Planning & Zoning Commission
Agenda Item Report
January 13, 2015

Agenda Item F1
Contact – Chance Sparks, AICP, CNUa, Director of Planning
512-312-0084 / csparks@ci.buda.tx.us
SUBJECT:
HOLD A PUBLIC HEARING IN REGARD TO A REQUEST TO AMEND THE OFFICIAL ZONING
MAP OF THE CITY OF BUDA TO CHANGE THE EXISTING ZONING OF LIGHT INDUSTRIAL (I1) TO
INTERSTATE COMMERCIAL/RETAIL/OFFICE (C3/R3) FOR THE PROPERTY LOCATED AT 17020 IH 35,
BUDA, TEXAS 78610, BEING LOT 1, BLOCK A, PARK 35 SOUTH SECTION 1.

1.

BACKGROUND/HISTORY
This is the statutory public hearing for this zoning change request. Staff has made the
required public notifications in advance of this hearing, pursuant to the requirements of
the city’s Unified Development Code, including notice published in the Hays Free Press,
a sign posted on the premises, and letters mailed to adjacent property owners. This
hearing is being held in accordance with applicable state and local laws as they pertain
to public hearings.
The City of Buda has received an application for a zoning change for a property located
at 17020 IH 35, being more commonly known as the property where the Dollar Tile
business is located. The property is currently zoned Light Industrial (I1) and falls within
the Interstate Corridor Overlay (O-I35).
The applicant is requesting to change the Light Industrial zoning to Interstate
Commercial/Retail/Office (C3/R3).

2.

FINDINGS/CURRENT ACTIVITY
This is the public hearing aspect of this zoning change request. Detailed analyses are
found with the regular agenda item - Regular Agenda Item H1.

3.

ACTION OPTIONS/RECOMMENDATION
This is the public hearing for the Commission to hear public comments, but not take any
action. Action on this item can be considered under the associated regular agenda
item. The Chairman shall open the public hearing and state the time, receive public
comments, then close the public hearing and state the time.

CITY OF BUDA
PLANNING AND ZONING COMMISSION
REGULAR MEETING MINUTES
DECEMBER 9, 2014 - 7:00 P.M.
A. CALL TO ORDER
The Director of Planning, Chance Sparks, called the regular meeting of the Planning and
Zoning Commission to order at 7:00 p.m.

B. INVOCATION
C. PLEDGE OF ALLEGIANCE TO THE FLAGS OF THE UNITED STATES AND TEXAS
PLEDGE OF ALLEGIANCE TO THE TEXAS FLAG: Honor the Texas flag; I pledge allegiance to
thee, Texas, one state under God, one and indivisible.

D. ROLL CALL
Commissioner Henry Altmiller
Commissioner Marc Goebler
Vice-Chairman Shawn Graham
Commissioner Meghan McCarthy
Commissioner Ann Pennington
Commissioner Dwight Stewart
Chairman
Colin Strother

Present
Present
Absent
Present
Present
Present
Absent

After the Roll Call, the Commission held a vote to elect an Acting Chairman to serve for the
duration of the meeting.
Commissioner Stewart nominated commissioner Altmiller to serve as the Acting Chairman.
A second was made by Commissioner Goebler, and the motion passed by a unanimous vote.

E. PUBLIC COMMENTS

At this time, comments will be taken from the audience on non-agenda
related topics, for a length of time not to exceed three minutes per person. To address the Planning
and Zoning Commission, please submit a Citizen’s Comment Form to the City Liaison prior to the
start of the meeting. No action may be taken by the Planning and Zoning Commission during
Public Comments
No comments were made.

F. PUBLIC HEARINGS
1. Hold a public hearing in regard to a request for a Special Use Permit to allow an accessory
dwelling use in a Medium Density Residential (MR) zoning district for the property located at
110 North Cedar Street, being Lot 1A, Block 2, McElroy Addition.
Chairman Altmiller opened the public hearing at 7:31 p.m.
No comments were made.
Chairman Altmiller closed the public hearing at 7:32 p.m.
2. Hold a public hearing in regard to approval of the City of Buda Downtown Master Plan.
Chairman Altmiller opened the public hearing at 7:05 p.m.
No comments were made.
Chairman Altmiller closed the public hearing at 7:05 p.m.

3. Hold a public hearing in regard to a proposed amendment to the text of the Unified Development
Code Section 5.8(2) and Table 5-3, pertaining to Cluster Development Flexible Zoning.
Chairman Altmiller opened the public hearing at 7:06 p.m.
No comments were made.
Chairman Altmiller closed the public hearing at 7:06 p.m.
4. Hold a public hearing in regard to a proposed amendment to the official zoning map of the City of
Buda pertaining to 98.71 acres of land out of the S.V.R. Eggleston Survey, Abstract No. 5, being
generally located along the west side of FM 967, south of Cullen Country subdivision, east of
Whispering Hollow subdivision, and north of the St. Elizabeth Episcopal Church, establishing the
initial zoning of Medium Density Residential (MR) with a Cluster Development

Floating/Flexible Zone (FZ1) and Arterial Commercial, Office & Retail (C2/R2).
Chairman Altmiller opened the public hearing at 7:07 p.m.
Stacy Morgan, having an address at 165 Enchanted Woods Trail, spoke in opposition to this
item.
Paul Morgan, having an address at 165 Enchanted Woods Trail, spoke against this item.
Roger Beck, having an address at 177 Enchanted Woods Trail, spoke in opposition to this
item.
Joyce Wilson, having an address at 233 Cullen Blvd., spoke in opposition to this item.
Martha Lugo, having an address at 517 Cullen Blvd., spoke in opposition to this item.
Wesley Devries, having an address at 121 Devon’s Cove in Buda, spoke in opposition to this
item.
Regina Davilla, having an address at 583 Cullen Blvd., spoke neither in favor nor in
opposition to this item.
Carolyn Pate, having an address at 571 Cullen Blvd. in Buda, spoke neither in favor nor in
opposition to this item.
Chairman Altmiller closed the public hearing at 7:29 p.m.

G. CONSENT AGENDA
1. Approval of the regular Planning and Zoning Commission meeting minutes dated October 14,
2014.
Vice-Chairman Pennington made a motion to approve this item. Commissioner Stewart
made a second to the motion.
The motion was approved by a unanimous vote.

H. REGULAR AGENDA ITEMS
1. Deliberation and possible action in regard to a request for a Special Use Permit to allow an
accessory dwelling use in a Medium Density Residential (MR) zoning district for the property
located at 110 North Cedar Street, being Lot 1A, Block 2, McElroy Addition.
Acting Chairman Altmiller recused himself from deliberation or action on this item.
Commissioner Goebler recused himself from deliberation or action on this item.
Commissioner McCarthy made a motion to conditionally approve this item, with the
condition being that on-site parking consistent with a Duplex use be provided which is
compliant with Unified Development Code.
Commissioner Pennington made a second to the motion, and the motion was passed
unanimously. Commissioners Altmiller and Goebler recused.

2. Deliberation and possible action in regard to approval of the City of Buda Downtown Master
Plan.
Commissioner McCarthy recused herself from deliberation or action on this item.
Tommy Poer, having an address at P.O. Box 525, spoke regarding the specifics of this item.
Commissioner Stewart made a motion to postpone action on this item until staff brings
further information in response to the Commission’s questions.
Commissioner Goebler made a second to the motion, and the motion was approved by a
unanimous vote. Commissioner McCarthy recused.
3. Deliberation and possible action in regard to a proposed amendment to the text of the Unified
Development Code Section 5.8(2) and Table 5-3, pertaining to Cluster Development Flexible
Zoning.
Commissioner Stewart made a motion to approve this item.
Commissioner McCarthy made a second to the motion, and the motion was approved by a
unanimous vote.
4. Deliberation and possible action in regard to a proposed amendment to the official zoning map of
the City of Buda pertaining to 98.71 acres of land out of the S.V.R. Eggleston Survey, Abstract
No. 5, being generally located along the west side of FM 967, south of Cullen Country
subdivision, east of Whispering Hollow subdivision, and north of the St. Elizabeth Episcopal
Church, establishing the initial zoning of Medium Density Residential (MR) with a Cluster
Development Floating/Flexible Zone (FZ1) and Arterial Commercial, Office & Retail (C2/R2).
Commissioner Stewart made a motion to approve this item.
Commissioner Pennington made a second to the motion.
The motion was approved by a 4-1-0 vote, with Commissioner McCarthy abstaining from
the vote.
5. Workshop and possible direction regarding a Unified Development Code Diagnostic Report.
Dan Sefko, consultant with Freese and Nichols, gave a presentation regarding this item.
No action was taken by the Commission.

I. STAFF REPORTS
The Planning & Zoning Commission may discuss any of the items under Staff Reports, but no formal
action will be taken.
 Update regarding the activities of other city Boards and Commissions, including the Economic
Development Corporation Board.
 Update on current developments within the city limits and ETJ
No staff reports were made.

J. COMMISSION REQUESTS FOR FUTURE AGENDA ITEMS
No deliberation or discussion may take place by the Commission during this agenda item.
No requests were made.

K. ADJOURNMENT
Commissioner Stewart made a motion to adjourn the meeting, and a second was made by
Commissioner Goebler. Upon a unanimous vote and having no further business to consider,
Chairman Altmiller adjourned the meeting at 8:31 p.m.

ATTEST:
________________________
Recording Secretary

Planning & Zoning Commission
Agenda Item Report
January 13, 2015

Agenda Item H1
Contact – Chance Sparks, AICP, CNUa, Director of Planning
(512) 312-0084 / csparks@ci.buda.tx.us
SUBJECT:
DELIBERATION AND POSSIBLE ACTION IN REGARD TO A REQUEST TO AMEND THE
OFFICIAL ZONING MAP OF THE CITY OF BUDA TO CHANGE THE EXISTING ZONING OF LIGHT INDUSTRIAL
(I1) TO INTERSTATE COMMERCIAL/RETAIL/OFFICE (C3/R3) FOR THE PROPERTY LOCATED AT 17020
IH 35, BUDA, TEXAS 78610, BEING LOT 1, BLOCK A, PARK 35 SOUTH SECTION 1.

1. BACKGROUND
The City of Buda has received an application for a zoning change for a property located at
17020 IH 35, being more commonly known as the property where the Dollar Tile business is
located. The Lot is currently zoned Light Industrial (I1) and falls within the Interstate Corridor
Overlay (O-IH35). The applicant is requesting to change the Light Industrial zoning to
Interstate Commercial/Retail/Office (C3/R3). During initial meetings between staff and the
applicant, it was indicated that the intent of the zoning change request was to allow for a
Liquor Store/Sale of Alcohol for Off-Premises Consumption use. According to the Unified
Development Code, this type of use is permitted by right in a C3/R3 district, but is prohibited
in a Light Industrial district.
Surrounding Land Uses
The subject lot is within the Light Industrial (I1) zoning district, and the Interstate Corridor
Overlay (O-I35) also applies to the lot. Adjacent land uses include:
East

Extraterritorial Jurisdiction;

North

Stonefield neighborhood across IH35; undeveloped
commercial land.
City Limits;

West

Existing light industrial and commercial businesses in the
Park 35 South subdivision.
Extraterritorial Jurisdiction;

South

Trails at Buda Ranch multifamily apartments;
Undeveloped land
IH35 frontage road and main lanes (City Limits);
Meadows at Buda and Hillside Terrace neighborhoods
further south (ETJ)

Unified Development Code Guidance
Zoning changes are evaluated based on the following criteria:
1. The zoning change is consistent with the Comprehensive Plan;
2. The zoning change promotes the health, safety, or general welfare of the City and the
safe, orderly, and healthful development of the City;
3. The zoning change is compatible with and conforms with uses of nearby property and
the character of the neighborhood;
4. The property affected by the zoning change is suitable for uses permitted by the
proposed amendment to the zoning map;
5. Infrastructure, including roadway adequacy, sewer, water and storm water facilities, is or
is committed to be available that is generally suitable and adequate for the proposed
use.

2. FINDINGS/CURRENT ACTIVITY
The following constitutes an evaluation of the proposed zoning change using the UDC’s criteria:
1. The zoning change is consistent with the Comprehensive Plan;
Pertinent excerpts from the Buda 2030 Comprehensive Plan as well as the Future Land
Development Plan contained within it are attached. Appendix B identifies C3/R3 zoning
as being appropriate within the Interstate Corridor character district; furthermore, some
of the adjacent properties along this section of roadway which are zoned Light Industrial
are essentially being used for commercial or a mix of commercial/light industrial
activities due to frontage on IH35. This gets somewhat complicated, however, by the
designation as a Community Mixed Use Node. This node does not consider such zoning
appropriate. However, such nodes are envisioned to occur along the adjacent arterials
rather than the Interstate frontage itself. In this case, the properties immediately to the
south & west of the Trails at Buda Ranch Apartments are the best candidates for actual
development of a Community Mixed Use Node. This conflict is ultimately subject to
Commission and Council interpretation.
This Lot is within the Interstate Corridor District due to its frontage on IH35, though the
Industrial Growth District is nearby to the west. This Lot is within a Community Node as
identified in the Future Land Development Plan.
With regard to the Goals, Objectives, and Actions portion of the Comprehensive Plan,
the Community Identity element emphasizes the quality and character of development
along the IH35 corridor due to it being a ‘window’ or ‘front door’ into the community. The
Unified Development Code contains design standards for non-residential, multi-family,
and mixed use developments (Chapter 7) which include building articulation and
screening. These design standards are exempted in industrial zoning districts, but apply
in C3/R3 districts; however, the subject property has an existing building and the
enforcement of theses design standards would apply at the time of any re-development
or new development.
Signage regulations within the C3/R3 district are more permissive than in the Light
Industrial district, for example one freestanding sign per 100 LF of frontage is allowed in
C3/R3 versus 1 per 200 LF in Light Industrial. Also, the maximum amount of total
signage for the Lot is 800 SF in C3/R3 versus 400 SF in Light Industrial.
Based on information from the comprehensive plan, approval of this zoning change
would NOT constitute spot zoning, as it could be considered consistent with the
Comprehensive Plan. Spot zoning is the application of zoning to a specific parcel or
parcels of land within a larger zoned area when the rezoning is usually at odds with a
city's master plan and current zoning restrictions.

2. The zoning change promotes the health, safety, or general welfare of the City and
the safe, orderly, and healthful development of the City;
Staff has not identified critical issues with the potential uses in the C3/R3 district that
would negatively affect the health, safety or general welfare of the City and the safe,
orderly and healthful development of the City; although, when the Commission revised
the zoning matrix in response to the local option election pertaining to alcohol sales, the
Commission chose not to allow Off-Premises Alcohol Sales in the Light Industrial district.
Many uses permitted within the C3/R3 district are also permitted within the Light
Industrial district, such as most retail uses; although, Brewpub/Bar/Tavern uses and
Liquor Stores/Sales of Alcohol for Off-Premise Consumption are permitted in the C3/R3
district but prohibited within a Light Industrial district. Pawnshops and Sexually Oriented
Businesses are permitted in the Light Industrial district, but are prohibited under C3/R3
zoning.
A copy of the Use Table from the city’s Unified Development Code is enclosed with this
report, highlighted to show the difference in allowable uses between the two subject
zoning districts.
3. The zoning change is compatible with and conforms with uses of nearby property
and the character of the neighborhood;
Although there are no other properties in the immediate vicinity which are zoned C3/R3,
the requested C3/R3 zoning appears to be compatible with neighboring uses when
considering that many of the adjacent properties to the north are zoned Light Industrial
but are being used for commercial or a mix of commercial/light industrial activities due to
their frontage on IH35. Generally speaking, these other lots fronting IH35 as part of Park
35 South would likely be candidates for C3/R3 zoning.
Properties to the south of the subject Lot are zoned Arterial Commercial/Retail/Office
(C2/R2) due to their frontage along Robert S. Light, a gateway corridor, and proximity to
the Meadows at Buda neighborhood.
Areas to the southeast and west of the subject Lot generally fall outside of the city limits,
but consist primarily of developed or developing single family neighborhoods and
undeveloped land.
4. The property affected by the zoning change is suitable for uses permitted by the
proposed amendment to the zoning map;
The subject property is developed with a metal, multi tenant building and parking lot, with
considerable outdoor storage.
The characteristics of the property do not appear to afford much additional development
when considering the existing improvements and the drainage swale/easement at the
rear of the property. The property appears to be suitable for the uses allowed under the
requested C3/R3 zoning category, though some uses may not be physically feasible due
to site characteristics or economically desirable due to prime location along the IH35
frontage road. A transition of this building toward commercial & retail uses is likely to
result in improvements to the outside appearance and reduction in outside
storage/sales.
For any re-development or new development on this property, the applicant will be
required to comply with applicable development standards such as maximum impervious
cover, water detention/quality, and site/building design, pursuant to the Unified
Development Code.

5. Infrastructure, including roadway adequacy, sewer, water and storm water
facilities, is or is committed to be available that is generally suitable and adequate
for the proposed use.
This zoning change does not negatively affect infrastructure capacity or adequacy. The
property is currently served by Goforth SUD for water and an On-Site Sewage Facility
(septic system) for wastewater. Uses which place a large demand on such facilities will
likely be constrained by these factors or require connection to city facilities at the cost of
the developer.
Vehicle traffic is primarily served by the IH35 frontage road.

3. FINANCIAL IMPACT
N/A
4. RECOMMENDATION
Staff recommends the Commission carefully consider the permissibility of uses between the two
zoning districts and the consistency of this requested zoning map amendment with the goals,
actions, and objectives of the Comprehensive Plan.
Staff feels a recommendation to approve could be supported due to the Interstate Corridor
District designation present in the Comprehensive Plan, the physical orientation of the subject
property toward the Interstate and lack of proximity to residential uses.
Conversely, the Community Mixed Use Node could be used as a basis to deny. If this action is
pursued, staff recommends the Commission direct the applicant to withdraw the current
application and resubmit for C2/R2 zoning. This zoning would be easily supported by the
Comprehensive Plan without controversy, and a liquor store could pursue a location here
subject to a SUP.
Of note: it is likely the re-write of the UDC will result in some comprehensive rezoning of areas,
particularly along the Interstate Corridor, to reflect that such highway frontage is often more
appealing as retail/commercial rather than light industrial (as reflected in the Comprehensive
Plan).

5. ATTACHMENTS
Future Land Use Map
Zoning Map
2030 Comprehensive Plan Excerpts
Use Table

aCBnla
A slone's throw littn evert'thing

December 78,2014

Re: 17020IH 35
DRIPTI LLC
To whom it may concern:
The Meadows at Buda entities (Meadows at Buda Commercial Ltd. and
Newstand Buda Ltd.J are in support of commercial zoning on the above
referenced property. lt is our beliefthat properties with IH 35 frontage
and exposure should be zoned for commercial use as they act as
billboards for the City of Buda.

Thank you for your time and consideration.
Sincerely,
THE MEADOWS AT BUDA

PO Box 42169 Austin, Texos

787U

512.992.9033

meadowsotbudo.com

The goals, objectives, and recommendations create the
foundation for guiding future decisions and development.
They are intended to be integrated with other more detailed
plans and provide consistency and predictability in the dayto-day decision making among City staff as well as policy
making by Buda’s City Council.
Each plan element contains a goal, a series of objectives and
recommended actions, and one or more benchmarks. The
components are organized in a hierarchal fashion to ultimately
achieve Buda’s desired vision for the future. These components of
each element are described below.

Goal

A goal describes the desired outcome for a plan element. It is
different from a vision in that it speaks directly about the element.

Objective

Objectives are identified statements or policies that work toward
the element goal. It is more specific than the goal and addresses
particular issues related to the element to achieve the desired
goal.

Action

Actions include specific strategies or steps to take in order to
reach a specified objective. Action items are specific enough to
include a recommended timeframe for implementation, partners or
agencies for implementation, and, in some cases, a potential cost.

Benchmark

A benchmark is a target measure toward which the objectives
and actions are working toward. It measures progress toward
achieving the goal over time. The benchmarks on the following
pages are examples of ways to measure progress of plan
implementation.

BUDA 2030 COMPREHENSIVE PLAN
preserving our heritage | sustaining our future
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ORGANIZATION OF GOALS, OBJECTIVES, AND ACTIONS
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SUMMARY OF ELEMENT GOALS & OBJECTIVES
The Plan includes nine key elements. Goals and objectives for each element are summarized on the following
pages, followed by a detailed discussion of the actions recommended for each plan element.

Economic Growth & Sustainability

Transportation

GOAL: Buda has a stable tax revenue base and strong
local job market. Increased and diversified economic and
job opportunities for residents make Buda a great place
to live, work, shop, and play.

GOAL: Buda has a transportation system that meets
current needs and anticipated growth, that balances
transportation options including driving, walking,
bicycling, and mass transit, and that is designed in a
manner that respects and enhances the character of Buda.

OBJECTIVES

1.
2.
3.

Provide infrastructure to support economic
development.

1.

Encourage diverse business development and
expansion.

Plan roadway improvements for existing conditions and
future demand.

2.

