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CHAPTER 1 DISCOVER KERMIT

WHY PLAN?
TO CRAFT A SHARED VISION FOR A JOINT
FUTURE
The Envision Kermit Plan is simply a road map to
help Kermit most efficiently navigate to its best
future. Change is not new to Kermit which has
seen both tremendous growth and decline reflective of the local oil economy. This reality necessitates consideration of what the future of
Kermit should look like. In times of growth it is
easy to move forward in a rush, but the Envision
Kermit Plan affords community members the opportunity to step back and look at the direction
in which their community is going.
First, the plan provides the legal basis for land
use regulations such as zoning and subdivision
regulations. Second, a modern comprehensive
plan presents a unified and compelling vision for
the community, built from the aspirations of its
citizens, with recommended actions to accomplish that vision.
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LEGAL BASIS FOR LAND USE REGULATIONS
In 1997, the Texas Legislature added Chapter
213 to the Local Government Code which allows
all municipalities in Texas to develop and adopt
comprehensive plans on an optional basis. The
statute requires at a minimum that a comprehensive plan address land use, transportation and
public facilities, establish procedures for adoption and amendment, and requires a statement
distinguishing between land use plans and zoning regulations.

GUIDANCE FOR DECISION MAKERS
Plans may and should go beyond these basic
minimum standards in order to accurately and
comprehensively plan for the future of the community. Land use regulations, such as zoning ordinances, recognize that people live cooperatively within their community and have certain
responsibilities to one another. These regulations

establish the rules that govern how land is used
and developed within the municipality and its extraterritorial jurisdiction. Therefore, the plan creates a vision for how the community should develop and must therefore be used to by elected
and appointed officials when making land use
decisions.

CHAPTER 1 DISCOVER KERMIT

DISCOVER
A review of the public
engagement process and
trends indicated by previous
plans, reports, and studies.

GUIDING
PRINCIPLES
The principles of the
plan emerged through
the public engagement
process, and established
the desirable conditions for
Kermit’s future.

ELEMENTS
The structure of the plan
is organized around six
strategic elements, each
providing goals and initiatives
for public policy.

IMPLEMENTATION
An ongoing process that uses
and updates the plan.

NAVIGATING THE PLAN
The Envision Kermit Plan is designed as a rallying
point around the community’s vision for the future, the actions necessary to make that future a
reality, and how to get involved. As such, the plan
is written to educate the reader on the basics
of land and community development, articulate
the vision and recommendations for Kermit, and
provide an implementation framework to identify priorities, partnerships, and potential funding
mechanism. The plan is organized as follows:

CHAPTER 1: DISCOVER KERMIT
A review of existing conditions with special attention to demographic, population, and economic trends. Results of the community engagement done throughout the process are also
included.

CHAPTER 2: GUIDING PRINCIPLES

CHAPTERS 4 - 9: ELEMENTS

Envision Kermit is built upon guiding principles
developed from public engagement and review
of the data in Chapter 1.

These six elements provide detailed guidance
on key topic areas that contribute to the health
and function of the city and will make the vision
a reality.

CHAPTER 3: LAND USE
A framework for the physical development of the
community with respect to existing neighborhoods and business districts, the transportation
system (existing and future), and the creation of
amenity nodes.

»» Housing

»» Community Pride

»» Transportation

»» Downtown

»» Parks and

»» Public Facilities and

Recreation

Infrastructure

CHAPTER 10: IMPLEMENTATION
A guide on exactly how to begin implementing
the plan including priorities, partnerships, and
funding mechanisms.

ENVISION KERMIT
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1

CHAPTER

DISCOVER
KERMIT
This chapter includes a summary of input from the
Steering Committee, residents, students, and city staff.
In addition, a deep dive into the historic and current
population trends, economic data, and commuting
patterns will help inform the elements in Chapters 4
through 9.

MAJOR THEMES
»» Kermit experienced a declining population
until 2010 when population growth spiked
to 12.2%

»» An increasing number of residents
identified as Caucasian (87.4%) with 63% of
the population identified as Hispanic

»» Median household incomes are rising, but

KERMIT TODAY: ANALYSIS OF TRENDS
POPULATION HISTORY AND CHARACTERISTICS
To better understand the city’s future population dynamics it is important to look at historic
trends. Kermit saw rapid rates of growth from 1940 through 1960, jumping from a small community of 2,584 to its peak population of 10,465 residents. After 1960 however, the community has
struggled to maintain population, seeing decline in almost every decade until 2010. Estimates from
2017 show a population nearing the levels seen in 1990. Despite the decline, Kermit has continued
to hold a large share of the Winkler County population, remaining constant at approximately 80%
since 1970.

unlike national trends where incomes rise
with age, Kermit residents between 25 and
44 years of age make significantly more
than those 45 to 64

POPULATION
»» The economic boom has driving up the population in Kermit since the 2010 Census. The
American Community Survey estimated the 2017 population to be 6,405 people, however

»» Kermit has a shortage of workers, with a

using current water hook-up data and the average people per household a better estimate of

very low unemployment rate
region, but 45% reside in Kermit

»» Kermit’s population declined by 38% from 1990 to 2010, a loss of 4,060 residents.
»» From 2010 to 2017 the population grew by a total of 697 residents or 12.2%, the greatest
increase seen since the 1960's.

HISTORIC POPULATION CHANGE 1960-2017
11,000
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10,000

9,000
Number of Residents

»» The workforce commutes from all over the

the population is 7,756 people.

8,015

8,000
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7,000
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»» Student enrollment numbers show the

STUDENT ENROLLMENT 2013-2019

1500

highest levels of enrollment since 2013, with
a dip in levels taking place in the 2016-2017

1480

Number of Students

school year. Total enrollment for the 20182019 school year was 1,485 students.

1460

»» During the period when the population loss
1440

halted (2000 and 2010) the population under
the age of 15 grew the most, reflecting a
higher birth rate than predicted. Interestingly,

1420

an out-migration of residents between 20
and 34 years of age occurred, the typical

1400

demographic that starts families.
1380

»» The predicted versus actual 2017 population
showed higher birth rates. Population growth

1360

of those under 15 was support by the greater
than predicted number of 25 to 44 year old's.

RACE AND ETHNICITY
2013-14

2014-15

2015-16

2016-17

2017-18

2018-19

»» Most residents in 2010 identified as
Caucasian (70.8%) with a high rate of
residents identifying as some other race
(22.3%). In 2017, the percentage of Caucasian

PREDICTED VS. ACTUAL POPULATION
1,800

residents rose to 87.4% with 4.1% identifying
as Black or African American.

+356

»» In 2010, 58.6% of the population identified as

1,600

Hispanic, rising to 63% in 2017.
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ECONOMIC FACTORS

»» Median household income rose by $6,259

Kermit’s economy has experienced strong
growth over the past decade, with declining unemployment and increasing household incomes.
The number of jobs continues to increase, providing opportunities for attracting new residents.

INCOME

between 2010 and 2017, but was still
outpaced by Odessa, which grew by an
additional $13,638.

»» Median income is $8,306 higher for
households of Hispanic or Latino origin than
those identifying as white alone.

»» Households between 25 and 44 years old

Figure 1.1 describes the income distribution for
Kermit from 2010 through 2017.

make over $25,000 more per year than those
between the ages of 45 and 64.

