎ ǿƛǘƘ ŦǊŜǉǳŜƴǘ ǊŜǎǘ ǇƭŀŎŜǎ ǘƻ ǘƘŀǘ ŦŀƳƛƭȅ ǿŀƭƪǎ ǿƛǘƘ ƴǳƳŜǊƻǳǎ ǎǘƻǇǎ ǿƘƛŎƘ ŀǊŜ 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 ς NEIGHBORHOODS: 
Protect .ŀƴŘŜǊŀΩǎ ά{Ƴŀƭƭ ¢ƻǿƴέ bŜƛƎƘōƻǊƘƻƻŘǎΥ  
!ƴ ŀƳŜƴƛǘȅ ƻŦ ƘƛǎǘƻǊƛŎŀƭ άǎƳŀƭƭ ǘƻǿƴέ ǿŜǎǘŜǊƴ !ƳŜǊƛŎŀ ǿŀǎ ǘƘŜ ǇǊŜǎŜƴŎŜ ƻŦ ǘǊŀŘƛǘƛƻƴŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎΦ  hƴŜ ƻŦ ǘƘŜ ƳƻǊŜ ǊŜŎŜƴǘ city planning 
phƛƭƻǎƻǇƘƛŜǎ ǘƻŘŀȅ ƛǎ ǘƘŀǘ ƻŦ άǘǊŀŘƛǘƛƻƴŀƭ ƴŜƛƎƘōƻǊƘƻƻŘ ŘŜǾŜƭƻǇƳŜƴǘǎέΦ  ¢Ƙƛǎ ǇƘƛƭƻǎƻǇƘȅ ƛǎ ŦǳǊǘƘŜǊ ŘƛǎŎǳǎǎŜŘ ƛƴ άPart Four ς Growth and Planning 
IssuesέΦ  .ŀƴŘŜǊŀ ƛǎ ŦƻǊǘǳƴŀǘŜ ǘƻ ƘŀǾŜ ƴƻǘ ƻƴŜ ōǳǘ ǘǿƻ ŘƛǎǘƛƴŎǘ ǘǊŀŘƛǘƛƻƴŀƭ άǎƳŀƭƭ ǘƻǿƴέ ƴŜƛƎƘōƻǊƘƻƻŘǎΦ hŦ ƳŀƧƻǊ 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 ŀǊŜŀǎ ŦƻǊ ƎǊƻǿǘƘ Ŏƻƴǘŀƛƴ άǎƳŀƭƭ ǘƻǿƴέ ƴŜƛƎƘōƻǊƘƻƻŘǎ ŀƭǊŜŀŘȅΦ  ¢Ƙƛǎ ǇǊƛƴŎƛǇŀl is addressed throughout the Report.  
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1.4.04 ς 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 
ŜȄƛǎǘƛƴƎ ŜƴŘŜŀǾƻǊ ŀƴŘ ƛƴ ǘƘŜ Ǝƻŀƭǎ ŀƴŘ ƻōƧŜŎǘƛǾŜǎ ŦƻǊ ŦǳǊǘƘŜǊ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΦ  ά¢ŀǎƪ DǊƻǳǇ лпΣ п. ς Environmental Quality and 
{ǳǎǘŀƛƴŀōƛƭƛǘȅέ ŀŘŘǊŜǎǎŜǎ ǘƘŜǎŜ ƛǎǎǳŜǎ ƛƴ ŘŜǘŀƛƭ ǿƛǘƘΣ ǳǇƻƴ ŦǳǊǘƘŜǊ ŘŜǾŜƭƻǇƳŜƴǘ ōȅ ǘƘƛǎ ƎǊoup, specific goals and objectives.   
 
 

1.4.05 ς 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 ς 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 ς 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 ς MAIN STREET: 
Enhance Main Street: 
/ƻƴŎŜǊƴ ƛǎ ŜȄǇǊŜǎǎŜŘ ƻǾŜǊ ǘƘŜ ǇƘȅǎƛŎŀƭ ŀǇǇŜŀǊŀƴŎŜ ƻŦ aŀƛƴ {ǘǊŜŜǘ ƛƴŎƭǳŘƛƴƎ ǘƘŜ άǎǘŀǘŜ ƻŦ ǊŜǇŀƛǊέ ƻŦ Ƴŀƴȅ ƻŦ ǘƘŜ ōǳƛƭŘƛƴƎ ŦǊƻƴting 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 iǎǎǳŜǎ ŀǊŜ ǘƻ ōŜ ŘƛǎŎǳǎǎŜŘ ƛƴ άTask Group 4A ς 
Streets, Sidewalks, Pathways, and AccessibilityέΦ 
 
 

1.4.08 ς ECONOMY: 
Diversify the Local Economy: 
The primary economy of the area is tourism.  Much of the community ǊŜŀƭƛȊŜǎ ǘƘŀǘ ŀ άƻƴŜ ƘƻǊǎŜέ ŜŎƻƴƻƳȅΣ ŜǾŜƴ ŀ άƘƻǊǎŜ ƻǊƛŜƴǘŜŘ άŜŎƻƴƻƳƛŎ base, 
needs more than one horse ς ǎƻƳŜ ŜŎƻƴƻƳƛŎ ŘƛǾŜǊǎƛŦƛŎŀǘƛƻƴΦ ¢ƘŜ άƻƭŘέ Řŀȅǎ ƻŦ ŀ ǎǳǎǘŀƛƴŀōƭŜ ǊŀƴŎƘƛƴƎ ŜŎƻƴƻƳȅ ƛǎ ƴƻ ƭƻƴƎŜǊ ǾƛŀōƭŜ ŜȄŎŜǇǘ ƻƴ ŀ ǾŜǊȅ 
limited basis.  New opportunities need to be explored.  The City of Bandera EcoƴƻƳƛŎ 5ŜǾŜƭƻǇƳŜƴǘ /ƻǊǇƻǊŀǘƛƻƴ ŦǳƴŘŜŘ ŀƴ ά9ŎƻƴƻƳƛŎ 5ŜǾŜƭƻǇƳŜƴǘ 
tƭŀƴέ element to this Report.  That Plan explores numerous possibilities and a few opportunities for a more diversified economic base for the 
community.  
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1.4.09 ς WATER ISSUES: 
Water & Wastewater: 

 ¢ƘŜǊŜ ƛǎ ŀ ƎǊŜŀǘ ŎƻƴŎŜǊƴ ƛƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ǊŜƎŀǊŘƛƴƎ ǘƘŜ /ƛǘȅΩǎ ŀōƛƭƛǘȅ ǘƻ ǇǊƻŘǳŎŜ ŎƻƴǎǳƳŀōƭŜ ǿŀǘŜǊ ŀƴŘ ǘƻ ǘǊŜŀǘ ǿŀǎǘŜǿŀǘŜǊΦ  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 ά/ƘŀǇǘŜǊ нΦп /ŀǇƛǘŀƭ LƳǇǊƻǾŜƳŜƴǘ tƭŀƴέ. 

 

Part One: The Community of Bandera  
Chapter 1.5  

1.5 ς 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 
/ƻǳƴǘȅΩǎ {ǳō-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. 

  hǘƘŜǊ ƛǎǎǳŜǎ ŎƻƴŎŜǊƴƛƴƎ ǘƘŜ άŦŀōǊƛŎέ ƻŦ ǘƘŜ /ƛǘȅ ŀǊŜ ǘƘŜ ǳǎŜ ƻŦ ǊŜǎƛŘŜƴǘƛŀƭ ǎǘǊŜŜǘǎ ǘƻ ŦǳƴƴŜƭ ǘǊŀŦŦƛŎ ƻŦŦ aŀƛƴ {ǘǊŜŜǘ όǎǳŎƘ ŀs 13th Street), the critical 
positioning of parking lots in highly visibility areas of Main Street, especially in the City centeǊΣ ŀƴŘ ¢Ȅ5h¢Ωǎ ŎƻƴǘƛƴǳƛƴƎ ǇǊƻǇŜƴǎƛǘȅ ŀǘ ǿƛŘŜƴƛƴƎ ŀƴŘ 
straightening the feeder roads into Bandera. 