Support small business growth and development in
Buda.

Explore public transportation opportunities to improve
commuting to Austin and San Marcos.

3.

Create a well-connected street network to improve
connectivity throughout Buda.

4.

Pursue and encourage traffic management techniques
throughout the City of Buda.

5.

Promote and encourage walking and bicycling as
transportation alternatives to the automobile.

4.
5.

Enhance the economic viability of downtown Buda.

6.
7.

Strengthen the tourism industry in Buda.

Attract “green” businesses and encourage green
business practices in Buda.
Strengthen marketing and promotional efforts.

BENCHMARKS
*
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OBJECTIVES

One job in City of Buda for every household in
City of Buda.

BUDA 2030 COMPREHENSIVE PLAN
preserving our heritage | sustaining our future

BENCHMARKS
*

Increase average connectivity ratio in subdivisions
across Buda (see T-2.5).

*

Reduce the commute mode of driving alone to
80%.

Housing & Neighborhoods

GOAL: Buda has a superior system of parks, recreation,
trails, and open space that enhances the quality of life for
all residents of Buda.

GOAL: Buda has a blend of old and new neighborhoods
that are full of character, interesting, sustainable, and
retain their value over time. Anyone can find a house that
serves his or her needs and preferences for their entire life.

OBJECTIVES

1.

Ensure successful implementation and maintenance of
parks and recreation resources.

2.

Focus funding and efforts to make improvements to
existing parks.

3.

Develop a citywide trail network that connects parks,
open space areas, residential areas, downtown,
shopping centers, and other destinations throughout
Buda.

4.
5.
6.
7.

Increase accessibility and proximity of recreational
opportunities to all Buda’s residents.

OBJECTIVES

1.

Provide a sufficient and diverse mix of housing to
ensure residents have housing options for all stages of
the life cycle.

2.

Expand accessibility to housing to people at all income
levels through the provision of affordable housing and
home ownership assistance programs.

3.

Improve the condition of existing housing and ensure
that new housing is of a sustainable quality.

4.

Encourage dense, mixed-use projects in appropriate
locations as a means of increasing housing supply and
types while promoting neighborhood vitality.

5.
6.
7.

Protect established neighborhoods.

Preserve open space assets throughout the area.
Develop new recreation opportunities.
Protect Buda’s environmental quality and identity by
preserving the existing “urban forest”.

BENCHMARKS
*

Reduce the acreage of “undeveloped” park land.

*

Every residence of Buda is within a quarter mile
of a park, trail, or open space.

Encourage and facilitate infill development.

GOALS, OBJECTIVES, & ACTIONS | overview

Parks, Recreation, and Open Space

Ensure that new subdivisions and neighborhoods are of
a high standard and sustainable quality that promote
connectivity, walkability, and a sense of identity.

BENCHMARKS
*

In neighborhoods that engage in revitalization
efforts, raise average sales price of homes by
10% over 10 years.

*

All neighborhoods in Buda will have a
neighborhood or homeowner association with
which the City will establish communication.

*

Reduce amount of vacant and redevelopable
properties within the city limits by 25% by 2020
and 50% by 2030.

BUDA 2030 COMPREHENSIVE PLAN
preserving our heritage | sustaining our future
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Community Identity

Civic Facilities & Programs

GOAL: Buda is a unique community with a charming
small town character, active neighborhoods, and many
entertainment and recreation opportunities.

GOAL: Buda’s sense of community is enhanced through
state of the art civic facilities and programs and easy
access to City information and resources.

OBJECTIVES

OBJECTIVES

1.

Utilize gateways, entry signs, and landscaping at
edges of the City of Buda and its ETJ to indicate
entrance into Buda.

1.

Develop a state of the art library and community
education center for Buda.

2.

2.
3.

Develop a state of the art civic center for Buda.

Improve the quality and character of development
along the IH 35 corridor.

3.

Improve the quality and character of development
along gateway corridors.

4.

4.

Utilize community programs to increase civic
engagement.

Enhance Buda’s streets with attractive streetscapes and
signs.

5.

Expand and improve the quality of communication
between City and residents.

6.
7.

Enhance Buda information and technology systems.

BENCHMARKS
*

Add new gateway features by 2020.

Develop City Park as a signature community park and
outdoor event center.

Utilize innovative methods for water and wastewater
services and facilities in order to meet or surpass state
and federal standards.

BENCHMARKS
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*

Increase participation in community programs.

*

Reduce amount of city potable water used for
irrigation.

*

Expand library by 2020.

Downtown Buda

GOAL: Buda is one of the safest communities in the
nation with a strong and friendly police, fire, and
emergency service personnel.

GOAL: Buda’s downtown thrives as the “heart of Buda”
with strong economic opportunities and celebrates the
city’s historical and cultural heritage, making downtown a
vibrant place to live, work, and play.

OBJECTIVES

1.

Maintain a high level of public safety through the
Buda Police Department, and support ESD #2
and #8 in providing a high of fire and emergency
protection services for residents of Buda.

BENCHMARKS
*

Maintain or reduce emergency response times.

*

Maintain current fire insurance ratings.

OBJECTIVES

1.
2.

Enhance the economic viability of downtown Buda.

3.

Establish a Park-Once-and-Walk policy for downtown
Buda.

4.

Enhance the street realm to create a high-quality
pedestrian environment that is a safe and inviting
place for people to walk, shop, and eat or drink.

5.

Create and enhance parks, plazas, and other public
gathering places to provide safe and inviting places
for people to gather, relax, and play.

6.

Strongly facilitate infill development and
redevelopment in downtown Buda.

7.

Create policies that support downtown enhancement.

Diversify business, restaurant, and entertainment
choices in downtown Buda.

GOALS, OBJECTIVES, & ACTIONS | overview

Public Safety

BENCHMARKS
*

Reduce acreage of vacant, dilapidated
developments, or under utilized properties in
downtown.

BUDA 2030 COMPREHENSIVE PLAN
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Historic Preservation
GOAL: Buda protects its history and unique character
by preserving its historic properties while affording
opportunities for economic development and facility
improvement.

OBJECTIVES

1.
2.

Preserve and protect Buda’s historic heritage.

3.

Provide adequate resources to guide and support
design review of historic properties.

Encourage the preservation and enhancement of
Buda’s unique character among citizens and private
land owners.

BENCHMARKS
*

Increase amount of grant funding distributed
to downtown businesses or property owners
to rehabilitate historic structures to $50,000
annually.

BUDA 2030 COMPREHENSIVE PLAN
preserving our heritage | sustaining our future

The following pages include a more detailed discussion of
each of these nine plan elements, including:
* information on the existing status of the element in Buda;
* key issues and opportunities based on public input and
field work; and
* detailed discussion on recommendations.

Overwhelmingly, the small-town feel of Buda was identified
as a character of the city that residents love and feel needs
to be protected. This indicates a sense of community identity
that needs to be protected, as well as enhanced as new areas
grow.
Community identity helps define Buda, differentiating it from
the surrounding communities in central Texas as a unique
place. There are several opportunities to emphasize Buda’s
identity, including establishing and enforcing standards for the
design of the public realm, developing signature gateways at
the city’s entrances and along major corridors, and reinforcing
the new brand throughout the community.

“Community character is something a community has inherently, not
something that can be applied like makeup. It is conveyed by not
only grand buildings and public spaces but a whole range of urban
elements: residences of all sizes and scale; commercial, government,
and institutional buildings; street cross-sections; street furniture and
graphics; public places, large and small; ceremonial buildings;
informal activities such as street markets and fairs; and the food,
language, and personalities that contribute to a community’s
narrative. Only through the understanding and reinforcement of its
character can a community flourish civically and economically.”
~American Planning Association

ISSUES, OPPORTUNITIES, AND FINDINGS
Improve the Built Environment to Reflect
a Sense of Identity
The built environment has significant impact on the feel, or
identity of a community. The way streets are designed and
landscaped, the condition and style of buildings, the quality
and pervasiveness of signs - these and many other things
affect the character of the public realm.

Maximize on Location

IH 35 is the primary corridor through Buda, and is truly the
window or front door into the community. As such, the corridor
presents the opportunity to establish identity features.

Defining Community Edges

The edges of the community are opportunities for gateways.
Currently, the only announcement into Buda is the standard
TXDOT “Next 3 Exits” sign. On FM 1626, there is no
indication that one has entered into the city. Gateways are
tools a community can use to not only more strongly define
the edges of the community, but also to help develop the
community identity of Buda.
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COMMUNITY IDENTITY RECOMMENDATIONS
Goal Statement
Buda is a unique community with a charming small town character, active
neighborhoods, and many entertainment and recreation opportunities.
Objective CI-1

de•fined

gateway
Something that serves as an
entrance or a means of access

~www.thefreedictionary.com

Utilize gateways, entry signs, and landscaping at edges of the
City of Buda and the ETJ to indicate entrance into Buda.

Gateways are a great way to define the edge of the city and announce entrance into Buda. Distinct features help to
differentiate Buda from other surrounding Central Texas communities and emphasize the area’s unique character. Buda
can benefit from gateways, especially along the IH 35 corridor where one community can easily blend into another.

Action CI-1.1 Work with TXDOT to construct gateways at target locations along major
corridors into the City of Buda.
There are many opportunities along the major arterials in Buda to develop a gateway. However, these roadways are
under the authority of TXDOT and will require coordination with them to develop these gateways.
* SH 45 overpass and before the Main Street exit
* At FM 1626 and FM 967
* Along IH 35 between Kyle and Buda
* At FM 1626 and FM 2770

Action CI-1.2 Work with TXDOT to further
enhance Buda’s bridges, underpasses, and
intersections along the IH 35 corridor.
Recent construction along IH 35 to increase capacity introduces
the opportunity to install beautification elements such as
landscaping, color, and other features to enhance the bridges,
underpasses, and intersections. Use trees and plantings to
improve the overall appearance of these intersections.

New bridges over IH 35 in Kyle have been designed
with context sensitive elements.
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Improve the quality and character of development along
Gateway Corridors.

The Unified Development Code identifies a Gateway Corridor Overlay along certain arterial streets (Loop 4, FM 967,
FM 2770, FM 2001 and FM 1626) to provide development standards that maintain or enhance the visual integrity of the
corridors.

Action CI-2.1 Work with TXDOT and private land owners to bury utility lines.
As work continues along the corridor, work with TXDOT and private land owners to bury utility lines. This will help
“clean up” the clutter along this corridor and improve the Buda skyline.

Action CI-2.2 Modify UDC to provide stronger design-oriented development standards for
architecture, building articulation, site-plan, signs, and streetscaping elements as part of the
Gateway Overlay Zone for developments on gateway corridors.
Currently this corridor has a gateway overlay zoning district applied to it. However, the design standards for
building, landscaping, and signs are lacking compared to best practices. Improve these standards along the Interstate
Gateway Corridor. In the Spring of 2011, the City adopted an amendment to this section of the UDC taking steps to
address this action. Further fine tuning of these standards may be appropriate based on other recommendations of
Buda 2030

Action CI-2.3 Identify new gateway corridors and amend the UDC and Zoning Map to bring
new gateway corridors under the Gateway Overlay Zone.
As Buda grows and the road system expands, new gateway corridors will emerge. Already this may include East
Main Street (east of IH 35) and Turnersville Rd (as it extends south from SH 45).

Objective CI-3

Enhance Buda’s streets with attractive streetscapes and signs.

GOALS, OBJECTIVES, & RECOMMENDATIONS | community identity

Objective CI-2

Streets are part of the public realm, and as such should be emphasized as a way that people experience Buda - whether
they’re walking, bicycling, or driving. Historically, this part of the public realm has not received as much attention as it
deserves. Fix this mistake by retrofitting streets with attractive streetscaping, signs, and wayfinding, and modify the UDC to
ensure that future roadways are developed to a high quality and contributes to the aesthetics of the community.
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Action CI-3.1 Improve design standards for streetscapes for all of Buda’s streets (not just
gateway corridors).
Incorporate Context Sensitive Solutions and Complete Street policies into general requirements for roadway design.

Action CI-3.2 Review sign ordinance and modify as necessary to ensure that signs are
appropriate for the character in which they are located.
Action CI-3.3 Add wayfinding signs at key locations throughout the city.
Wayfinding will help visitors and residents navigate throughout the town. Install signs directing
people to key destinations and neighborhoods throughout Buda.

Action CI-3.4 Establish a tree-planting program.
Trees are an important element of articulating a small-town feel and should be both protected
and enhanced in areas that have lost trees. The City can establish a commitment to having
a community known for its trees through a tree-planting program. Through a tree-planting
program, the City plants new trees along streets or in public places and replaces trees that die or
are damaged. As part of this effort, conduct a tree inventory of the City’s public parks, streets,
and parking lots. This inventory will help identify priority locations for tree planting.
Trees in this program should be selected based on their ability to provide shade as well as ability
to withstand Buda’s hot and dry climate without significantly impacting water resources. Also,
consider special circumstances in design of planting trees where there are physical constraints,
such as narrow sidewalks or utility conflicts.

Action CI-3.5 Establish a public art program to install public art in the city’s
public realm, including streets and parks.
Culture and arts can play a major role in helping to articulate and celebrate community identity,
particularly in the public realm. Public art can educate people and initiate conversations about
the historical and cultural context of a community. Public areas such as streets, parks, open
spaces, and plazas, are opportunities to engage the artist community and simultaneously beautify
the public realm in a way that emphasizes community identity.

Trees help enhance roadway aesthetics, such as these along
Main Street.
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The Future Land Development Plan (FLDP) provides a map
indicating future land development preferences and guidance
to City staff, elected officials, the public, and private
developers on why and how land should be developed and
used for certain areas of the community.
So how do the Vision, Guiding Values, and Goals of Buda
2030 influence the way Buda is developed? That’s what the
FLDP works to accomplish. While the City of Buda can act,
encourage, and make decisions about how it operates and the
programs it provides, it has limited capacity to influence the
private development community. The primary tool the City has
to directly influence how Buda grows is through development
regulations. The FLDP makes the leap from protecting
character, environment, connectivity, livability, identity, culture,
and so on to having that reflected in the built environment.
The Future Land Development Plan does not constitute zoning
regulations or establish zoning district boundaries. The FLDP is
intended to provide guidance for making decisions on zoning
regulations and zoning district boundaries.

How is the FLDP formed?

The FLDP is different from the typical future land use plans/
maps in that it is not based on use. Use-based land use
planning tends to create isolated uses with little or no
compatibility with the surrounding community, creating a
segregated and disconnected pattern of development. This
goes against every goal of Buda 2030 and of the Buda
community.
Rather, the FLDP focuses on the attributes of different areas
of Buda and lets that be the driving factor in how land
is developed rather than how it is used. This results in a
“character district” approach where existing conditions and
environmental factors influence the appropriate development
patterns and types, and sometimes uses for different areas of
the city. This approach better relates the goals and guiding
values of Buda 2030 to land use by involving urban design,
compatibility standards, and connectivity.

So, what happened to use?

Use hasn’t been dropped from the FLDP. Rather, development
character or patterns are emphasized over use. So why is use
not emphasized as much in the FLDP? Use is de-emphasized
because in many cases it’s not as important as the character of
development.
Buda 2030 uses a character district method to encourage
a greater mixture of compatible uses in proximity to each
other, but developed in a manner that enhances the overall
community of Buda. Within these districts, Buda 2030 has
identified potentially compatible and incompatible land
uses. For example, in the industrial area, business parks and
related developments are compatible with industrial uses, but
residential is not. Likewise, in mixed use districts, restaurants,
coffee shops and professional offices may all mix with
apartments and townhomes.

FUTURE LAND DEVELOPMENT PLAN

FUTURE LAND DEVELOPMENT PLAN FOR BUDA

What are the components of the FLDP?
The FLDP is comprised of three primary components:

General Land Development Policies reflect the Guiding
Values that were developed through public input and that
represent the goals of the community (see Chapter 4). These
are general statements meant to guide decisions in all areas
of the city and to promote the overall vision of Buda.
The entire planning area is divided into one of six
Character Districts. These districts are based on the existing
environmental characteristics and existing use of the land.
Overlaying these Character Districts are five types of Mixed
Use Nodes. The type and location of each node is based
on the Character District, the surrounding development.
These nodes differ primarily in density, but also somewhat in
appropriate uses within the nodes.
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GENERAL LAND DEVELOPMENT POLICIES
General land development policies are general statements
that reflect the Vision, Guiding Values, Goals, Objectives, and
Actions of Buda 2030. They apply to all land development
decisions, regardless of what Character District or Mixed Use
Node the property is located. They are intended to provide
general guidance on decisions related to land development.

Growth Management

Economic Development
1.

Seize economic opportunity along IH 35 and along major
arterials.

2.

Promote quality development that is compatible with
neighboring areas.

3.

Promote development that is consistent with community
character.

1.

New developments must be compatible with existing
development and community character.

4.

2.

New development must maintain the small-town
character, look, and feel of Buda.

Enhance downtown as economic development component
for area residents and visitors.

5.

3.

Construct infrastructure in appropriate corridors and
growth areas as identified in Buda 2030.

Promote economic development consistent with other
goals, objectives, and land use policies.

6.

Promote sustainable and efficient business practices.

4.

New development must occur in a fiscally responsible
manner.

7.

Promote businesses that diversify the Buda economy.

5.

Direct development within the existing incorporated area
and where infrastructure already exists.

Environmental Protection

Housing
1.

Provide housing options for all stages of life and all
income levels within Buda.

2.

Improve existing housing stock.

3.

Ensure safe housing construction.

1.

Preserve and protect creeks, rivers, waterways, and
floodplains.

4.

2.

Preserve and protect the quality of surface water and
ground water resources and other hydrologically-active
areas.

Ensure housing is compatible with existing neighborhoods
and land uses.

5.

Promote sustainable and efficient housing developments.

3.

Cooperate with area governmental entities to ensure
sufficient water quantity and quality.

1.

Connect existing and future parks.

4.

Seek public acquisition of open space or develop
conservation development options for areas of
environmental sensitivity.

2.

Ensure maintenance and safety of parks and recreation
resources

3.

Provide open space, parkland, trails, and recreation
opportunities in proximity to the maximum number of
residents possible.

4.

Use linear open space along creeks and floodplains for
trails as a way to provide connectivity throughout Buda.

5.

Preserve and protect air quality.

6.

Protect agricultural and ranch lands. Work with land
owners who are interested in conservation easements or
transfer of development rights.

7.

Promote and incentivize water conservation practices.

8.

Promote dense, cluster development in order to protect
natural features.
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Parks and Recreation

1.

The design of streets should reflect the character of the
community and surrounding environment.

2.

Provide more east-west connectivity.

3.

Reduce truck traffic through downtown and encourage
alternative routes south of downtown.

4.

Provide for safe and ample pedestrian connectivity
throughout new and /or existing developments.

5.

Provide for safe options in travel, including walking,
bicycling, automobile, and mass transit.

6.

Improve access across and under IH 35.

7.

Ensure that streets and thoroughfare networks are
designed with a focus on interconnectivity to provide
ample, safe, and appropriately-scaled access throughout
and between neighborhoods and to commercial areas.

8.

9.

Ensure that appropriate levels of parking are provided
for commercial, office, and retail developments in a
way that does not deter ease of pedestrian access
or compromise the character of the development and
surrounding area. Don’t “overpark” if not necessary.
Utilize safe and integrated access management.

Urban Design
1.

Encourage and provide incentives for mixing land uses.

2.

Establish neighborhoods as the primary organizing
element, each including civic spaces, access to commercial
districts, connectivity, and a variety of housing densities
and types.

3.

Develop compatibility standards for adjoining land uses
(e.g., transition zones).

4.

Develop streetscape design criteria to ensure safe
and desirable pedestrian access and community
attractiveness.

5.

Utilize design criteria to regulate physical and aesthetic
characteristics of the built environment to emphasize the
visual integrity of the community.

6.

Signage should not detract from the visual integrity of
the community.

7.

Lighting associated with signs, parking lots, or any
development should not pose a safety, environmental, or
aesthetic concern, particularly as it relates to the impact
on existing or new residential development.

8.

Neighborhoods should be designed with a high level of
connectivity to provide options in transportation routes
as well as promote alternative choices in modes of
transportation such as walking or bicycling.

Civic Facilities
1.

Civic buildings and spaces should be given accessible,
prominent sites.

2.

Schools - particularly elementary schools - should be the
physical and social center of a neighborhood or group of
neighborhoods and located within safe and easy walking
distance from the maximum number of dwelling units
possible.

3.

Civic facilities should be accessible to the public.

Historic Preservation
1.

Preserve and enhance historic areas throughout the city.

2.

Preserve the community character.

3.

Use history to promote tourism and economic
development.
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Transportation
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Interstate Corridor

Transition and connectivity must also be emphasized in this
district, especially as it relates to the surrounding districts as
well as internally to the area. Commit funding and identify
opportunities to make connectivity improvements to the street
and sidewalk network. Utilize transition zones and formbased regulations where non-compatible uses are adjacent,
and program landscaped buffer areas to enable passage
through them to enhance connectivity.

