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Chapter 2

Land Use and Character
The purpose of this chapter is to establish the necessary
policy guidance to enable the City to plan effectively for its
future growth, redevelopment, and character enhancement
while respecting the existing land use pattern. Sound planning will ensure that Cuero grows in harmony with the natural environment, transportation pattern, public services,
employment opportunities, and existing infrastructure.
This chapter provides a 20-year policy framework for the future physical development of the City and its extraterritorial
jurisdiction (ETJ). The analysis of the community’s existing
and desired character is based on community values which
were articulated by the citizens during the public outreach
efforts. This chapter is guided by the following goals:
 Direct land uses to accommodate projected growth
and to meet current and future community desires and
needs while conserving natural resources (e.g., streams
and agricultural areas), as well as protecting rural areas
on the City’s periphery from scattered development
through efficient and orderly development.
 Encourage a variety of housing types to meet the needs
of residents of all ages and economic ability.
 Preserve and enhance special areas of the community,
e.g., Downtown and the historical districts, to celebrate
the community’s identity, character, and heritage.
 Enrich the community’s appearance through enhancement of the City’s gateways, corridors, and overall built
environment.

Community Character
In the previous comprehensive planning study,1 a traditional approach to planning was utilized to evaluate the City’s
unique and different areas. For example, the study indicated
that the City was comprised of 20.9 percent agriculture, 30.2
percent single-family residential, 7.2 percent commercial,
among others. The problem with using this traditional approach is that the term “land use” literally relates to the use
of land, rather than the “look and feel” of the built environment. By way of example, the City’s current future land use
plan would classify each of the properties depicted in the
inset photos (on page 2.2) as commercial, although each
exhibits a much different character. The top photo exhibits
an “urban” character, one where a sense of enclosure is created by buildings being brought to the street, parking is onstreet or in public parking lots, and the street atmosphere is
more pedestrian-friendly and walkable. The middle photo
exhibits an “auto-urban” character, one dominated by the
automobile where buildings are set back behind off-street
parking and the area is not pedestrian-oriented. The bottom
photo exhibits a “suburban” character, one where the scale
and appearance increases its compatibility with residential
neighborhoods. Each of the commercial properties has their
place in the City, e.g., an urban character in and around
Downtown, an auto-urban character along the commercial
corridors, and the suburban character intermixed in appropriate areas in or on the fringes of residential neighborhoods. The problem that arises, however, is that the current
future land use plan does not provide this guidance.
1

City of Cuero, Texas. 2001-2020 Planning/Capacity/Building Project for the City of Cuero Texas. Prepared by Public Management,
Inc. 2001.
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Extraterritorial Jurisdiction (ETJ)

The purpose of a municipal extraterritorial jurisdiction is “to promote and protect the general health, safety, and welfare of persons residing in and adjacent
to the municipalities. The size of Cuero’s extraterritorial jurisdiction lies in the
unincorporated area extending one mile beyond the corporate limits of the City.

Similar Commercial Use;
Different Character
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Further, the City’s zoning and other development regulations do not ensure differing areas of character either. Based
on a conventional approach of using land use, residential
developments of different lots sizes and densities are permitted within the same zoning district, which allows for
what many consider to be incompatibility.2 While this approach keeps the residential uses the same within each district, the patterns and densities and thus, impacts may vary
widely within and across each district for which the City
currently has no control or means for protecting property
values or defending neighborhood character.
A character approach, on the other hand, recognizes that
varied uses and differing densities can be accommodated
in close proximity by focusing on building and site design
standards that establish and maintain the character of a
neighborhood, district, or corridor. Thus, character is considered along a spectrum from urban to rural settings in
and around a community, with auto-oriented and suburban
environments typically found in between.
The key to community character is the combination of land
use and design which determines the compatibility and
quality of development. Aesthetic enhancements, such as
building architecture, landscaping and screening, sign controls, and site amenities, also contribute to the appeal of Cuero. It is each of the above considerations that collectively is
responsible for the community’s character and appearance
and hence, the impressions left on visitors.
Since the zoning and other development regulations (e.g.,
subdivision, sign, and building codes) play such a significant role in establishing the physical character of the com2
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Cuero Code of Ordinances, Section 158.040.
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Auto-Urban Character

Suburban Character*
Source: Kendig Keast Collaborative

*Photo not from Cuero, TX

munity, they play a primary role in implementing the recommendations of this chapter.

Existing Character Inventory
Reflected in Map 2.1, Existing Land Use Character, is the
current use of land in Cuero and its one mile extraterritorial jurisdiction (ETJ). The inventory reflects both the use of
land (delineated as vacant, natural, agriculture, residential,
commercial, industrial, institutional, and parks), as well as
its character. Detailed character descriptions can be found
in Appendix A, Existing and Future Character Descrip-

Table 2.1, Existing Use and Character Acreages and Proportions
Existing Land Use / Character

Cuero City Limits

Unincorporated ETJ Total Planning Area

2

# of Parcels
City
Limits

ETJ

Total

68%

70

66

136

3%

616

3

619

1566.4

13%

0

5

5

3%

303.8

3%

2

9

11

0%

63.2

1%

38

3

41

0.0

0%

408.7

3%

260

0

260

10.1

0%

378.8

3%

593

5

598

0.0

0%

30.2

0%

17

0

17

1%

56.8

1%

89.8

1%

6

1

7

0%

0.0

0%

0.6

0%

4

0

4

75.7

3%

17.1

0%

92.8

1%

86

4

90

10.3

0%

0.0

0%

10.3

0%

1

0

1

35.9

1%

61.9

1%

97.7

1%

19

4

23

Urban / Downtown

25.0

1%

0.0

0%

25.0

0%

30

0

30

Public / Institutional

251.4

9%

75.5

1%

326.8

3%

43

4

47

Parks / Open Space

143.5

5%

0.0

0%

143.5

1%

4

0

4

2907.7

100%

9208.0

100%

12115.8

100%

1789

104

1893

Acres

Percent

Acres

Percent

Acres

Percent

Rural

1104.2

38%

7120.5

77%

8224.7

Vacant

345.2

12%

3.9

0%

349.1

Oil and Gas Drilling

0.0

0%

1566.4

17%

Residential Estate

18.9

1%

284.9

Suburban Residential

52.2

2%

11.0

Auto-Urban Residential

408.9

14%

Auto-Urban Mixed Residential

368.7

13%

Auto-Urban Multifamily

30.1

1%

RV Park / MHP

33.0

Suburban Commercial

0.65

Auto-Urban Commercial
Suburban Industrial
Auto-Urban Industrial

Totals*

* Total acreages do not include area within public rights-of-way.
Source: Kendig Keast Collaborative

tions; however, Cuero can be divided generally into four
character classes as follows:

Focus Areas and Strategic
Actions

 Urban is unique to Downtown by reason of the intensity
and form of development;

Throughout the planning process, a number of issues and
concerns were expressed related to land use compatibility,
sustainable community growth, corridor design and appearance, Downtown enhancement, affordable housing,
neighborhood redevelopment, and historic preservation.
These discussions formed the basis of the following focus
areas, along with an analysis of existing conditions, review
of current and proposed development regulations, and local
planning practices. Following the identification of the focus
areas is a series of strategies and their rationales, along with
advisable implementation recommendations.
 Focus Area 2.1 – Enhancing community character;

 Auto-Urban reflects the more densely developed singleand multiple-family neighborhoods, as well as the commercial uses along each of the main corridors;
 Suburban includes the larger lot neighborhoods primarily on the fringes and outside the City; and
 Rural makes up the natural and agricultural areas
around the periphery of the City.
Currently, U.S. Highways 87 (U.S. 87) and 183 (U.S. 183)
make up the two major thoroughfares that run through the
City, constituting a majority of the “auto-urban commercial.” There are also some “auto-urban industrial” properties
located primarily along the railroad. However, the character within City limits is predominantly comprised of “autourban residential” and “auto-urban mixed residential.” The
ETJ is predominantly “rural” in character, although there
are a few pockets of “residential estate” and “auto-urban
commercial.” In addition, several areas in the northwestern
portion of the City’s ETJ have been designated as “oil and
gas drilling” due to the change in character and other associated impacts (e.g., noise) stemming from the operations
associated with the Eagle Ford Shale Play. The quantities of
individual land use designations are exhibited in Table 2.1,
Existing Use and Character Acreages and Proportions.

 Focus Area 2.2 – Expanding and improving the housing
stock;
 Focus Area 2.3 – Continuing the forward progress in
Downtown; and
 Focus Area 2.4 – Preserving community heritage.

Focus Area 2.1 – Enhancing Community
Character
Cuero is at a crossroads in its development history. Much
of City’s original development was focused in Downtown,
e.g., along Esplanade and Main Streets where retail and service uses were within walking distance of the surrounding
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Changing Character

Traditional rural view

RV Park, existing

RV park - under construction

Source: Kendig Keast Collaborative

residential areas. This original development, particularly in
the Downtown area and surrounding residential neighborhoods, is quite reflective of a City who embraced its smalltown atmosphere. With the advent of the automobile, like
many communities across the country, development moved
to the fringes and became auto-oriented. This is both evident by the expanding commercial areas along N. Esplanade Street and E. Broadway St. and the new residential
developments at The Quarry and Pebble Ridge. The new
development, however, is quite different in character than
the City’s original development, and in many cases, can be
found anywhere in the United States. It is for this reason
that the City must be proactive in both protecting and enhancing its community character. Without a plan and development standards to accentuate the design of corridors, districts (like Downtown), neighborhoods, and open spaces,
there may be a sense of “sameness” and a loss of that desired

Why is Community Character Important to
Cuero?
The community character approach offers many benefits
including:
 the ability to determine and realize the intended character
of future development;
 an increased assurance as to quality development
outcomes;
 improved compatibility within and between districts;
 attraction of highly-skilled workers and high-tech
businesses;
 enduring values of housing;
 increased design flexibility to protect natural resources
and valued open space;
 fewer zoning map amendments and thus, streamlined
approval processes;

“small-town atmosphere” in the community because there
will be little to distinguish it from the surrounding county
and other municipalities.
Strategy 2.1.1: Preserve the rural character of the City’s
periphery.
On the fringes of the City, the pattern of land use (i.e., agriculture and natural areas) and visual appearance has not
seen much change over the years and has helped to retain
the City’s small-town atmosphere. In the past year and a
half, though, the Eagle Ford Shale Play has started to and
will continue to change the image and character of these
fringe areas (see inset). Already evident is the proliferating
oil and gas wells starting to surround the City’s northern
and western property boundaries and extending throughout the ETJ. In addition, recreational vehicle parks and
“man camps” are also starting to be developed throughout
the City’s ETJ. This is occurring because the rapidly expanding workforce needs to be accommodated in a relatively
short timeframe in a community that is not prepared to
handle the increased housing demands. Soon to follow will
be a multitude of requests to construct permanent housing and commercial developments. While a positive sign
of economic growth, if left unplanned and unregulated, the
growth can lead to unsustainable overdevelopment, or can
be accommodated with non-durable, low quality development—both which can lead to a gradual (or quick) loss of
the area’s character and small-town atmosphere. The key is
to be proactive in allowing the private sector to build the
right kind of development in the right places, coupled with
well-coordinated investments in public infrastructure (see
also Chapter 4, Growth Management and Capacity). Additionally, it is important to start giving near-term consideration to the eventual end of the Eagle Ford Shale Play.
Action Recommendations
1)

Protect the rural character in certain areas around
the City’s periphery by establishing a true agricultural district (i.e., increase the minimum lot size
from two acres to 10 acres)3 and a residential estate

3

In Section 158.040, Schedule of District Regulations, of the Cuero
Code of Ordinances, the minimum lot size of the agricultural
district is two acres. Since this amount of acreage is insufficient
for true agricultural operations, it is more likely to be used for
unplanned subdivisions which can diminish the City’s small-town
character and rural appearance over time.