  The key intersection in the City ( Highway 16 and Main Street) ς 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 ς .ŀƴŘŜǊŀΩǎ ǿŜƭƭ-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 
ŎƘŀǊŀŎǘŜǊΦ  ¢ƘŜ /ƛǘȅΩǎ ŎƻƴǘŀƛƴŜŘ ŜƴŜǊƎȅ ƛǎ ǇŜǊƘŀǇǎ ǘƘŜ ƪŜȅ ŜƭŜƳŜƴǘ ǘƘŀǘ ƳŀƪŜǎ ǘƘŜ ǘƻǿƴ ǳƴƛǉǳŜΦ  ¢Ƙŀǘ ŜƴŜǊƎȅ ƴŜŜŘǎ ǘƻ ōŜ ƴƻǳǊƛshed 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 ς 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).  ¢ǿƻ ƻŦ .ŀƴŘŜǊŀΩǎ ƎǊŜŀǘŜǎǘ ŀǎǎŜǘǎ ŀǊŜ ǘƘŜ ƴŀǊǊƻǿΣ ǘǿƻ ƭŀƴŜ ŀǇǇǊƻŀŎƘŜǎ ǘƻ ǘƘŜ ŎƛǘȅΣ ŀƴŘ 
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: 
.ŀƴŘŜǊŀΩǎ ǎǘǊŜŜǘǎ ŀƴŘ ǊƻŀŘǿŀȅǎΣ ŦƻǊ ǘƘŜ Ƴƻǎǘ ǇŀǊǘΣ ŦǳƴŎǘƛƻƴ ŀŘŜǉǳŀǘŜƭȅΦ  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;   
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Need for a bypass with control of the design, size and adjacent development standards;   
Maintenance of the άǊǳǊŀƭ ŎƘŀǊŀŎǘŜǊέ 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 άŦǳƴƪέ ƻŦ 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 thŜ ŎƻƳƳǳƴƛǘȅ ǊŜƎŀǊŘƛƴƎ ǘƘŜ /ƛǘȅΩǎ ŀōƛƭƛǘȅ ǘƻ ǇǊƻŘǳŎŜ ŎƻƴǎǳƳŀōƭŜ ǿŀǘŜǊ ŀƴŘ ǘƻ ǘǊŜŀǘ ǿŀǎǘŜǿŀǘŜǊΦ  /ƛǘƛȊŜƴǎ 

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 ς 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: 
 .ŀƴŘŜǊŀΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛǎ ǇǊƛƳŀǊƛƭȅ ŎƻƳǇƻǎŜŘ ƻŦ ǎƛƴƎƭŜ-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 
ǘƘŜ ƴŜŜŘǎ ƻŦ ƭƻŎŀƭ ŀƴŘ ŀǊŜŀ ǊŜǎƛŘŜƴǘǎ ōǳǘ ƘŀǾŜ ƭƛǘǘƭŜ ŎƻƳƳƻƴ άŎƻƴǎǳƳŜǊ-ōŀǎŜέ ŎƻƳƳŜǊŎŜ ǿƛǘƘ ǘƘŜ άǘƻǳǊƛǎƳ-ōŀǎŜέ ōǳǎƛƴŜǎǎŜǎ ƭƻŎŀǘŜŘ ǇǊƛƳŀǊƛƭȅ ƛƴ 
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: 
 ¢ƘŜ /ƛǘȅΣ ŀǎ ƛǎ ǘȅǇƛŎŀƭ ƻŦ ǾƛǊǘǳŀƭƭȅ ŜǾŜǊȅ !ƳŜǊƛŎŀƴ ǘƻǿƴΣ Ƙŀǎ ŀ άaŀƛƴ {ǘǊŜŜǘέΦ  IŀǾƛƴƎ ŀ ǘƻǳǊƛǎǘ ōŀǎŜŘ ŜŎƻƴƻƳȅΤ .ŀƴŘŜǊŀΩǎ aŀƛn 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 
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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 
άƭƻŎŀƭέ ŎƻƴǾŜƴƛŜƴŎŜ ǘȅǇŜ ōǳǎƛƴŜǎǎŜǎ όōŀƴƪǎΣ ōŜŀǳǘȅ-shops, convenience stores, etc.). Also scattered through the length of Main Street are other 
establishments that are neither tourist nor resident oriented ς ōǳǘ ŀǊŜ άǎǇŜŎƛŀƭ ƴŜŜŘǎ ƻǊ ǎŜǊǾƛŎŜǎέ ŜƴǘƛǘƛŜǎ όǊŜŀƭǘƻǊǎΣ ǎŜǊǾƛŎŜǎ ƻǊƎŀƴƛȊŀǘƛƻƴΣ ŀǳǘƻ 
parts/services, and office buildings). Unless there are interspersed areas of special event activities (Courthouse lawn) there are usually no noticeable 
άǘƘƛƴƎǎέ ǘƘŀǘ ǿƻǳƭŘ ƭŜŀŘ ƻǊ ŘǊŀǿ ǇŜŘŜǎǘǊƛŀƴ ǘǊŀŦŦƛŎ ŦǊƻƳ ƻƴŜ ŜƴŘ ƻŦ aŀƛƴ {ǘǊŜŜǘ ǘƻ ǘƘŜ ƻǘƘŜǊ ς 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: 
 LƴǘŜǊǎǇŜǊǎŜŘ ǿƛǘƘ άǘƻǳǊƛǎǘέ ƻǊƛŜƴǘŜŘ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ŀǊŜ άƭƻŎŀƭ ǎŜǊǾƛŎŜǎέ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ƛƴ ƻƴŜ ŀǊŜŀ Ƴƻǎǘƭȅ ƴƻǊǘƘ ƻŦ ǘƘŜ Řƻǿƴǘown area and 

concentrated on or near Hwy. 16 and/or Hwy. 173 ς north and in another area mostly east of the downtown area ς 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 ς 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 
ǊŜǎƛŘŜƴǘ άŎƻƴǾŜƴƛŜƴŎŜ ŀƴŘ ƴŜŎŜǎǎƛǘȅέ ǊŜǘŀƛƭκƻŦŦƛŎŜκŎƻƳƳŜǊŎƛŀƭ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ƛƴ ǘƘŜ /ƛǘȅΦ 

 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 ς with 
several being immediately adjacent to Cypress Street (HwȅΦ мсύΦ  ¢ƘŜ ŀǊŜŀΩǎ ǇǊŜƳƛŜǊ ŜƳǇƭƻȅŜǊ ŀƴŘ ŜŘǳŎŀǘƛƻƴŀƭ ŦŀŎƛƭƛǘȅΣ .ŀƴŘŜǊŀ IƛƎƘ {ŎƘƻƻƭΣ ƛǎ ŀƭǎƻ 
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 ǘƘŜ ǊŜǎƛŘŜƴǘ άŎƻƴǾŜƴƛŜƴŎŜ ŀƴŘ ƴŜŎŜǎǎƛǘȅέ ǊŜǘŀƛƭκƻŦŦƛŎŜκŎƻƳƳŜǊŎƛŀƭ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ƛƴ ǘƘŜ /ƛǘȅΦ 

 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 ς 

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 ς 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: 
 ¢ƘŜ IŜǊƛǘŀƎŜ {ǉǳŀǊŜ ƛǎ ŀ ǎƳŀƭƭΣ ƘŀǊŘ ǎǳǊŦŀŎŜŘ άǳǊōŀƴ ǇŀǊƪέ ǘƘŀǘ ǇǊƻǾƛŘŜ ǊŜǎǘǊƻƻƳ ŦŀŎƛƭƛǘƛŜǎ ƴŜŀǊ ǘƘŜ ŎŜƴǘŜǊ ƻŦ ǘƘŜ /ƛǘȅΦ  !ƭǘhough it does have some 

benches, a few trees, and other landscaping, it ƛǎ ƴƻǘ ǎǳŦŦƛŎƛŜƴǘƭȅ άǇŜŘŜǎǘǊƛŀƴ ŦǊƛŜƴŘƭȅέ ǘƻ ǇǊƻǾƛŘŜ ǎǳǎǘŜƴǘŀǘƛǾŜ ǊŜƭƛŜŦ ŦǊƻƳ ǘƘŜ ŜƭŜƳŜƴǘǎ ŀƴŘ 
therefore is lacking in the basic mission of park space ς providing a restful and relaxing space.  

 Sandage Park: 
 {ŀƴŘŀƎŜ tŀǊƪ ƛǎ ŀ άǇƻŎƪŜǘ ǇŀǊƪέ ŦƻǊ ǎƳŀƭƭ ƪƛŘǎΩ ƻƴ ŀ ŎƻǊƴŜǊ ƭƻǘ ǿƛǘƘ ƭƛǘǘƭŜ ǇǊƻǘŜŎǘƛƻƴ ŦƻǊ ōǳǎȅ ǎǘǊŜŜǘ ǘǊŀŦŦƛŎ ƻƴ ǘǿƻ ǎƛŘŜǎ ŀƴŘ ƛǎ ƭƻŎŀǘŜŘ ŀŘƧŀŎŜƴǘ ǘƻ ǘƘŜ 

άǇŀǊƻƭŜ ƻŦŦƛŎŜέ ǘƻ ǿƘƛŎƘ ǉǳŜǎǘƛƻƴŀōƭŜ ƻŦŦŜƴŘŜǊǎ ŀǊŜ ǊŜǉǳƛǊŜŘ ǘƻ ǊŜǇƻǊǘΦ ¢ƘŜǊŜ ƛǎ ǇƭŀȅƎǊƻǳƴŘ ŜǉǳƛǇƳŜƴǘ ƛƴ ǘƘŜ ǇŀǊƪ ŀƴŘ ŀŘŜǉǳŀǘe adjacent parking 
(also serves parole offices). There is no fencing for protection of the children from adjacent automobile traffic. 
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 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 ς near the 1st {ǘǊŜŜǘ .ǊƛŘƎŜΦ  ! ŦǊƛǎōŜŜ άƎƻƭŦέ ŎƻǳǊǎŜ ƛǎ 
roughly laid-out in the under-developed acreage west of 1st {ǘǊŜŜǘΦ  ! άƴŀǘǳǊŜ ǘǊŀƛƭέ ǿŀǎ ŜǎǘŀōƭƛǎƘŜŘ ŀ ŦŜǿ ȅŜŀǊǎ ŀƎƻ ōǳǘ ǿŀǎ ŘŜǎǘǊƻȅŜŘ ŀƴŘ ƴƻǘ 
rebuilt after subsequent flooding events.  