FIGURE 1.2: Employment by Industry, 2010-2017
FIGURE 1.1: Income and Benefits, 2010-2017

INDUSTRY

2010

2017

CHANGE
2010-2017

2010

2017

CHANGE
2010-2017

Agriculture, forestry, fishing and hunting, and mining

511

543

32

Less than $10,000

220

242

22

Construction

290

269

-21

$10,000 to $14,999

137

114

-23

Manufacturing

76

52

-24

$15,000 to $24,999

310

194

-116

Wholesale trade

30

231

201

$25,000 to $34,999

208

274

66

Retail trade

156

256

100

Transportation and warehousing, and utilities

157

292

135

$35,000 to $49,999

410

265

-145

1

23

22

$50,000 to $74,999

384

274

-110

Finance and insurance, and real estate and rental and leasing

34

61

27

$75,000 to $99,999

144

336

192

Professional, scientific, and management, and administrative and waste
management services

137

131

-6

$100,000 to $149,999

198

267

69

Educational services, and health care and social assistance

407

437

30

$150,000 to $199,999

23

86

63

Arts, entertainment, and recreation, and accommodation and food services

210

224

14

$200,000 or more

7

74

67

Other services, except public administration

78

93

15

Median household
income

Public administration

58

88

30

$41,644

$47,903

$6,259

2,145

2,700

555

Source: U.S. Census Bureau; American Community Survey, 2017
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Information

Total
Source: U.S. Census Bureau; American Community Survey, 2017
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EMPLOYMENT
Employment within a community can be assessed in two different ways. One is based on
the resident’s employment by occupation while
the other is based on employment by industry.
Employment by occupation describes the kind
of work a person does on the job, as opposed to
the type of industry an individual works in, which
relates to the kind of business conducted by a
person’s employer. For example, a person might
be an accountant (their occupation) for a major
manufacturer (the industry).

»» The current labor force of 2,827 people

»» Many of Kermit's newest residents are

includes 74.8% employed by private

employed with industries based outside of

companies, 15% by government, and 3.1% by

Kermit but serving the region.

non-profits. The remainder of workers are
self-employed.

»» The 2017 estimated unemployment rate for

»» As Map 1.1 illustrates, Kermit’s top employer
is the school district, with three locations
employing a total of 206 people. It is typical

Kermit was 4.5% according to the American

that one of the largest employees in a city is

Community Survey. The Bureau of Labor

the school district. Frequently large private

Statistic estimated Winkler County has an

employers are located outside city limits.

unemployment rate of only 2.4% (February
2019) which has been trending steadily
downward since 2016.

»» Winkler County Memorial Hospital is the
second largest employer, with 73 employees.

FIGURE 1.3: Employment by Occupation, 2017

KERMIT

WINKLER
COUNTY

Management, business,
science, and arts occupations

620

767

Service occupations

430

513

Sales and office occupations

552

654

Natural resources,
construction, and maintenance
occupations

566

633

Production, transportation, and
material moving occupations

532

700

2,700

3,267

OCCUPATION

Total

Source: American Community Survey, 2017
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MAP 1.1: TOP EMPLOYERS (ESRI 2018 DATA)
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COMMUTING PATTERNS

FIGURE 1.4: Where Kermit’s Workforce Lives

In 2017 the average travel time was 19.4 minutes,
indicating most residents are likely employed
just outside the city limits in professions related
to the oil industry. Of those commuting, 81.7%
drive alone, 14.8% carpool, and only 1.5% walk to
work.

CITY

PERCENT

Kermit

45.4%

Odessa

6.3%

Monahans

3.6%

Much of Kermit’s population commutes outside
the city for work. Only 724 residents both live
and work in Kermit, while 2,074 commute out.

Pecos

3.4%

Midland

3%

There is no clear home city for the 870 people
commuting in to work in Kermit. As Figure 1.4 illustrates, Odessa sends only 6.3% of the in-commuters, followed by Monahans at 3.6%. The rest
of the workforce commutes in from various communities surrounding Kermit.

El Paso

2.9%

Wink

2.8%

Fort Stockton

1.6%

Other

31%

The primary workplace for residents of Kermit
who commute outside the city is Midland (11.1%),
followed by Odessa (8.5%). Only 3% commute to
Monahans and 2.8% to Wink. Over 40% of Kermit residents commute to other locations.

870
IN-COMMUTERS: LIVE OUTSIDE
COMMUTE INTO KERMIT

Source: U.S. Census Bureau On the Map, 2015

LIVE AND WORK
IN KERMIT

2,074
OUT-COMMUTERS: LIVE INSIDE KERMIT
COMMUTE OUT

724
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MAJOR THEMES
»» The student population is invested in
seeing Kermit grow and improve

»» Longtime residents stay in Kermit for
family and the small town atmosphere

»» The image of Kermit from outsiders is low,
resulting from dilapidated housing and
property maintenance

»» Kermit's strengths are good paying jobs
and family friendliness. Weaknesses
include downtown and leadership and
citizen involvement

»» The top two priorities from the online
survey was to attract another grocery
store and increase the supply of affordable
housing

PUBLIC ENGAGEMENT PROCESS
One of the most critical aspects of a comprehensive plan is capturing the spirit, aspirations, and
opportunities of the community by working side-by-side with its people. From the beginning, Kermit’s leaders recognized the importance of engaging residents and stakeholders at the foundation
of this process and Envision Kermit has stayed true to this intent by integrating a variety of local
voices into the core of this planning document. This section will summarize the process, explore
the challenges and opportunities voiced, and articulate the major themes the community desires
to address with this comprehensive plan.

STEERING COMMITTEE
The Envision Kermit Steering Committee was an important team of decision makers, engaged citizens, business representatives, and school district employees. This group of 18 individuals was assembled to represent the community through the process. The steering committee met throughout the development of this plan, reviewed progress, guided the overall direction of the plan, and
ensured the people’s voices were heard and considered.

CHAPTER 2 GUIDING PRINCIPLES

STUDENT ENGAGEMENT
Based on the interest level expressed during a
stakeholder group meeting at the high school,
a second event was held that provided the opportunity to engage more students. Students
were encouraged to provide their input on where
sidewalks were lacking and the top 3 amenities
would improve Kermit on a series of posters set
up at the school during passing periods.

DESIGN WORKSHOPS
Early in the process, a two-day public design session was held at the community center to offer
an informal arena for residents and stakeholders
to see, and contribute to, how the physical plan
comes together based on community input.

FINAL OPEN HOUSE
TEXT

APPROVAL MEETINGS

PUBLIC EVENTS, WORKSHOPS, AND OPEN
HOUSES
COMMUNITY KICK-OFF MEETING
A community kick-off meeting was held in January. At the meeting, which was open to all, information about the process was shared and attendees were asked to provide their perceptions
of Kermit today and how the community should
grow in the future.

TEXT
The integrated approach to public engagement
led to a better understanding of the community,
its values, and its vision for the future. Because
Envision Kermit is based on the vision of Kermit
residents for their future, the public participation process was designed to engage the entire
population.