The IH 35 corridor will be an important economic
development tool and revenue generator for Buda. The
2002 Comprehensive Plan helped create an Interstate-35
Commercial/Office Zoning District and Interstate Overlay
Zone that will guide future development and public investment
decisions. The district extends along the interstate from the
north boundary of the study area to the south boundary.
It encompasses several existing industrial and commercial
developments. Improvements currently underway and
recently completed of the roadway and along the corridor
present the opportunity to affect change on this corridor in its
general appearance as well as how it serves the residential
and business community of Buda.

Strongly encourage infill development in this area and
prioritize it over development where infrastructure does not
yet exist. Regulate infill developments to be compatible with
the existing uses and buildings. Support revitalization of this
area by committing public funds and efforts to enhance the
public realm, including parks, sidewalks, lighting, landscaping,
and roadways.

The goal of the Interstate Corridor is to take
advantage of the economic potential of IH 35
as a commercial corridor that is compatible
with surrounding uses, that establishes Buda’s
identity, and that connects with surrounding
uses.

Portions of this corridor have yet to be incorporated into the
city limits and lack the appropriate level of infrastructure to
support the intensity of development recommended for this
corridor.
IH 35 carries high volumes of traffic of regular commuters
as well as travellers. IH 35 is the front door for many who
live in Buda and a window to those passing through. It
heavily influences the perception and image of Buda that
both residents, visitors, and passers-by have. Therefore, the
general appearance of the corridor is important for this
gateway.

FUTURE LAND DEVELOPMENT PLAN | character districts

Therefore, the primary concern in this district is establishing
clear and predictable compatibility standards that encourage
new developments but that compliment the character of
the Heritage District. Bulk, height, area, building materials,
setbacks, and overall appearance of buildings and
spaces should be considered for new developments and
redevelopments.

The center at IH 35 between Main Street and Cabela’s
Drive serves as a major attractor from a community-wide
and even regional area. Cabela’s draws a regional
clientele from across Central Texas and much of the State,
while HEB and Walmart serve the more local residents of

Create pleasant, friendly places to walk, sit, and visit along Main Street.
Image Source: www.pedbikeimages.org / Dan Burden
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Buda. As development has occurred along this corridor, little
attention has been given to how it relates to and impacts the
surrounding neighborhoods and developments.
Purpose
The purpose of this district is to create the infrastructure and
support developments that take advantage of the economic
opportunities that IH 35 provides. The district should promote
economic opportunities such as business and retail service
growth and expansion while also improving the look of the
corridor to reflect Buda’s identity.
Appropriate Uses and Development Types
Intense development along the Interstate Corridor is
appropriate to take advantage of the economic opportunities
this corridor presents. The current zoning code reflects that
desire to concentrate dense commercial development along
this corridor. Maximize on the traffic volumes and visibility of
the corridor to attract businesses. Dense multi-family housing
is also appropriate for this corridor.

Continue to capitalize on the economic opportunities along IH 35.

Design standards that regulate building articulation,
landscaping, and building material will help shape the
visual appearance of developments, improving the aesthetic
nature of this corridor. Sign standards should address the
visual pollution created by numerous and cluttered signs.
Additionally, the City should identify opportunities to bury
utility lines, which add to the cluttered look and feel of the
corridor.
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The corridor easily has the potential to both physically and
socially divide the city between “east side” and “west side”.
The City needs to take seriously the negative affects this has
on the population and the vitality of neighborhoods that are
“cut off” from the rest of the community. Serious efforts need
to be made to address the physical barrier of the corridor by
providing easy and safe access for pedestrians and bicyclists
to cross the interstate. Intersections should be designed to
indicate connection and flow, rather than a barrier that can’t
be crossed.
Development along the corridor should also connect to
surrounding neighborhoods and developments. New
developments must be compatible with existing developments.
Utilize transition zones between the Interstate Corridor and
surrounding districts by scaling uses appropriately and using
landscaping in a manner that communicates connectivity rather
than separation.
Provide connectivity through developments along this
corridor for vehicular, pedestrian, and bicycle traffic.
Connectivity should include both connections to the surrounding
neighborhoods to provide access to the destinations, as well
as parallel to the interstate as to connect various commercial
and multi-family developments along the corridor. This will
help minimize the traffic impacts along the frontage roads
created by development of the corridor.

Image Sources: Halff Associates, Inc.

There are five types of mixed use nodes that overlay the
Character Districts. Nodes are intended to designate locations
where dense, mixed use developments are appropriate
and should be encouraged. These nodes should emphasize
walkability and be built around the pedestrian, and not the car.

Why Mixed Use?

Mixed use development offers several benefits to a community.
First, mixed use allows for the optimum use of infrastructure
by combining uses that have different “peak” times for use
of infrastructure and resources than if they were separated.
Mixed use developments also allow for a different housing
type, diversifying housing choices in Buda. Mixing uses also
allows for residential units to be closer to goods, services,
and civic activities, reducing the dependence on the car. This
particularly benefits the elderly and children. It some areas, it
also reduces the need for car dependency or even ownership,
alleviating rising transportation costs on a household.
Mixed use developments support many other goals of Buda.
Having a more walkable community improves health as people
are able to be more active. Increasing walking and bicycling
over car use also has a positive impact on the environmental
concerns associated with automobile use. Mixed use can also
be an economic development tool because it creates nodes of
intense activity and commerce.

What is Mixed Use?

The term “mixed use” refers to many things. It can mean
mixing different specific uses of the same general category,
like housing types. It can also mean bringing different uses
near each other (which can also be called “horizontal” mixed
use). This is often accomplished with planned-unit development
zoning where certain areas of a master planned community
are designated for commercial, others for residential, some
for parks and so on. The third type of mixed use is “vertical”
mixed use. Here, different uses are not only brought near, they
converge with each other in dense, walkable, vibrant places.
As you’ve seen in this document, all of these definitions of mixed

use are appropriate and encouraged for Buda. However,
the “mixed use node” of the land development plan refers
primarily to the third definition, vertical mixed use, with elements
of horizontal mixed use incorporated.
But mixed use isn’t just about bringing uses together. Rather,
mixed use policies and developments have specific benefits
they’re trying to achieve - walkability, more sustainable and
efficient development, reduced reliance on the car, active and
vibrant places, etc. Creating a successful mixed use node
means focusing on creating the environment to generate activity
that makes these uses WORK together to create a place. Uses
need to be compatible and mutually supportive, working to
create a framework for activity, socializing, and commerce.
The design of all mixed use nodes should consider:
* Scale (the intensity and density of development and uses)
* Mix of housing
* Walkability
* Public realm
* Parking
* Access to environment and open space

Relation to the Character Districts

The type and location of each node is based on the Character
District, the surrounding development. Generally, they
are located where activity converges - where corridors,
neighborhoods, or any other activity-generating element of the
city comes together to create a “hot spot” of activity.

FUTURE LAND DEVELOPMENT PLAN | mixed use nodes

MIXED USE NODES

These nodes differ primarily in density, and somewhat
in appropriate uses within the nodes. Development and
appropriate uses in each node should conform to the principles
of each Character District. For example, the environmental
protection priorities of the Green Growth District should be
evident in the development of the Community Node at FM
1626 and FM 967. Also, the Business Nodes in the Industrial
Growth District should also recognize that residential is not an
appropriate use in that district, and therefore seek a mix of
other uses that support the businesses in the area.
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FUTURE LAND DEVELOPMENT PLAN:
MIXED USE NODES
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Community Node

Community nodes provide a greater mix of uses in a more
intense development that draws from a greater area of
Buda. The catchment area is larger than a neighborhood
node - perhaps 4 or 5 miles.
The retail services are similar to that of a neighborhood
node, but would have a larger anchor store such as a
grocery store as well as additional specialized retail.
Larger restaurants would also locate in community nodes.

Housing above retail.

Walkability to and within a community node remains
an important component, as with all nodes. However,
automobile access to a community node should be better
planned and designed, as many visitors may be coming from
beyond walking distance. Pedestrian accessibility within the
node should still be emphasized over the automobile. Rather
than enabling visitors to drive to each and every destination
within the node, a park-once-and-walk approach should be
used when designing a community node’s.

Harbor Town, Memphis, TN
Image Source: www.wfrc.com

The Triangle in Austin, TX has a very walkable
environment within the node.
Image Source: Halff Associates, Inc.
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Like in the neighborhood node, multifamily above
groundfloor retail and office is recommended. Office space
above retail may also be appropriate if a market analysis
indicates a demand for it.
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The scale of a community center is expected to be larger
to accommodate more activity since it is attracting from a
community-wide scale. Building height should be a maximum
of 5 floors, with the commercial component ranging in size
between 100,000 to 200,000 square feet.
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APPROPRIATE LAND USE TYPES
As discussed on the previous pages, the Character Districts and
Mixed-Use Nodes are defined less by land use and primarily by
the character of development. Still, the intensity of development
types and land uses influence the character and may or may not be
appropriate.
Below is a description of general development types that could
exist in Buda. The following table identifies where they are
appropriate; where they are conditional based on specific uses and
design of the property to mitigate adverse impacts; and where
the development type is not appropriate. This information does
not serve as a regulatory or zoning code, but is intended to guide
decisions for land development.
Mixed Use developments are those that
mix retail, office, and residential in a
dense, pedestrian friendly environment.
They are intended to bring different
but supportive land uses together so
they are in closer proximity rather than
separating them.
Regional Retail Centers include large
shopping centers that have a large
anchor tenant such as a big box store,
grocery store, or department store, and
other retail or service establishments.
Regional Retail Centers tend to attract
not only local residents, but also
shoppers from a regional geography.
Neighborhood Shopping Centers are
smaller shopping centers that include
every day services and shops. They
are intended to be convenient to local
residents and within easy walking
distance from housing.

BUDA 2030 COMPREHENSIVE PLAN
preserving our heritage | sustaining our future

Office developments include those
that provide space for businesses
and services, such as real estate
professionals, lawyers, doctors and
other medical practitioners, and other
professionals.
Industrial Park or Distribution
Center developments are those
that provide space for businesses
and other industrial-type services
which support the larger industrial
businesses. Businesses could include
printing companies, distribution
services, or courier services. Industrial
Park developments can also house
businesses that serve as the “store
front” for larger industrial businesses,
such as building materials or paint
stores.
Low Density Single Family and
Agriculture includes residential
developments that are on lots 1
acre or larger. Properties can be
used for small farming operations.
This category also includes larger
agricultural or ranching uses such as
those that exist in parts of Buda today.
Medium Density Single Family
includes single-family housing on lots
smaller than 1 acre down to a quarter
acre (or 4 dwelling units per acre).

CHARACTER DISTRICT AND MIXED USE NODES: APPROPRIATE DEVELOPMENT TYPES

Attached Housing includes a scale
of residential housing that falls
between single-family and multi-family
and includes developments where
residential units are attached. This can
be in the form of duplexes, fourplexes,
townhomes, or rowhouses.
Multifamily Housing developments
are typically multi-story apartment
or condominium developments where
housing units are “stacked.” Multifamily housing is the most common
type of housing found in mixed-use
developments, built upon groundfloor
retail uses.
Cluster Development is a type of
development that allows higher
density building in “clusters” in return
for permanent conservation of
envirionmentally sensitive land. Cluster
developments should not be limited to
residential uses.

Determining Appropriate Use

The table to the right identifies what uses are appropriate,
conditional, or not appropriate in each Character District or
Mixed Use Node. Appropriate means the use is simply allowed,
with minimal conditions. Conditional means the use is only
allowed based on certain conditions (depending on the use and the
location). And Not Appropriate means the use is not appropriate
in the district. There may be conflicts between Character Districts
and Nodes. Where conflict occurs, the use should be teated as
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High Density Single Family includes
single-family housing on lots smaller
than 0.25 acres, or greater than 4
dwelling units per acre.

conditionally allowed, making sure it balances the goals of both
District and Node. For example, regional retail in both the Regional
Node and Heritage District should be permitted so long as it is
developed in a manner that meets the character goals of the
Heritage District.
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The Future Land Development Plan of Buda 2030 identifies
Character Districts and Mixed Use Nodes that address desired
development types, patterns, and appropriate uses. Chapter
7 also identifies what general uses are appropriate in each
character district and mixed use node. This appendix is intended
to articulate the background of these areas and guide City
staff, elected officials, the public, property owners, and private
developers in how land should be utilized for certain areas of the
city.
The City in particular should use the Future Land Development
Plan and articulated principles to guide decisions in updating
or re-creating the City’s Unified Development Code and other
development regulations. To help facilitate and guide that
effort, the following tables illustrate how the zoning categories
of the existing Unified Development Code could be applied to
the Future Land Development Code. Appropriate means the use
is simply allowed, with minimal conditions. Conditional means the
use is only allowed based on certain conditions (depending on
the use and the location). And Not Appropriate means the use is
not appropriate in the district.
This information does not constitute zoning regulations and is only
intended to guide the City’s effort in making adjustments to the
Unified Development Code and other development regulations.

Green Growth District
RESIDENTIAL DISTRICTS
Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

Conditional
Conditional
Conditional
Conditional
Conditional
Conditional
Not Appropriate

NON-RESIDENTIAL DISTRICTS
Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Appropriate
Conditional
Not Appropriate
Appropriate
Conditional
Not Appropriate
Not Appropriate
Not Appropriate

OTHER DISTRICTS
Cluster Development (FZ1)
Mixed Use (FZ2)

Appropriate
Appropriate

PUBLIC OR SEMI-PUBLIC DISTRICTS
School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
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Emerging Growth District
RESIDENTIAL DISTRICTS
Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

RESIDENTIAL DISTRICTS
Conditional
Conditional
Appropriate
Appropriate
Appropriate
Conditional
Not Appropriate

NON-RESIDENTIAL DISTRICTS
Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Appropriate
Conditional
Not Appropriate
Appropriate
Conditional
Not Appropriate
Not Appropriate
Not Appropriate

Not Appropriate
Not Appropriate
Appropriate
Appropriate
Appropriate
Conditional
Not Appropriate

Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Appropriate
Conditional
Not Appropriate
Appropriate
Conditional
Not Appropriate
Not Appropriate
Not Appropriate

OTHER DISTRICTS
Appropriate
Appropriate

PUBLIC OR SEMI-PUBLIC DISTRICTS
School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

NON-RESIDENTIAL DISTRICTS

OTHER DISTRICTS
Cluster Development (FZ1)
Mixed Use (FZ2)

Heritage District

Cluster Development (FZ1)
Mixed Use (FZ2)

Conditional
Appropriate

PUBLIC OR SEMI-PUBLIC DISTRICTS
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate

BUDA 2030 COMPREHENSIVE PLAN
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School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate

RESIDENTIAL DISTRICTS
Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

RESIDENTIAL DISTRICTS
Conditional
Not Appropriate
Not Appropriate
Not Appropriate
Not Appropriate
Conditional
Conditional

NON-RESIDENTIAL DISTRICTS
Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Not Appropriate
Not Appropriate
Conditional
Not Appropriate
Conditional
Conditional
Appropriate
Appropriate

Not Appropriate
Not Appropriate
Not Appropriate
Conditional
Conditional
Conditional
Not Appropriate

Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Conditional
Conditional
Conditional
Conditional
Appropriate
Appropriate
Conditional
Conditional

OTHER DISTRICTS
Conditional
Conditional

PUBLIC OR SEMI-PUBLIC DISTRICTS
School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

NON-RESIDENTIAL DISTRICTS

OTHER DISTRICTS
Cluster Development (FZ1)
Mixed Use (FZ2)

Business Growth District

Cluster Development (FZ1)
Mixed Use (FZ2)

Conditional
Appropriate

PUBLIC OR SEMI-PUBLIC DISTRICTS
Not Appropriate
Not Appropriate
Conditional
Conditional
Conditional
Appropriate
Appropriate

School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Conditional
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
Appropriate
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Interstate Corridor District
RESIDENTIAL DISTRICTS
Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

RESIDENTIAL DISTRICTS
Not Appropriate
Not Appropriate
Not Appropriate
Not Appropriate
Not Appropriate
Appropriate
Not Appropriate

NON-RESIDENTIAL DISTRICTS
Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Not Appropriate
Appropriate
Appropriate
Not Appropriate
Appropriate
Appropriate
Conditional
Conditional

Not Appropriate
Not Appropriate
Conditional
Conditional
Conditional
Appropriate
Not Appropriate

Neighborhood Retail (R1)
Arterial Retail (R2)
Interstate Retail (R3)
Neighborhood Commercial/Office (C1)
Arterial Commercial/Office (C2)
Interstate-35 Commercial/Office (C3)
Light Industrial/Warehousing (I1)
Manufacturing (I2)

Appropriate
Not Appropriate
Not Appropriate
Appropriate
Not Appropriate
Not Appropriate
Not Appropriate
Not Appropriate

OTHER DISTRICTS
Not Appropriate
Appropriate

PUBLIC OR SEMI-PUBLIC DISTRICTS
School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Agriculture (AG)
Low Density Residential (LR)
Medium Density Residential (MR)
High Density Residential (HR)
Duplex Residential (DR)
Multi-family Residential (MFR)
Manufactured Housing (MHR)

NON-RESIDENTIAL DISTRICTS

OTHER DISTRICTS
Cluster Development (FZ1)
Mixed Use (FZ2)

Neighborhood Mixed Use Node

Cluster Development (FZ1)
Mixed Use (FZ2)

Conditional
Appropriate

PUBLIC OR SEMI-PUBLIC DISTRICTS
Not Appropriate
Not Appropriate
Not Appropriate
Not Appropriate
Not Appropriate
Conditional
Conditional

BUDA 2030 COMPREHENSIVE PLAN
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School Site (FZ3)
Neighborhood Park (PR1)
City Park (PR2)
Regional Park (PR3)
Private Park (PR4)
Community Facility (P1)
Public Infrastructure Facility (P2)

Conditional
Appropriate
Conditional
Conditional
Conditional
Conditional
Not Appropriate

Unified Development Code

Chapter 4

City of Buda

requirements may be offset by additional open space, the preservation of
natural resources, or the provision of affordable housing or certain
amenities by the developer and/or landowner. This process also provides
incentives to landowners while preserving the overall integrity of the
Comprehensive Plan by providing uniform rules to govern increased
density. Flexible Zoning may also be utilized to promote a variation in
housing types within a development where the City deems it appropriate.
These regulatory incentives ensure that regulatory modifications to the
zoning standards benefit the general public welfare as well as the
landowner.
(3)

Additional Open Space shall not allow for both a Density Bonus and a Lot
Standards Modification. The applicant may apply for only one. Additional
information is found in Section 5.8.

(4)

Flexible Zoning may also be utilized for developments utilizing single family
attached residential dwellings, duplex residential dwellings, multi-family
dwellings, condominium dwellings or any combination thereof to provide
for flexibility and a variety of housing types within a single unified
development. Additional regulations for residential Flexible Zoning may be
found in Section 5.8 of this UDC.

Section 4.8 Permitted Uses
All of the land use categories listed in the following use table (Table 4.2,
Permitted Uses by Zoning District) are defined and described in Appendix B.
(1)

A Use Permitted by right (P) is subject to all other applicable regulations of
this Code.

(2)

Some uses require supplemental regulations in addition to all other
applicable regulations of this Code. A Use indicated by P* is permitted by
right, provided that it meets the supplementary use standards found in
Section 4.9. Such uses are subject to all other applicable regulations of
this Code.

(3)

A Special Use (S) is allowed only if approved by a special use permit issued
by the City Council in accordance with the procedures of Section 3.7.
Special uses are subject to all other applicable regulations of this Code.