 The άŦǊƻƴǘέ ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ tŀǊƪΣ ŎƭƻǎŜǎǘ ǘƻ ǘƘŜ ŘŀƳΣ ƛǎ ƘŜŀǾƛƭȅ ǳǎŜŘΦ ¢Ƙƛǎ ƘŜŀǾȅ ǳǎŀƎŜ ƛǎ ŜǾƛŘŜƴǘ ŦǊƻƳ ǘƘŜ ŘŜǘŜǊƛƻǊŀǘƛƻƴ ƻŦ ǎƻƳŜ 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 
ŀƴŘ ŀ ǇǊƛǾŀǘŜƭȅ ŎƻƴǘǊŀŎǘŜŘ άǎƴƻǿ ŎƻƴŜ ŀƴŘ ƘƻǘŘƻƎ ǎǘŀƴŘέΦ  Lƴ ǊŜŎŜƴǘ ȅŜŀǊǎΣ ǘƘǊƻǳƎƘ ŀ ŎƘŀƴƎŜ ƛƴ ǇƻƭƛŎȅ ŀƴŘ ƳŀƴŀƎŜƳŜƴǘΣ ǘƘŜ /ƛǘy 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 
ǎŜǘǘƭŜƳŜƴǘ ǘƘŀǘ ǿŀǎ ƛƴǘŜƴŘŜŘ ƛƴ ǘƘŜ ƳƛŘ муллΩǎΦ ¢ƘŜǎŜ ŀǊŜŀǎ ŀǊŜ ŀƳƻƴƎ .ŀƴŘŜǊŀΩǎ Ƴƻǎǘ ŀǘǘǊŀŎǘƛǾŜ ŀǎǎŜǘǎΦ  ¢ƘŜy 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 ς Ƴŀƴȅ ƻŦ ǘƘŜ ŜƭŜƳŜƴǘǎ ǘƘŀǘ ŀǊŜ ƴƻǿ ŀƎŀƛƴ ōŜƛƴƎ άŘŜǎƛƎƴŜŘέ ƛƴǘƻ ƻƴŜ ƻŦ ǘƘŜ ƴŜǿŜǊ ǘǿŜƴǘȅ-first century town planning 
ǾƻƎǳŜ ŎƻƴŎŜǇǘǎ ƪƴƻǿƴ ŀǎ άƴŜǿ ǳǊōŀƴƛǎƳ ŀƴŘ ǘǊŀŘƛǘƛƻƴŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎέ όǎŜŜ άPart Three ς Implementation of the Plansέ).  

 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 maintŀƛƴǎ ŀ άǎǘƻǊŀƎŜ ŀƴŘ 
ǿƻǊƪ ȅŀǊŘ ŦŀŎƛƭƛǘȅέ ǇǊƛƳŀǊƛƭȅ ŦƻǊ ǎǘǊŜŜǘ ŎƻƴǎǘǊǳŎǘƛƻƴΣ ƳŀƛƴǘŜƴŀƴŎŜ ŀƴŘ ǊŜǇŀƛǊǎ ǘƘŀǘ ƛs located wholly within the residential areas on the west side of 
aŀƛƴ {ǘǊŜŜǘΦ  ¢Ƙƛǎ άȅŀǊŘέ ŀŎǘǳŀƭƭȅ ƛǎ ƻƴ ǘƘŜ ŜŘƎŜ ƻŦ ǘƘŜ /ƛǘȅ tŀǊƪΣ ƻƴ ǘƘŜ wƛǾŜǊΣ ōŀŎƪƛƴƎ ǳǇ ǘƻ ƛǘǎ ǿŜǎǘ ŜƴŘΦ  !ǎ ǘƘŜ /ƛǘȅ ƎǊows, 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. 
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 1.5.02 ς GOVERNANCE ASSETS: 
 Annexation: 
 Providing ƳǳƴƛŎƛǇŀƭ ǎŜǊǾƛŎŜǎ ƛǎ ƻƴŜ ƻŦ ŀ /ƛǘȅΩǎ ƎǊŜŀǘŜǎǘ ǘƻƻƭǎ ŦƻǊ 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-ȅŜŀǊ άŦƭƻƻŘǇƭŀƛƴέΦ  !ǎ ǿƛǘƘ Ƴƻǎǘ Iƛƭƭ /ƻǳƴǘǊȅ ǊƛǾŜǊǎΣ ǘƘŜ aŜŘƛƴŀ wƛǾŜǊ Ƙŀǎ ŀ ƘƛǎǘƻǊȅ 
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: 
 ¢ƘŜ ƴŀǘǳǊŀƭ ǊŜǎƻǳǊŎŜǎ ŀƴŘ ŀƳŜƴƛǘƛŜǎ ƻŦ .ŀƴŘŜǊŀ /ƻǳƴǘȅ ŀǊŜ ŜǎǎŜƴǘƛŀƭ ǘƻ ǘƘŜ ǊŜƎƛƻƴΩǎ ǘƻǳǊƛǎǘ ŀǇǇŜŀƭ.  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 ς 
however, in the City there should be and are more.  Those additional άŎƛǘȅέ ŀƳŜƴƛǘƛŜǎ ŀǊŜ ǘƘŜ άǿƘȅǎ ŀƴŘ ǊŜŀǎƻƴǎέ ǘƘŀǘ ǇŜƻǇƭŜ ŎƘƻǎŜ ǘƻ ƭƛǾŜ ƛƴ ǘƻǿƴ 
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 άcountry-
livingέ lifestyle.  

 ¢ƘŜ ǇǊƻǘŜŎǘƛƻƴ ƻŦ ǘƘŜǎŜ ŀƳŜƴƛǘƛŜǎ ŘƻŜǎ ƴƻǘ άƧǳǎǘ ƘŀǇǇŜƴέΦ  .ŀƴŘŜǊŀΩǎ ŘƛƭŜƳƳŀ ƛǎ ǘƘŀǘ, 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 /ƛǘȅΩǎ 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, ŀƴŘ ǎǘǊŀƛƴǎ /ƛǘȅΩǎ ōŀǎƛŎ ǊŜǎƻǳǊŎŜǎ for providing for the άhealth, safety, and well-
beingέ 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 
άǎǳǎǘŀƛƴŀōƭŜέ ŘŜǎƛƎƴ ǎƻƭǳǘƛƻƴs utilizing an overall ratio of dwelling units (DU) to acreage (density) by developing only a portion of the total acreage 
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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, ǇƭŀƴƴŜŘ ŘŜǾŜƭƻǇƳŜƴǘǎ όt5ΩǎύΣ ǎǇŜŎƛŀƭ ǳǎŜ ǇŜǊƳƛǘǎ ό{¦tΩǎύ and special tax incentives, all 
working together to preserve the critical, fragile, and valuable natural resources that sustain ǘƘŜ άǉǳŀƭƛǘȅ ƻŦ lifeέ that is Bandera ς  the City and the 
County.   

 

 Historic Conservation: 
 The City has numerous individual buildings and several groupings of historical value ς many of which are deteriorating and/or suffering from lack of 

interpretive opportunity.  The original courthouse and jail are key examples ς 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 ς physically and historically.  A pedestrian trail linking the historic sites can easily be developed.  Special attention 
must be given to the άnon-historicέ 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 siȊŜΦ  Lǘ ƛǎ ŘƛŦŦƛŎǳƭǘ ǘƻ ōŜ ŜȄŀŎǘΣ ōǳǘ ƪŜȅ ǘƻ ŀ ŎƛǘȅΩǎ ŀōƛƭƛǘȅ ǘƻ ǎǳǎǘŀƛƴ ƛǘǎŜƭŦ ƛǎ ŀ ǎƻƭƛŘ ǳƴŘŜǊǎǘŀƴŘƛƴƎ ƻŦ ǘƘŜ ŎƻƴŘƛǘƛƻƴ ƻŦ 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 
ŎƻǳƭŘ ōŜ ǎǳǇǇƻǊǘƛǾŜ ƻŦ ŎƛǘƛȊŜƴǎΩ ŜŦŦƻǊǘǎ ǘƻ ƘŀǊǾŜǎǘ ǊŀƛƴǿŀǘŜǊ ŀƴŘ ǘƻ ǊŜŎȅŎƭŜ ƳŀǘŜǊƛŀƭǎΣ ŜǾŜƴ ƛŦ ǘƘŜǊŜ ǿŜǊŜ Ŏƻǎǘǎ ŀǎǎƻŎƛŀǘŜŘ ǿith such services.  Citizen 
support for water reclamation was strong. 