ENVISION KERMIT
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STAKEHOLDER GROUP CONVERSATIONS

PERCEPTIONS

COMMUNITY SURVEY

A proven tool to gain a deeper and more profound understanding of the community, these
listening sessions covered a broad range of topic
areas as each group explored a targeted aspect
of the community. A total of five facilitated stakeholder group conversations were held throughout the planning process on the following topics:

Many ideas were shared during the sessions but
several common themes arose frequently.

The community survey was an online tool used
to gauge public opinion, to identify issues, and
to solicit ideas for the future of Kermit. The outcome of the survey presents a baseline understanding of satisfaction/dissatisfaction with various aspects of the community. This tool was
used at the onset of the project and received 227
responses over the course of several months.
While the survey is not contained in its entirety,
noteworthy findings include:

»» Housing and Neighborhoods
»» Economy
»» Commercial Land Uses
»» Downtown
»» Transportation
»» Public Safety and Fire
»» Building and Zoning Codes
»» Entertainment
»» Community Services (schools, parks and
recreation, trees, etc.)

»» Oil and Gas
»» Community Quality
The stakeholder groups consisted of bankers,
medical professionals, county staff, business
owners, students, real estate brokers, chamber
employees, and landlords.
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Downtown. Kermit needs more downtown businesses to create a lively atmosphere.
Amenities. The condition and programming in
the park needs attention. Improving the sense of
safety in public spaces such as parks is important
as well.
Housing. There are a lot of older run down
homes in town, many of which are unsafe to inhabit. The proliferation of recreational vehicles
has a negative impact on the image of Kermit.
Infrastructure. There is a lack of well lit and safe
sidewalks in Kermit. Stormwater is an issue causing disruption in traffic flows when they flood.

»» Residents of more than 10 years typically
stayed in Kermit for family and the small
town atmosphere

RESPONDENTS YEARS RESIDING IN KERMIT

Image of Kermit. Trees along the sidewalks and
corridors are needed to improve the appearance.
Stakeholders have been told by outsiders that
Kermit feels rundown, lacking basics such as restaurant options following evening events.
Hurdles to Attracting New Residents. There is a
lack of housing options that are affordable and
safe. Entertainment options for all ages are also
in need.

Years Lived In Kermit

More than 40
22%

0-5
12%

6-10
11%
11-15
10%

31-40
20%
21-30
16%

16-20
9%
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Kermit's Greatest Assets
»» Street connections were the top ranking

KERMIT’S GREATEST ASSETS

aspect of transportation; bicycle friendliness

“Increase affordable housing that

and truck routing were the lowest

will retain employee”

Welcoming Atmosphere

»» Respondents ranked overall happiness with
living in Kermit as the top value, but the
Online Survey

Family Friendly

attractiveness to visitors as the lowest

»» Satisfaction with ones neighborhood

Downtown District

was high, but housing supply and rental
availability was low

Historic Character

»» By far, good paying jobs was rated as

“I would just like to add that I

Kermit’s greatest asset (80%)

Community Leadership

»» The top three city priorities were:

have hope in Kermit we can

○○ Attract another grocery store

improve and look better!!”

Engaged Citizenry

○○ Increase the supply of affordable housing

Online Survey

for families and young professionals

Good Paying Jobs

○○ Provide a wider variety of housing types,

0%

20%

40%

60%

80%

including apartments and attached houses

TO P P R I O R I T I E S F O R K E R M I T
TOP PRIORITIES FOR KERMIT

76%

60%
52%

37%
31%

S T R E N G TH E N
D O W N TO W N A S A
D E S T I N A T IO N

40%

42%
31%

A T T R A C T A N O TH E R
G R O C E R Y S T O RE

G ROW L OCA L
B U S I N E SS ES

PROVID E A WID ER
I N C R EAS E T HE
IM PROVE
A T T R A C T B U S I N E SS ES E S T A B L I SH A V I S I O N
VA RIETY OF HOUSIN G
SUPPL Y OF
I N F R A ST RU CTU R E
T HA T W I L L R ET AI N
A N D I D E N T IF Y
T Y P E S , I N C L U D IN G
A F F O R D A BL E
I N C L UDI NG R OAD A ND
Y O U N G ER
P R I O R I T I ES F O R C I T Y
A P A R TM E N T S A N D
HOUSIN G FOR
S I D E W ALK S F O R S A F E
G E N E R A TI O N S
L E A D E RSH I P
A T T A CH E D H O U S E S F A M I L I E S A N D Y O U N G P E D E S T RI A N T R A VE L
P R O F E S S I ON A L S
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CHAPTER

2

GUIDING
PRINCIPLES
Review of the public engagement and existing
conditions, combined with a visioning exercise informed
the big ideas contained in this section which will be
used to guide future development and decisions.

CHAPTER 2 GUIDING PRINCIPLES

VISION FOR KERMIT
The Envision Kermit Plan is built from a foundation of big ideas developed through the public
engagement process and study of physical, demographic, and growth characteristics of the
city. These big ideas are carried forward through
the plan with special attention to how those big
ideas can be brought into reality through projects, policies, and partnerships.

ATTRACTIVE AND SUSTAINABLE GROWTH
Kermit has been growing organically since its incorporation. While that has led to some unique
development patterns, it has also caused strain
on the community through the adjacency of incompatible land uses. Recent growth has necessitated a hard look at future growth patterns to
maintain and improve the attractiveness of Kermit to new and returning residents.

»» Encourage land use concepts that respect
landforms and improve on conventional
development practices

»» Establish land use regulations that relate to
the vision of the comprehensive plan

»» Balance development between new
development on the edges of the city and
reinvestment in older portions of the city

»» Establish incentives for the conservation of
established neighborhoods
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SAFE, AFFORDABLE HOUSING OPTIONS
Kermit is a community of mostly of detached
single-family dwellings. While this met the needs
of past generations, current and future populations seek more housing options. In addition, the
recent boom in population has put a strain on the
existing housing stock, causing decline in quality
and safety that needs to be addressed.

»» Establish a working group of lenders, real

CONNECTED COMMUNITY WITH SAFE
TRANSPORTATION OPTIONS
»» Provide a transportation system that is
safe, convenient, and offers a variety of
interconnected modes

»» Invest in trails and sidewalks that connect
people, support healthy activities and help
reinforce Kermit’s small town atmosphere

»» Develop a future transportation network that

estate agents, builders, and employers

will support desirable patterns of community

to help guide implementation of housing

development

strategies that address current housing
issues

»» Create funding programs to support
rehabilitation of dilapidated homes

»» Create a rental property ordinance to enforce
safe dwelling standards

»» Create strong neighborhoods and promote
infill development that builds on the
character of existing neighborhoods

»» Expand housing diversity by type and cost

CHAPTER 2 GUIDING PRINCIPLES

PARKS SYSTEM THAT SUPPORTS A HEALTHY
LIFESTYLE
»» Provide an array of active and passive

STRONG COMMUNITY IMAGE AND SENSE OF
PRIDE
»» Develop a marketing campaign to promote

recreational facilities to allow residents ample

Kermit as a desirable place to live and work

opportunities to engage in their community

to both residents and newcomers

and to meet and gather with their peers

»» Provide park and recreation facilities,
programs and services that are connected
and accessible to all residents

»» Develop and implement an affordable long-

»» Implement streetscape and gateway projects
to create an attractive and welcoming
environment