 increased certainty in the development process;
 ability to better plan for infrastructure needs;
 mixed use projects on a by-right basis; and
 buffering that is commensurate with the level of impact on
adjacent and abutting properties.
Source: Kendig Keast Collaborative
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Eagle Ford gas drilling site
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Proactive Screening

district that requires very large lots (and hence very
low density) and greater protection of greenspace. In
addition, amend the subdivision regulations to allow
and provide incentives for development clustering and
conservation and preservation development types.
Corresponding density bonuses should be incorporated into the zoning regulations to make these more
attractive than large-lot subdivisions. These development types would enhance rural character, while protecting resources and offering greater gross densities
(see also Strategy 2.1.2(1) of this chapter).
2)

In the Code of Ordinances for the Town of Flower Mound, Texas, it
requires screening of oil and gas operations to protect the character
of the area.
“Screening shall be installed completely around all permanent structures
associated with the extraction, production, and transportation of minerals
and shall be sufficient to screen from view the structures sought to be screen
within forty-five (45) days of production. Screening options shall adhere to
a combination of the following …”

Modify the Recreational Vehicle Parks provisions to
incorporate the recommendations set forth below.4
a)

Modify Section 159.02, Applicability, to extend
regulatory oversight of these uses to all areas
within the City’s extraterritorial jurisdiction
(ETJ);

b)

Modify Section 159.10, Location and Fencing, to
increase the screening on rear and side property
lines from the existing six foot opaque fence
to full bufferyard screening (see also Strategy
2.1.3(4) of this chapter). In addition, the bufferyard screening provisions should be extended
to all public rights-of-way to protect the visual,
small-town appearance of the City’s fringe areas.

c)

Modify Section 159.13, Required Facilities, to
require a minimum amount of set aside area
for recreational amenities similar to the provisions already established for manufactured home
parks.5 If these parks are currently being used for
families, this section could require construction
of said amenities, e.g., playscapes. If the parks are
not being currently used for families, the land
set aside can be used to help transition these
RV parks to tourist destinations once the Eagle
Ford Shale Play has completed its extraction of
resources.

d)

Add Section 159.30, Removal or Reuse, which
requires the owner to submit a plan to the City
for removal or adaptive reuse of the property if
the recreational vehicle park has not been used
for its original intended purposes for a period of
24 months. Provisions should require property
restoration if an acceptable plan of action has not
been submitted to the City within the specified
time frame.

Source: Town of Flower Mound, Texas Code of Ordinances, Sec. 34-428

Same R-1 Zoning; Different Character

Auto-Urban Residential

Auto-Urban Mixed Residential
Source: Kendig Keast Collaborative

3)

Add provisions to the Code of Ordinances requiring
bufferyard screening of oil and gas operations in the
City limits and the ETJ, with a purpose of protecting
the City’s visual appearance. (see inset at left)

4

Cuero Code of Ordinances, Chapter 159, Recreational Vehicle
Parks.
In Section 158.037(I)(10), MHP Manufactured Home Park, of the
Cuero Code of Ordinances, the City already has adopted recreational area provisions that apply to Manufactured Home Parks.

5

2
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Strategy 2.1.2: Refocus the zoning regulations to emphasize character of development.

2-6

The City’s zoning regulations are currently lacking many of
the elements necessary to ensure good development outcomes. That does not mean that good development cannot happen. It instead means that good development is
the exception, rather than the norm, particularly during
an economic expansion. There are many opportunities to
repurpose and recalibrate the zoning districts, in addition
to adding a district or two, so that the City will be able to
achieve the intended character of development without
placing as much emphasis on land use. While the use should
remain a consideration, the design of development is more
important if the City is to achieve an enhanced character.
Currently, the City’s zoning regulations are based on the
use of land, meaning that the delineation of zoning districts is driven by lists of permitted and conditional uses,
as well as building size standards. In the case of residential
districts, use and minimum differences in building size are
the only things that differentiate different areas of residential development. For the provisions that do exist, they are
minimums, meaning that the dimensions may be exceeded.
There are also no differentiating provisions for minimum
or larger lots, amount of open space, placement of garages
and lot access, on-site parking, etc. As a result, the character of neighborhoods in the same zoning district may be
much different. (see inset at left) Alternately, the character
of neighborhoods in different zoning districts may result
in the same or similar development. The outcome is commonly either uniformity (or monotony by reason of equal
lot sizes and identical setbacks) or, in many cases, undesirable variability.

On the commercial side, the existing zoning provisions only
provide a single zoning district to accommodate three different types of development character – an urban character
in Downtown, an enhanced auto-urban character along the
primary corridors, and a suburban character that could be
compatible in appropriate locations near or abutting residential neighborhoods.
Action Recommendations
1)

Consider the adoption of a Unified Development Code
(UDC) to fully and best implement the actions and
initiatives identified throughout this comprehensive
plan, including the Future Land Use and Thoroughfare
Plans. For additional explanatory details on the action
recommendations, see also Appendix B, Critique of
Development Regulations.

2)

Restructure the zoning districts to base them on the
intended character of development rather than only
their permitted uses. Recalibrate and consolidate, where
possible, each of the existing districts.

3)

Expand the purpose statements for each zoning district
to clarify what policy ends and particular development outcomes the City aims to accomplish through its
regulation.

4)

Review and revise the lists of permitted and conditional
uses in each district. Include development and performance standards that relate to district character. For
those uses with performance standards, make them a
limited use whereby they are permitted administratively, subject to standards (see inset below). For example,
the existing Manufactured Housing District could be
incorporated into the R-1 zoning district as a limited
use and the Manufactured Home Park district could be
incorporated as a conditional use.

Limited Uses

Improve Development Outcomes

Limited uses are allowed to be administratively approved
by a responsible official (e.g., the Planning Director or other
designated official), if the use meets the additional provisions pre-established in the ordinance to ensure compatibility with their neighbors. One common example is providing specific standards for churches related to light and noise
emissions at various times of day.

Improving standards of development will ensure the quality of new development is more reflective of the bottom photo rather than the top.