 Consistent/Friendly Services: 
Cƛǘȅ ǎŜǊǾƛŎŜǎΣ ƛƴ ǘƘŜ ōǊƻŀŘŜǊ ǎŜƴǎŜ ƻŦ ǘƘŜ ǿƻǊŘΣ ƛƴŎƭǳŘŜǎ ![[ ǇƻƭƛŎƛŜǎΣ ƛǎǎǳŜǎΣ ŀƴŘ ŀŘƳƛƴƛǎǘǊŀǘƛǾŜ άƘŀƴŘƭƛƴƎέ ƻŦ ŎƻŘŜǎ ŀƴŘ ƻǊŘinances in addition to 
the traditional utilitarian issues such as water, sewer, police, parks, and streets.  άCity servicesέ is dealing with the public ς local citizens, area 
residents, and the touristsΦ  ¢ƘŜǊŜ ǎƘƻǳƭŘ ōŜ ǊŜŀǎƻƴŀōƭŜ ƪƴƻǿƭŜŘƎŜ ƻŦ ǿƘŀǘ ŜŀŎƘ Ƙŀǎ ǘƘŀǘ ǊƛƎƘǘ ǘƻ ŜȄǇŜŎǘ ƻŦ ǘƘŜ /ƛǘȅ ƛƴ ǘƘŜƛǊ άŘŀȅ-to-Řŀȅέ ŘŜŀƭƛƴƎǎ 
with the Mayor, City Council, Administration, police, and staff.  
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¢ƘŜǊŜ ǿŀǎ ŎƻƴǎŜƴǎǳǎ ŀǘ ǘƘŜ ǿƻǊƪǎƘƻǇǎ ǘƘŀǘ ǎƻƳŜ ƻŦ ǘƘŜ Ŏƛǘȅ ǎŜǊǾƛŎŜǎ ǎƘƻǳƭŘ ōŜŎƻƳŜ ƳƻǊŜ άǳǎŜǊ ŦǊƛŜƴŘƭȅέΦ  ¢Ƙƛǎ ǿŀǎ ƴƻǘ ŀ ŎǊƛǘƛcism 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-ƻǊƛŜƴǘŜŘ ŀǇǇǊƻŀŎƘ ǘƻ ǇƻƭƛŎƛƴƎΦ  hƴŜ Ǉƻǎǎƛōƛƭƛǘȅ ŎƻǳƭŘ ōŜ ǘƘŀǘ ǘƘŜ ƭƻŎŀƭ ǇƻƭƛŎŜ ŎƻǳƭŘ ƘŀǾŜ ŀ άƳƻǳƴǘŜŘ 
ǇƻǎǎŜέ ŦƻǊ ŀ άǳǎŜǊ ŦǊƛŜƴŘƭȅέ ǇƻƭƛŎƛƴƎ ŀŎǘƛǾƛǘƛŜǎ ƻƴ ǿŜŜƪŜƴŘǎ ƻŦ ǘƘŜ ƭŀǊƎŜǊ ǘƻǳǊƛǎǘΩǎ ŀŎǘƛǾƛǘƛŜǎ and events at the same time reinforce the image of the 
ά/ƻǿōƻȅ /ŀǇƛǘŀƭ ƻŦ ǘƘŜ ²ƻǊƭŘέΦ 

  

Part Two: The Plan  
 

2.1 ς COMPREHENSIVE MASTER PLAN (CMP)  
 

 2.1.01 ς COMPREHENSIVE PLANNING RECOMMENDATIONS: 
 The ideas, perceptions, and observations that were identified in the community planning process as presented in άtŀǊǘ hƴŜΥ ¢ƘŜ /ƻƳƳǳƴƛǘȅ ƻŦ 

.ŀƴŘŜǊŀέ have emerged into four planning groups.  These groups are presented in this section as distinct, separate,  coordinated ŀƴŀƭȅǎƛǎΩǎ 
frameworks and recommendation for the decision making processes established in άtŀǊǘ ¢ƘǊŜŜΥ LƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ ǘƘŜ tƭŀƴǎέ.   

 

 Land Use Plan: 
 The Land Use Plan is a narrative, graphic and a time-based framework for ǘƘŜǎŜ ǘƘŜ άǇƘȅǎƛŎŀƭ ǇƭŀƴƴƛƴƎ setέ 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 
ǘƘŜ ŦǳǘǳǊŜ άƭƻƻƪέ ƻŦ 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:   
 ¢ƘŜ ¢ƻǳǊƛǎƳ 5ŜǾŜƭƻǇƳŜƴǘ tƭŀƴ ǇǊƻǾƛŘŜǎ ŀ άǎƴŀǇ-ǎƘƻǘέ ǾƛŜǿ ƻŦ ǿƘŜǊŜ .ŀƴŘŜǊŀ ƛǎ ŀǘ ǘƘƛǎ ǘƛƳŜ ƛƴ ǘƘŜ ƘƛƎƘƭȅ ŎƻƳǇŜǘƛǘƛǾŜ ǘƻǳǊƛǎƳ ƛƴŘǳǎǘǊȅ ŀƴŘ ƻŦŦŜǊ 

insight to areas where energies need to be exerted to provide growth in that industry ς ŜǎǎŜƴǘƛŀƭƭȅ ǘƘŜ /ƛǘȅΩǎ ƻƴƭȅ ǾƛŀōƭŜ ŎƻƳƳŜǊŎƛŀƭΣ άƴŜǿ-ƳƻƴŜȅέ 
industry.  ¢ƘŜǊŜ ŀǊŜ ǎŜƎƳŜƴǘǎ ƻŦ ǘƘŜ άŎƻǿōƻȅ ŎŀǇƛǘŀƭέ ǘƻǳǊƛǎƳ ōŀǎŜ ƛƴŘǳǎǘǊȅ ǘƘŀǘ Ŏŀƴ ōŜ expanded into new markets that are not presently being 
utilized or are under-utilized. 
 
 

2.1.02 ς TASK ACTION GROUPS for IMPLEMENTATION: 
 There are five ά¢ŀǎƪ !Ŏǘƛƻƴ DǊƻǳǇǎέ, containing eleven (11) sub-tasks groupings, identified in άPART THREE: Implementation of the Plansέ. 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 
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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 ς LAND USE PLAN (LUP)  
 

2.2.00 ς 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 BandŜǊŀΩǎ ǘƻǳǊƛǎƳ-driven economy.  It is just as important for άquality-of-lifeέ 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 

άBackstreetǎέ District 
 

 Commercial Areas:  
 LƴǘŜǊǎǇŜǊǎŜŘ ǿƛǘƘ άǘƻǳǊƛǎǘέ ƻǊƛŜƴǘŜŘ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ŀǊŜ άƭƻŎŀƭ ǎŜǊǾƛŎŜǎέ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ƛƴ 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 ς with several being immediately adjacent to Main Street. This area along with a similar area on the other end of the City, provide 
ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ ǘƘŜ ǊŜǎƛŘŜƴǘ άŎƻƴǾŜƴƛŜƴŎŜ ŀƴŘ ƴŜŎŜǎǎƛǘȅέ ǊŜǘŀƛƭκƻŦŦƛŎŜκŎƻƳƳŜǊŎƛŀƭ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ƛƴ ǘƘŜ /ƛǘȅΦ 

 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 ς with 
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several being ƛƳƳŜŘƛŀǘŜƭȅ ŀŘƧŀŎŜƴǘ ǘƻ /ȅǇǊŜǎǎ {ǘǊŜŜǘ όIǿȅΦ мсύΦ  ¢ƘŜ ŀǊŜŀΩǎ ǇǊŜƳƛŜǊ ŜƳǇƭƻȅŜǊ ŀƴŘ ŜŘǳŎŀǘƛƻƴŀƭ ŦŀŎƛƭƛǘȅΣ .ŀƴŘŜǊŀ IƛƎƘ {ŎƘƻƻƭΣ is also 
located in this area. There is significant undeveloped open acreage in the area.  