»» Support community programs such as
movies in the park, supporting local

range parks plan and maintenance of the

businesses campaigns, or the formation of

system and use natural features to create

neighborhood groups

new park space

VIBRANT DOWNTOWN
»» Invest in downtown Kermit as a destination,
an economic engine, and the heart of the
community

»» Promote a strong retail, restaurant, and
service economy

»» Support facade improvement and building
rehabilitation programs

»» Assemble properties and implement policies
that support residential uses in and adjacent
to downtown

HIGH QUALITY PUBLIC FACILITIES AND
INFRASTRUCTURE
»» Guide the extension of infrastructure in
a way that supports efficient patterns of
community and economic development

»» Complete a comprehensive study to
determine current water and sewer service
systems functionality

»» Strengthen existing public facilities and
infrastructure to encourage private sector
investment and reinvestment, job creation,
and to improve quality of life

»» Plan ahead for major capital projects and
implement in an expedient fashion to avoid
unnecessary costs

ENVISION KERMIT
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CHAPTER

LAND USE

Urban development patterns are formed by private
and public investment, transportation pathways, and
environmental constrains. The Land Use chapter includes
the Unified Land Use Plan created through detailed study
of the community, its people, and their desires for the
community.

FOUNDATIONS OF LAND USE
Guiding the way land is used is one of the principles of a city. It has direct, immediate, and long
lasting impacts on the way a community functions, the way people live, and the way businesses
operate. Thoughtful land use plans and decisions support strong property values, a vibrant economy, and a high quality of life for its inhabitants. The land use chapter builds upon the population
forecast to articulate a physical plan for how the city can develop over the next 20 years guided by
the following principles for responsible growth.

1. USE URBAN SERVICES EFFICIENTLY
Similar to the city’s historic growth pattern, compact and contiguous development will help preserve the character of Kermit as it continues to grow. This type of development reduces costly
infrastructure extensions by developing on under-utilized properties or in strategic locations adjacent to existing development. Contiguous development also minimizes travel distances and encourages development that is more accessible to both pedestrian and cars.
In addition, services should be provided first to development within the city limits, encouraging
new businesses and subdivisions to invest within Kermit’s boundaries, rather than just outside.

2. PROMOTE INFILL DEVELOPMENT AND NEIGHBORHOOD REINVESTMENT
Infill development supports the economic and social value of Kermit’s existing neighborhoods by
promoting investment in established areas rather than solely at the fringe. Infill development helps
make full use of existing infrastructure, thus reducing development cost to the developer and limiting unnecessary expansions and their associated expenses. Such developments should respect the
character of the surrounding neighborhood.

3. PRESERVE OPEN SPACE AND NATURAL RESOURCE AREAS
Developing in a way that respects the natural systems on which the city is built would allow Kermit
to benefit from its natural landscape. Natural open space improves property values, quality of life,
and provides environmental benefits such as reducing flash flooding by providing more natural areas for water to be absorbed. A network of natural areas would enhance community character and
allow Kermit residents more access to nature.

4. PROMOTE DIVERSE HOUSING OPTIONS
Housing needs and preferences are diversifying. The mortgage crisis and economic downturn inspired a greater preference for affordable and/or rental options. The Baby Boomer and Millennial
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generations are demonstrating a growing preference for smaller lot homes and multi-family housing, in
addition to a continued interest in traditional single-family homes. The fluctuating oil field work force
also necessitates the need for more multi-family housing options to free up single-family homes for
long-term residents. Kermit can increase its appeal to potential residents by promoting housing options
for a diverse population.

5. PLAN FOR COMMUNITY AMENITIES SUCH AS PARKS AND SCHOOLS
In much the same way as traditional infrastructure, community amenities including parks, schools, and
open spaces serve as neighborhood focal points promoting community activity, personal interactions,
and a sense of place. These spaces can serve as an attraction for potential residents, encourage new
development nearby, and support new investment in existing neighborhoods.

6. PROVIDE A MULTI-MODAL AND CONNECTED TRANSPORTATION NETWORK
A network of streets, pedestrian paths, and bikeway should provide connectivity throughout Kermit
and accommodate a diverse set of mobility needs a preferences. A much improved pedestrian network
would provide better and more efficient access for Kermit’s residents, especially students, to its parks,
schools, and commercial centers. Street networks should provide well connected routes that make both
private travel and public services more efficient.

7. ENHANCE PUBLIC SAFETY AND MINIMIZE HAZARD RISK
Land use decisions have a wide variety of effects on public safety and hazard mitigation. Preserving
natural drainage-ways to manage stormwater minimizes the risk of injury and property damage due to
flooding. A well-connected multi-modal transportation network promotes better emergency service
provision and evacuation routes in case of large-scale hazards. Directing truck traffic away from residential area’s and creating visible crossings for pedestrians reduces the risk of crashes.

8. ENCOURAGE BALANCES AND CONNECTED NEIGHBORHOODS
Balanced and connected neighborhoods provide residents with easy access to a variety of places to
live, shop, work, play, and engage in community life. Mixing compatible uses, such as a corner store or
school in a residential neighborhood, creates dynamic and resilient communities that promote efficiency in infrastructure provision and travel times. Balanced neighborhoods provide variety of housing options, access to open spaces, and contain activity centers such as parks, schools, civic centers, or commercial areas that are well connected to surrounding neighborhoods. Appropriate transitions should be
made between higher intensity uses, such as industry, and lower intensity uses, such as homes.

ENVISION KERMIT
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9. USE PUBLIC INVESTMENTS TO PROMOTE PRIVATE DEVELOPMENT.
Kermit’s public investments in streets, water, sewer, parks, and schools can be leveraged to promote
private investments. When strategically located, a new park or school can inspire private residential development, while targeted infrastructure improvements can attract new industry. Investing in
streetscape enhancements could encourage new businesses to locate in vacant downtown storefronts.

10. MAKE DECISIONS IN A TRANSPARENT AND COLLABORATIVE MANNER
Land use and environmental decisions should be made through a transparent process, with opportunity for input from all citizens and affected entities, such as the county, neighboring towns, or the school
district. Creation and implementation of land use decisions should be a shared responsibility that promotes the equitable distribution of development benefits and costs.

EXISTING LAND USE
The Existing Land Use Map (Map 3.1) classifies parcels of land in Kermit based on current use. Land use
is typically the central element of a comprehensive plan because it establishes the overall physical configuration of the city- the mix and location of uses and the nature of the community systems that support them. Figure 3.1 illustrates Kermit’s composition of land uses which is used to calculate the amount
of land that will be needed to accommodate future population growth. Two metric’s within the table can
be used to estimate the current amount of land that will be consumed to accommodate future growth.
First, by looking at the percent of the developed land and second, by identifying the number of acres
per 100 residents. Both methods are used in the following section to estimate the future land needed.

RESIDENTIAL USES
Like many communities, residential uses account for a significant portion of the developed land in Kermit. The housing market offers a range of choices from single family homes on large lots to apartments.
Despite this variety, the clear majority of residential land is developed as single family housing (85%).
Unique to this region is the high percentage of properties with recreational vehicles (8%).