(4)

Uses Not Listed:
The City Manager shall use the descriptions found in Appendix B to
determine how an unlisted use should be treated. The City Manager shall
produce an administrative policy for addressing unlisted uses, consistent
with all other provisions of this Code, either allowing for administrative
decisions by the City Manager or requiring legislative action by the City
Council, or a combination of both the above, depending on the
circumstance.
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Group Living

Office

Retail

S
S

S
S

S
S

S
S

P

P

P

P
P*

P
P

P
P

P
P*

P
P

P

S

S

PR

R2/
C2

S
S

P2

R1/
C1

S
S

P1

MHR

S
S

I2

MFR

S
S

I1

DR

S
S

R3/
C3

HR

Household Living

ACCESSORY USES
Construction Yard, Temp.
Field/Sales Office
RESIDENTIAL USES
Single Family, detached
Single Family, attached
Guest Home or Accessory
Dwelling
Duplex
Multifamily
Manufactured Home
Recreational Vehicle Park
Non-Residential Property
Community Home or Group
Home
Halfway House and Other
Group Living
Nursing Home
Retirement Center
Other Group Living
COMMERCIAL USES
All Uses
Professional Offices
Sales Oriented
Personal Service Oriented
Repair Oriented
Antique Shop
Appliance Repair
Bank/Savings & Loan/Credit
Union
Building Materials Sales

MR

Accessory Uses

Specific Use

LR

Use Category

AG

Table 4.2: Use Table

S
S

S
S

S
S

S
S

S
S

S
S

P
P

S
S

S
S

P
P
P

S
S
S

S
S
S

2

S

S

3

Conditions

1

S
P*

P*

P*

S
P*

P*

P*

P*

P*

P*

P*

P*

29

S

S

S

S

S

S

S

28

P
P
P

P
P
P

P
P
P

P
P
P

P
P
P

P
P
P

S

S

S

P*
P*
P*
P*
P*
P*
S*

P*
P*
P*
P*
P*
P*
S*

P*
P*
P*
P*
P*
P*
P*

P*
P*
P*
P*
P*
P*
P*

P*
P*
P*
P*
P*
P*
P*

5
5
5
5
5
5

S*

P*

P*

P*

P*

5

S*

P*

P*

P*

5

P
P
P
S

S

S
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Entertainment

Medical Uses

Day Care

S
S

S
S

S

S

S
S

S
S

S

S

S

P*
S

P*
S

P*

P*

P*

5

S*

P*

P*

P*

P*

5

S*

S*

P*

P*

P*

5

S

P*

P*

P*
P*

S*

P*

P*

P*

P*
P*
S
P*
P*
P*

P*
P*
P*
P*
P*
P*
P*

P*

P*

P*

P*

7

S*

P*

P*

P*

7

S
P*

S
P*
P

P*
P*
P
S

P*
P

P*
P*
P*
P*

P*
P*
P*

P*
P*
P*

P*
P*
P*

P*
P*
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P*
P*

P*
P*
P*

S
S
P*
P

P
P*
P
P*
P*
P*

P*
P
P*
P

P
P*
P

PR

P*

P2

P*

P1

MH
R

MF
R

DR
S

I2

S

HR

MR

LR
S

S

I1

S

S

R3/
C3

Overnight
Accommodation

S

R2/
C2

Eating
Establishment

Convenience Store/ Grocery
Store w/o Fuel Service
Dry Cleaning
Laundromat/Laundry
Facilities (Self Service)
Liquor Store/Sale of Alcohol
for Off-Premise Consumption
Pawnshop
Pet Store & Pet Supplies
Pharmacy
Portable Building Sales
Shopping Center
Home Sales
All uses excluding bar
Restaurant/Cafeteria, Dine-In
Service Only
Restaurant/Cafeteria, Drive-In
& Drive Through Service
Brewpub, Bar or Tavern
Bed & Breakfast
Hotel or Motel
Extended Stay Hotel/Motel
Campground
Recreational Vehicle Park
All other uses
Outdoor Entertainment
Indoor Entertainment
Adult Entertainment (Sexually
Oriented Businesses) - Refer
to Chapter 8 of the City of
Buda Code of Ordinances
Hospital
Medical/Dental Offices
All other uses
Family Home Care
Group Home Care
Daycare Center

R1/
C1

Retail (cont’d)

Specific Use

AG

Use Category

Conditions

5
P*
P*
P*
P*
P*
P*

5
5
5
5
5
6
7

P*

8
10

P*
P*

9
9

P*
P

11

S

P
P*

P
P*

P*

P*

P
P*
P

P
P*
P

5
12
12
12

Education Facilities

Parks
Areas

&

Open

P*
P*
P*
P
P
P*

P*
P*
P*
P
P
P*

P*
P
P*

P*
P
P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

S
P*
S

P*
S

P*
S

P*
S

P*
S

S

P*
P*

P*
P*
P*

P*

P*
S

P*

P*

S

S

S

S

S

S

S

P*

P*

P*

S

S

S

S

S

S

S

P*

P*

P
P*

PR

P*
P*
P*
P
P
S

P2

P*
P*
P*
P
P

P1

R1/
C1

MHR

MFR

DR

HR

MR

LR

I2

Community Service

I1

Storage
Home Occupation

R3/
C3

Related

Vehicle sales, rental, leasing
Limited vehicle service
Fuel service
Commercial Parking
All other uses
Self Storage
All uses
PUBLIC AND CIVIC USES
Place of Worship
Civic/Convention Center
Cemetery
All other uses
Preschool or Nursery School
School, Primary/ Secondary Public
School, Primary/ Secondary Private
College or University

R2/
C2

Vehicle
Uses

Specific Use

AG

Use Category

13
14
15

16
4.10(2)

P*
P*
P

P*

18
22
17
19

P*

P*

P*
P*

P*

P*
P*

P*

P*

P*

P*

P*

19

P*

P*

P*

P*

P*

P*

19

P

P

P

P

P

P

P

P*

P*

S

S

P*

P*

P*

19

P*

P*

P*

P*

P*

P*

21

All uses

P*

P*

P*

P*

P*

P*

Golf Course, Country Club

P*

P*

P*

P*

P*

P*

S

S

S

S

S

S

S

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

Park, Playground or Recreation
Center - Private
Park, Playground or Recreation
Center - Public
All other uses
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P*

Conditions

20

Government
Facilities

Utilities

Government/Institutional
Building
All other uses, excluding
utilities
Major Utilities
Minor Utilities
Wireless Transmission
Facilities

P*

P*

P*

S

S

P

P

S

PR

I2

P*

P2

I1

P*

P1

R3/
C3

Detention Center

R2/
C2

R1/
C1

MHR

MFR

S

DR

Passenger Terminal

HR

AG

Mass Transit

MR

Specific Use

LR

Use Category

Conditions
23

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

P*

P*

S

P*

S

24

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

24

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

P*

24

S

P

P
P

P

P

S

P

S
P*
P*
P

P
P*
P*
P

P*

25
26

P
P*

P
P*

S
P

S
P

S

S

OTHER USES

Industrial

Agriculture

Resource
Extraction

Heavy Industrial
Light Industrial
Alternative Fuels Processing,
Manufacturing & Facilities
Warehousing & Freight
Movement
Waste services
Wholesale Trade
Farm Stand
Farm, Ranch, Orchard
Farmers Market
Greenhouse/Nursery
Kennel
Small Animal Vet. Clinic
Rodeo Arena and Grounds
Stable
All other uses

P
P*
P
S
P*
P*
S
S
P

All uses

S

P
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P*
S
S
P
S
P*
P*

P*
P*
P

P
P
P*
P*
S
S

27
27

MEMORANDUM
Planning & Engineering Department
Date:
Subject:
To:
From:

January 6, 2015
Downtown Master Plan Update
The Honorable Planning & Zoning Commission
Chance Sparks, AICP, CNUa, Director of Planning

At the December 9, 2014 Planning and Zoning Commission meeting, the Commission considered a recommendation to
adopt the Downtown Master Plan. The Commission made several comments, and it was notable that the Chair and ViceChair were unable to attend the meeting. In addition, one Commission member had to recuse herself due to a potential
conflict of interest, leaving only four voting members and none of the Commission leadership. As a result, the
Commission tabled the item pending responses to comments and consideration by the remainder of the Commission.
Staff is recommending the Commission take action at the January 13th meeting in order to advance the discussion to City
Council.
Implementation Time Frame
The implementation time frame for the plan has been clarified throughout the document to reflect 10 years. This first
appears on page viii within the executive summary. It is important to note that implementation for this plan, as well as
any plan, are affected by external factors going forward, such as funding availability, feasibility and changing
circumstances.
Sidewalk Widths
There has been much discussion about the need for wider sidewalks, particularly along Main Street. Some have
commented that space is not sufficient for such a project. Using recent surveys from the water line replacement as well
as field measures, wider sidewalks with 45-degree parking and two travel lanes, all meeting appropriate engineering
standards, is feasible without loss of awnings or roof projections, or loss of the sidewalk trail on the northbound side of
Main Street. Staff will provide some existing cross sections at the Commission meeting to demonstrate.
This sidewalk is currently in fair-to-poor condition, as evidenced by cracking as well as undulation that causes pooling
during rain events. In some cases, the ponding blocks business entrances and makes the sidewalks impassable. Likewise,
in many cases the sidewalk is at the same level as the roadway, creating hazards for pedestrians and creating
unnecessary risk of vehicles damaging structures. These sidewalks need to be reconstructed in the next 5-10 years. The
design will involve further public input; historic cities routinely reconstruct downtown sidewalks to improve the
pedestrian environment in the manner; in fact, it is one of the more popular types of projects to be funded through
Main Street-affiliated program grants. Please note that the improvements are not recommended until the Robert S.
Light (truck bypass) between I-35 and FM 1626 is complete so that the traffic conditions in downtown can be reassessed
to determine appropriate vehicle-pedestrian balance. Information on this topic is found beginning on page 44.
Capital Project Costs
Decisions on ultimately funding projects rests with the City Council and is entirely discretionary as part of budget
development. All cost projections shown are at a pre-design level and are intended to provide a conservative order of
magnitude range. Specific design and method of construction can significantly reduce costs. For example, using
conventional concrete or stamped concrete rather than individual brick pavers might result in significant cost
reductions. Likewise, all projects assume use of 3rd party private contractors for construction. In many cases, projects
might be undertaken by Public Works Department staff, which can save 20%-30% on costs alone. The goal of the cost
estimates is to provide “worst case scenario” total project costs for budget planning. This is emphasized on page 39 as
well as the appendix.

FOREWORD

The 2014 Buda Downtown Master Plan

January 2015

BUDA DOWNTOWN MASTER PLAN

i

FOREWORD

(PLACE HOLDER FOR ORDINANCE)

ii

BUDA DOWNTOWN MASTER PLAN

FOREWORD

January 5, 2015
City of Buda
Mr. Chance Sparks
Director of Planning
880 Main Street
Buda, Texas 78610
Reference: Buda Downtown Master Plan
Dear Mr. Sparks:
Halff Associates, Inc. is pleased to submit the Downtown Master Plan
report for Buda. This document is the culmination of an extensive
planning process involving elected officials, staff, the Planning and Zoning
Commission, the Downtown Plan Citizens Advisory Board, and most
importantly the citizens of Buda. The plan’s recommendations encompass
the many varied components of Buda’s Downtown - from intersection
treatments, streetscaping, and building renovations to implementation
strategies to preserve the charm and livability of the downtown area.
This document is intended to guide the revitalization and growth of the
Downtown area, but also incorporates ﬂexibility in responding to unique
opportunities as they arise.
We deeply appreciate the opportunity to have worked with you, your
citizens, and your staff, and we believe that this document will help guide
everyone in Buda as you work to preserve and enhance one of the best
downtowns in Central Texas and in the State of Texas.
Sincerely,
Halff Associates, Inc.

Jim Carrillo, FAICP, ASLA
Halff Associates, Inc.
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FOREWORD

“It’s really kind of hard to be a suburb of
nothing. If you don’t have a downtown,
you really don’t have anything. It’s hard to
build a community around parking lots and
subdivisions.”
-Ed McMahon
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Downtowns remind us of times that were simpler, they respond to
our desire to stroll and relax while shopping, and they represent a
permanent “heart”, or central point, in our cities that we all can
relate to, no matter what geographic area of the city we live
in. Downtown represents that heart for our cities that we want to
preserve in an otherwise fast-changing world.
This Master Plan is intended to establish a vision for the future of
Downtown Buda, and outline a framework of actions to realize that
vision over the next ten years. A master plan is a focused review
of the issues surrounding a particular area, in this case Downtown
Buda, and the development of a strategy to address key needs
of that area. Development of a master plan involves review and
refinement based on the input that is received. The vision and
goals of this master plan will guide future funding and development
decisions.
The goal for Downtown Buda, set by the City’s 2030 Comprehensive
Plan, is to have it become the “heart of Buda,” providing strong
economic opportunities and serving as a celebration of the city’s
historical and cultural heritage, making it a vibrant place to live,
work, and play.

Downtown Buda Today
The architectural character of downtown is the area’s greatest
strength. Older historic brick and stone buildings are mixed in with
lower scale converted residences and wooden frame buildings
that create a classic downtown appearance. Large trees have
preserved within the area, and help convey a country/small town
feeling.
More recent buildings are mixed in their contribution to the
downtown area. Some, such as the renovation/addition of a
dental office at 220 Main and the nearby Raby Building, blend in
perfectly with the historic structures around them. Others, such as
the existing City Library building, use an attractive stone material
but offer less architectural detailing.

Key Existing Downtown Issues

The analysis of existing conditions in Downtown Buda conducted as
part of this planning effort points to four key issues that will impact
the future viability of Downtown Buda.
Grow the population in close proximity to Downtown Buda - Per the
Economic Development Strategic Study, the current population
within one mile radius of the downtown area is approximately
4,000 residents. This number is projected to grow slowly, reflecting
a larger population in new developments that are further out. A
larger population that is closer to the downtown area, attracted
by different housing choices, could increase this number and
strengthen businesses in the downtown area. Residential
neighborhoods near downtown should be preserved, but some
transition to denser housing of appropriate scale/design near
downtown should be encouraged.
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Diversify and increase the number of businesses within the
downtown area - As shown on this page, the Economic
Development Strategic Plan also identified significant “leakages”
of retail trade to areas outside of Buda. Key gaps occur in eating/
entertainment venues, as well as general merchandise and
radio/computer supply stores. The mere 60,000+/- square feet
of commercial space in the downtown area is dwarfed by the
availability of retail and entertainment space in other local and
nearby commercial centers, and points to a need to diversify and
increase the number of destinations in Downtown Buda. Downtown
Buda, if it is to thrive, needs more destinations, more activity, more
reasons to visit the downtown area and increase user traffic.
Development on the east side of Main Street is limited by the
existing active rail corridor. The remaining area between the
railroad right of way and the right of way for Main Street is very
narrow, limiting what can be developed there. Furthermore, the
speed of rail traffic through downtown creates periodic noise
impacts. This limitation on Main Street development (which in a
more typical downtown would be the preferred choice) points to
the need to explore development on other downtown streets.
Improve parking within the downtown area - Off-street private
parking is unorganized and squeezed into limited available spaces.
This parking needs to be organized to become more efficient. It
also needs to be supplemented by a larger supply of public parking
so that off-street parking areas do not become the dominant
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feature of Downtown Buda. Downtown area streets need to be
adjusted over time to provide more on-street parking, and locations
for collective public parking need to be identified and developed.
Preserve the architectural character of the downtown area - The
single greatest selling point of Downtown Buda is its “small-town”
character. While new growth is coming and is needed, it must
blend into and enhance the character of existing buildings in the
downtown area. This includes similar heights, facade treatments,
placement of buildings on their lots, and placement of parking
and service areas away from major streets. Other new public
environment features such as lights, street signs, street furnishings
and other features should complement the historic feel of the
downtown area.

This Plan is Built on Extensive Citizen Input
The development of this downtown master plan could not have
been completed without the participation and input of the
downtown stakeholders and residents of Buda. Multiple methods
were used to generate public participation during the planning
process including:
■■ Workshops with the Downtown Master Plan Advisory Committee
■■ Interviews with downtown area stakeholders (residents and
business owners)
■■ Citywide public meetings/open houses
■■ Input from many recent plans, including the Comprehensive
Plan, the Transportation Plan and the City’s Parks Master Plan.
Through this public participation, residents of Buda helped to
identify issues, opportunities and desires regarding Downtown Buda.

KEY RECOMMENDATIONS
Recommendations for Downtown Buda are divided into two
major groups. These include physical recommendations,
or improvements to the transportation, pedestrian and
architectural realm of the downtown area, and operational
recommendations, which include marketing, safety,
development and incentives to strengthen the heart of Buda.
The recommendations are meant to be implemented over a

viii

BUDA DOWNTOWN MASTER PLAN

ten year period. Key physical recommendations include:

1. Adjust the Intersection of Main and FM 967 to
facilitate turns onto FM 967
A high percentage of vehicular traffic on Main Street turns onto
FM 967 (Live Oak Street) to travel to destinations along 967 and
1626. A right turn lane for southbound traffic should be developed
along Main Street by converting 7 to 10 diagonal parking spaces to
parallel parking spaces at the corner of Main and FM 967.
This intersection should be treated as the “center” of Buda,
and enhanced pavement, landscaping at the intersection and
improved pedestrian crosswalks should also be incorporated into
the transformation of this intersection.

2. Alignment Changes to San Antonio Street
San Antonio Street is often used as a bypass during peak hours
when traffic is backed up at the intersection of Main Street and FM
967. The intersection with Main also conflicts with the intersection
of Garison and Main, creating an unusual five point intersection
bisected by the UP Rail corridor. The realignment of the intersection
of San Antonio and Main Street separates the two intersections and
can reduce vehicular speeds using San Antonio Street as a by-pass.
Widening of San Antonio Street to add on-street parallel parking
or head-in parking on the south side of the street is recommended
as part of the same re-alignment project. The re-alignment also
creates a location for a downtown/City Park gateway feature.

3. Downtown/City Park Gateway Feature(s)
The realignment of San Antonio Street creates a location for a
gateway feature that demonstrates the entrance into both the
downtown area and City Park. The feature should incorporate
downtown architectural elements, but be sufficiently large to
create a true sense of arrival.

4. Create an Active and Fun Pedestrian Environment
along Main Street
The current sidewalk zone on the commercial side of Main Street
averages 8 feet in width, but in some areas is as narrow as 5 feet in
width, and is not as pedestrian friendly as pedestrian ways in many
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other downtowns of similar size, scale and function. The adjacent
angled parking along Main Street further constricts the walking
area, and portions of the sidewalk are even narrower in the vicinity
of Ash Street.
The reconfiguration of the existing parking from a 60 degree angle
to a 45 degree angle could allow the sidewalk area to be widened.
Specific sidewalk widths and streetscape design will be addressed
during the technical design process; however, field survey data
indicates a 14’ to 16’ wide sidewalk with 45 degree parking and
two travel lanes meeting appropriate engineering standards fits
within the current right of way, providing room for outdoor seating
and shade trees. Overhead awnings or roof projections, which
are an important historic characteristic of Downtown Buda, would
remain.

5. Greenbelt Park Improvements and 6. Buda Library
The Greenbelt area north of the current library site is frequently used
for downtown events. In recent years, it has been considered as
a location for additional close-in surface parking for the northern
end of Main Street, but its value as a downtown event location and
public space makes it irreplaceable.
The Greenbelt Park (Action 5) is intended to be configured for
every-day use as a beautiful contemplative signature public space
in Downtown Buda as well as a location for events. Walkways
should encompass the event lawn area, and new garden-like
landscaping should be installed in the area between the lawn and
Main Street to create a vegetative buffer.
Buda’s City Library will probably move to a larger location within
a few years, and the existing library building will be re-purposed
into either another public use or as a new commercial opportunity
(Action 6). Either way, the end of the library that faces the
Greenbelt should be “opened” up to create indoor/outdoor
spaces that increase the versatility of the Greenbelt and that allow
easy access to restrooms and event operations inside the building.

7. Austin Street Improvements
Austin Street has been identified as a transition zone between the
commercial uses along Main Street and the existing residential
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areas on the west side of the street and on San Marcos Street. The
service areas of Main Street commercial uses face Austin Street,
and are unattractive and a nuisance to area residents.
Over time, the desire is for the Main Street side of Austin Street (east
side) to convert to a mix of businesses and residences that face
the street. On the west or residential side, a mix of residences and
residential scale businesses that are compatible in scale, design,
operations, and function with existing residences is recommended.
The proposed long-term street cross-section incorporates on-street
parking on at least one side of the street, as well as sidewalks on
both sides.
Short term, designated loading areas to be shared by businesses
within each block should be identified and signed. More
permanent, well-designed, dumpster sites should be identified
and developed by property owners and businesses, rather than
the current sites designed to facilitate garbage disposal truck
movements only. The City of Buda should take an assertive role to
promote these changes immediately.

8. Railroad Street (improvements to the existing
street, and long term extension to Goforth Road)
Railroad Street north of Houston Street has been identified as a
location for new commercial and mixed use infill development. The
recently developed buildings at 203 to 207 Railroad illustrate how
new two story buildings can begin to visually tie Railroad Street into
the Main Street corridor and create an extension of the downtown.
Parallel parking along the railroad side of the street is
recommended, along with parking (60° angle preferred) on the
development side. Wide pedestrian ways, street furnishings, lights
and trees should be included to visually link Railroad to Main Street.
Preserving the existing open drainage is more cost effective in this
area.
Sidewalks at Houston Street will be the only way to cross the
rail corridor. These should be improved to create an 8’ to 10’
landscaped pedestrian way across the tracks leading to City Hall
and public parking along Main.
Right of way acquisition to extend Railroad Street to Goforth
Road should begin immediately, but actual development of

9. Other Intersection Improvements
Beyond the intersection of Main and Live Oak (FM 967), other
intersections in Downtown Buda should also be improved over time.
These improvements serve to highlight pedestrian crossing areas
and create a more unique character in the downtown area. These
intersection improvements can take place when major resurfacing
or utility improvements are scheduled along Main Street.

10. Traffic Calming in Near Downtown
Neighborhoods
Downtown residents noted the dangers posed by frequent cutthrough traffic along Austin and San Antonio streets. To reduce
speeds on these slower neighborhood streets, traffic calming
techniques should be considered.