 This area, along with the Local Serviceǎ 5ƛǎǘǊƛŎǘΣ ŀōƻǾŜΣ ŎƻƴǎǘƛǘǳǘŜ ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ ǘƘŜ ǊŜǎƛŘŜƴǘ άŎƻƴǾŜƴƛŜƴŎŜ ŀƴŘ ƴŜŎŜǎǎƛǘȅέ ǊŜǘŀƛƭκƻŦŦƛŎŜκŎƻƳƳŜǊŎƛŀƭ 
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:  
/ǳǊǊŜƴǘƭȅΣ ǘƘŜ ǊŜǎƛŘŜƴǘƛŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎ ŀǊŜ άǉǳƛŜǘ ōŀŎƪǿŀǘŜǊǎέΦ  ¢Ƙƛǎ ǎƘƻǳƭŘ ƴƻǘ ōŜ ŎƻƳǇǊƻƳƛǎŜŘΦ  ¢ƘŜ ǇǊƻōƭŜƳǎ ƻŦ aŀƛƴ ǎƘƻǳƭd not be spread 
further through the city.  The West neighborhood was historically ƪƴƻǿƴ ŀǎ ǘƘŜ άtƻƭƛǎƘέ ƻǊ ά/ŀǘƘƻƭƛŎέ ƴŜƛƎƘōƻǊƘƻƻŘ.  The East neighborhood was 
historically ƪƴƻǿƴ ŀǎ ǘƘŜ άǇǊƻǘŜǎǘŀƴǘέ ƴŜƛƎƘōƻǊƘƻƻŘΦ  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 ς 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 ƳƻǊŜ άǳǇǎŎŀƭŜέ ǳǎŀƎŜ, 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 ς 
that length is about one mile.  This River corridor plays a major role in the tourism industry but receives little in return ς the annual events and use 
of the City Park.  The potential is much greater ς 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 άǎƛƎƴ ƻŦ ŀǊǊƛǾŀƭέ ǇƭŀŎŜ 

ŀǘ ŜŀŎƘ ǇƻƛƴǘΦ  {ǳŎƘ Ǉƻƛƴǘǎ ƻŦ ƛŘŜƴǘƛŦƛŎŀǘƛƻƴ ŎǊŜŀǘŜ άƎŀǘŜǿŀȅǎέ ƛƴǘƻ ŀ ŘŜŦƛƴŜŘ ŀǊŜŀΦ  ¢ƘŜ /ƛǘȅΣ ōŜƛƴƎ ŀ tourist destination place, could benefit in the 
physical enhancement (signage, architecture, landscape) of these four locations.  This concept is addressed in this section. 

  IƛƎƘǿŀȅ άмс bƻǊǘƘέ DŀǘŜǿŀȅ 
  IƛƎƘǿŀȅ άмс {ƻǳǘƘέ DŀǘŜǿŀȅ 
  IƛƎƘǿŀȅ άмто bƻǊǘƘέ Dŀteway 
  IƛƎƘǿŀȅ άмто {ƻǳǘƘέ DŀǘŜǿŀȅ 
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 Extra-Territorial Jurisdiction (ETJ):  
 All cities in Texas have an immediate area that surrounds the established City Limits ς 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 
ƭƛƴŜΦ  ¢Ƙƛǎ ǎŜŎǘƛƻƴ Ŏƻƴǘŀƛƴǎ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎ ŦƻǊ ƭŀƴŘ ǳǎŀƎŜ ƛƴ ŀǊŜŀǎ ƻǳǘǎƛŘŜ ǘƘŜ /ƛǘȅ ƭƛƳƛǘǎΣ ōǳǘ ǿƛǘƘƛƴ .ŀƴŘŜǊŀΩǎ ŜȄǘǊŀ-territorial jurisdiction.  It 
ŀŘŘǊŜǎǎŜǎ ŀƴƴŜȄŀǘƛƻƴΣ ƭŀƴŘ ŎƻƴǎŜǊǾŀǘƛƻƴΣ ŀƴŘ ŎƘŀƴƎŜǎ ǘƻ .ŀƴŘŜǊŀΩǎ ǎǳōŘƛǾƛǎƛƻƴ ƻǊŘƛƴŀƴŎŜΦ ¢ƘŜǎŜ ƛǎǎǳŜǎ ŀǊŜ ŎƭƻǎŜƭȅ ŎƻƴƴŜŎǘŜŘ ǘo the capital 
improvements issues contained in Chapter 2.4 ς The Capital Improvements Plan.    

 
 

 Bypass Corridor:   
aŀƛƴ {ǘǊŜŜǘ ƛƴ .ŀƴŘŜǊŀ Ƙŀǎ ŀ ǊŜƭŀǘƛǾŜƭȅ ƘŜŀǾȅ ǘǊŀŦŦƛŎ ƭƻŀŘ ŘŀƛƭȅΦ  {ƻƳŜ ƻŦ ǘƘŜ ƭƻŀŘ ƛǎ άƴƻǊƳŀƭ ŀƴŘ ǳǎǳŀƭέ ƭƻŎŀƭ ǘǊŀŦŦƛŎ ǿƛǘƘ a growing rush-hour load 
ƳƻǊƴƛƴƎΣ ŜǾŜƴƛƴƎΣ ŀƴŘ άǎŎƘƻƻƭǎ ƻǳǘέ ǘƛƳŜǎ ƻŦ ǘƘŜ ŘŀȅΦ  !ŘŘƛǘƛƻƴŀƭ ǘǊŀŦŦƛŎ ƛǎ ƎŜƴŜǊŀǘŜŘΣ ǘƘŀǘ ƛǎ άǘƘǊǳ-ǘǊŀŦŦƛŎέ ŎƻƴƴŜŎǘƛƴƎ ōŜǘǿŜŜƴ LIор {ƻǳǘƘ ŀǘ 5ŜǾƛƴŜ 
and IH10 North at Kerrville. This connection by-ǇŀǎǎŜǎ {ŀƴ !ƴǘƻƴƛƻ ōǳǘ ŎǊŜŀǘŜǎ ŀ άƴƻƴ-ǎǘƻǇέ ǘǊŀŦŦƛŎ ŜƭŜƳŜƴǘ ǘƘŀǘ ƛǎ ŎƻƴƎŜǎǘƛǾŜ ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΦ  ¢Ƙƛǎ 
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 ς 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 ς DOWNTOWN DISTRICTS:   
 Introduction: 
 Studies have shown that the best and most admired cities are those composed of identifiable districts and neighborhoods.1  Examples of successful 

ŘƛǎǘǊƛŎǘǎ ǿƻǳƭŘ ōŜ ǘƘŜ άwƛǾŜǊ-²ŀƭƪέ ƛƴ {ŀƴ !ƴǘƻƴƛƻΣ ǘƘŜ {ǘǊŀƴŘ ƛƴ DŀƭǾŜǎǘƻƴΣ ǘƘŜ CǊŜƴŎƘ vǳŀǊǘŜǊ ƛƴ bŜǿ hǊƭŜŀƴǎΣ ŀƴŘ DǊŜŜƴǿƛŎƘ ±ƛƭƭŀƎŜ 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 ς 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 

                                    
1 Kevin Lynch, et al.  The Image of the City. 
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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: 
 ¢Ƙƛǎ ŘƛǎǘǊƛŎǘΩǎ ŎŜƴǘŜǊ ƛǎ ǘƘŜ ƛƴǘŜǊǎŜŎǘƛƻƴ ƻŦ /ȅǇǊŜǎǎ ŀƴŘ aŀƛƴ {ǘǊŜŜǘǎΦ  Lƴ ŀƭƭ ŘƛǊŜŎǘƛƻƴǎ ŦǊƻƳ ǘƘƛǎ ƛƴǘŜǊǎŜŎǘƛƻƴ ǘƘŜǊŜ ŀǊŜ Ƙistorical 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, anŘ {ǘŜƛƴΩǎ 
Dry Goods (still operating) ς 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 ŘŜǾƛŎŜǎΦ  tǊŜǎŜƴǘƭȅ ǘƘƛǎ ŀǊŜŀ ƛǎ ǘƘŜ άǘƻǳǊƛǎǘǎ ŀƴŘ ŜƴǘŜǊǘŀƛƴƳŜƴǘέ ŎŜƴǘŜǊ ƻŦ ǘƘŜ /ƛǘȅ ǿƛǘƘ ƳƻǊŜ ǘƻǳǊƛǎƳ ǾŜƴǳŜǎ 
in the area than in the rest of the City. 