COMMERCIAL USES
Kermit has an average commercial presence (8%) for a community of its size, however, many of the existing commercial buildings are sitting vacant. A large supply of the commercial buildings are located in
the downtown core, however there are a number of structures spread out along the highway and major
thoroughfares as well. A main concept of this plan is to identify a framework to make Kermit appealing
to business, residents, and become economically resilient over time.
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INDUSTRIAL USES

ESTIMATING FUTURE LAND
REQUIREMENTS
The amount of land designated for
planning purposes is greater than the
projected need, in order to allow market flexibility and guide longer-term
planning.
This demand will be accommodated
within existing developments that have
not built out, through infill sites, and in
future developments.
The calculation to determine the
amount of land that will be dedicated
for each land use type follows:

»» Residential: 2 X projected
»» Commercial: 1.5 X projected
»» Industrial: 3 X projected

A high percentage of land within Kermit is dedicated to industrial uses (17%) which are located throughout the community. While it is recognized that industrial land is important to the local economy in Kermit, this plan seeks to cluster the location of industrial land uses on the edges of town, separated from
residential areas, over time.

PUBLIC AND CIVIC USES
Kermit has a wealth of both public and semi-public uses including the hospital, school district property,
community center, and government buildings. Many of these land uses represent the elements most essential to the quality of life enjoyed by residents of Kermit, and are attributes that distinguish it from other cities in the region.

PARKS
Kermit has a well dispersed park system which includes several parcels of land throughout the city ranging from small facilities to large complexes. These facilities are explored further in Chapter 6.

RIGHT-OF-WAY
Right-of-way includes all areas in the public circulation system including streets, sidewalks, and other
dedicated land for the transportation system. In Kermit, 30% of the developed land is devoted to rightof-way. Typically communities have been 20 and 25% right-of-way. Wider than normal residential roads
contribute to the high amount of right-of-way acreage.
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FIGURE 3.1: Land Use Composition

LAND USE CATEGORY

ACRES

PERCENT OF TOTAL DEVELOPED LAND

ACRES PER 100 PEOPLE

512

51%

8.00

Single Family

436.11

85%

6.81

Mobile Home

31.4

6%

0.49

Multi-Family

5.47

1%

0.09

RV

39.10

8%

0.61

Commercial

75.88

8%

1.18

Industrial

172.26

17%

2.69

Civic

236.74

24%

3.70

38.86

16%

0.61

419.36

30%

6.55

Total Developed Land

1,416

100%

22.11

Total Undeveloped Land

619

Residential

Parks and Rec.
Right-of-Way

Vacant

Total Area inside the City
SOURCE: RDG PLANNING & DESIGN
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199.5

1,616

9.66
32%

3.11
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GROWTH
Based on historic and recent growth patterns, upcoming projects, and strong economic development
prospects, Kermit is forecasted to continue growing. Urban growth should be viewed through three interrelated lenses: population growth (market pressure); land growth (response to pressure); and accommodation (configuration of development).

POPULATION GROWTH
Despite decades of decline, Kermit has seen a turn in population towards rapid growth, in large part
due to the booming oil industry. Analysis of the existing population and recent patterns forms the basis
for the projections of Kermit’s future population through 2040. This projection then drives the projection of land consumption and contributes to the city’s future land use map contained later in this chapter. The plan considered several models based on probability.
Option 1: Natural Population Change. Considering only births and deaths of the current population, this
scenario was eliminated because Kermit is experiencing in-migration.
Option 2: Forecast on Historic Growth, 2010-2019
(1.29% annually). Predicting growth will continue at the
same rate as 2010 through 2019 (using water hook-ups
to estimate the 2019 population), Kermit would grow
by 2,392 residents by 2040. While this reflects the ebb
and flow of jobs in Kermit, it was thought to be too
aggressive.
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10,148
10,000

Population

Option 3 (preferred): Moderate Growth (1% annually).
Assuming an increase in residential and employment
growth, the moderate model predicts that Kermit will
grow by 1,802 residents by 2040. This model is a balance between the decades of decline and periods of recent growth. The scenario may be more accurate in the
short term future, but will require the vision of community leadership, increased builder capacity, and support to
sustain over the next 20 years depending on economic
conditions. For this reason, a 1% annual growth rate was
selected for the Envision Kermit Population Forecast.

Growth Rate Scenarios
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9,500

9,519
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6,000
2019

2025

2030

2035

2040

Natural
Growth

CHAPTER 3 LAND USE

LAND USE GROWTH
Population growth must be supported by new places for people to live, work, and play. Current growth
has been severely constrained by a lack of housing options within Kermit. Therefore, population growth
has a direct correlation to the demand for new development or redevelopment at higher densities.
Many factors affect how and where Kermit will grow, including environmental factors, market preferences, and access to city services. The planning team led the steering committee in a development exercise
to identify strategic growth areas that would aid the creation of a development concept and future land
use map contained in this document. The steering committee was divided into groups, received a presentation on the basics of land use planning including the ten principles of development, then, based on
the factors noted above, developed scenarios for how Kermit might develop. This exercise allowed the
committee to apply their local knowledge and expertise to provide direction for the creation of the Future Land Use map.
Two scenarios were developed to test options for how Kermit could grow:
Traditional Trend Scenario. This scenario assumes the city will grow at a similar density and pattern
that it has in the past, including a large number of single-family detached homes.
Efficiency Scenario. This scenario assumes that development will happen in a slightly more compact
manner, including a greater variety of housing options on smaller lots and reflect the national trend in
smaller scale retail.
The traditional trend scenario would require 33% more land than the efficiency scenario. Given the constraints on outward growth resulting from the oil well locations, the efficiency scenario was chosen to
guide the growth of Kermit requiring a total of 381 acres of land to accommodate the 1% annual growth
rate projected.

RESIDENTIAL LAND NEEDS
Community development must include a reasonable and sustainable amount of housing development
based on market demand. This housing demand absorbed through the maintenance of existing units
and the construction of new units. Residential land need Is based on the following factors:

»» New construction will be based on the following distribution: 40% low density, 40% medium density
(small lot single family and attached units), and 20% high density (attached and multi-family units)

»» Average gross residential densities will be four dwelling units per acre for low density (similar to
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existing densities for single family neighborhoods), 10 units per acres for medium, and 14 units per

POPULATION PROPORTION
METHOD
There are multiple ways to project future
land use needs. The method used to project Kermit's commercial and industrial
needs through 2040 is the population
proportion method. This method projects future commercial and industrial land
needs by dividing the projected population by the current acreage devoted to
each land use. Utilizing this method allows
Kermit to grow and provide services for
the future population based on the proportions of land use serving the population today.

acres for higher density projects

»» Land designated for residential development during the planning period will be twice the area
needed for actual construction to provide market choice and prevent the artificial inflation of land
costs
To support the land economics of residential development it is important to have options available for
development and, therefore, it is recommended land designated for development is double the projected demand. This projection indicates the need for 102 acres of residential land through 2030 with a total over 204 acres designated over the next 20 years.