Source: Kendig Keast Collaborative

Source: Kendig Keast Collaborative

PUBLIC HEARING DRAFT 02.19.13

Improve Gateways

Enhancing gateway treatments does more than signify entry into the City; it also conveys a sense of
pride and identity for residents and creates a positive
first impression for visitors. The landscaping and
lighting around the City’s existing gateway signage
(left) could be improved to one that conveys a message that this is a place worthy of stopping, e.g., the
gateway sign for Bastrop, Texas (right).

Source: Kendig Keast Collaborative

5)

6)

Restructure the Planned Development District6 to
incorporate planned developments as an option within
the residential districts. The allowable densities, lot
sizes, percentages of open space, and other dimensional standards would be included in the district – rather
than submitted by the applicant. In this way, the district
standards would yield the intended character. The PD
option would allow mixed housing types and uses,
subject to standards.
Create mixed-use allowances and incentives within
planned developments to enable the development of
internal, neighborhood-scaled commercial uses. This
promotes improved convenience and accessibility while
reducing travel demands and easing traffic congestion.

Strategy 2.1.3: Enhance the appearance of development
and the compatibility between districts
The appearance of the City is, perhaps, the single most evident glimpse of its development standards and pro-activeness. The initial impression of Cuero is formed by the quality
and appearance (or lack thereof) of its physical development,
including the nature of community aesthetics, conditions
6

Cuero Code of Ordinances, Section 158.038, PD Planned Development District.
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and maintenance of public facilities, and overall attractiveness of the community—all of which contributes to character
and livability for those who reside in the community, as well
as for those who may be making investment decisions and
relocating here.
Indeed, the lack of code enforcement was frequently discussed during the public participation efforts and was identified as a primary threat to community advancement; conversely, beautification and enhancement were viewed as an
opportunity. Oftentimes, these go hand in hand.
Action Recommendations
1)

Enhance the appearance of nonresidential properties
adjacent to street corridors by evaluating and improving codes and standards for better building placement
(build-to, maximum vs. minimum setbacks), design
(building shape, wall articulation, entry identification,
transparency, 360 degree architecture), and materials; improved parking lot, streetscape and foundation
landscaping; higher quality screening of outdoor storage; management of outdoor display; improved lighting
and sign controls; and improved buffering of adjacent
properties (see Chapter 3, Mobility).

Adopt Flexible Bufferyard Provisions

Flexible bufferyards ensure that the scale of the bufferyard is commensurate with the intensity and/or proximity (i.e., the character) of adjacent uses. In addition, a flexible bufferyard
approach would provide multiple options (i.e., landscaping only, landscaping and berm, or
landscaping and fence structure) to achieve the same level of compliance, while providing
the developer with flexibility to implement the one that is most appropriate for their site
and project. (see bufferyard illustration) For example, improved compatibility between the
Tractor Supply Co. and the new residential units at Pebble Ridge could have been achieved
using this approach, in addition to better screening requirements from public rights-of-way.
Source: Kendig Keast Collaborative

Varying levels of opacity

Improved levels of screening
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2)

Consider embellished gateway treatments with more
improved landscaping and lighting at the locations of
greatest visibility, such as the community gateways at
either end of U.S. 87 and U.S. 183. In less visible entries to the City, consider embellished gateways using
smaller monuments and footprints.

3)

Add provisions to the sign regulations to identify
prohibited signs (e.g., off-premise, inflatable, parasitic,
feather, wind sock, pennant strings, and streamers),
design elements (e.g., back-lit or plastic awnings, bare
bulbs, flashing lights, mirrored surfaces, and motor
vehicles), and sign locations (e.g., trees, utility or light
poles, in or over public rights-of-way, intersections)
as a means to improve the overall appearance of corridors. In addition, the allowable signs (e.g., wall, fascia
or parapet, window, awning, nameplate, marquee,
blade sign or shingle) could also be improved to detail
the number of signs allowed, the maximum sign area
and height, minimum clearance, and other limitations. In addition, provisions for an alternate sign
program could be developed for large-scale, multitenant centers.

4)

2-8

Incorporate bufferyard standards into the zoning regulations where the required opacity varies according
to the intensities of adjacent uses. Allow for the use of
different combinations of bufferyard widths, vegetation types and densities, berms, and walls or fences
to allow flexibility. The current six foot fence requirement is neither flexible nor a sufficient buffer between
adjacent, incompatible uses. (see inset below)

5)

Continue partnering with Keep Cuero Beautiful
(KCB) or other interested stakeholders to implement
a program to publicly recognize residential and business property owners for their role toward enhancing
the visual appearance of the City. This could include
monthly recognition on the City’s website or other
public communication media.

6)

Evaluate program criteria and make necessary improvements to achieve certification through the Scenic
City Certification Program. Sponsored by Scenic
Texas, this certification recognizes Texas municipalities that implement high-quality scenic standards for
public roadways and public spaces.

will be to sustain the integrity of neighborhoods and the
quality of the existing, older housing. Indeed, focusing on
improving the existing neighborhoods may be the best way
to accommodate the influx in population that is stemming
from the Eagle Ford Shale Play – an influx that may (or may
not) last through the duration of this plan. To ensure sustainability over the long-term, the City must be proactive
in not over expanding its housing supply, nor the associated
expansion of infrastructure that comes with it. With that
being said, having a diverse stock of housing – new and old,
big and small – is instrumental in offering choice and providing for the individual needs of all households regardless
of economic conditions.
Strategy 2.2.1: Promote opportunities for infill development, existing neighborhood improvement, affordable
housing, and rehabilitation.
Housing impacts neighborhood appearance and creates an
impression. Housing that appears to need upkeep can be an
indication of a community in a state of disrepair and decline.
Freshly painted and well-maintained homes and properties
are indicative of a positive community with a promising future. Appearance is also correlated to community pride and
ownership, perception, area property values, maintenance
costs, and quality of life, where each of these factors can be
influenced positively or negatively.
Established neighborhoods often lack the size, design, and
amenities of new housing. However, many communities are
beginning to understand that, in return, older neighborhoods offer intangibles such as history, culture, proximity,
and a stronger sense of community. In Cuero, some areas
have been well maintained, while others warrant infill development, infrastructure improvements, and further revitalization efforts. This is particularly evident on the west side.
Indeed, this is not a new phenomenon; rather the gradual
decline has most likely been occurring for decades.7 There
are a number of reasons for this occurrence, including the
flood in 1998, higher poverty rates8, limited growth in residential housing construction over the past 20 years, zoning
provisions deterring the redevelopment of small lot sizes,
and lack of zoning code enforcement, among others. Consequently, many existing neighborhoods show significant
signs of blight (i.e., vacant lots; deteriorated, dilapidated, or
abandoned housing; poor property maintenance; etc.).