11. Additional Shared Surface Parking
As noted earlier, a vibrant downtown has to have both residents
nearby and a variety of activities in the area. Everyone has to have
a reason to come to the downtown area. The potential exists to
triple the current 60,000 square feet of non-residential uses over the
next decade. The parking needs of that development may exceed
400 to 600 additional parking spaces. The location of those future
parking areas should be carefully considered so as to not transform
Downtown Buda into one large paved parking lot.
The Downtown Master Plan recommends that shared public/
private parking areas be developed, as opposed to each property
owner developing their own micro parking areas. These shared lots
may include both larger and more efficient satellite lots, as well as
smaller parking areas shared by multiple users in one block. The
larger lots may include public funding, while the smaller lots should
be development funded and required as new or infill development
occurs.

12. Future Uses for City Hall and Lone Star Rail

It is likely that a new Buda City Hall will be built at some time in the
future as the City continues to grow. The current city hall building
occupies a prominent location in the downtown area, and can
serve a variety of uses, including any combination of a Chamber of
Commerce or Economic Development Corporation office, a visitors
center, an arts or business incubator, and as the rail station for a
planned Lone Star Rail station in Buda.
The rail station in the very heart of Buda could benefit the city by
making commutes to and from Buda much easier. The City Hall
building, especially the Council Chambers portion of it, create an
ideal waiting area for commuters. The existing council parking
area can serve as a “kiss-and-go” drop off for rail users. Enhanced
connections from parking along Railroad Street should be included
as part of the Rail Station.
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the connection may wait until downtown development activity
increases. The connection will provide another route for Main Street
traffic. It also will make new development along that extension
face towards Main Street, solidifying the connection between Main
and Railroad as two portions of the same Downtown.

RECOMMENDED POLICY/OPERATIONAL
ACTIONS
Public investments and improvements can only go so far
when enhancing and revitalizing a downtown such as Buda’s.
Implementation will be done, in large part, by the private sector
including developers and other interested entities. Therefore, the
City of Buda and downtown stakeholders must take steps to ensure
the right regulatory and management/operational environment is
in place to strengthen the downtown area.
Recommendations in three key areas are included in this section:
■■ Management Recommendations - To help guide and
implement plan actions.
■■ Operational Recommendations - Such as parking and hours
of operation to help maximize the efficiency and viability of
downtown businesses and destinations.
■■ Development Oversight/Review Recommendations - To help
guide redevelopment and new development as it occurs.

Management Recommendations
Establish a half-time city staff position to help manage and
coordinate downtown issues - The strengthening of downtown is
critical to the growth of Buda as a premier community in Central
Texas. The city’s planning department continues to be the central
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point for both development and management activities in the
downtown area. Having a person dedicated to pursuing the
actions set forth in this master plan is vital.
Enlarge Merchants Group into a downtown association - Downtown
Buda needs a strong oversight entity that represents all downtown
interests, not just merchants and business owners. Area property
owners should also be actively engaged. Work with the Chamber
and the Downtown Merchants Group to provide support and
enlarge participation expanding the current Merchants group to
include an even larger representation of downtown stakeholders.

Operational Recommendations
Diversify the mix of uses in the downtown area - To attract visitors,
Downtown Buda relies on its major restaurants, its evening
entertainment destinations, and visits to medical, accounting and
other professional offices in and near the downtown area. The
existing retail antique stores have less area-wide retail strength
and are not significant enough to serve as a major attractor to
Downtown Buda.
Given the current size of the downtown area, Buda can choose to
expand the amount of space available for new businesses, or can
focus on one to two key areas that feed off each other. The former
would use size to broaden the appeal of the downtown, while the
latter would target entertainment and restaurant uses and new
speciality retail to attract visitation to the downtown area.
Recommendations to address loading and waste disposal issues:
a) Establish and enforce specific allowed loading time periods.
While these may inconvenience suppliers and business owners, they
are necessary to minimize the impact on area residents.
b) Install pavement markings that designate specific loading areas
in each block of Austin Street, as well as along China, Ash and Elm
Streets. These markings should simply indicate the beginning and
end of a loading zone. Signs should be added to designate these
areas as temporary loading areas.
For waste collection, both location and smells coming out of
the containers are a concern. A variety of solutions can be
implemented.
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a) Convert to smaller roll-out bins where not needed by commercial
entities (preferred solution). Some of the larger dumpsters may not
be needed for the volume of waste being generated, but may be
used simply because they are less expensive than smaller multiple
bins. The city might have to broker a negotiated cost with the
waste provider.
b) Create common collection points per block (one to two per
block) and install a concrete pad and brick wall screening for
dumpsters. This would require business staff to roll garbage a little
further, and by being fixed, creates a permanent street impact.
c) Relocate some dumpster pickup points to side streets such as
Peach, China, Ash and Elm rather than Austin Street. This may
require a more circuitous route and will have to coordinated
with waste service provider, but lessens the impact on adjacent
residents (preferred solution).
d) Explore the use of compactor dumpsters, which may allow the
use of less dumpsters and sharing by adjacent businesses. Locate
these dumpsters in less obtrusive locations (preferred solution).
e) Moving forward, require that a dumpster pad be placed inside
the property boundaries of each business (preferred solution).
The location would be adjacent to a driveway that could
accommodate a collection truck, or a new driveway would have
to be developed. A special one-time grant program, similar to the
EDC’s facade grant program, could be implemented for a year
or two to help businesses along Austin Street defray the cost of
meeting new trash dumpster requirements.

Development Oversight and Regulation
A high degree of guidance and oversight is provided by the city’s
ordinances and from multiple boards and the City Council. In
general, this very intense level of oversight and discussion protects
the city from inappropriate and incompatible development in the
historic area. However, it may also serve to discourage creative
and needed infill investment in the downtown area by focusing
on individual design nuances and not the larger picture of adding
vibrancy and new development to the city’s downtown.
Development in downtown should be guided by design-based
regulations. The transition area framework, illustrated on the

The master plan identifies two main areas where a better transition is
needed between the commercial and mixed use areas. The first is
Commercial / Mixed Use Area

Intent - preservation of existing historic
commercial buildings, new compatible
infill encouraged. Entertainment, retail
or sales tax generating uses preferred
for ground level, office or residential for
upper levels.
Development preferences
• Multi-level preferred
• Materials compatible with adjacent
historic structures
• Strong street presence and
streetscape/pedestrian friendly
facade
• Development along Austin Street
should face the street, creating
appealing street and pedestrian

•
•

•
•
•

friendly development. Lower scale,
2 story maximum on east side of
Austin Street
Parking minimized (provided onstreet or at other locations in the
downtown area)
Minimal allowed parking should
be at rear or internal and should
be screened. Sharing between lots
preferred
Shared loading & waste disposal
areas with adjacent developments
As needed, provide right of way for
wider sidewalks & on-street parking
Where directly adjacent to
traditional neighborhood area
(i.e. along Railroad Street) provide
buffering and screening

along Austin Street, where the rear areas of Main Street commercial
lots creates service and parking area conflicts. The second is along
Railroad Street, which is intended to become a more integral part
of the overall Downtown, and where a transition from residential to
a greater mixed use character is planned.
Mixed Use Transition Area

Intent - reinforce appropriate scale
development and uses that are
compatible with existing residential.
Development preferences
•
Residential, mixed use, office, home
occupations
•
Materials compatible with adjacent
historic structures.
•
Two story maximum except near
San Antonio Street and Live Oak
•
Limit new driveways/garages facing
Austin Street, and transition existing
front garages to rear access.

•
•

•
•

Minimal on-site parking (provided
on-street or at other locations in the
downtown area)
Minimal allowed parking should
be at rear or internal and should
be screened. Sharing between lots
when feasible
Shared loading & waste disposal
areas with adjacent developments
New development should provide
right of way for wider sidewalks &
on-street parking
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Transition Area Framework

Traditional Neighborhood Area
Intent - require appropriate scale
residential development and
encourage infill residential.
Development preferences
•
One to two level residential,
•
Single family, duplex or triplex
development
•
Denser lot development but
preservation of heritage trees
•
Preference for alley garages and
rear driveways
•
Preservation of historic structures
•
Building design compatible with
area historic character
•
Redevelop area streets to
incorporate on-street parking to
increase parking supply
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following page, is intended to help guide future infill development
in the Downtown area.

include: 1) infrastructure, 2) financial incentive programs, and 3)
land assembly program.

In the future, the city’s regulations should seek to:

Infrastructure - As development is planned in Downtown Buda,
infrastructure needs must be addressed. Public dollars may be
used to upgrade infrastructure or sidewalks near a proposed
redevelopment project. Generally, existing area utilities are
sufficient to support individual projects.

■■ Allow a mix of uses to achieve the densities necessary for a
successful downtown and construction of some new denser,
high quality housing such as brownstones and town homes (the
existing Bella Vita development near Downtown Buda serves as
a local example).
■■ Require better urban design for new infill buildings through
building placement, building character/material standards
that matches the look of Downtown Buda, and streetscape
standards to create a unique and strong sense of place.

IMPLEMENTATION STRATEGIES
Public-Private Partnerships

Financial Incentive Programs - To encourage investment and
redevelopment in downtown, the City of Buda should continue to
consider providing assistance to private investors.
Land Assembly Program - In very limited cases, acquiring land may
be considered where it can incentivize new development in the
downtown area.
Key City of Buda actions to implement the master plan
recommendations are summarized on the following pages.

Opportunities for public-private partnerships in downtown may

Downtown Public Spaces Investments
#

Action

Need for Action

1

Main Street/FM 967 intersection improvements

2

San Antonio Street improvements

3

Pedestrian improvements along Main Street (Peach
to Elm Streets)
Greenbelt Park improvements

Provides traffic relief,
enhances area streetscape
Provides traffic flow
improvements, addresses
cut through traffic, provides
additional parking
Creates wider pedestrian
areas, additional parking
Improves Greenbelt Park for
downtown outdoor events
Addresses noise and odor
along Austin Street

4
5
6
7

Address dumpster and loading areas issues along
Austin Street
Address parking along Railroad Street
Houston Street pedestrian improvements
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Responsible
Entity
City of Buda

Potential
Timeframe
12 to 24 months

City of Buda

1 to 3 years

City of Buda

2 to 5 years

City of Buda

2 to 5 years

City of Buda

Begin
immediately
2 to 5 years
2 to 5 years

City of Buda
City of Buda

#

Action

Need for Action

1

Increase dollar value limits of individual facade/
sign/awning grant based on level of improvements
proposed. Increase overall matching grant funds
by 50% to 100% for 2 to 5 year timeframe. Increase
promotion of the program to obtain a greater
number of proposals and accelerate impact.
Include trash and rear yard improvements along
Austin Street as eligible grant projects (refer to
Sherman program allowing exterior improvements).
Evaluate and institute tax abatement program
for downtown building improvements or new
development (if tax increment district is not put in
place).

Brings these in line with actual
costs, can help accelerate
facade/building/lot
renovations

2

3

Improve appearance of
service areas along Austin
Street
Accelerate renovation/
promote new downtown
development

Responsible
Entity
EDC

Potential
Timeframe
Begin January
2015

City of Buda/ Begin 2015
EDC
City of Buda
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Funding / Incentives / Grants

Within 6 months

Special Catalytic Efforts
#
1

2

3

4

Action
Renovation/redevelopment of 206 Main
(northwest corner of Main and Live Oak).
Consider special incentive package to accelerate
renovation/redevelopment
Attract large anchor downtown business. Target
key downtown entertainment/retail/theater
tenant. Consider special incentive package to
attract to Downtown Buda
Downtown residential - target higher density
(duplex/townhouses/brownstones) development
in or near downtown as catalytic example.
Consider abatements if necessary to attract to
Downtown Buda
Complete acquisition of lands for future
downtown parking structure (remainder owned by
City of Buda)

Need for Action
Key location, renovation/
reuse could spur
increased interest in
Downtown Buda

Responsible Entity Potential Timeframe
City of Buda/EDC/ Within 1 year
Property owner(s)

City of Buda/EDC

Promote quality residential City of Buda/EDC
growth in downtown
neighborhoods

Preserves availability of
land for future parking
structure development

Within 12 to 18
months

Within 24 months

City of Buda/EDC/ Within 1 to 3 years
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Events and Promotions
#
1

2
3

Action
Monthly events on Greenbelt (10+ per year), e.g.
antiques, resale, arts events. Combine with music/
food for higher entertainment value. Could use
converted library building in the future.
Buda Farmers Market - increase vendor
participation and visibility
Increase tie in between major events in City Park
and Downtown, via special promotions, coupons,
etc.

Need for Action
Increased downtown
events

Responsible Entity
City Tourism,
Merchants Group

Potential Timeframe
Ongoing

Increased downtown
visitation
Increased downtown
visitation

City Tourism,
Merchants Group
City Tourism,
Merchants Group

Ongoing
Ongoing

Civic Buildings
#
1

2

3

Action
City Hall building - once new City Hall is
developed, convert to location for Chamber,
EDC, Tourism, business incubator spaces, and a
potential station/coffee shop for Lone Star Rail
City Library Building - once a new library is
developed, expand and convert City Library
building to civic uses, business or art incubator,
galleries, and/or private shops
City Annex Building - remove and consider
commercial development of site as catalyst
downtown feature. Reserve ability to develop
future parking structure
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Need for Action
Encourage activity and
continued presence in
downtown Buda

Responsible Entity Potential Timeframe
City of Buda/EDC/ 3 to 5 years
Chamber

Adaptive reuse to
promote downtown
activity

City of Buda/EDC

3 to 5 years

Promote redevelopment
of key catalyst site

City of Buda/EDC

3 to 5 years

CHAPTER ONE | introduction
BUDA DOWNTOWN MASTER PLAN

1

Need for Master Plan
Master Planning Process and
Timeframe

-Ed McMahon

It is hard to remember that just a mere 15 years ago,
Buda’s population was less than 2,500 residents, and
that many of the newer neighborhoods or retail areas
in or near Buda still had not been developed. But the
downtown area was there, and dates back to the
founding of Buda as a railroad depot in the 1880s.
Even today, Downtown Buda still retains many older
historic buildings and continues to serve as the central
identity of Buda. Furthermore, it is a National Register
Historic District.
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Downtown Buda Today
Existing Features of Downtown
Key Challenges and Opportunities
Program Elements that could be
included in Downtown
Potential facilities for Downtown
Review and adjustment of the
elements for Downtown
Master Plan Concepts

Concept Development

Even in this day
of increasing
e-commerce,
regional retail centers,
and big box retailers,
downtowns hold a
special place in our
hearts. Downtowns
remind us of times
that were simpler,
they respond to our
desire to stroll and
relax while shopping,
and they represent a
permanent “heart”,
or central point, in our
cities that we all can
relate to, no matter
what geographic
area of the city we
live in. Downtown
Downtown Buda today is a popular local and regional destination.
represents that heart
for our cities that we want to maintain in an otherwise
fast-changing world. The quote to the left truly
“It’s really kind of
captures why downtowns are important.
hard to be a suburb of

Pre- Planning

Downtowns are important, and they do matter.

nothing. If you don’t
have a downtown,
you really don’t have
anything. It’s hard to
build a community
around parking lots
and subdivisions.”

2

Introduction

Implementation
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WHY DOWNTOWNS MATTER

Develop alternative preliminary
concepts
Refine based on comments received
Public Input
Public input via small group and
larger public meetings
Refinement of plan based on
comments received
Implementation Strategy
Estimated Cost for Plan Components
Prioritization and Implementation
Strategies
Adoption of Plan Recommendations
Steps in the Downtown Master Planning Process
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WHY INVEST IN DOWNTOWN?
Revitalization some see as a venture with some level of risk.
Typically, investors are more reassured when area governmental
entities work to create a more attractive investment climate and
directly invest in the area via incentive programs and capital
improvements. The city’s investment in downtown can reassure
private investors and encourages them to make the investment.
Moreover, successful downtowns have direct and indirect benefits
to the rest of the city. A strong central core is a sign of a strong,
healthy city. By carefully and successfully revitalizing the downtown
study area, the entire City of Buda should very well see benefits
such as increased tourism, sales tax revenue and an increase in
property tax revenue.

PURPOSE OF THIS DOWNTOWN
PLANNING EFFORT
As Buda grew exponentially in the 2000s and new retail areas
along IH-35 were developed, Downtown Buda languished, and
many buildings were under-utilized. When Buda updated its
Comprehensive Plan in 2010-2011, concern over the downtown
area was repeatedly mentioned by residents of Buda. The desire to
preserve and improve the downtown area was widely supported,
and resulted in city leaders deciding to develop a master plan for

Images that characterize Downtown Buda today
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the downtown area of Buda.
The Downtown Master Plan is intended to establish a vision for the
future of Downtown Buda, and outline a framework of actions
to realize that vision over the next ten years. A master plan is a
focused review of the issues surrounding a particular area, in this
case Downtown Buda, and the development of a strategy to
address key needs of that area. Development of a master plan
involves review and refinement based on the input that is received.
The vision and goals of this master plan will guide future funding and
development decisions.
Buda’s Downtown Master Plan is intended to guide the
redevelopment of Downtown over the next ten years. Like any
planning process, external conditions impacting the master plan
will change over time, and require the master plan be reviewed
and periodically updated. This plan should be viewed as a flexible
guide for the redevelopment of the area, and can be modified if
key needs or unique opportunities arise. However, business, resident
and property owner involvement should be a key part of any
recommendations to revise the master plan.

PREVIOUS DOWNTOWN PLANNING
GUIDANCE
Several prior planning efforts provided guidance for the
development of the Downtown Master Plan. Key insights from each
of these plans are summarized as follows:

Buda Downtown Charrette
In the summer of 2007, citizens, property and business owners,
elected and appointed officials, and the city staff of Buda
gathered for a one day Charrette Planning Meeting to discuss the
challenges facing the community in maintaining the historic charm
and economic viability of Downtown Buda. The charrette, which
was facilitated by the Capital Area Council of Governments, gave
the participants an opportunity to discuss and identify the strengths,
weaknesses, opportunities, and threats to the area as well as
graphically envision the future of Downtown Buda.
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The charrette was divided into three parts: (1) A presentation
of other Texas downtowns, including Fredericksburg, Spring,
and Bastrop, to emphasize what was working in these cities
and what wasn’t, (2) Working groups that discussed issues
and recommendations related to land use and development,
economic development, and a sense of place, and (3) A
visioning exercise where groups graphically illustrated their vision
for downtown by drawing needed improvements or making
annotations on an aerial photograph.
Some of the findings of the charrette included:
■■ Current zoning discouraged growth and redevelopment in
the downtown area. An evaluation of the zoning system was
needed to ensure consistency with growth objectives and to
identify boundaries and relationships between commercial and
residential areas. A key recommendation was to explore the use
of form-based principles for Downtown Buda.
■■ The target economic market for Downtown Buda was identified
as tourists and weekend shoppers or visitors.
■■ Suggested opportunities for connectivity and improvements
to a “sense of place” for Downtown Buda included sidewalks,
trees, landscaping and streetscaping, outdoor eating areas,
wayfinding signage, and other pedestrian friendly elements.
■■ An increased connection between the residents of Buda and
events that occur downtown would be beneficial in creating a
greater sense of community.
■■ A Public Improvement District was explored to fund downtown
improvements.
■■ A parking study was recommended to assess parking demand
and match it with sustainability.
■■ Improved architectural standards and guidelines for new
development and historic renovations were suggested to create
a sense of place within the Buda downtown.
■■ Flooding and drainage issues need to be resolved.

Given the extensiveness of this planning exercise,
this charrette provided guidance on developing
recommendations for the downtown component of Buda

2030 Comprehensive Plan
The 2030 Comprehensive
Plan focused on eight main
components of the City: Economic
Growth and Sustainability;
Transportation; Parks, Recreation,
and Open Space; Housing and
Neighborhoods; Community Identity; Civic Facilities and
Programs; Public Safety; and Downtown Buda. Goals and
objectives for each component were compiled to guide
recommendations for future development.
With regard to Downtown Buda, the Comprehensive Plan
identified key challenges and opportunities within the city
center. These key issues are highlighted on this page.

COMPREHENSIVE PLAN FINDINGS
REGARDING DOWNTOWN BUDA
Parking Issues
Parking issues within Downtown Buda have more to do
with the walkability of downtown than with the number
of available spots. Make downtown more walkable to
encourage people to use the parking lots developed at
the southern end of Main Street.

Walkability
Improve streetscaping and sidewalks along Main Street
to create a more pedestrian-friendly environment for
downtown visitors.

Redevelopment Opportunities
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2030. While some improvements to downtown have been
funded and completed since 2007, many of the findings,
recommendations, and issues remain valid. For example,
the City still has limited revenue, so other viable financing
mechanisms should be explored, such as tax increment
finance districts or public improvement districts. In addition,
detailed guidelines and standards for renovation of historic
properties and new development in the historic district were
adopted in 2013.

Vacant buildings and undeveloped lots in the downtown
area present opportunities for redevelopment or building
infill. Capitalizing on these by working with landowners
would create new downtown destinations and attractions.

Preservation of Existing Residential Areas
Residential areas surrounding Downtown Buda are an
important aspect of the heart of Buda. Protecting and
enhancing these neighborhoods is important, and should
be balanced with the need for new destinations and
attractions in the downtown area.