 Even though the area is compact in size ς 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 ς 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, ƛǘΩǎ possible to visualize the potential of this area based ǳǇƻƴ άon-the-ƎǊƻǳƴŘέ ǇǊŜǎŜƴŎŜ ƻŦ the 
many elements.  Spaces and places, that, when occupied with our day-to-day activities, are often overlooked for such potentials.  The Old Town 
5ƛǎǘǊƛŎǘ Ƙŀǎ ǘƘŀǘ άōǳƛƭǘ-ƛƴέ ǇƻǘŜƴǘƛŀƭΦ 
Specific Recommendations: 
1. Revitalize the historic courthouse, jail, and marketplace ς 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 άtŀǊǘ ¢ƘǊŜŜΥ 
LƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ ǘƘŜ tƭŀƴǎέ.   
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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 ς 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 ς ά.ŀŎƪ{ǘǊŜŜǘǎ ƻŦ .ŀƴŘŜǊŀέ (see below in this Chapter).   
Specific Recommendations: 
1. tǊƻǾƛŘŜ ŀ ǎǘǳŘȅ ŘŜƳƻƴǎǘǊŀǘƛƴƎ ǘƘŜ ƴŜŜŘ ŦƻǊ άǇǳōƭƛŎέ ǎǇŀŎŜ ŀǘ ǘƘƛǎ ƭƻŎŀǘƛƻƴΦ 
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.  ²ƻǊƪ ǿƛǘƘ tϧ½ ŀƴŘ ƻǘƘŜǊǎ ƛƴ ŜǎǘŀōƭƛǎƘƳŜƴǘ ƻŦ ŜȄǘŜƴŘŜŘ άƘƛǎǘƻǊƛŎŀƭ ŘƛǎǘǊƛŎǘέ ŀƴŘ ǊŜǎǳƭǘŀƴǘ ŎƻƴǘǊƻƭǎ 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.  ¢ƘŜǊŜ ŀǊŜ ƴǳƳŜǊƻǳǎ άƻǇŜƴ ǎǇŀŎŜǎ ŀƴŘ ǳƴŘŜǾŜƭƻǇŜŘ ƭƻǘǎέ also 
located within this district ς ŎǊŜŀǘƛƴƎ ŀ ǇƻǘŜƴǘƛŀƭ ƻŦ άŎŜƴǘŜǊ-Ŏƛǘȅέ ƎǊƻǿǘƘ ƻǇǇƻǊǘǳƴƛǘƛŜǎΦ  With the exception of the Courthouse, the area does not 
capture its potential.  That potential is to be the focal point of the community ς the economic, governmental, and cultural center of town ς 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 ς much like what was done in late nineteenth and 
early twentieth century small-ǘƻǿƴ !ƳŜǊƛŎŀΦ  .ŀƴŘŜǊŀ Ƙŀǎ ƘƛǎǘƻǊƛŎŀƭƭȅ ŀƭǿŀȅǎ ōŜŜƴ ŀƴ ŜŎƻƴƻƳƛŎŀƭƭȅ ŎƘŀƭƭŜƴƎŜŘ ŎƻƳƳǳƴƛǘȅΦ  hǊƛƎƛƴŀƭ άǎƳŀƭƭ-ǘƻǿƴέ 
America development that happened in other area communities just never happened in Bandera.  Comfort, Boerne, and Hondo all have examples 
ƻŦ ǘƘŀǘ ŜŀǊƭȅ ŘŜǾŜƭƻǇƳŜƴǘ ǘƘŀǘ .ŀƴŘŜǊŀ ƭŀŎƪǎΦ  LǘΩǎ ŀ άōŀŎƪ-to-the-ŦǳǘǳǊŜέ ƭƻƻƪ ƻŦ ƳƻƳ ŀƴŘ ǇƻǇ ƻǇŜǊŀǘƛƻƴǎΣ ǎƳŀƭƭ ǎƘƻǇǎΣ ǎƛŘŜ-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 
ǇǊƻŦŜǎǎƛƻƴŀƭ ƻŦŦƛŎŜǎΦ  ²ƛǘƘ ǘƘŜ ǊŜƭƻŎŀǘƛƻƴ ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ άƧǳǎǘƛŎŜ ŎŜƴǘŜǊέ ƻǳǘ ƻŦ ǘƻǿƴΣ ŀŘŘƛǘƛƻƴŀƭ ǇǊƻǇŜǊǘƛŜǎ ŀǊŜ ƭƛƪŜƭȅ ǘƻ 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: 



D      R      A     F      T  

Bandera Comprehensive Land Use Plan ɀ Steering Committee Edition  ɀ November 15, 2009 (masterCLUP_reformatted_10p_NoScheduling)                     page    

 [11/4/16]  28 
 
 

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). 
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 ς 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: 
 IƛǎǘƻǊƛŎŀƭƭȅΣ ǘƘƛǎ ŀǊŜŀ ǿŀǎ ǘƘŜ άƘŜŀǊǘ-ōŜŀǘέ ƻŦ ǘƘŜ ǘƻǳǊƛǎǘ ƛƴŘǳǎǘǊȅ ƛƴ ǘƘŜ /ƛǘȅ ǿƛǘƘ ǘƘŜ ƭƻŎŀǘƛƻƴ ƻŦ ǘƘŜ ǇǊŜƳƛŜǊ ƘƻǘŜƭ όCǊƻƴǘƛŜǊ IƻǘŜƭύ ŀƴŘ ǘƘŜ ǇǊŜƳƛŜǊ 

dancehall not only in the City but in region, the Cabaret CluōΦ  .ƻǘƘ ǎǘǊǳŎǘǳǊŜǎ ŀǊŜ ǎǘƛƭƭ ǎǘŀƴŘƛƴƎ ōǳǘ ŀǊŜ ƳŜǊŜ ǎƘŀŘƻǿǎ ƻŦ ǘƘŜƛǊ ŦƻǊƳŜǊ άƎƭƻǊȅέ Řŀȅǎ ƻŦ 
ǘƘŜ ΨрлΩǎΦ  ¢Ƙƛǎ ŀǊŜŀ Ƙŀǎ ǘƘŜ ǇƻǘŜƴǘƛŀƭƭȅ ƻŦ ǊŜǘǳǊƴƛƴƎ ǘƻ ƛǘǎ ƎƭƻǊȅ Řŀȅǎ ǿƛǘƘ ŎǳǊǊŜƴǘ Ǉƭŀƴǎ ǘƘŀǘ ŀǊŜ ōŜƛƴƎ ƳŀŘŜ ŦƻǊ ǘƘŜ ǊŜŘŜǾelopment 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 ς 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 ς a professionally conceived, designed, 

and implemented signage program ς not done piecemeal.  
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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 ς with the objective being an improved quality of the physical environment. 

 
 

ά.ŀŎƪǎǘǊŜŜǘǎέ 5ƛǎǘǊƛŎǘ: 
 Description: 
 There is a resource that transects most of the City that is άƴŀǘǳǊŀƭέ ŀƴŘ 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 άŘƛŦŦŜǊŜƴǘέ ŜȄǇŜǊƛŜƴŎŜ 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 ς 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 
άƴŜǿέ ŜŎƻƴƻƳƛŎ ŘŜǾŜƭƻǇƳŜƴǘŀƭ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ƛƴ ƻƭŘŜǊ ǎƳŀƭƭ ǘƻǿƴǎΦ  ²ƛǘƘ ǇǊŜǎŜƴǘ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎ άōǳȅƛƴƎ ƛƴǘƻέ ǘƘŜ ŎƻƴŎŜǇǘΣ ƴƻ ƴŜǿ 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 άunder-the-roadέ 
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 aƭǊŜŀŘȅ Ƙŀǎ ǎƻ ƳǳŎƘ ŘŜǾŜƭƻǇƳŜƴǘ ǎǳŎƘ ŀ άǎƭŜŜǇŜǊέΚ  Lǘ ƛǎ ōŜŎŀǳǎŜ ǘƘŜǎŜ ŀǊŜŀǎ 
ŀŎǘǳŀƭƭȅ ǎŜǊǾŜ ǘƘŜ ōŀŎƪǎ ƻǊ ǊŜŀǊǎ ƻŦ Ƴŀƴȅ ƻŦ ǘƘŜ ŜȄƛǎǘƛƴƎ ōǳǎƛƴŜǎǎΩ ǘƘŀǘ ŦŀŎŜ Ƴŀƴȅ ƻŦ ǘƘŜ ŜȄƛǎǘƛƴƎ ǎǘǊŜŜǘǎ ƛƴ ǘƘŜ /ƛǘȅ ŜǎǇŜŎƛally 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) άin-Ŧƛƭƭέ ƻŦ ƴŜǿ ǎǘǊǳŎǘǳǊŜǎ ƛƴ ǾŀŎŀƴǘ ŀǊŜŀǎ), 6) re-layout of adjacent side-streets into needed 
parking spaces) , 7)  development ƻŦ ƻƭŘ ǎǘǊŜŜǘ wh²Ωǎ ƛƴǘƻ ǾƛŀōƭŜ ǇǊƻǇŜǊǘƛŜǎΣ 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 ς now look at it.  The RiverWalk is the number two tourist attraction in Texas 
ς ǎŜŎƻƴŘ ƻƴƭȅ ǘƻ ǘƘŜ !ƭŀƳƻΦ  ¢ƘŜ ¢ƻǿƴ {ǉǳŀǊŜ ǎƘƻǳƭŘ ōŜ ǘƘŜ ǇǊƛƳŀǊȅ ŜƴǘǊȅ Ǉƻƛƴǘ ƻŦŦ aŀƛƴ {ǘǊŜŜǘ Řƻǿƴ ƛƴǘƻ .ŀƴŘŜǊŀΩǎ ǾŜǊǎƛƻƴ ƻŦ {ŀƴ !ƴǘƻƴƛƻΩǎ 
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, Arkeȅ .ƭŜǳΣ ǿǊƻǘŜ ŀ ǎƻƴƎ ōȅ ǘƘŜ ƴŀƳŜ ƻŦ ά¢ƘŜ .ŀŎƪ{ǘǊŜŜǘǎ ƻŦ 
.ŀƴŘŜǊŀέ ς this development would have instant recognitionΣ ŀǎ ǘƘŜ ά.ŀŎƪǎǘǊŜŜǘǎ ƻŦ .ŀƴŘŜǊŀέ ŘƛǎǘǊƛŎǘΦ 
Specific Recommendations: 
1.  Form a special committee whose sole purpose is the pursuit of this development. 
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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. 9ȄǇƭƻǊŜ ǇƻǘŜƴǘƛŀƭ ƻŦ ǘƘŜ ƭƻŎŀƭ 95/ ŦƻǊ ǇǊƻǾƛŘƛƴƎ άǎŜŜŘέ ƳƻƴŜȅ ŦƻǊ ƴŜŜŘŜŘ professional studies in support of the project. 
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. tǊƻǾƛŘŜ άŎƻƴƴŜŎǘƛǾƛǘȅέ ōŜǘǿŜŜƴ ǘƘŜ .ŀŎƪǎǘǊŜŜǘǎ ǇǊƻƧŜŎǘ ŀƴŘ ǘƘŜ ƻǘƘŜǊ ŘƛǎǘǊƛŎǘǎ 
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 άPart Three: 
LƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ ǘƘŜ tƭŀƴǎέΦ 

 

 Connectivity: The Backstreets ς 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 άǘǊŀƛƭǎΣ ǿŀƭƪǿŀȅǎΣ ŀƴŘ ǇŀǘƘǎέ ŦƻǊ ŀ ǇŜŘŜǎǘǊƛŀƴ ŦǊƛŜƴŘƭȅ .ŀƴŘŜǊŀ 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 ς 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 άŘŜǎǘƛƴŀǘƛƻƴ Ǉƻƛƴǘέ in the Hill Country. 
 