COMMERCIAL AND INDUSTRIAL LAND NEEDS
A growing population needs additional commercial services, a key part of Kermit’s economic development strategy. While this plan does not include a retail market analysis, adequate commercial space
should be identified to meet market demands. That said, designating too much commercial land can
produce inefficient land patterns, requiring customers to travel greater distances. Instead, commercial
developments should be located closer to customers and be designed for all ages to access, whether
they have a car or not. Focus should be given to strengthening the core of downtown, filling up existing
vacant building space, then moving further out as needed.
The demand for future industrial land is linked to opportunity and recruitment, rather than exclusively
to population growth. A single major corporate decision can dramatically increase (or decrease) the
projected industrial demand in a community. In addition, a decision by the city to pursue industrial development aggressively can affect industrial land needs. Despite these differences, similar projection
methods are used to predict future commercial and industrial needs. Figure 3.2 illustrates the needed
land in acres for each use, using the population proportion method for commercial and industrial land.

WHERE WE GROW: ENVIRONMENTAL FRAMEWORK
FIGURE 3.2: Future Land Needs

ACRES NEEDED
Residential

204 Acres

Commercial

32 Acres

Industrial

145 Acres

Source: RDG Planning & Design
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Kermit’s natural landscape is within a large flat region or high plain intermittently broken by draws and
covered by sparse vegetation. The oil resources that lie below the surface and the sand above are the
region’s biggest environmental features.

DRAINAGE
In the past several decades, local, state, and federal agencies have become more aware of the impact
that development can have on stormwater erosions and water quality. The management of stormwater and the impact that development has on the city’s system of draws should be closely monitored.
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OIL AND SAND RESOURCES
Oil and sand resources are natural features that
ultimately create man-made barriers to development. As a resource that has both local and national significance, there is a need to both protect and accommodate these sites. There are almost a dozen sand companies operating or getting started in the region, providing an estimated
22 million tons of sand in one year. To protect
residential areas, regulations should be created
to buffer existing residences from new extraction
sites and sand mining. The distance will be important as too large of a buffer will limit development options while too small will not adequately
protect the residences. Oil and sand operations,
while both industrial uses, will require unique buffers. A strategy for incorporating the existing
sties into the city’s development pattern will be
necessary.

N P i n e Street

N E l m Street

E M i d l a n d Aven u e

SH

Although Kermit is generally very flat, there are
areas where water settles during rain events.
These flat depressions, or playas, fill with water
during a rain event and hold the water until it either infiltrates into the ground or evaporates.
One such area is located on the west end of town
northeast of Standard Avenue and Highway 302.
As discussed later in this plan, natural drainage
areas like this can be protected and improved to
function not only to hold water, but to serve as
a recreational amenity providing trails and park
space.

MAP 3.2: EXISTING WELL HEAD LOCATIONS
SH

Development that increases both the volume
and velocity of water runoff can create significant flooding and erosion issues both on-site and
downstream.
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HOW WE GROW: VISUALIZING DENSITY
Development can occur in many ways - in different configurations, at different densities, and with different landscape, setbacks,and resource management requirements. The following graphic illustrates a variety of residential densities for context. All units are 1,200 to 2,000 square feet.

SINGLE FAMILY DETACHED

SINGLE FAMILY ATTACHED

MULTI-FAMILY

12 units

12 units

32 units

4.0 units/acre

4.0 units/acre

10.7 units/acre

50’ lots

50’ lots

16 units

16 units

96 units

5.4 units/acre

5.4 units/acre

32.2 units/acre

40’ lots

40’ lots
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DENSITY IN KERMIT

LOW DENSITY RESIDENTIAL (1-5 DUA)

DUA: DWELLING UNITS PER ACRE

3.28
DUA

The map to the left shows examples of residential
development already located within Kermit built
at densities identified for each type of residential
development on the following pages.

HIGH DENSITY RESIDENTIAL (12+ DUA)

Austin Street

East Avenue

Avenue D

MEDIUM DENSITY RESIDENTIAL (5-14 DUA)

13
DUA

5.3
DUA
Jim Sharp Blvd

RV PARK (UP TO 14 DUA)

7
DUA
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The foundation of the Envision Kermit Plan, the
Future Land Use Map, is the legal guide for decisions related to land use in the City of Kermit.
Land use decisions, such as consideration to rezone land, must be compatible with the Future
Land Use Map. While conditions can change over
time, including the content of the map (through
formal amendments), decisions must adhere to
the content of the map.
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The Development Concept should be considered
a framework for how new growth should occur
with specific attention to the arterial and collector network, the configuration of land uses, and
the connections between areas of the city. The
concept should be used as a starting point for
discussions related to greenfield development at
the fringe of the city.
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DEVELOPMENT CONCEPT AND FUTURE LAND
USE MAP

As described in the introduction of this section,
the Future Land Use Map is a guide for land use
decisions. These decisions, both large and small,
impact the character of the city and the quality
that residents and business owners experience
from their community. The Future Land Use Map
illustrates a framework of how development may
occur in Kermit and, at the foundation of this
concept, the interactions of different land uses.
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MAP 1.X: FUTURE LAND USE MAP
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IMPLEMENTING THE FUTURE LAND USE MAP
The development concepts and future land use
map are based on population projections, economic trends, environmental analysis, and public
input. The amount of land that is planned for is
greater than the projected need, in order to provide market flexibility, avoid creating a false land
shortage, and provide long-term planning. This
means that many areas shown on the maps are
unlikely to develop in the 20-year time frame.
There are three important points shaping the Development Concept and Future Land Use Map:
1. Property Owners Decide.
The Future Land Use map depicts new land
uses for privately-owned properties. The transition of these properties from their current
use to the depicted use is expected to occur
slowly over time, in response to market demands, as property owners voluntarily sell,

»» Collector and arterial street connections.
Critical arterial and collector street
connections are specified on this map,
though the exact routes will depend
on detailed engineering studies. Local
streets will be determined as development
occurs but should provide a high level of
connectivity with limited number of dead
ends.
3. Basis for Land Use Decisions
The Future Land Use map should provide the
basis for decisions of the Planning Commission and City Council, and private developers.
The map is a critical part of the approval process for development proposals and zoning
decisions.

develop, or change the use of their land.
2. Generalized Map
The Future Land Use map should be interpreted generally and is not intended to provide
the specificity or the rigidity of a zoning map
or engineering document. The map should
provide guidance for the zoning map and is
meant to show:

»» Generalized land use locations and
transitions. The boundaries between land
uses on the map are “fuzzy” lines and
are meant to show approximate areas for
transition, rather than rigid boundaries.
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LOW DENSITY RESIDENTIAL
DESCRIPTION
Restrictive land uses emphasizing single-family detached residential developments. Innovative singlefamily attached projects and small lot single-family homes may be considered based on location. Civic
uses are generally allowed, with special permission for higher intensity uses.