Focus Area 2.2 – Expanding and improving the housing stock.

Despite these issues, the City’s existing neighborhoods and
housing stock can also be one of the best opportunities to

Concurrent with job and population growth, Cuero’s stock
of housing and neighborhoods will continue to grow. This
anticipated growth requires that the City keep pace with the
ever-changing demand for housing, both in new developments and existing neighborhoods. While the development
of new residences will be met by the market, the challenge

7
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According the City’s existing comprehensive planning study, deteriorated units were identified all over town, while dilapidated units
were primarily found in older sections of the City. City of Cuero,
Texas. 2001-2020 Planning/Capacity/Building Project for the City
of Cuero Texas. Prepared by Public Management, Inc. 2001.
As identified in community profile section of Chapter 1 of this
document, more than one in five families receive food stamps and
the City has a significantly higher number of households with annual incomes less than $10,000 than all of the other comparison
cities, the county, and the state.

Operation “Clean Sweep”
Oftentimes, community’s initiate a street-by-street “clean sweep” operation
with a goal of cleaning up the community by enforcing city laws. Below are
a few violations typically included:

Improve Enforcement of Property
Maintenance Codes

2

 overgrown lots;
 trash;
 evidence of criminal activity;
 broken-down cars;
 neglected, abused, or dangerous animals; or
 graffiti.
Source: Kendig Keast Collaborative

solve the housing needs of the future in a way that helps to
ensure that the City is both affordable and sustainable beyond the horizon of this plan. First and foremost, all of these
areas are already served by existing infrastructure. Second,
there is and will continue to be a great need for an affordable and diversified housing stock to serve both the existing
City demographics and an expanding workforce that will
include both higher and lower paid employees. This will become particularly more important as a portion of the Eagle
Ford Shale workforce transitions to more permanent housing thereby increasing housing prices and making it more
difficult for existing residents to move up the housing ladder. Lastly, redeveloping and revitalizing the existing neighborhoods and housing stock will have a positive effect on
the economic well-being of individual residents, families,
and the entire community – one that is the most efficient
use of limited tax dollars and provides the best chance to
achieve a stable and sustainable future beyond the horizon
of this plan.

The need for increased enforcement of property maintenance was well-documented in the 2001 comprehensive
plan and was one of the major concerns discussed during
this planning process.

Progress from Demolition to
Redevelopment

Action Recommendations
1)

2)

9

Consider the use of an advocacy program to aid
in code compliance (e.g., violations such as weeds,
debris, and junk vehicles)9 rather than starting with
citations for noncompliant property owners. A key
element may be the cross-training of enforcement
advocacy officers in conflict management/resolution
or the creation of useful information packets listing
sources of help for homeowners who are in violation
of City codes. Due to the extent of code compliance
issues, this advocacy program should be implemented
on a neighborhood-by-neighborhood “clean sweep”
concept, followed by citations for those property owners that do not respond to advocacy efforts.
Monitor the U.S. Department of Housing and Urban
Development (HUD) for a fourth round of Neighborhood Stabilization Program (NSP) grants, or other
Section 98.01 (B)(4) of the Cuero Code of Ordinances prohibits
the allowance of weeds, rubbish, brush or any other unsightly, objectionable or insanitary matter to accumulate or grow to a height
greater than 12 inches on the lot or lots.

NSP funds may be used for activities which include, but are
not limited to:
 Establish financing mechanisms for purchase and redevelopment of foreclosed homes and residential properties;
 Purchase and rehabilitate homes and residential properties abandoned or foreclosed;
 Establish land banks for foreclosed homes;
 Demolish blighted structures; or
 Redevelop demolished or vacant properties
Source: Kendig Keast Collaborative
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Facilitating Small Lot Infill / Redevelopment
One of the ways the City could facilitate increased infill construction is to modify the development regulations to combine incentives
with removed barriers to rehabilitation or development. The intent
is to promote and provide incentives for affordable infill development in a manner that creates a higher quality, complete neighborhood – one that does not compromise architectural integrity and is
able to maintain or improve its property values over time. The key
is combining the right incentives with the right code provisions and
applying it to the right geographic areas to ensure the City’s intent
is achieved.
By way of example, the City could modify the development regulations to allow small-lot, stick-built housing by establishing reduced
individual lot and parcel standards. Provisions could be provided
for three unit designs: single-family detached units of both one and
two stories and an attached atrium unit. Standards would be needed
for the lot containing the unit, parcel standards that address the perimeter of the parcel upon which the unit is based, and general bulk
standards. Additional provisions could be added for architectural
styling (e.g., requiring front porches, pitched roofs, etc.), on- or offlot parking, etc.
Alternately (or in combination), the City could utilize the already
established resources of emerging small-lot housing trends, e.g., Katrina Cottages. Katrina Cottages were originally conceived as Tiny
Cottages to replace FEMA trailers with sturdy, permanent struc-

Community Development Block Grant (CBDG)
funding for the purpose of stabilizing neighborhoods
affected by foreclosures and abandonment. This could
include financing mechanisms for purchase and redevelopment/rehabilitation of foreclosed/abandoned
residential properties; establishment of land banks,
in addition to demolition of blighted structures (see
inset).10
3)

2-10

Continue the forward progress of the Substandard/
Dilapidated Structures Committee by identifying
and demolishing substandard structures. Expand the
program by coordinating demolition with a proactive
and effective program to provide incentives for home
building on empty lots. This may include marketing
these properties on the City’s website, streamlining
the permit approval process, and reduced permitting
fees. Add municipal staff, as needed, to oversee the
process for addressing unsafe or dilapidated structures
and other health and safety risks such as inoperable
vehicles, weeds and heavy trash, overgrown sites, and
run-down structures used for criminal activity.