City Park and the Greenbelt
City Park hosts several events a year that draw visitors from
across the state and even the nation. Strengthening the
connectivity between City Park and downtown would
further enhance the community feel of Buda and draw
visitors to both. The Downtown Greenbelt also serves as
the venue for multiple key city events, and needs to be
improved as well.
Key characteristics of Buda identified as part of the
Comprehensive Plan. Most apply directly to Downtown Buda.

BUDA DOWNTOWN MASTER PLAN
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KEY DOWNTOWN GOALS AND ACTIONS FROM THE BUDA 2030 COMPREHENSIVE PLAN
The 2011 Comprehensive Plan for Buda identified many issues residents and business owners wanted to resolve. Overall goals and
recommendations were outlined to help accomplish the desired improvements to keep Buda vibrant and economically viable well into
the future. Downtown issues permeate multiple areas of the Comprehensive Plan (including transportation and parks) - a summary of the
specific goals and objectives established in the Comprehensive Plan for Downtown are shown below. Progress has already been made
on many of these recommendations.

Goal Statement
The goal for Buda’s downtown is to have it become the “heart of Buda,” providing strong economic opportunities and serving
as a celebration of the city’s historical and cultural heritage, making it a vibrant place to live, work, and play. Key objectives
and actions supporting each objections include:

Objectives:
Objective 1: Enhance the economic viability of Downtown
Buda.
■■Develop a formal Downtown Master Plan.
■■Adopt the National Main Street Center’s Four Point
Approach to revitalize Downtown Buda (organize,
promote, design, and economic restructuring). As funding
becomes available, re-evaluate resources and the need
to participate in the Texas Main Street Program.
■■Continue to support property and business owners as well
as local business organizations in redevelopment and
revitalization efforts consistent with the vision and plan for
Historic Downtown Buda.
■■Continue a strong marketing campaign of Downtown
Buda.
■■Assign staff with appropriate downtown expertise to
oversee implementation of downtown recommendations.
■■As Main Street and Railroad Street are developed to their
capacity, define areas west of Main Street where mixed
use development would be allowed.
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Objective 2: Diversify business, restaurant, and entertainment
choices in Downtown Buda.
■■Conduct a market study for the greater Downtown
Buda to identify the types of businesses, restaurants, and
entertainment establishments that are in demand.
■■Utilize incentives to obtain a diverse mix of retail,
restaurant, and business establishments that elevate
downtown as a focal point for the Buda community.
Ensure that new businesses are compatible with the
character of downtown.
■■Promote civic events in Downtown Buda, such as regional
festivals, First Thursday, and a farmers’ market.
■■Relax regulations on alcohol sales in Downtown Buda.
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Objective 3: Establish a Park-Once-and-Walk policy for
Downtown Buda.
■■Establish parking policies and regulations that reflect the
desire to have a walkable downtown.
■■Where appropriate, allow on-street parking on streets
beyond Main Street in the greater Downtown area.
■■Consider adjustments to on-street parking along Main
Street to improve the pedestrian realm.
■■Improve Railroad Street to include sidewalks and on-street
parking along the commercially zoned corridor.
■■Improve FM 967 (from Main Street to Onion Creek) to
include sidewalks.
Objective 4: Enhance the street realm to a high-quality
pedestrian environment that is a safe and inviting place for
people to walk, shop, eat and drink.
■■Form a continuous retail edge along Main Street and
Railroad Street to keep shoppers engaged in the retail
environment.
■■Calm traffic on Main Street to improve the pedestrian
friendliness of the corridor.
■■Support efforts to develop an alternative arterial street that
runs around downtown to reduce the volume of traffic
traveling through the center of the city.
■■Construct wide sidewalks with pedestrian friendly
streetscapes along the entire length of the commercial
corridors on Main Street and Railroad Street.
■■Install pedestrian-friendly facilities along Houston Street to
encourage walking from nearby neighborhoods.
■■Where space is sufficient, allow and encourage outdoor
seating for restaurant and drinking establishments.
■■Improve at-grade crossings of the railroad tracks to
improve pedestrian access to downtown.

Restored historic properties in the area convey much of the charm of
downtown Buda

Objective 5: Enhance parks, plazas, and other public
gathering places to create safe and inviting places for
people to gather, relax, and play.
■■Enhance City Park as a central park for Buda, with
improved spaces for festivals, such as Budafest, and
enhance the park with amenities that also appeal to
everyday users. Consider City Park as a integral part of
Downtown Buda.
■■Enhance Greenbelt Park for special events and as a
unique downtown park.
■■Strengthen the connection between City Park and
Downtown Buda.
■■Increase the number of trees along the railroad corridor to
buffer and dilute the volume of passing trains.
■■Incorporate “urban trails” through downtown to connect
to a city-wide trail system.

BUDA DOWNTOWN MASTER PLAN
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Objective 6: Strongly facilitate infill development and
redevelopment in downtown Buda.
■■Prioritize converting vacant and underutilized properties
within the greater downtown.
■■Acquire tax title lots and use as incentives for desired infill
development.
■■Anchor the ends of Main Street to encourage pedestrian
movement along the commercial corridor.
■■Work with property owners to create a redevelopment
master plan for the Old Cotton Mill property at South Main
Street and West Goforth Road.
■■Create a redevelopment master plan for the former Post
Office Building.
■■Revise zoning and land use policies to support denser
housing and mixed-use type developments in the
downtown area.
Objective 7: Create policies that support downtown
enhancement.
■■Develop design-oriented development regulations to
achieve the desired development types for downtown
Buda.
■■Create unified identity for downtown Buda by constructing
a gateway at the entries of downtown, common
streetscaping along the public realm of the commercial
corridors, and special, internal signage unique to the
historic character of the downtown district.
■■Dedicate CIP funds to help finance downtown
infrastructure improvements.
■■Consider establishing a Public Improvement District or
other financing structures to help support the revitalization
of Downtown Buda.
■■Compile a Drainage Master Plan for the downtown area
and Heritage District to promote infill development.
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Quality infill development, such as the professional offices at Main and Ash
Street, can fit in and add to the vibrancy and character of Downtown Buda
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BUDA’S HISTORIC CONTEXT

businesses organized a chamber of commerce.

Buda was formally established on April 1, 1881, when
Cornelia Trimble donated land for a town site at an
International-Great Northern Railroad depot. Phillip J.
Allen had settled the area, originally part of the Mexican
land grant to Stephen B. von Eggleston, as early as 1846.

Buda remained an active commercial center and
railroad depot until the Great Depression. In 1929, its
population was estimated at 600, but by 1933 it fell to 300.
Only in the mid-1980s, as the growth of Austin began to
be felt in Buda, did its population once again approach
pre-depression levels.

The first community in this part of the county, Mountain
City, developed before the
Civil War, but was rapidly
depopulated as its residents and
businesses flocked to the new
rail depot, which took the name
of DuPre. Folklore has it that this
name originated in 1880, when,
as the railroad pushed into
Hays County, the postmaster at
Mountain City approached a
railroad official and requested,
“Do, pray, give us a depot.” In
1887, at the request of the post
office department, the name
was changed to Buda.
The common explanation for
the new name is that it derives
from Spanish “viuda”, or
widow. The town had gained a
reputation as a popular eating
stop for rail travelers, and the
name may refer to a pair of
widows who cooked at the
Carrington Hotel in the 1880s.
The provision of supplies and
Buda’s regional context
services to surrounding dairy
farms and ranches was the basis of the local economy,
and at different times the community supported mills,
hotels, banks, a lumberyard, two newspapers, a cheese
factory, a movie theater, and a skating rink. In 1928 local
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The town was incorporated
in 1948, and in 1967 Buda,
Kyle, and Wimberley formed
the Hays Consolidated
Independent School District
(only Buda and Kyle remained
in the district after 1986).
Even into the mid-1980s Buda
was still primarily rural and
residential. The population in
1990 was 1,795, 2,404 in 2000,
and 7,295 by 2010.

Regional Context
Cities are influenced
and shaped by regional
physical, economic, and
social forces. By recognizing
its position in the region,
and acknowledging and
overcoming challenges, the
city can benefit from regional
opportunities.
The City of Buda is located
in the greater Central Texas
region, and is a city within
the Austin-Round Rock
Metropolitan Statistical Area (MSA). A MSA is formed
around urbanized areas with a population of at least
50,000. It includes the central county containing the core,
plus adjacent outlying counties that have a high degree
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of social and economic integration with the central county
as measured through commuting. The Austin-Round Rock
MSA includes Travis, Hays, Williamson, Caldwell, and Bastrop
counties.
Buda is located in northern Hays County on IH-35. It is
approximately 15 miles south of downtown Austin and
15 miles north of San Marcos. SH-45 runs east of Buda,
connecting with SH-130.
Additionally, the Union Pacific railroad through Downtown
Buda is still active with use by Amtrack and freight rail
carrying goods to the communities between Mexico and
the Dallas/Fort Worth Metroplex and beyond. This rail line
is also actively being considered for use by Lonestar Rail, a
proposed commuter rail service from San Antonio to Austin.
A rail stop in or near Downtown Buda has been proposed,
and is endorsed by this plan.
With two major highways among other major arterials and a
railroad, Buda has experienced retail growth along the IH35 corridor and residential growth from commuters travelling
to other nearby employment centers. The proximity to both
Austin and San Marcos gives residents of Buda easy access
to large marketplace areas. It is also ideally located for
economic development as the area continues to grow in
population. With the opening of SH-45 that connects to SH130, there is an opportunity to capitalize on distribution and
inter-port logistics opportunities.

EXISTING CONDITIONS IN THE
DOWNTOWN STUDY AREA
The limits of the downtown study area are shown on this
page. The area compasses approximately 472 acres. It is
approximately 1.3 miles long north to south, and 1.1 miles
wide from east to west. Included within the study area are
Buda City Hall, city offices annex, City Park, the Downtown
Greenbelt, Buda Public Library, the city’s water treatment
plant, and Buda Elementary School. All maps and
illustrations use 2013 mapping.

BUDA DOWNTOWN MASTER PLAN
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Existing Land Use in/near Downtown Buda

Governmental Uses in Downtown

While Buda was established as a railroad town and
distribution hub, over the recent years Buda has grown as a
bedroom community, with an abundance of housing being
developed both east and west of IH-35 and commercial
development occurring along the IH-35 corridor.
Throughout the growth of the city, the downtown area has
retained a mix of residential, businesses, and civic uses.

These include the existing Buda City Hall, Library, city annex
offices, police station, and the Hays County Emergency District
#8 fire station (not a City of Buda facility or service). All occupy
prominent locations along Main Street, but may be moved
to other near downtown locations as the city’s space needs
increase with growth and service demands. Buda Economic
Development Corporation has their office adjacent to the city
annex. Buda Elementary is also located in downtown.

■■ Recreation/open space = 17%
■■ Single family = 15%
■■ Vacant = 14%
■■ Commercial = 12%
■■ Industrial = 12%
■■ Utility/transportation = 10%
■■ Agricultural = 10%
■■ School = 5%
■■ Multi-family (duplex/four plex) = 2%
■■ Civic/government = 1%
■■ Mobile home = 1%
■■ Church = 1%
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Parks and Open Spaces in Downtown

Commercial uses within downtown are mainly
concentrated along Main Street and Railroad Street. The
commercial uses comprise a small percentage of the area
(12%), and yet occupy highly visible sites along Main Street.

The existing parks within the downtown study area include City
Park, the Downtown Greenbelt, the Skate Park and portions
of Stagecoach Park to the northeast. Open spaces consist of
floodplain/floodway areas in the downtown area. A master plan
for City Park was prepared in 2012 as part of the City’s overall
parks master plan. That master plan envisions City Park as both an
everyday “central” park for Buda, as well as a premier location for
citywide and regional events.
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Commercial Uses in Downtown

Existing Greenbelt Park/gazebo in Downtown Buda

City Park Master Plan (2012)

BUDA DOWNTOWN MASTER PLAN
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Building Massing and Architectural Character
The architectural character of downtown is the area’s greatest
strength. Older historic brick and stone buildings are mixed in with
lower scale converted residences and wooden frame buildings
that create a classic downtown appearance. Large trees have
preserved within the area, and help convey a country/small town
feeling.

While a lot of attention has been paid to facades, the prior lack
of guidelines and a desire for economy has led to side and rear
elevations frequently being value engineered (sometimes using
materials that are out of context). A key example is the three two
story commercial/residential buildings along Railroad Street.

More recent buildings are mixed in their contribution to the
downtown area. Some, such as the renovation/addition of a dental
office at 220 Main and the nearby Raby Building, blend in perfectly
with the historic structures around them. Others, such as the existing
City Library building, use an attractive stone material but offer little
architectural detailing.

Most of the older residential buildings within or near the downtown
area are single family and are typically simple frame ranch or
bungalow style homes. Larger residential homes are integrated
within downtown and also occur in the Sequoyah neighborhood
east of Downtown Buda. Throughout the downtown, there is a mix
of residential uses - fourplex, duplex, conventional houses, accessory
dwellings, etc, and most are scaled appropriately for the area.

New buildings such as these on Railroad
Street add to the architectural character
of Downtown Buda and create unique
mixed use buildings

Awnings and porch features create
shaded pedestrian zones along Main
Street

Historic stone structure adds a unique
architectural flavor, but needs
enhancements to soften the front
facade

Interesting front porch detailing adds to
the pedestrian environment along Main
Street

The renovation of the Carrington House
preserves a historic structure and meets
the need for office space in Downtown
Buda

Two story historic buildings enhance the
street character along Main Street

The preservation of the old canopy of a
converted service station at the corner
of Elm (FM 967) and Main Street creates
a unique building in Downtown Buda

Fencing and newly planted street trees
compliment the conversion of a historic
residence into a medical office
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A massing study was developed to illustrate the extent of
development in and near Downtown Buda. Shown on
this page, the massing study indicates the relatively small
extent of more typical “downtown” structures in Buda.
Unlike downtowns in similarly sized cities, the placement
of buildings in Buda’s downtown has been restrained by
the railroad corridor that bisects the city. East and west of
Main Street, residential neighborhoods remain on large lots.
Smaller scale residence lacks architectural
detailing, setbacks from nearby streets
contrast with smaller front setbacks that
are a characteristic of Downtown Buda

Typical residential building requires front
yard enhancement

Recent structures lack detailing found in
many of older buildings in the Downtown
area

Bungalow style residential structure
compliments the historic character of
the area

The facades of functional but nondescript
buildings, such as the old post office on
Main Street, should be enhanced to
strengthen Downtown Buda’s character

Preservation of heritage oaks and unique
materials create interest

The actual size of non-residential and non governmental/
noninstitutional buildings in Downtown Buda is less than
60,000 square feet. For comparison, this is smaller than
Buda’s HEB grocery store on IH-35, which is approximately
61,000 square feet in size.
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Examples of key architectural features in the downtown
area are shown on this page and the previous page.
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Downtown Kyle (image source - Google)

Downtown Rockdale (image source - Google)

Downtown Buda (image source - Google)

Downtown Dripping Springs (image source - Google)

Downtown Giddings (image source - Google)

Downtown Luling (image source - Google)

Downtown San Marcos (image source - Google)

Aerial images of comparable
downtowns in Central Texas
communities are illustrated on this
page. All images are at the same
scale, and provide a sense of the
volume of structures in or near
downtown. The comparison to
Downtown Buda is dramatic, even
among communities with populations
that are less than half that of Buda.
Downtowns in Luling and Kyle, which
are also bisected by railroad corridors,
are more comparable to Buda in terms
of size. Downtown Luling shows more
development in their downtown area,
and Downtown Kyle has very little
commercial development except for
auto-oriented businesses.

Downtown Georgetown (image source - Google)

Two nearby aspirational downtowns,
San Marcos and Georgetown, are also
shown on this page. While they are
in cities that are larger and contain
county courthouses, they contain
a strong mix of business, retail, and
dining uses, strongly emphasize the
preservation of historic structures,
and coexist well with surrounding
neighborhoods.

Downtown Gruene (image source - Google)
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Existing Public Parking Areas
Parking is a significant consideration in any downtown area.
Convenient parking is critical for the success of any business
today, but most visitors to a downtown accept that they
may be asked to walk a short distance to their destination.
Therefore, a premium is placed on the walking experience
and the ability to visit multiple businesses at one time.
Downtown parking should be easy to find and be accessed
by good pedestrian walkways that are wide enough,
shaded and somewhat separated from vehicular traffic.
The most convenient parking locations within the downtown
area are the angle spaces along Main Street and the
parking lots near City Hall. The existing angled parking
along Main Street can be difficult to use because of the
volume of traffic that passes by. Throughout the public
input process, citizens stressed more parking that is safer
to access was needed, especially on the northern end of
Downtown.
Existing non-residential parking areas are shown on the map
on this page, and total almost 400 spaces (275+ public and
120+ private). They include:
■■ 90+ diagonal spaces along Main Street
■■ 118+/- spaces in public lots near City Hall and the Library
■■ 13 diagonal spaces on Railroad Street
■■ 10 head-in and parallel spaces along Houston Street
■■ 7 diagonal & 4 parallel spaces along Peach Street
■■ 11 head-in spaces along Ash Street
■■ Approximately 25 spaces at City Park (San Antonio St.)
Other non-public parking includes:
■■ 10+/- head-in spaces (Chavelo’s Restaurant)
■■ 10+/- head-in spaces behind Bluebird on Austin Street
■■ 6 head-in spaces behind 316 Main Street
■■ 6+ spaces behind the Carrington House on Austin Street
■■ 8+/- head-in spaces behind Garcias Restaurant
■■ 25 head-in spaces at Trimeric
■■ 9 head-in spaces behind Super Slicks Restaurant
■■ 34 head-in spaces in lot across from First Baptist Church
(church use only)
■■ 16+ spaces at the pediatric offices on Railroad Street

BUDA DOWNTOWN MASTER PLAN
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Existing Floodplain & Onion Creek Corridor
Onion Creek is one of the major bodies of water in the city
that flows through City Park and along the western side
of Downtown Buda. The floodplain along the creek limits
development along its banks; however, the creek and the
greenbelt presents a major opportunity for preservation and
use as a linkage corridor.
Significant portions of the lower campus of Buda Elementary
on the northwestern side of Downtown Buda are also within
the mapped 100 year floodplain. The floodplain in this area
also requires that any potential by-pass of Downtown Buda
to get to FM 967 would have to be elevated above the
floodplain and would have a potentially higher cost.
A tributary of Onion Creek that flows in the area south of FM
2770 has created significant localized flooding in the past.
Within the last 10 years, standing water covering FM 2770
has been frequently noted, and local personnel at Buda
Fire Station #1 located on the south side of FM 2770 have
reported that the station has flooded with a minimum of 6
inches of water five times. The most recent flood occurred
on Halloween in 2013, when rainfall gages in or near Buda
reported nine to ten inches within 48 hours. This rainfall
event resulted in the Buda Fire Station off FM 2770 being
flooded as well as other properties along FM 967, FM 2770
and Main Street. A 2013 Hays County study performed
for the Bluff Creek/FM 2770 area by Halff Associates
recommended channelization and culvert improvements to
address flooding at the fire station.
The city’s Drainage Master Plan adopted in early 2014
identified ten major problem areas within Buda that pose
significant threats to public safety or the potential for
property damage by experiencing either frequent flooding
or severe flooding. Three of these ten areas are located
within Downtown Buda including portions of West Goforth,
Fire Station area, and Houston Street. The map on the
following page identifies the top ten flooding problem
areas, including those in the downtown area.
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Top 10 flooding problems areas within Buda as determined by the 2014 Drainage Master Plan. Source: City of Buda, LAN
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EXISTING
ECONOMIC
CONDITIONS
IN DOWNTOWN
BUDA
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In 2013, the City of Buda’s Economic Development Corporation
(EDC) prepared an Economic Development Strategic Plan with
the assistance of Pegasus Planning and Retail Coach. That
plan identified four industries for Buda to target. These included
hospitality and tourism, office space, retail and entertainment,
and light industrial. The framework developed for the Economic
Development Strategic Plan is shown on below, while specific
findings and recommendations for Downtown Buda are as follows.