FEATURES AND CRITERIA
»» Density: 1 to 6 units per acre. Higher density may be allowed for innovative projects and should be
concentrated at transition points with other more intense uses or districts

»» Provide a framework of open spaces, streets, and trail connections to integrate with the community
»» Ensure connectivity within and between developments for both
cars and pedestrians

Building articulation refers to
the elements that create an
interesting wall, when viewed

MEDIUM DENSITY RESIDENTIAL

details, the overall articulation

Neighborhoods that incorporate a mix of housing types including
single family detached homes, duplexes, townhouses, and multifamily buildings with fewer than 14 dwelling units per acre. Civic
uses are generally allowed, with special permission for higher intensity uses.

changes. A building which

FEATURES AND CRITERIA

from one unit to the next to

provides articulated scale
has varied setbacks for upper
stories, or changes in material
show a clear change between

encouraged with higher densities concentrated at transition

structures, without breaking the

points with other more intensive districts

building into multiple units. The

»» Development should provide connections to neighborhood
commercial services and civic destinations

»» Developments should have articulated scale and maintain the
identity of individual units

ENVISION KERMIT

heights, widths, and building

DESCRIPTION

»» Density of 7 to 14 dwelling units per acre. Innovative design
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from the street. By changing

result is an interesting building
to look at instead of a long
uninterrupted wall.
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HIGH DENSITY RESIDENTIAL
DESCRIPTION
Allows multi-family and compatible civic uses and the integration of limited office and convenience
commercial within primarily residential areas. These districts should be integrated into adjacent neighborhoods to avoid creating enclaves.

FEATURES AND CRITERIA
»» 12 units per acre or higher at sites with direct access to arterial and collector streets. Locate with
access to major amenity and activity centers and avoid creation of isolated enclaves

»» May require a traffic study to determine impact on surrounding streets. Study should identify needs
such as turning lanes or traffic signals

»» Require attractive landscaping and innovation
»» High level of pedestrian access and connectivity, avoiding the creation of compounds. Sidewalks
should be required on at least one side of all streets

RV PARK
DESCRIPTION
Allows for the accommodation of recreational vehicles used for either short or long term stays. Uses
where unoccupied recreational vehicles are offered for sale or lease, or are stored, are not included. The
siting of more than two RV’s constitute an RV park. Most compatible to low intensity commercial uses
and high intensity residential uses.

FEATURES AND CRITERIA
»» Up to 14 units per acre. Additional densities may be allowed for innovative site designs that include
adequate circulation and amenities

»» Require attractive landscaping with buffers and adequate setbacks along with detailed
maintenance standards

»» Pedestrian connections should be installed both within and external to the park including sidewalks
along all street frontage

»» Storm shelters should be mandated for all new parks or those that are expanding by more than 50%
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PARKS/OPEN SPACE
DESCRIPTION
Traditional park and recreational resources including pocket, neighborhood, and community parks. Areas are intended to remain undeveloped and natural or recreational in character. Traditional park and
recreation areas include both passive and active recreation and should incorporate stormwater management features.

FEATURES AND CRITERIA
»» Think of parks as a system and as a community service to provide access to quality of life amenities
for all residents

»» Parks should have significant street frontage
»» Developments surrounding parks should face the park; back yards should not front parks

CIVIC AND PUBLIC FACILITY
DESCRIPTION

Includes schools, churches, community centers, cemeteries, publicly owned buildings, and other public
or quasi-public facilities that serve as centers for community activities.

FEATURES AND CRITERIA
»» May be permitted in a number of different areas depending on specific type and impact
»» Individual review of proposals requires an assessment of characteristics, project design,
and traffic management. A traffic impact study may be needed with larger projects to determine
needs for turning lanes, traffic signals, or traffic stacking

»» Maintenance, operating facilities, and public works yards should generally be located in industrial
areas

»» Pedestrian access should be well defined and include sidewalks on all street frontages
»» Should be held to the same standard for site design and connectivity
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LOW INTENSITY COMMERCIAL
DESCRIPTION

A mix of small scale commercial uses focused on serving the immediate neighborhoods. Neighborhood
commercial nodes should be situated at collector streets, be integrated with the surrounding land uses.
Emphasis in the downtown area should be on creating a unique center. Land uses may be mixed vertically and horizontally to create smooth transitions.

FEATURES AND CRITERIA
»» Integrate pedestrian pathways to and through the sites
»» Promote walkability, visual interest, and greenspace, focusing on pedestrian scale design
»» Low to moderate building and impervious coverage, located along major streets in areas close to
residential growth centers. Access points off of arterial streets should be limited and consolidated
when possible.

»» In the downtown, off-street parking should not be required but in more auto-oriented
developments off-street parking should be required

HIGH INTENSITY COMMERCIAL
DESCRIPTION

A variety of commercial and office uses with a community and regional focus. May include a mix of
small to large box retailers, restaurants, very high density residential, and auto-oriented uses.

FEATURES AND CRITERIA
»» Sites should include clear pedestrian paths, landscaping, and integrate best stormwater practices
with connections to the surrounding area

»» Typically situated on arterials, at intersections, and in established commercial areas
»» Should include unobtrusive monument signs, integrated landscaping, limited driveway accesses,
screened parking areas, and a high level of design

»» Off-street parking is required and should include landscaping and integrated stormwater collection
»» Pedestrian access should include sidewalks along all street frontages, between streets and the front
doors and clear sidewalk routes within parking areas.

»» A traffic study may be required to determine the need for turning lanes and traffic signals (see page
46 for details on a traffic study)
ENVISION KERMIT
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LIGHT INDUSTRIAL/BUSINESS PARK
DESCRIPTION

A mix of industrial uses including logistics, warehousing, and office uses with little external effects.

FEATURES AND CRITERIA
»» Strict control over signage, landscaping, and design is necessary for locations near lower intensity
uses and residential neighborhoods

»» Limited industrial uses may be located near office, commercial, and with appropriate development
standards, some residential areas

»» Access points should be consolidated along arterials and pedestrian access including sidewalks
should be included along all street frontages and between streets and front doors

GENERAL INDUSTRIAL
DESCRIPTION

Areas intended to accommodate industrial uses that are difficult to integrate with less intensive uses
due to negative impacts from heavy traffic, noise, or odors. These include manufacturing, warehousing,
distribution, and extraction. The primary locations for this designation should be restricted to the outer
limits of Kermit, buffered by light industrial uses from residential and commercial areas.

FEATURES AND CRITERIA
»» Design standards, including building materials, should be more restrictive for locations nearer to
low-intensity uses

»» Uses that involve significant peak traffic volumes should locate near major arterial streets and
regional highways and provide multiple access points

»» Designation of a new general industrial area should consider: highway and rail access, availability
and capacity of water and sewer service, proximity to employment centers, compatibility of
neighboring land uses, brownfield status, and traffic impacts
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REINVESTMENT AREA
DESCRIPTION

These opportunity areas identified for reinvestment are under-utilized and/or represent important community or neighborhood nodes, such as
former schools. Thoughtful reinvestment in these
areas can restore stability to the area and support reinvestment.

FEATURES AND CRITERIA
»» Due to the strategic importance of these
sites, proposals should be reviewed for
innovation, appropriateness, and potential
catalytic impact for investment

»» Proposals should include a master plan for
the entire site
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IMPERVIOUS COVERAGE

STORMWATER TREATMENT

MIXED USE-WHAT IS IT?

Impervious surfaces are any hard-surfaced, man-made areas that do not absorb or retain water. Examples include:

As discussed in the previous sidebar,
too much impervious coverage can lead
to flooding and standing water after a
rain event. Other methods of reducing
the amount of water that pools and creates flooding issues include:

Mixed use districts are areas with two or
more different uses such as residential,
office, retail, and civic in a compact urban form. These districts are beneficial
in the development of cities because:

»» Parking lots
»» Driveways
»» Graveled areas (often too
compacted to absorb water)

»» Rain Barrel or Cistern: these range
from 50 gallon barrels to 2,000

»» Sidewalks

gallon tanks that collect rain from

»» Buildings and structures with roofs

roofs to later be used to water lawns

Too much impervious coverage on a lot
can lead to standing water and flooding
in the streets. Reducing the amount of
impervious surfaces on private property
and lead to a big impact on the public
right-of-way after it rains.

or gardens.