4)

Utilizing projected increased sales tax dollars, or other
source of funding tied to the Eagle Ford Shale Play,
consider forming a target-area community investment

10

Bulk standards are the combination of controls (lot size, floor area
ratio, lot coverage, open space, yards, height and setback) that
determine the maximum size and placement of a building on a
zoning lot.
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Katrina Cottages
Small-Lot Housing
tures worthy of being kept for a hundred years or more. Today, they have
evolved into a nationwide sensation that has been hailed for their design,
durability, versatility, and affordability. In this regard, the City could consider modifying zoning regulations and pre-approving predesigned modular or stick-built plans that meet the City’s quality and durability standards.
Sources: Kendig Keast Collaborative; katrinacottages.com; cusatocottages.com

program focused on all infrastructure improvements
(e.g., sidewalk installation in addition to repair, driveway culvert cleaning and replacement, alley improvements, tree trimming, parking restrictions, shielded
street lighting or other improved pedestrian lighting,
added greenspace, improved public streetscape/ landscape areas, new signage, etc.) within at-risk neighborhoods. The purpose of this program is to provide a
dedicated source of annual funding for use in making
infrastructure improvements and leveraging private
reinvestment through rehabilitation, building additions, and/or infill development. This is particularly
important for areas like the West end.
5)

Continue to participate with churches, civic organizations, schools, and businesses in neighborhood
improvement and revitalization efforts. Keep Cuero
Beautiful, an ad hoc committee of the Cuero Chamber
of Commerce and Agriculture, may continue to be
funded and tasked to assume the leadership role in
coordinating clean-up efforts, such as:
a)

Promote neighborhood pride by stimulating
resident involvement in improvement activities,
including:

b)

Seasonal “clean up, fix up” events;

c)

“Neighborhood Pride” days focusing on beautification; and

The Quarry
d)

6)

Consider code revisions to provide incentives for
quality development of small family units, accessory
dwelling units, and other affordable infill housing
to spur redevelopment in existing neighborhoods
where infrastructure already exists. This is particularly
important for the smaller lots on the West end, some
of which are too small to develop more contemporary
housing units.
Focus on park and recreation improvements as a
means for elevating neighborhood viability. Clean,
safe, well-maintained, and vibrant neighborhood
parks are an anchor for strong, established neighborhoods. See also Chapter 4, Growth Management and
Capacity.

8)

Identify established neighborhoods with cohesive character and community identity and create
neighborhood conservation districts to protect and
promote the existing neighborhood feel. In addition,
allow for reasonable improvements in these existing neighborhoods without cumbersome variance
procedures. Include by-right standards for making
improvements to buildings to ensure that they remain
in character with the neighborhood and do not adversely impact the use and enjoyment of neighboring
properties.

9)

“The city of Cuero is getting its first major housing development in more than 20 years … [m]y hunch is this won’t
be the last major sub-division announced in the Eagle Ford
region.”

Annual “amnesty pickup” days of large refuse
items with the assistance of City crews and volunteers.

7)

Incorporate accessory dwelling units in the City’s
zoning regulations, along with appropriate provisions
governing their use and compatibility. They are common and popular in some communities to accommodate elderly parents or relatives (“granny flats”),
young adult family members wanting to live independently but close by, or local college students in need
of basic, low-cost housing. It also provides another
affordable living option within neighborhoods and a
rental income opportunity for homeowners. There are
generally three types: integrated, independent unit,
and over the garage unit.

10) Coordinate a housing program with the economic
development program by working with the Cuero
Development Corporation (CDC) to identify the
profile of workers in the targeted industries in order to
provide appropriate housing choices.

2

Source: www.eaglefordshale.com

Pebble Ridge

Newer neighborhoods, e.g., Pebble Ridge, depict a different
pattern of development favoring more contemporary curvilinear streets, cul-de-sacs, larger lots, etc.
Source: Kendig Keast Collaborative

Strategy 2.2.3: Promoting Quality Development in New
Neighborhoods
While the City needs to focus efforts on stabilizing existing
neighborhoods and facilitating infill housing, this will not
be enough to meet the needs of a growing population in
search of diversified housing choices. As evident by the development pattern and size and type of housing being constructed in Pebble Ridge, there will be demand for larger lot,
higher-priced residential estate housing. Indeed, providing
quality housing and neighborhoods is fundamental in creating a desirable place to live. Despite the desire for quality
new development in the City and ETJ, the City’s current development regulations do not have adequate provisions to
ensure the outcome of quality neighborhoods.
Action Recommendations
1)

Incorporate street layout and design standards into
the subdivision regulations to accomplish traffic calming objectives without creating discontinuous streets.
Standards may include collector street offsets, jogs,
curves, and narrowed street sections.

2)

Require interconnection of local and collector streets
to adjacent developments to ensure continuity of the
street system.

11) Encourage redevelopment in target areas through the
tax abatement program that rewards infill redevelopment in low-income neighborhoods.
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Character-Based Approach to Housing

A character-based approach provides for different development patterns and opportunities for different housing types while maintaining the intended development character.
Source: Kendig Keast Collaborative

Traditional Neighborhood Development

A traditional neighborhood development ("TND") is a
mixed-use community that offers a variety of housing types
at a variety of price points; prominently sited civic or community buildings and public open spaces; and stores, offices, services, and (in larger developments) schools, providing a balanced mix of activities in close proximity to each
other.
Source: Kendig Keast Collaborative
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3)

Require sidewalks and street trees (coordinated
with utility placement) in all new neighborhoods in
conformance with Complete Street principals (see also
Chapter 3, Mobility).

4)

Establish an average, rather than minimum, lot size
whereby lot sizes are required to vary in width with a
certain percentage being narrower and the remaining
being wider than the average.