Key Findings and Recommendations by Pegasus Regarding
Downtown Buda
Public and park space connectivity is a major opportunity for
connecting bike and walking paths to Main Street. Pedestrian
safety and urban design should be a major outcome of the
downtown plan.
Downtown Business Owner Survey
Pegasus interviewed downtown business owners over a two week
period in June 2013. The owners ranged from the restaurant, service
providers (financial/insurance), and retail (antique dealers). A
majority of those surveyed had been located in downtown for five
to eight years.
■■ Top benefits of downtown location included: Over 80%
identified the “Small Town Feel” of downtown as the primary
benefit of their location. Location (approximately 40%) and low
rents (approximately 20%) were also identified as key benefits
■■ 3 main sources of business activity: locals, the internet, and
walk-ins. Non-service oriented firms stated that weekend
activities had an overall positive impact on market activity;
although, from other discussions with the business community
we learned that this benefit is contingent on a business’ location
on Main Street. Those that are located on the northern edges,
closer to parks, received more foot traffic and activity, while
others on the southern edge lose activity because attendees
park closer to event venues like City Park.
■■ Half of the businesses on Main Street stated that business was
low to moderate in recent months. 70% of the businesses
surveyed stated that in response to declining activity they
planned to reduce their business hours to reduce staff time and
overhead. Others planned to expand hours.
■■ In a survey of levels of satisfaction with their facilities, business
owners were least satisfied with (in order of magnitude):

■■ Parking – There was ambivalence on this topic from business
owners. Some indicate that there is sufficient parking while
others feel there is not enough.
■■ Public Safety – mentioned frequently, probably less related
to crime and more related to safety at pedestrian crossings,
speed of cars, and limited visibility when parking.
■■ Loading Zones - related to ad-hoc loading and waste
disposal areas that negatively impact traffic and adjacent
residents along Austin Street.
Top requests to improve business
■■
■■
■■
■■

PR/Marketing assistance
Business Planning and Cashflow
Property Improvements
Education on the use of tools for e-commerce, social media,
and web design
■■ Some business owners expressed concern that further
improvements to area properties might drive up rents.
■■ Merchants complained that a barrier to improving market
activity was low foot traffic as the result of inconsistent hours
of operation by merchants in the district.
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A more focused look at Downtown Buda was incorporated into
the overall Economic Development Strategic Plan, and included
a specific assessment of the downtown area and potential target
markets.

Business owners stated they would like to see more of the following
in the Downtown area:
■■ More anchor shops
■■ Regular business hours
■■ Restaurants, a movie theater, or dance hall
■■ Downtown nightlife
Economic Strategy Plan Recommendations for Downtown Buda
■■ Incentivize regularity in business hours
■■ Educate business owners on how to better leverage
weekends and public events as well as their interconnectivity and the nature of a commercial district
ecosystem.
■■ Improve public safety, consider a parking garage.
■■ Legal designation of loading-unloading times.
■■ Workshops on online marketing, social media, and business
software.

BUDA DOWNTOWN MASTER PLAN
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1 mile radius from
Downtown Buda
Image source: The Retail Coach
2013 Downtown Retail Analysis
for Buda, Texas

Downtown Market Assessment
A market size assessment was also conducted as part of the
Economic Strategy Plan. Both a very localized market (within a
one mile radius) as well as larger 2 and 3 mile target markets were
analyzed. Population projections for 2013 were used.
The target market for downtown Buda is generally families with
traditional white collar jobs and a higher income bracket. Key
demographics within one mile radius of downtown that the study
included were:
■■ Median household income		
■■ Average household income 		
■■ Population earning $100,000/year+
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$66,547
$77,595
29%

BUDA DOWNTOWN MASTER PLAN

■■ Population below the poverty line		
■■ Owner-occupied housing units		

0%
77%

Summaries of the size of the market are shown on the following
page. While growth in the much smaller local 1 mile market is
steady, growth in the larger market where new residential areas
are being developed is greatly adding to the target population for
downtown Buda.
Actions that can increase the population within the local 1 mile
radius will also have a significant positive effect on the strength and
viability of downtown businesses.

Image source: The Retail
Coach 2013 Downtown Retail
Analysis for Buda, Texas

*
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2 mile radius from
Downtown Buda

*

* Note: Area population estimates do not include 600+ multi-family units
permitted and/or constructed since the Economic Development Strategic Plan
was prepared. A household includes all the persons who occupy a housing unit
as their usual place of residence (US Census definition). A family is defined as a
householder and one or more other people related to the householder by birth,
marriage, or adoption (US Census definition).

BUDA DOWNTOWN MASTER PLAN

23

CHAPTER TWO | downtown buda today

Downtown Market Assessment

downtown should be encouraged.

The market for different potential types of retail and business
uses in both the downtown and the overall larger 3 mile radius
area around Buda were developed as part of the Economic
Development Strategy plan. The study noted that the largest
leakage sectors in Buda were eating places, grocery stores and
radio/TV/computer stores (leakage is defined as sales dollars
leaving a community because the types of retail residents are
needing are not found in their hometown).

Total Downtown Retail Potential
$221 million (3-mile) $37 million (1-mile)
Total Leakage of Buda Primary Trade Area Retail Gap
$247,967,000
Buda 3-mi & 1-mi Downtown Retail Potential
SIC
5812
541
53
573

Retail Sector
Eating Places
Grocery Stores
General Merchandise Stores
Radio and Computer Store

Potential
3-mile
$31,722,799
$29,033,428
$24,537,324
$15,077,661

Potential
1-mile
$5,336,000
$4,884,000
$4,128,000
$2,536,000

(Source - Pegasus, Buda Economic Development Strategic Plan)

Summary - Key Existing Downtown Issues
The analysis of existing conditions in Downtown Buda points to four
key issues that will impact the future viability of Downtown Buda.
Grow the population in close proximity to Downtown Buda - Per the
Economic Development Strategic Study, the current population
within one mile radius of the downtown area is approximately
4,000 residents. This number is projected to grow slowly, reflecting
a larger population in new developments that are further out. A
larger population that is closer to the downtown area, attracted
by different housing choices, could increase this number and
strengthen businesses in the downtown area. Residential
neighborhoods near downtown should be preserved, but some
transition to denser housing of appropriate scale/design near
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Diversify and increase the number of businesses within the
downtown area - As shown on this page, the Economic
Development Strategic Plan also identified significant “leakages”
of retail trade to areas outside of Buda. Key gaps occur in eating/
entertainment venues, as well as general merchandise and
radio/computer supply stores. The mere 60,000+/- square feet
of commercial space in the downtown area is dwarfed by the
availability of retail and entertainment space in other local and
nearby commercial centers, and points to a need to diversify and
increase the number of destinations in Downtown Buda. Downtown
Buda, if it is to thrive, needs more destinations, more activity, more
reasons to visit the downtown area and increase user traffic.
Development on the east side of Main Street is limited by the
existing active rail corridor. The remaining area between the
railroad right of way and the right of way for Main Street is very
narrow, limiting what can be developed there. Furthermore, the
speed of rail traffic through downtown creates periodic noise
impacts. This limitation on Main Street development (which in a
more typical downtown would be the preferred choice) points to
the need to explore development on other downtown streets.
Improve parking within the downtown area - Off-street private
parking is unorganized and squeezed into limited available spaces.
This parking needs to be organized to become more efficient. It
also needs to be supplemented by a larger supply of public parking
so that off-street parking areas do not become the dominant
feature of Downtown Buda. Downtown area streets need to be
adjusted over time to provide more on-street parking, and locations
for collective public parking need to be identified and developed.
Preserve the architectural character of the downtown area - The
single greatest selling point of Downtown Buda is its “small-town”
character. While new growth is coming and is needed, it must
blend into and enhance the character of existing buildings in the
downtown area. This includes similar heights, facade treatments,
placement of buildings on their lots, and placement of parking
and service areas away from major streets. Other new public
environment features such as lights, street signs, street furnishings
and other features should complement the historic feel of the
downtown area.

CHAPTER THREE | public participation
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THE NEED FOR PUBLIC PARTICIPATION
Public participation is a critical component of any planning
process. The development of this downtown master plan could
not have been completed without the participation and input
of the downtown stakeholders and residents of Buda. Multiple
methods were used to generate public participation during the
planning process including:
■■ Workshops with the Downtown Master Plan Advisory
Committee
■■ Interviews with downtown area stakeholders (residents and
business owners)
■■ Citywide public meetings/open houses
Through this public participation, residents of Buda helped to
identify issues, opportunities and desires regarding Downtown
Buda.

PREVIOUS PLANNING EFFORTS
Many of the previous planning efforts that the City of Buda has
engaged in have utilized similar public participation methods to
understand the needs of the downtown area. These previous
planning efforts include the 2030 Comprehensive Plan, the
Transportation Plan, the Parks Master Plan, and the Economic
Development Strategy Plan.

2030 Comprehensive Plan
The city’s Comprehensive Plan was adopted in 2011. Through that
public input process, residents identified one of the top five most
important issues for the city to address is revitalizing downtown.
Furthermore, the top three transportation issues identified by the
residents of Buda all related to downtown and included:
■■ Divert 18-wheeler truck traffic away from downtown
■■ Traffic congestion in downtown
■■ Divert east/west cut-through traffic away from downtown
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The survey that was completed for the Comprehensive Plan
also had a question specifically about downtown and asked
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the residents what types of improvements they think would
bring more visitors to downtown. The number one response was
more restaurant variety, followed by a wider variety of shopping
opportunities and more parking areas. The responses to that
question are shown in the graph below.
Downtown Improvements That Would Likely Bring More Visitors
MORE RESTAURANT VARIETY
WIDER VARIETY OF SHOPPING OPPORTUNITIES
MORE PARKING AREAS
MORE SPECIAL EVENTS
ENTERTAINMENT AND MUSIC VENUES THAT CAN
SERVE ALCOHOL
NOTHING. I LIKE DOWNTOWN BUDA THE WAY IT IS
PUBLIC GATHERING PLACES, SUCH AS PLAZAS
CONSTRUCTION OF MULTI-USE DEVELOPMENTS, WITH
RETAIL ON THE GROUND FLOOR AND HOUSING ON
THE SECOND FLOOR
MORE PLACES TO LIVE THAT ARE WITHIN WALKING
DISTANCE OF DOWNTOWN
0%

10%

20%

30%

40%

50%

Very Likely

60%

70%

Likely

80%

Unlikely

90%

100%

Very Unlikely

Transportation Plan
Buda’s Transportation Plan was completed in early 2013. The
planning process for that effort included three public meetings
and surveys. Residents again voiced their concerns about traffic
congestion in downtown, especially the intersection of Main Street
and FM 967.

2012 Parks and Recreation Master Plan
During the planning process of the city’s Parks Master Plan,
residents repeatedly voiced the need for trails, and more than
that they wanted trails that connected to the destinations in
downtown.
The parks plan also developed a concept master plan for
City Park in the downtown area. The concept master plan
identified improved vehicular circulation to access the park from

Which type(s) of industries would you like to
see more of in Buda?

Economic Development Strategic Plan

Administrative and Support
Agricultural

The Economic Development Strategic Plan was developed in
2013 for Buda’s Economic Development Corporation by Pegasus
Planning. The plan focused heavily on downtown and its potential
opportunities.

Construction
Educational Services
Entertainment
Finance and Insurance
Forestry, Hunting or Fishing
Healthcare
Information

The public participation process of the Economic Plan included a
survey of 12 of the business owners in downtown. The key findings
from that survey are shown below (graphics source: Pegasus
Planning).

Management
Manufacturing
Mining
Professional, Scientific, and Technical Services
Real estate
Retail
Transportation & Warehousing
Utilities
0

2

4

Number of respondents

Which of the following are the 3 greatest advantages to
having a Business in Downtown Buda?

10

12

14

Source: Pegasus Planning

On a scale of 1 (Very Unsatisfied) to 5 (Very Satisfied), respondents rated the
following Downtown business amenities:

Water, air, and land quality
Cell phone service, High speed internet, cable tv, Wi-…
Retail stores, food markets, and other shopping…
Cost of energy and utilities
State and local taxes and excellent business programs
Access to parks and recreational opportunities
Access to banks and professional services
Crime rate
Schools and educational opportunities
Neighborhoods and appearance of streets
Restaurants, cafes, and eateries
Access by roads, bridges, and mass transit
Availability and cost of commercial space
Access to hospitals and health care
Access to social networks
Availability of qualified workers and employees lity of

2.6 2.8 3.4
public
safety

parking

loading
zones

Business owners would like to see
1

2

3

4

Number of respondents who considered this an advantage

Source: Pegasus Planning

8

Satisfaction with Downtown

Number of respondents who considered this an advantage

0

6
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downtown, and pedestrian connections into downtown and the
Greenbelt.

5

6

7

8

9

- M o r e

a n c h o r

- R e g u l a r

s h o p s

b u s i n e s s

h o u r s

- Restaurants, a movie theater, or dance hall
- D o w n t o w n

n i g h t

l i f e

Source: Pegasus Planning
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METHODS OF PUBLIC PARTICIPATION
Downtown Plan Advisory Committee
A 14 member citizen advisory committee was established to
help guide the development of the Downtown Master Plan. The
committee met four times during the planning process and served
as a sounding board for key recommendations of the plan.
Members of the committee represented a diverse cross section of
interests, including city council members, downtown residents and
downtown business owners.

Stakeholder Interviews
Two stakeholder interview meetings were held during the planning
process. The first was with business owners in the downtown area
on March 20 of this year. The second meeting was with downtown
residents along Austin Street on June 13. City staff also met
individually with some business and property owners throughout
the planning process. During the stakeholder meetings, they were
shown preliminary concepts for the downtown area, and were
asked to give their thoughts and feedback. The majority of the
stakeholders were supportive of the plan ideas, and agreed with
the direction of the recommendations.

Public Meeting/Open House
A citywide public meeting was held on March 27, 2014. The
meeting presented the master plan ideas to the public, and
gave all residents the opportunity to voice their concerns about
downtown. The meeting was held in conjunction with the ongoing
City Facilities Master Plan that is addressing needs for City Hall, the
police station and the library. 40+ residents attended the public
meeting.

4th of July Intercept Survey
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A booth was set up at the city’s annual 4th of July event
where displays of the proposed concepts for the Downtown
Master Plan were displayed. Residents and visitors were
invited to review the displays, and all of the feedback
received was positive and supported the recommendations
to improve Downtown Buda.

BUDA DOWNTOWN MASTER PLAN

Review of Downtown Master Plan concepts during July 4th
celebrations at City Park
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RECOMMENDATION CATEGORIES
Recommendations for Downtown Buda are divided into two major
groups. These include physical recommendations, or improvements to
the transportation, pedestrian and architectural realm of the downtown
area, and operational recommendations, which include marketing,
safety, development and incentives to strengthen the heart of Buda.

PHYSICAL RECOMMENDATIONS
Physical recommendations for Downtown Buda are discussed in this
chapter. They include both short term and longer term actions, as well as
preliminary cost estimates for each action.
These recommendations respond to issues that were brought up
repeatedly during the planning process. Frequently mentioned issues
include the need to address traffic congestion along Main Street, the
need for more pedestrian friendly sidewalks throughout the downtown
area, improvements to the Greenbelt area, the need for parking closer
to where businesses are, and the need to preserve and buffer neardowntown neighborhoods from commercial impacts such as noise and
parking.
The overall recommended downtown master plan is shown on the
following page. Individual elements shown in the overall plan are
outlined further in this chapter.

THE FRAMEWORK FOR DOWNTOWN BUDA
RECOMMENDATIONS
Key physical elements make up the “framework” for the
recommendations in this chapter. These are described on the following
pages, and include:
■■Roadwork framework
■■Pedestrian Framework
■■Neighborhood Preservation Area Framework
■■Transitional and Infill Development Framework
■■Parking Framework
■■Green space Framework
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Roadway Framework

Railroad Street be extended to connect to Goforth Street.

The proposed roadway network for Downtown Buda maintains
two way traffic flow on all streets, but adds turning capacity at
Main Street and Live Oak (FM 967), discussed further in this section.
To improve connectivity in the downtown area and provide an
alternative route for some traffic, the plan recommends that

The intersection of San Antonio Street should be re-aligned to slow
traffic trying to bypass delays at the intersection of Main and FM
967. Traffic calming is recommended along Austin and San Marcos
Streets, and is discussed in detail on page 53.

BUDA DOWNTOWN MASTER PLAN

Intersections are the focal points for both vehicular and pedestrian
traffic, and serve as key highlights in the center of Downtown
Buda. The intersection of Main and FM 967 includes both turning
movement and sidewalk improvements, while the other intersection
treatments are intended to create improved pedestrian crossings.

The rhythm created once all six intersections are improved will help
to create a more distinctive and pedestrian friendly atmosphere
along Main Street.

BUDA DOWNTOWN MASTER PLAN
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Proposed Improved Intersections

33

CHAPTER FOUR | physical recommendations

34

Proposed Improved Sidewalks
Apart from Main Street and the park edge of San Antonio
Street, few sidewalks exist in Downtown Buda. Long
term, sidewalks are recommended along all streets in the
downtown area as shown in the overall sidewalk plan below.

BUDA DOWNTOWN MASTER PLAN

Sidewalks along Austin Street should be developed over
time as properties are improved or transition to different uses.
When developed, sidewalk segments should be continuous
and provide connectivity from block to block. New streets
(for example the extension of Railroad towards Goforth)
should include new wide sidewalks from day one.

To allow for future on-street parking and sidewalks along the
western side of Austin Street, alley paving is recommended
between Peach Street and San Antonio Street. This will allow
for rear access garages and driveways on both Austin and
San Marcos Streets, and can remove the need for front

loaded garages and short driveways facing onto those
streets. The removal of front driveways and garages would
have significant aesthetic and functional benefits. Alley
widths should match city standards.

BUDA DOWNTOWN MASTER PLAN
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Proposed Alley Improvements
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Proposed Areas for Infill or Redevelopment
Much of the historic architecture of the downtown area should
be preserved. However, opportunities for infill development
should be encouraged in key areas (as shown below) to allow for
future growth of retail, service and entertainment uses in the core
downtown area. New commercial and mixed use development is
intended primarily along Main and Railroad Streets, and on the east

BUDA DOWNTOWN MASTER PLAN

side of Austin Street if scaled to fit with the existing residential in the
area. Along the west side of Austin Street and along San Marcos
Street, transitional uses such as professional/home office uses, infill
residential/mixed use and businesses are recommended. All new
structures should be appropriately scaled to not conflict with the
scale of existing residential buildings. Operational characteristics
that compliment residential uses include hours of business, possible
traffic, and delivery times.

Existing public green spaces in the downtown area, including
City Park and the Greenbelt, should be combined with privately
controlled open spaces and mini parks to create a larger green
spaces framework for the downtown. A trail corridor that circles
the downtown (50% of which already exists via the wide sidewalk

on the northbound side of Main Street) can be developed over
time and can create a unique downtown feature. Additional
beautification and landscaping in the prominent greenbelt area
should be implemented to help create strong park focal points.
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Green Spaces Framework for Downtown Buda
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Transition Area Framework
The master plan identifies two main areas where a better transition is
needed between the commercial and mixed use areas. The first is
Commercial / Mixed Use Area

Intent - preservation of existing historic
commercial buildings, new compatible
infill is encouraged. Entertainment,
retail or sales tax generating uses
preferred for ground level, office or
residential for upper levels.
Development preferences
• Multi-level preferred
• Materials compatible with adjacent
historic structures
• Strong street presence and
streetscape/pedestrian friendly
facade
• Development along Austin Street
should face the street, creating
appealing street and pedestrian

•
•

•
•
•

friendly development. Lower scale,
2 story maximum on east side of
Austin Street
Parking minimized (provided onstreet or at other locations in the
downtown area)
Minimal allowed parking should
be at rear or internal and should
be screened. Sharing between lots
preferred
Shared loading & waste disposal
areas with adjacent developments
As needed, provide right of way for
wider sidewalks & on-street parking
Where directly adjacent to
traditional neighborhood area
(i.e. along Railroad Street) provide
buffering and screening

Traditional Neighborhood Area
Intent - require appropriate scale
residential development and
encourage infill residential.
Development preferences
•
One to two level residential,
•
Single family, duplex or triplex
development
•
Denser lot development but
preservation of heritage trees
•
Preference for alley garages and
rear driveways
•
Preservation of historic structures
•
Building design compatible with
area historic character
•
Redevelop area streets to
incorporate on-street parking to
increase parking supply
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along Austin Street, where the rear areas of Main Street commercial
lots creates service and parking area conflicts. The second is along
Railroad Street, which is intended to become a more integral part
of the overall Downtown, and where a transition from residential to
a greater mixed use character is planned.
Mixed Use Transition Area

Intent - reinforce appropriate scale
development and uses that are
compatible with existing residential.
Development preferences
•
Residential, mixed use, office, home
occupations
•
Materials compatible with adjacent
historic structures.
•
Two story maximum except near
San Antonio Street and Live Oak
•
Limit new driveways/garages facing
Austin Street, and transition existing
front garages to rear access.