Connectivity: Old Town ς Town Square ς Administrative ς 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 
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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 
ƛƴŎƭǳŘŜ ǘƘŜ ǇƻǎǎƛōƭŜ ǊŜƳƻǾŀƭ ƻŦ άƻǳǘ-of-ŎƘŀǊŀŎǘŜǊέ  ŀŘŘƛǘƛƻƴǎ ǘƻ ǘƘŜ 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 ς 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 
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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: 
 ¢ƘŜ άƭƻŎŀƭ ǎŜǊǾƛŎŜǎέ ƳƻƴƻŎƭŜ ŀǇǇƭƛŜŘ ǘƻ ǘƘis 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 ς with several being immediately adjacent to Main Street. This area along with the Roadside 
Commercial District, below, constitute the ƳŀƧƻǊƛǘȅ ƻŦ ǘƘŜ ǊŜǎƛŘŜƴǘ άŎƻƴǾŜƴƛŜƴŎŜ ŀƴŘ ƴŜŎŜǎǎƛǘȅέ ǊŜǘŀƛƭκƻŦŦƛŎŜκŎƻƳƳŜǊŎƛŀƭ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ƛƴ ǘƘŜ /ƛǘȅΦ 
Specific Recommendations: 
1. 9ǎǘŀōƭƛǎƘ ŀ ƳŜǘƘƻŘƻƭƻƎȅ ƻŦ άlookingέ ŀǘ ŜŀŎƘ ŜǎǘŀōƭƛǎƘƳŜƴǘΣ ƻōƧŜŎǘƛǾŜƭȅΣ ǘƻ ŘŜǘŜǊƳƛƴŜ ŀǊŜŀǎ ƻŦ ƛƳǇǊƻǾŜƳŜƴǘ ŦƻǊ ǘƘŜ ŀǇǇŜŀǊance of the physical 

nature of the property. 
2. LƴǘŜƎǊŀǘŜ ǘƘŜǎŜ ǇǊƻǇŜǊǘƛŜǎΩ ǎǘǊŜŜǘ-ǎŎŀǇŜ ǿƛǘƘ ǘƘŜ ƻǾŜǊŀƭƭ ƛƳǇǊƻǾŜƳŜƴǘǎ ǘƻ ōŜ ŜǎǘŀōƭƛǎƘŜŘ ƻƴ aŀƛƴ {ǘǊŜŜǘ ŀƴŘ ǘƘŜ άŎƻƴƴŜŎǘƛǾƛǘȅέ ōŜƛƴƎ 

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 ς ǎǳŎƘ ŀǎ ŎƻƻǊŘƛƴŀǘŜŘ ǎŀƭŜǎ ŜǾŜƴǘǎ ƻǊ ǎǇŜŎƛŀƭ ǇǊƻƳƻǘƛƻƴǎ ǘƻ άǎƘƻǇ .ŀƴŘŜǊŀέΦ 
4. Do necessary study to determine the differences between this commercial area, the Local Services Area, and the other areas and develop a 
ǎǘǊŀǘŜƎȅ ǘƻ ŜƴƘŀƴŎŜ ǘƘŜ άƎƻƻŘ ŀƴŘκƻǊ ǳƴƛǉǳŜέ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ƻŦ ǘƘŜ ŀǊŜŀΦ 

5.  Work with TxDOT to integrate recent road improvements (by TxDh¢ύ ǿƛǘƘ ǎǘǊŜŜǘ ǎŎŀǇƛƴƎ ƛǘŜƳǎ ǎǳŎƘ ŀǎ ƭŀƴŘǎŎŀǇƛƴƎΣ ōŜƴŎƘŜǎΣ ǘƻǳǊƛǎǘΩǎ ǎƛƎƴŀƎŜΣ 
lights, etc.  

  

 Roadside Commercial Area:  
 Description: 
 ¢ƘŜ άŎƻƳƳŜǊŎƛŀƭέ ƳƻƴƻŎƭŜ ŀǇǇƭƛŜŘ ǘƻ ǘƘƛǎ ŀǊŜŀ ƛǎ ŀƭǎƻ ōŀǎŜŘ ǳǇƻƴ ǘƘŜ ǘȅǇŜ ōǳǎƛƴŜǎǎŜǎ ƭƻŎŀǘŜŘ ƛƴ ǘƘis district.  This area is generally located between 

Main Street and the strip center towards the edge of the city upon entering from Hwy. 16S. ς 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 ς 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.  !ƭǎƻ ƭƻŎŀǘŜŘ ƘŜǊŜ ƛǎ ǘƘŜ ŀǊŜŀΩǎ ǇǊŜƳƛŜǊ 
educational facility and primary employer ς Bandera High School.  There is significant open, undeveloped, acreage in the area.  Along with the Local 
Services District, above, this area constitutes ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ ǘƘŜ ǊŜǎƛŘŜƴǘ άŎƻƴǾŜƴƛŜƴŎŜ ŀƴŘ ƴŜŎŜǎǎƛǘȅέ ǊŜǘŀƛƭκƻŦŦƛŎŜκcommercial establishments in 
the City. 
Specific Recommendations: 
1. 9ǎǘŀōƭƛǎƘ ŀ ƳŜǘƘƻŘƻƭƻƎȅ ƻŦ άlookingέ ŀǘ ŜŀŎƘ ŜǎǘŀōƭƛǎƘƳŜƴǘΣ ƻōƧŜŎǘƛǾŜƭȅΣ ǘƻ ŘŜǘŜǊƳƛƴŜ ŀǊŜŀǎ ƻŦ ƛƳǇǊƻǾŜƳŜƴǘ ŦƻǊ ǘƘŜ ŀǇǇŜŀǊŀƴŎŜ ƻŦ ǘƘŜ ǇƘȅǎƛŎŀƭ 

nature of the overall area and of individual properties. 
2. LƴǘŜƎǊŀǘŜ ǘƘŜǎŜ ǇǊƻǇŜǊǘƛŜǎΩ ǎǘǊŜŜǘ-scape with the overall improvements ōŜƛƴƎ ŎƻƴǎƛŘŜǊŜŘ ǊŜƭŀǘƛǾŜ ǘƻ ǘƘŜ άƎŀǘŜǿŀȅǎέ ƛƴǘƻ ǘƘŜ Ŏƛǘȅ and the 
άŎƻƴƴŜŎǘƛǾƛǘȅέ ōŜƛƴƎ ŎƻƴǎƛŘŜǊŜŘ ǘƘǊǳ ǇƻǘŜƴǘƛŀƭ ǳǎŜ ƻŦ ǇŀǘƘǎΣ ǿŀƭƪǿŀȅǎΣ ŀƴŘ ǘǊŀƛƭǎ ǘƘǊƻǳƎƘ-out the city. 
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3. Work with the other commercial areas identified to present an overall strategy of improvement of properties and integrated business 
opportunities ς ǎǳŎƘ ŀǎ ŎƻƻǊŘƛƴŀǘŜŘ ǎŀƭŜǎ ŜǾŜƴǘǎ ƻǊ ǎǇŜŎƛŀƭ ǇǊƻƳƻǘƛƻƴǎ ǘƻ άǎƘƻǇ .ŀƴŘŜǊŀέΦ 

4. Do necessary study to determine the differences between this commercial area, the Local Services Area, and the other areas and develop a 
ǎǘǊŀǘŜƎȅ ǘƻ ŜƴƘŀƴŎŜ ǘƘŜ άƎƻƻŘ ŀƴŘκƻǊ ǳƴƛǉǳŜέ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ƻŦ ǘƘŜ ŀǊŜŀΦ 

5.  Work with TxDOT to integrate recent road improvements (by TxDOT) with ǎǘǊŜŜǘ ǎŎŀǇƛƴƎ ƛǘŜƳǎ ǎǳŎƘ ŀǎ ƭŀƴŘǎŎŀǇƛƴƎΣ ōŜƴŎƘŜǎΣ ǘƻǳǊƛǎǘΩǎ ǎƛƎƴŀƎŜΣ 
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) ς 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 ς 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 ŜŦŦƻǊǘǎ ǊŜƭŀǘƛǾŜ ǘƻ ǘƘŜ ǎǇŜŎƛŦƛŎ ¢ŀǎƪ DǊƻǳǇǎ ŜǎǘŀōƭƛǎƘŜŘ ƛƴ άtŀǊǘ ¢ƘǊŜŜΥ LƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ ǘƘŜ tƭŀƴǎέ. 
 