5)

Allow flexible site design options that permit alternative treatment of utilities and infrastructure. There can
be cost savings to the development from flexible site
design and cluster development techniques which may
translate to reduced lot and house prices.

6)

Provide a density bonus to help offset the inclusion
of attainable housing units in an overall development
without significantly affecting the feasibility of the
entire residential development. Design standards are
also needed (e.g., scale, roof pitch, durable materials,
etc.) for neighborhood protection.

7)

Consider adopting a housing palette in the zoning and
subdivision regulations. Character-based zoning districts ensure a predictable balance among buildings,
landscaping, and pavement. As such, the same character outcome can be achieved with multiple housing
types by adjusting the amount of common open space
— increasing the open space to maintain comparable
densities. Character-based districts allow different
housing types, using open space and buffering to limit
density and protect character. Standards for different
housing types should be set out in a “housing palette,”
with unique dimensional standards for each type of
housing (e.g., single-family, zero-lot-line, townhouse,
duplex, multiplex, etc.). Since density and open space
establish the number of units that can be built, the
standards of the palette can be applied to all zoning
districts. (see inset)

2

Esplanade Street Improvements

One of the recommendations identified in the Downtown
Cuero Plan is to improve the street environment along Esplanade Street. Working within the existing parking configuration, recommendations include curb extensions, accent
paving, enhanced crosswalks, and new traffic signals with
pedestrian crossing features at intersections. For mid-block
improvements, recommendations include decorative planters and pole light fixtures combined with a landscape buffer
and pedestrian furnishings.
Additional recommendations for the entire Downtown
area can be found in the independent document titled the
Downtown Cuero Plan.
Source: Downtown Cuero Plan

8)

9)

Adopt standards for high-density residential development which may include provisions for building form
and scale, articulated building walls, building orientation, architectural detailing, roof types and materials,
façade enhancements, and acceptable building materials. These provisions are designed to ensure higher
quality construction with the intent of increasing the
long-term durability of the project.
Incorporate provisions within the development regulations to allow traditional neighborhood developments (TNDs) as a limited use in specified zoning
districts.

Focus Area 2.3 – Continuing forward
progress in Downtown
Residents and business owners identify with Downtown
and would like to see it preserved and improved. However, without a proactive plan of action, the Downtown area
could be overshadowed by increased traffic and competing new commercial areas along the City’s main corridors.
Therefore, Cuero must make a deliberate choice as to the
continued revival and redevelopment of the area resulting
in a Downtown that is preserved, enhanced, and better connected to surrounding areas over the horizon of this plan.

Strategy 2.2.4, Utilize Downtown as an economic driver
for the community.
During the public participation efforts for the Comprehensive Plan and the Downtown Cuero Plan, stakeholders
expressed their interest in furthering economic progress in
Downtown. The City’s historic architecture and civic-mindedness were two of the assets that were frequently discussed,
while increase in traffic, lack of parking, and the lack of code
enforcement were the most discussed issues. To help determine a plan of action, the City developed an independent
Downtown Master Plan concurrently with this comprehensive plan.
1)

Utilize partnerships (e.g., Cuero Development Corporation, Texas Department of Transportation, DeWitt
County, among others) to help fund implementation
of the public infrastructure improvements identified
for Downtown including:
a)

Acquire and develop new public parking areas
and improve access to existing parking areas;

b)

Implement the streetscape improvements along
Esplanade Street (see inset) which include such
pedestrian improvements such as stylized lighting, marked cross-walks, corner bump-outs and
other accents;

PUBLIC HEARING DRAFT 02.19.13
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The Alexander Hamilton House

The Alexander Hamilton House is a recorded Texas Historic
Landmark along Esplanade Street.
Source: National Register of Historic Places Inventory – Nomination Form. City of Cuero

Source: Kendig Keast Collaborative

c)

Streetscape accents signifying entry into Downtown (e.g., entry monuments and signage);

d)

Expansion and reconstruction of the City library
and associated plaza; and

e)

Improved alleys and other “back of house” improvements.

2)

Improve code enforcement of Downtown buildings.

3)

Implement a public awareness campaign among
Downtown employers to reserve on-street parking for
customers only. Pursue enforcement of a two-hour
parking maximum if problems persist.

4)

Begin initial research on possibly establishing a tax
increment (TIRZ) district in Downtown by compiling data on current assessments and conducting an
official “blight” study.

Focus Area 2.4 – Preserving Community
Heritage
A significant part of a community’s identity and attractiveness as a place to visit is its history. In fact, heritage tourism
is the fastest growing travel type in the United States and is
an economic generator – where in 2010, travel and tourism directly contributed $759 billion to the U.S. economy,
employing more than 7.4 million people and generating
over $118 billion in tax revenue for federal, state, and local
governments. According to a 2009 national research study
on U.S. cultural and heritage travel, over three-fourths of all
U.S. leisure travelers participated in cultural and/or heritage
activities while travelling. In addition to creating new jobs,
new business, and higher property values, well-managed
tourism improves the quality of life and builds community
pride, as well as helping to diversify the local economy and
preserving the community’s unique character.11
11
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Cuero National Historic Register Nomination

Cultural Heritage Tourism 2012 Fact Sheet – National Trust
for Historic Preservation. http://www.preservationnation.org/
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Both the City and county have already done a great job
working to maximize the economic benefits of cultural and
natural heritage tourism. Through events such as the annual
wildflower tours and associated events (e.g., 5k run/walk
and a cycling race, photography exhibits at the Cuero Heritage Museum, etc.),12 the area has been effectively branded
as the “Wildflower Capital of the Texas.” More recently, the
City was designated as a Preserve America Community13
and was named one of the ‘Coolest Small Towns in America,” by Budget Travel Magazine. Expanding on these efforts
will help to increase Cuero’s economic base.
Historic and cultural tourism is only successful, however,
when there is a proactive program of protecting and promoting the assets that are of interest to visitors and passersby. In 2003, a positive first step was taken for historic preservation when the City went through the Texas Historical
Commission’s (THC) Visionaries in Preservation Program.
Out of these efforts the Substandard /Dilapidated Structures
Committee was established in 2009 to help clean up substandard and/or dilapidated structures within the community, a prerequisite to improving the quality of appearance
in a community.14