»» Rain Garden: these areas include
native shrubs, perennials, and
flowers planted in a small
depression designed to hold rain
water runoff that flows from roofs,
driveways, patios or lawns. They
do not hold standing water, but
are designed to collect water and
infiltrate within a few hours.

»» Bioswale: a gently sloped vegetated
landscaped element designed to
concentrate or remove debris and
pollution out of rain water runoff.

Rainwater accumulated from both gravel and
cement parking lots after a storm

46

ENVISION KERMIT

These treatments can be installed by
individual home or business owners, or
led by the City through efforts to narrow extra-wide roadways to accommodate a rain garden or bioswale.

»» Provide more services and housing
with less required land

»» Reduce the burden on city services
»» Reduce vehicular traffic and
increased pedestrian traffic

»» Increase the potential for
community interaction and
engagement

»» Create an area populated by
employees, visitors, and residents
around the clock
Typical residential uses in a mixed use
district range from medium density to
very high density uses. Apartments are
most common, however rowhouses
are oftentimes mixed into the overall
design.
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LAND USE COMPATIBILITY
Figure 3.2 provides a land use compatibility
guide that indicates which land uses can be located near one another and which combination
of land uses will create significant conflict. The
creation of new conflicts should be avoided moving forward. Existing conflicts should be eliminated over time as property turns over to new property owners. This chart should be used to assess
the relationship between land uses and provide a
basis for the development proposal review process. The compatibility of each pairing is rated
on a scale of 1 to 5:

»» 5 - Completely Compatible

»» 1 - Incompatible
In general, proposed uses with this level of
conflict will not be permitted. Any development proposal requires a Planned Unit
Development and extensive documentation to prove that external effects are fully
mitigated.

FIGURE 3.2: Land Use Compatibility Matrix
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»» 3 - Potential Conflicts
Conflicts may be resolved or minimized
through project design. Traffic and other external effects should be directed away from
lower intensity uses. Landscaping, buffering,
and screening should be used to minimize
negative effects. A Planned Unit Development may be advisable.

»» 2 - Significant Conflicts
Major effects must be strongly mitigated to
prevent impact on adjacent uses. A Planned
Unit Development is required in all cases to
assess project impact and define development design.

Parks and Recreation
Low Density Residential
Medium Density Residential
High Density Residential
RV Park
Low Intensity Commercial
High Intensity Commercial
General Industrial
Light Industrial
Civic
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ANNEXATION STRATEGY
Kermit is seeing significant development occurring outside city limits, especially to the east. As
a result, the community is providing water and
other services without the benefit of increased
property tax revenue. Kermit should implement
an annexation policy that incorporates future development areas and meets state statutory requirements to take advantage of this growth.
Chapter 43 of the Texas Local Government Code
prescribes the process by which communities
can annenx land within Texas. Within this framework, Kermit should take into consideration the
following criteria:

»» Areas with significant pre-existing
development. Areas outside the city that
already have significant commercial, office,

»» Public services. In many cases, public service
issues can provide compelling reasons for
annexation. Areas for consideration should
include:

○○ Parcels that are surrounded by the city
but remain outside its corporate limits. In
these situations, city services may provide
enhanced public safety with improved
emergency response times.

○○ Areas served by municipal infrastructure.
Kermit's sewer and water system should
not be extended into areas that are not
already annexed into the city and areas
that already receive serves should be
considered priority areas for annexation.

»» Community unification. While difficult to

or industrial development are logical

quantify, a split between people who live

candidates for annexation. In addition,

inside and outside the corporate limits

existing residential areas developed to urban

can be harmful to the city's critical sense

densities (generally higher than 2 units per

of community and identity. Established

acre) should be considered for potential

a unified transportation and open space

annexation. A cost-benefit analysis should be

system and maintaining a common

conducted to ensure the annexation would

commitment to the city's future can be

be fiscally responsible.

important factors to considering annexation.

»» Protection of future growth areas. In order
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will provide safe and healthy environments.

»» A positive cost-benefit analysis. The

to allow the city to guide its growth and

economic benefits of annexation, including

development effectively, future growth

projected tax revenues, should compensate

areas will need to be managed through

for the additional cost of extending services

annexation. Annexation allows the city to

to newly annexed areas. The city's review

extend its zoning and subdivision jurisdiction

policy for annexation should include the

(regulations that guide responsible growth),

following information:

thus guiding development in a direction that

○○ Estimated cost impact and timetable for
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providing municipal services

○○ The method by which the city plans to
finance the extension and maintenance of
municipal services

○○ Identification of tax revenues from existing
and probably future development in areas
considered for annexation

○○ Calculation of the added annual operating
costs for urban services, including public
safety, recreation, and utility services,
offered with newly annexed areas.

A SIX POINT PROCESS
The six-point annexation strategy provides specific guidelines for a proper annexation process
that helps minimize unnecessary conflicts and
expenditures.
1. Pursue voluntary annexation
Kermit should use voluntary annexation policies
and avoid annexing areas under "involuntary"
procedures. The drawbacks to involuntary annexations include:

○○ Longer, more complex annexation process
○○ Confrontation with land owners
○○ Susceptibility to court challenges
The benefits to voluntary annexation include:

○○ Infrastructure installation becomes part of
the negotiation process between property
owners and developers

CHAPTER 3 LAND USE

○○ The private market determines the
development timing and location

○○ Simpler, less controverial process
2. Initiate outreach to property owners
Initiate ongoing communication with owners in
the annexation priority areas. Communicate the
potential benefit of annexation including that the
extension of city services/infrastructure greatly
enhances the development potential and maximizes its value.
3. Negotiate development agreements
Development opportunities in the annexation priority areas should be pursued on a "negotiated
development agreement" basis, with zoning, infrastructure extensions, and any applicable development incentives as part of the negotiation
process. The Future Land Use Map should serve
as the guide for uses in the annexation areas.

6. Implement the use of the one mile extra-territorial zoning and subdivision review
The City of Kermit is permitted a one mile
boundary, known as the extra-territorial jurisdiction (ETJ), surrounding the city limits which allows them to regulate development that could
affect the quality of life within the city. State law
allows municipalities to regulate the following
within the ETJ:

»» Subdivision regulations, including plats and
municipal ordinances related to public roads

»» Requirement of building permits for
construction activity (but not the size,
location, use, etc.)

»» Signage
»» Nuisances up to 5,000 feet from the city
limits (junk vehicles, high weeds, and grass,
garbage, etc.)

4. Wait to zone
Annexation areas should not be zoned for future
uses until the areas are voluntarily annexed and
a negotiated development deal is accomplished.
Discussion of appropriate zoning, consistent with
the Future Land Use Map, should be part of the
negotiation process.
5. Prioritize contiguous parcels
Annexation priority should go to parcels contiguous to current city boundaries. It is not recommended to annex property that is not contiguous
to current city property, and would not be permitted by state law.
ENVISION KERMIT
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