 

2.2.03 ς 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 ǘƘŀǘ ǿƛǎƘŜŘ ǘƻ ǇǳǊŎƘŀǎŜ ƘƻƳŜǎ ƛƴ .ŀƴŘŜǊŀ ŀƴŘ ŎƻǳƭŘƴΩǘ ŦƛƴŘ ŜƴƻǳƎƘ ǉǳŀƴǘƛǘȅ 
or quality ς 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 
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  environmental quality between the Main Street area and the adjacent neighborhoods.  Traffic and some noise elements drop off abruptly in some 
residential areas ς 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.  
LƴŀǇǇǊƻǇǊƛŀǘŜ ŎƻƳƳŜǊŎƛŀƭ ŀŎǘƛǾƛǘȅΣ ǇŀǊƪƛƴƎΣ ǘǊŀŦŦƛŎΣ ŜǘŎΦΣ ǎƘƻǳƭŘ ƴƻǘ ōŜ ŀƭƭƻǿŜŘ ǘƻ ǇŜƴŜǘǊŀǘŜ ƛƴǘƻ .ŀƴŘŜǊŀΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎΦ  

 ¢ƘŜ ǊŜǎƛŘŜƴǘƛŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎ ƻƴ ŜƛǘƘŜǊ ǎƛŘŜ ƻŦ aŀƛƴ {ǘǊŜŜǘ ŀǊŜ ŀƳƻƴƎ .ŀƴŘŜǊŀΩǎ Ƴƻǎǘ ŀǘtractive 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 
ƻŦ άƎǊŀƴƴȅ ŦƭŀǘǎέΣ ƎŀǊŀƎŜ ŀǇŀǊǘƳŜƴǘǎΣ ŀƴŘ ƻǘƘŜǊ ǊŜƴǘŀƭ ǇǊƻǇŜǊǘƛŜǎΦ  vǳŀƭƛǘȅ ŎƻƴǘǊƻƭ ŦƻǊ ǊŜŘŜǾŜƭƻǇƳŜƴǘ Ŏŀƴ ǊŜƎǳƭŀǘŜŘ ǘƘǊƻǳƎƘ ǘhe zoning ordinance 
and the building code.    

 This demand for additional, diversified, dwelling ǳƴƛǘǎ ό5¦Ωǎύ 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 ς single-
family or multi-family close to Main Street ς 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 ōŀǎŜŘ ƻƴ 5¦Ωǎ ǇŜǊ ŀŎǊŜ ς 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 D¦Ωǎ 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 ς 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-ŦǊŀƳŜ ŦƻǊ άƎǊŀƴŘŦŀǘƘŜǊŜŘέ ƴƻƴ-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.  .Ŝ ŎǊŜŀǘƛǾŜ ƛƴ ŀǇǇƭƛŎŀǘƛƻƴ ƻŦ ƴŜǿƭȅ ŎǊŜŀǘŜŘ {ǇŜŎƛŀƭ ¦ǎŜ tŜǊƳƛǘ ό{¦tΩǎύ ŀƴŘ tƭŀƴƴŜŘ 5ŜǾŜƭƻǇƳŜƴǘǎ όt5Ωǎύ ƛƴ ǘƘŜ ǇƭŀƴƴƛƴƎ ƻŦ ƻǇŜn 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. 
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11. /ƻƴǎƛŘŜǊ ȊƻƴƛƴƎ ŎƘŀƴƎŜǎ ǘƘŀǘ ǇǊƻǾƛŘŜ ŀƴ άƻǾŜǊƭŀȅέ ȊƻƴƛƴƎ ŎƭŀǎǎƛŦƛŎŀǘƛƻƴΦ  ¢Ƙƛǎ Ŏŀƴ ōŜ ǳǎŜŦǳƭ ƛƴ ǇǊƻǾƛŘƛƴƎ άŀŘŘŜŘέ ŎƻƴǘǊol 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-ŦǊŀƳŜ ŦƻǊ άƎǊŀƴŘŦŀǘƘŜǊŜŘέ ƴƻƴ-compliance issues regarding ordnances and their enforcement. 
 
 

2.2.04 ς 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 ς tourists and locals. These improvements would make the ǇŀǊƪ άǇŜŘŜǎǘǊƛŀƴ ŦǊƛŜƴŘƭȅέ ŀƴŘ ǇǊƻǾƛŘŜ ǊŜŀƭ ǊŜƭƛŜŦ ŦǊƻƳ ǘƘŜ ŜƭŜƳŜƴǘǎ ŦǳƭŦƛƭƭƛƴƎ 
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 άǇƻŎƪŜǘέ ǇŀǊƪ ŦƻǊ ǘƻŘŘƭŜǊǎ ŀƴŘ small kids, this park has a totally different mission.  This is to provide a safe area for ǘƘŜ άƭƛǘǘƭŜ ƻƴŜǎέΦ  ¢ƘŜ ǳǎŜ 

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 ς 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 ς that of 
ōŜƛƴƎ ŀ άǘƻǿƴ ǎǉǳŀǊŜέ ŀŎǊƻǎǎ ŦǊƻƳ ǘƘŜ /ƻǳǊǘƘƻǳǎŜ ŀǎ ƛƴŘƛŎŀǘŜŘ ƛƴ the original township plat. 

2. !ǎ ŀ ƳƛƴƛƳǳƳΣ ŎƻƴǎƛŘŜǊŀǘƛƻƴ ƴŜŜŘǎ ǘƻ ōŜ ƎƛǾŜƴ ǘƻ άŎƻƴƴŜŎǘƛǾƛǘȅέ ōŜǘǿŜŜƴ ǘƘŜ ǇŀǊƪ ŀƴŘ ǘƘŜ ƭƛōǊŀǊȅ. 
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. 
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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 BandŜǊŀΩǎ ŀǘǘǊŀŎǘƛƻƴΦ  

 [ƻŎŀǘŜŘ ƻƴ ǘƘŜ aŜŘƛƴŀ wƛǾŜǊΣ ǘƘƛǎ ǇŀǊƪ ƛǎ ƻƴŜ ƻŦ ¢I9 ŎǳƭǘǳǊŀƭΣ ǊŜŎǊŜŀǘƛƻƴŀƭΣ ŀƴŘ ŜŎƻƴƻƳƛŎŀƭΣ άǎƭŜŜǇƛƴƎ Ǝƛŀƴǘǎέ ƻŦ ǘƘŜ /ƛǘȅΦ  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.   

 IƻǊǎƛƴƎΣ ōƛƪƛƴƎΣ ǿŀƭƪƛƴƎ ŀƴŘ ƧƻƎƎƛƴƎ ǘǊŀƛƭǎ ŎƻǳƭŘ ōŜ ŘŜǾŜƭƻǇŜŘΣ ŀƭƻƴƎ ǿƛǘƘ ŘŜǾŜƭƻǇŜŘ ŀƴŘ άǇǊƛƳƛǘƛǾŜέ ŎŀƳǇƛƴƎ ǎƛǘŜǎΦ  ¢Ƙƛǎ ǘȅǇe of development is a 
tremendous potential revenue source for the City along with controlled commercial development along the perimeter ς out of the flood plain.  No 
overnight stabling facilities should be located in the Park ς 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 ς 
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 
ƻŦ ǎǳŎƘ άƴƻƴ-Ŏƛǘȅ ǇŀǊƪέ ŀǊŜŀǎ ŎƻǳƭŘ ōŜ ƳŀƛƴǘŀƛƴŜŘ ǘƘǊǳ ǘƘŜ ǳǎŀƎŜ ƻŦ ŘŜǾŜƭƻǇƳŜƴǘ ƻǊ ƴƻƴ-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 ς 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 directlȅ ŀŎǊƻǎǎ ŦǊƻƳ /ƛǘȅ tŀǊƪ ŦƻǊ ŀŘŘƛǘƛƻƴŀƭ άǇǳōƭƛŎκǇǊƛǾŀǘŜ ǳǎŜǎέ ǎǳŎƘ ŀǎ ǎƳŀƭƭΣ ƭƻǿ-density 
Ŏŀōƛƴǎ ǎŎŀǘǘŜǊŜŘ ƻƴ ǇŀǘƘǎ ŀƴŘ ǘǊŀƛƭ ƻǇŜƴƛƴƎ ŀǘ ǘƘŜ wƛǾŜǊ ŦǊƻƴǘ ƻǊ ƻǘƘŜǊ άnatural ǎŜǘǘƛƴƎέΣ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŦǊƛŜƴŘƭȅ ǳǎŜǎ ǎǳŎƘ ŀǎ ƘƛƪƛƴƎΣ 
picnicking, and nature trails.  
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