12
13

14

information-center/economics-of-revitalization/heritage-tourism/
additional-resources/2011-CHT-Fact-Sheet-6-11.pdf. March 2012.
Cuero Chamber of Commerce Agriculture & Visitor’s Center
website. http://www.cuero.org/cuero/events/annualevent/1.
Preserve America is a national initiative in cooperation with the
Advisory Council on Historic Preservation; the U.S. Departments
of Defense, Interior, Agriculture, Commerce, Housing and Urban
Development, Transportation, and Education; the National
Endowment for the Humanities; the President’s Committee on the
Arts and Humanities; and the President’s Council on Environmental Quality. Cuero has three historic districts, and, through
participation in the Texas Historical Commission’s Visionaries in
Preservation program, has developed an action plan to guide
preservation for the next decade.
The Substandard / Dilapidated Structures Committee was official
created by Ordinance 2009-14 whereby the City Council created
the Buildings and Standards Commission to protect the public
interest with regard to dangerously damaged or deteriorated
buildings or improvements, accumulation of refuse or vegetation,
and other matters relating to the condition, use, or appearance of
property. Cuero Code of Ordinances, Chapter 32, Sections 32.30
to 32.45.

Support Commercial Preservation

Historic Preservation Partners

2

Utilize the Cuero Heritage Museum and other interested
stakeholders to develop and disseminate coordinated
advertising and marketing materials to increase historic
preservation interest and tourism for the City.
Source: Kendig Keast Collaborative

Actively supporting commercial historic preservation efforts in Downtown will likely enhance
tourism and increase tourism dollars spent within
the community.

assistance may be offered and resources may be made
available. In this way, a professional staff person may
serve as an advocate for preservation efforts who may
provide assistance to owners in complying with the
procedures and preservation standards.

Source: Kendig Keast Collaborative

Strategy 2.2.5. Continue developing and enhancing historic preservation efforts and marketing.
1)

Adopt a historic preservation ordinance, or alternately
incorporate it into a unified development code, to accomplish the following:

2)

Establish general Citywide standards pertaining to the
procedures for alteration or demolition of potentially architecturally significant structures whether
or not they are officially designated as a landmark or
included in a historic or cultural landmarks district.
This could include minimum design and maintenance
standards.

3)

Clarify the procedures that are individually appropriate for the designation of landmarks or an historic or
cultural landmark district, as each warrants unique
consideration.

4)

Conduct an examination of the zoning and other
development regulations to correct any unintended
impediments to rehabilitation, redevelopment, and/or
preservation.

5)

Consider establishing a Historic District Commission,
or alternately, provide training to the Substandard/
Dilapidated Structures Committee to increase their
awareness and understanding of the importance of
historic preservation to Cuero.

6)

Consider training and designating a staff person for
responsibility of coordinating historic preservation efforts within the City for which technical preservation

7)

Continue to offer financial assistance for property owners through the Façade Improvement Grant Program
which is intended to encourage the enhancement of
commercial, professional, and retail buildings which
may help with job creation and retention efforts.
Consider increasing the amount of maximum funding
available. In addition, consider establishing a similar
program, or other financial incentives, for enhancement of residential historic properties in the historic
district. This could require determining alternative
methods of raising the requisite capital funds.

8)

Publish educational materials to make information
more readily available as to appropriate preservation
and modification techniques and the use of appropriate
materials to allow commercial or residential buildings
to be historically reclaimed. Additionally, educational
materials should be developed and disseminated to
the greater community regarding the importance of
preserving Cuero and its economic benefits.

9)

Utilizing the Cuero Heritage Museum, and other
interested stakeholders, e.g., DeWitt County Historical
Museum, the Chisholm Trail Heritage Museum, among
others, develop coordinated marketing materials to advertise Cuero’s historical and cultural attractions to the
greater community and others who may be interested
in spending tourism dollars within the City. As both
residential and commercial historic preservation efforts
progress within the City, the walking tour should be
continued and expanded to help bring in tourism dollars and spur additional historic preservation interest.
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10) Continue pursuit of certification by the Texas Main
Street Program, part of the Texas Historical Commission’s (THC) Community Heritage Development
Division. Participate in the Certified Local Government (CLG) Program of the THC, which is a local,
state, and federal government partnership for historic
preservation. It is designed to help cities develop high
standards of preservation to protect a wide range of
important historic properties—from commercial and
public building to residential neighborhoods.15
11) Establish a Cuero Heritage Fund to provide loans and
grants for historic preservation/restoration activities.
Capitalize the fund using Small City CDBG funds,
Certified Local Government (CLG) grants, general
revenues, tax increment (TIRZ) bonds, pooled bank
funds, and donations from foundations and corporations.

Future Land Use Plan
The essence of land use planning is a recognition that Cuero
does not have to wait and react to growth and development.
Rather, it can determine where growth will occur and what
character this new development will reflect. Through active
community support, this plan will ensure that development
meets certain standards and, thus, contributes to achieving
the desired community character.

Cuero Future Land Use Plan
As a guide for land development and public improvements,
the plan depicted in Map 2.2, Future Land Use and Growth
Plan, captures and develops into the City’s policies the community’s values regarding how, when, and where Cuero will
grow over the course of the next two decades. This is significant since the findings and recommendations contained in
this plan provide the basis for the City’s development ordinances as the primary tools to implement the plan. Appendix A, Existing and Future Character Descriptions, provides
a detailed description of each proposed district.
Transitioning to a character‐based system will provide
benefits not only in improving the quality and character of
development, but also in increasing parks and open space,
resource conservation and protection, stormwater management and drainage, and providing for a variety of housing
types to meet the diverse needs of the community – all of
which are important in enhancing the quality of life in Cuero.

15
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Texas Historical Commission Certified Local Government Program. http://www.thc.state.tx.us/certifiedlocgov/clgdefault.shtml.
Retrieved on May 7, 2012.
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