•
•

•
•

Minimal on-site parking (provided
on-street or at other locations in the
downtown area)
Minimal allowed parking should
be at rear or internal and should
be screened. Sharing between lots
when feasible
Shared loading & waste disposal
areas with adjacent developments
New development should provide
right of way for wider sidewalks &
on-street parking

BUDA DOWNTOWN MASTER PLAN
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The east side of Austin Street will serve as a
KEY DOWNTOWN RECOMMENDATIONS
transition zone between commercial uses and the
predominantly residential uses west of Austin Street. The elements shown on the previous pages create the framework for specific
recommendations for Downtown Buda. These are described in greater detail
New guidelines discussed in Chapter 6 provide
on the following pages. Note that all cost projections shown are at a pre-design
strategies for how that transition can occur.
level and are intended to provide a conservative order of magnitude range.
Cost projections include overall project costs, including administration, design,
construction and a contingency. Cost projections are included in the appendices.
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1. Adjust the Intersection of Main and FM 967 to
facilitate turns onto FM 967
A high percentage of vehicular traffic on Main Street turns onto
FM 967 (Live Oak Street) to travel to destinations along 967 and
1626. A right turn lane for southbound traffic should be developed
along Main Street by converting 7 to 10 diagonal parking spaces to
parallel parking spaces at the corner of Main and FM 967.
This intersection should be treated as the “center” of Buda,
and enhanced pavement, landscaping at the intersection and

improved pedestrian crosswalks should also be incorporated into
the transformation of this intersection.
Existing signal poles on the City Hall side of Main Street should
be preserved to lower the cost of the intersection treatment.
Where feasible, overhead utilities in the area should be placed
underground.
Projected Cost: $620,000

Note: With Additional landscape treatment shown below on City Hall side
of Main Street, add $100,000 to $150,000.
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2. Alignment Changes to San Antonio Street

gateway feature.

San Antonio Street is often used as a bypass during peak hours
when traffic is backed up at the intersection of Main Street and FM
967. The intersection with Main also conflicts with the intersection
of Garison and Main, creating an unusual five point intersection
bisected by the UP Rail corridor. The realignment of the intersection
of San Antonio and Main Street separates the two intersections and
can reduce vehicular speeds using San Antonio Street as a by-pass.

If deemed necessary, a section of the existing pavement at the
corner of Garison/San Antonio and Main can be left in place for
use by shuttle buses during major events (but closed the remainder
of the time).
This alignment change is recommended as a high priority action,
and the creation of a downtown gateway should be incorporated
into this improvement.

A change from two-way to one-way traffic along San Antonio
Street was considered, but was eliminated because of concerns
that it would further divert traffic to FM 967 or other downtown
neighborhood streets.

Projected Cost: $320,000

Widening of San Antonio Street to add on-street parallel
parking or head-in parking on the south side of the street is also
recommended as part of the same re-alignment project. The
re-alignment also creates a location for a downtown/City Park

2
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The realignment of San Antonio Street creates a location for a
gateway feature that demonstrates the entrance into both the
downtown area and City Park. A conceptual rendition of what that
gateway feature might look like is shown below. The feature should
incorporate downtown architectural elements, but be sufficiently
large to create a true sense of arrival.
A message board can be incorporated into the feature. Because
of the historic nature of the downtown area, a non-electronic
message board was preferred by residents and staff. However, as
new electronic messaging signs are developed, a design that is
compatible with the historic downtown environment may become
more feasible and should be considered. The benefits of allowing
multiple messages, as well as the ease with which those messages

can be changed greatly increases the attractiveness of the
electronic sign.
Sight lines for both pedestrians and vehicles should be considered
when placing the sign.
The greenbelt trail that currently connects Downtown to City Park
should be continued through the new gateway area and the realignment of San Antonio Street.
This element is considered a high priority, and can be developed
in conjunction with both the realignment of San Antonio Street and
the development of City Park.
Projected Cost Range: $75,000 (sign and area landscape) to
$150,000 (larger architectural gateway feature as shown below)
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3. Downtown/City Park Gateway Feature(s)
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4. Create a more Active and Vibrant Pedestrian
Environment along Main Street

A

B

The current sidewalk zone on Existing sidewalk widths - (A) between Live Oak
and Peach, (B) between Ash and Elm Streets
the commercial side of Main
Street averages 8 feet in width, but in some areas is as narrow as 5
feet, and is not as pedestrian friendly as pedestrian ways in many
other downtowns of similar size, scale and function. The adjacent
angled parking along Main Street further constricts the walking
area, and portions of the sidewalk are even narrower along Main in
the vicinity of Ash Street.
As shown in the images from other similar downtowns below, a
wider pedestrian zone allows for more comfortable strolling, invites
visitors to stop and rest, creates space for street trees and other
landscaping, and even allows businesses to create pleasant
outdoor eating areas and temporary merchandise displays that
attract strollers into their stores. Furthermore, the main pedestrian
area on Main Street is on one side only, making the creation of a
more comfortable walking environment one of the key needs for a
vibrant downtown Buda.
The reconfiguration of the existing parking from a 60 degree

angle to a 45 degree angle could allow the sidewalk area to be
widened. Specific sidewalk widths and streetscape design will be
addressed during the technical design process. However, field
survey data indicates a 14’ to 16’ wide sidewalk with 45 degree
parking and two travel lanes meeting appropriate engineering
standards fits within most areas of the current right of way, providing
room for outdoor seating and shade trees. Overhead awnings or
roof projections, which are an important historic characteristic of
Downtown Buda, would remain.
Using parallel parking rather than angled
parking was considered, given that angled
parking requires a driver to reverse into traffic.
However, the potential reduction in the number
of close-in on-street parking spaces along Main
street (by 30 to 40%) concerned businesses
along Main Street. Traditional angled parking
is shown in the concept on this page. Reverse
angle parking, as shown in diagram A to the
right, was also considered but not favored by
residents at this time. However, this plan recommends that reverse
angle parking, which allows a driver better visibility when pulling
out into traffic, be considered again when implementation of these
streetscape improvements moves forward.
Pedestrian improvements along Main Street are not recommended
to occur until the truck bypass (Robert S. Light Blvd.) is completed
to FM 1626, so as better understand any impacts on thorough
downtown traffic that may result from the completed Robert S. Light
Boulevard.
Projected Cost (note that these preliminary estimates include
allowances for drainage and utilities relocations, as well as sidewalk,
Source NJ Chapter American Planning Association
landscape and lighting):
Live Oak to Ash and Live Oak to
Peach - $1,080,000
Jack C Hays Trail to Peach and
Ash to Elm - $1,250,000
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Vibrant downtown pedestrian areas
allow more room for activities and buffer
strollers from adjacent parking
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Concepts illustrate how wider sidewalk areas and increased
buffering from parked vehicles can be accommodated in
Downtown Buda. Note that the width shown may vary at
different points along Main Street.

Before and after projected dimensions for
sidewalks, angled parking and vehicular travel
lanes along Main Street in Downtown Buda
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5. Greenbelt Park Improvements and 6. Buda Library
The Greenbelt area north of the current library site is frequently used
for downtown events. In recent years, it has been considered as
a location for additional close-in surface parking for the northern
end of Main Street, but its value as a downtown event location and
public space makes it irreplaceable.
It has been reported that the site does hold water during rainfall
events, and this should be addressed through regrading when the
park is improved.
The existing gazebo remains a centerpiece of Downtown Buda,
and is included in the re-configuration of the Greenbelt Park.
The Greenbelt Park (Action 5) is intended to be configured for
every-day use as a beautiful contemplative signature public space
in Downtown Buda as well as a location for events. Walkways
should encompass the event lawn area, and new garden-like
landscaping should be installed in the area between the lawn and
Main Street to create a vegetative buffer. A terminus sight-line

5
6

feature should be incorporated at the end of Elm Street and the
Greenbelt Park.
Buda’s City Library will probably move to a larger location within
a few years, and the existing library building will be re-purposed
into either another public use or as a new commercial opportunity
(Action 6). Either way, the end of the library that faces the
Greenbelt should be “opened” up to create indoor/outdoor
spaces that increase the versatility of the Greenbelt and that allow
easy access to restrooms and event operations inside the building.
This concept is shown on the images for a similar facility on this
page.
The concept plan for the Greenbelt Park is shown below and on the
following page. This is considered to be a high priority action.
Projected Cost Range:
$700,000 (excluding
Library building
conversion)

Existing rear of Library Building and the Downtown
Gazebo

Illustration of similar building with strong indoor/
outdoor spaces as proposed for the Library building
(when no longer used for Library purposes)
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Perspective - Proposed Greenbelt Park Improvements
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7. Austin Street Improvements
Austin Street has been identified as a transition
zone between the commercial uses along
Main Street and the existing residential areas
on the west side of the street and on San
Marcos Street. The service areas of Main Street
commercial uses face Austin Street, and are
unattractive and a nuisance to area residents.
The existing street pavement section is 22+/feet wide with open swale drainage and large
trees within the right of way.
Over time, the desire is for the Main Street
side of Austin Street (east side) to convert to
a mix of businesses and residences that face
the street. On the west or residential side,
a mix of residences and residential scale
businesses that are compatible in scale,
design, operations, and function with existing
residences is recommended. The proposed
long-term street cross-section incorporates onstreet parking on at least one side of the street,
as well as sidewalks on both sides (as shown in
the section on the following page).
To accommodate that change, improvements
to the alley between Austin and San Marcos
Streets will be required to convert area
properties from front yard driveways and
garages to rear driveways and garages. Until
those alleys are improved, existing driveways
along Austin Street should be preserved.
No new driveways should be allowed to
accelerate the transition to alley access.
Short term, designated loading areas to be
shared by businesses within each block should
be identified and signed. More permanent,
well-designed, dumpster sites should be
identified and developed by property owners
and businesses, rather than the current sites
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designed to facilitate garbage disposal truck
movements only. Timing for dumpster pickup
should be regulated in conjunction with waste
disposal entities, so as to avoid disruptive
early morning pickup times. The City of Buda
should take an assertive role to promote these
changes immediately.
Traffic calming features, such as small traffic
circles, road tables or lane constrictors should
be installed at the intersections of Austin/Elm
and Austin/Peach. These are discussed further
in this chapter.
Austin Street Improvements are both short
term and long term in nature. Improvements
to address impacts to area residents from
commercial parking, loading and trash pickup
should be implemented as soon as possible.
Longer term changes to the street to add onstreet parking are considered longer term.
Short-term improvements are considered to be
a very high priority action.
Projected Cost Range: Short term $50,000
Long term (improvements to the entire length
of the street) $1,500,000
		

Existing Austin Street, illustrating narrow street pavement section, large trees within the right-of-way,
obstructive overhead utility lines, and poorly organized on-street parking and dumpster placement

Changes on the residential side of the street will be
accommodated as new infill occurs and as the rear alley is
improved.
Note the intent for businesses to face Austin Street in the future,
rather than use the street as a de-facto service alley. This will
address aesthetics as well as help screen nuisance issues such
as loading and unsightly trash disposal.

Existing Section - Austin Street
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Proposed long-term Austin Street plan recommends
incorporating on-street parking and sidewalks on both sides of
the street. Initial changes will occur on the east side of Austin
Street as shown in the section below. The width of the existing
travel lanes will remain similar to what they are today. Street
trees will be added where feasible.
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8. Railroad Street (improvements
to the existing street, and long term
extension to Goforth Road)
Railroad Street north of Houston Street
has been identified as a location for
new commercial and mixed use infill
development. The recently developed
buildings at 203 to 207 Railroad illustrate
how new two story buildings can begin
to visually tie Railroad Street into the Main
Street corridor and create an extension of
the downtown. The illustration on the facing
page conveys the potential characteristics of
development along Railroad Street.

development of the connection
may wait until downtown
development activity increases. The
connection will provide another
route for Main Street traffic. It also
will make new development along
that extension face towards Main
Street, solidifying the connection
between Main and Railroad as two
portions of the same Downtown.
Alternative routes may need
to be explored depending on
where connections are feasible.
Improvements to Railroad Street are
identified as Medium term priority.

Lots along this section are generally deep,
and vegetation along the rear lot lines should
be preserved to buffer adjacent residences.

Projected Cost:
Houston Street to Main St. - $500,000
Houston Street to Goforth - $760,000

Parallel parking along the railroad side
of the street is recommended, along
with parking (60° angle preferred)
on the development side. Wide
pedestrian ways, street furnishings, lights
and trees should be included to visually
link Railroad to Main Street. Preserving
the existing open drainage is more cost
effective in this area.

Railroad Street Recommended Cross-Section (note that right of
way for 60° angled parking to be provided by adjacent properties)

Sidewalks at Houston Street will be
the only way to cross the rail corridor.
These should be improved to create an
8’ to 10’ landscaped pedestrian way
across the tracks leading to City Hall
and public parking along Main.
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Right of way acquisition to extend
Railroad Street to Goforth Road
should begin immediately, and the
City’s Transportation Plan should be
amended to reflect the inclusion of
the recommended extension. Actual
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Recommended future extension of Railroad Street to connect with Goforth Road
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9. Other Intersection Improvements
Beyond the intersection of Main and Live Oak (FM 967), other
intersections in Downtown Buda should also be improved over time.
These improvements serve to highlight pedestrian crossing areas
and create a more unique character in the downtown area. These
intersection improvements can take place when major resurfacing
or utility improvements are scheduled along Main Street.
At a minimum, paver crosswalks are recommended, along with
landscaped islands at each corner. The location and order of
importance of these alternative intersections is shown below.
Projected Cost Range (per intersection) - $200,000 to $350,000

2

3

1

1
1
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2

Downtown residents noted the dangers posed by frequent cut-through
traffic along Austin and San Antonio streets. To reduce speeds on
these slower neighborhood streets, traffic calming techniques should
be considered.
A variety of features (as shown on this page) can be installed to
divert or slow neighborhood traffic. The narrow pavement section
and the use of these streets by area waste and emergency vehicles
may currently preclude the use of traffic circles. In the interim,
attractive brick or stone raised traffic tables (1 and 2) should be
considered. Chicanes (3) or pinch points at intersections (4) can also
be considered. Blocks that should be considered as locations for one
of these treatments are shown on this page.

1

3

2

4

Projected Cost Range (per intersection) - Varies based on treatment

1

1

1

1

1
1

1
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10. Traffic Calming in Near Downtown Neighborhoods

1

Recommended locations for downtown neighborhood traffic calming
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11. Additional Shared Surface Parking
As noted earlier, a vibrant downtown has to have both residents
nearby and a variety of activities in the area. Everyone has to have
a reason to come to the downtown area. The potential exists to
triple the current 60,000 square feet of non-residential uses over the
next decade. The parking needs of that development may exceed
400 to 600 additional parking spaces. The location of those future

The Downtown Master Plan recommends that shared public/
private parking areas be developed, as opposed to each property
owner developing their own micro parking areas. These shared lots
may include both larger and more efficient satellite lots, as well as
smaller parking areas shared by multiple users in one block. The

6

1
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parking areas should be carefully considered so as to not transform
Downtown Buda into one large paved parking lot.

8

2

4

4

4

8

4
6

3
7

5
9

7

5
7

8

1 - Potential leased parking (or purchase and lease-back) from
church (30+/- spaces, could be used for high visitation periods or for
employee parking)
2 - Potential leased parking for public use from Trimeric (20 spaces)
3 - Restriping of existing library parking area (adds 3 to 5 more
spaces)
4 - New shared service/employee parking areas along Austin Street
(25+/- spaces)
5 - Formalized on-street parking along Railroad Street (40 to 60
additional spaces)
6 - New angled parking along north Main Street (10+ spaces)
7 - New shared visitor/employee parking areas along Railroad (as
redevelopment occurs) (40 to 60 spaces)
8 - New on-street parallel parking spaces (Austin, San Marcos, San
Antonio and Elm Streets) (50+ spaces)

parking” standard, to better control entities that may deliberately
overpark their developments. Finally, the City should be flexible
and encourage new developments to creatively address their
parking needs.
New or improved parking areas must be screened by vegetation or
walls, must have shielded lighting to allow evening use, and where
necessary must be connected to the downtown sidewalk network.
Longer term, structured parking may be needed. A location
(9) near the corner of Houston and Railroad Streets should be
considered, with a maximum height of three parking levels above
grade. Combined with one below grade level, the structure could
accommodate up to 200 parking spaces. At between $12,000 to
$15,000 per space, structured parking is expensive, and should only
be included when demand calls for it. The possible addition of a
Lone Star rail stop could prompt the need for a parking structure
in downtown. Initially a surface lot could be built, and a garage
constructed when later when warranted. A Lone Star Rail station
tax increment finance district, if used, should help fund both surface
and parking structure development.

These additional parking areas can add approximately 300 to 400
new spaces to the downtown area.
City owned property at the corner
From a regulatory standpoint, the City should
of Houston and Railroad could be
consider waiving any parking requirements
combined with other area properties
for the initial 1,000 sf of new non-residential
and used as a site for a future parking
development. A fee in-lieu of parking that
structure. The configuration shown is
would help to develop more efficient shared
conceptual and can vary. The corner
parking should also be considered. Consider
of Houston and Railroad is a strategic
implementing a “maximum amount of
location, and should incorporate an
attractive mixed-use development that
screens surface parking and allows for a
future parking structure if needed.

Example of a mixed-use parking structure with
retail on the bottom and parking on the top
two levels
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larger lots may include public funding, while the smaller lots should
be development funded and required as new or infill development
occurs. Locations to add parking may include:
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12. Future Uses for City Hall and Lone Star Rail
It is likely that a new Buda City Hall will be built at some time in the
future as the City continues to grow. The current city hall building
occupies a prominent location in the downtown area, and can
serve a variety of uses, including any combination of a Chamber of
Commerce or Economic Development Corporation office, a visitors
center, an arts or business incubator, and as the rail station for a
planned Lone Star Rail station in Buda.
The rail station in the very heart of Buda could benefit the city by

making commutes to and from Buda much easier. The City Hall
building, especially the Council Chambers portion of it, create an
ideal waiting area for commuters. The existing council parking
area can serve as a “kiss-and-go” drop off for rail users. Enhanced
connections from parking along Railroad Street are needed and
are shown on the illustration on this page.
Existing staff parking on the north end of City Hall can be
maintained or converted into a green area at the terminus of Live
Oak (FM 967).

Detail illustrating the future Lone Star Rail adjacent to the converted former City Hall building
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14. Buda Elementary Site (long term)

Working with Buda Elementary staff and the Hays Consolidated
Independent School District, add benches, shade structures, gates
and entry features to encourage use of the upper elementary
school play area as a mini-park after school hours. The mini park
feature can be used as a centerpiece/attractor for redevelopment
of the area around the school.

If future consolidation or changes in use of the upper and lower
campuses of the Buda Elementary School occur, work with the
School District to preserve the historic components of the campus
and to use it as a catalyst for redevelopment near the school site.

Enhancement of the front play area of Buda Elementary to create a mini downtown green space
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13. Create A Mini-Green Space for Downtown
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15. Extending Downtown’s Character

•

Create a strong pedestrian linkage between the historic
Downtown and this area, employing wide sidewalks (8 to 10
foot width) on both sides of Main as the new development
occurs.

•

Work with area franchise utilities to bury or re-locate overhead
power and utility lines running along Main Street.

•

Enhance floodplain areas along Main so that they become
assets. Encourage the development of ponds with permanent
water as signature gateway elements leading into the
downtown area. Incorporate trails and bicycle connectivity.

Northeast Along Main Street
Historically, Buda’s Downtown begins at the Railroad tracks and
the intersection of Main Street with San Antonio Street and Garison
Road. Properties along Main Street northeast of the tracks are
much more rural in their appearance between Garison and the
entrance to Stagecoach Park.
The Transportation Plan identifies a potential daily traffic volume
along Main exceeding 40,000 vehicles per day. Furthermore, the
Transportation Plan recommends that Main be widened to
4 lanes without a median. It is anticipated that the 4 lane
section would incorporate a 5th center turn lane at key
intersections to facilitate turning movements.
As development interest grows, these properties along
Main will begin to transition to more urban uses. It is vitally
important that the character of these areas complement
and even enhance the approach to the Downtown area.
In essence, they create a gateway into the traditional
downtown area, and can add vibrancy and additional
attractions to the core area of Buda.
The following development recommendations are made for
this area.
•

Where not impeded by existing trees, require buildings
to be pushed closer to the front property line, using a
“build to” line. This will help to promote a more urban
appearance to the area.

•

At all costs, preserve any remaining legacy or mature
trees in this corridor, and incorporate them into the front
yards of new development. The desired look will be one
of buildings with “ranch” style front yards that remind
everyone of Buda’s more rural past.

•

Require parking to be placed in the rear of new
development, with clearly marked access from Main St.

•

Require that new development in this area be at least two
stories in height, so as create a strong building envelope
on either side of the road.

BUDA DOWNTOWN MASTER PLAN
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Development along Main Street area between Stagecoach Park and Garison Road should
compliment the Downtown area and extend Main Street’s character into this area.

Encourage mixed use developments in this
area, but maintain commercial and retail uses
along the Main Street frontage.

The following recommendations are made for the
widening of Main Street in this area:
•

Work with area property owners to
incorporate existing trees into the design of
the roadway. Consider partial medians in
some areas, or re-alignments of the roadway
and deviations from a straight line to preserve
existing trees. In other words, allow room to
deviate from a standard cross-section into
variable sections that create character.

•

Consider the use of a 3 lane section instead of
a 4 lane section. Capacity of a 3 lane section
can be as high as 80 to 90% of the 4 lane
section without a center turn lane. However,
a 3 lane section may not handle the high
peak hour volumes that are anticipated.

•

Consider developing alternative routes. At
40,000+ vehicles per day, Main Street’s
current character will change dramatically.
Additional routes proposed by the
Transportation Plan (such as the extension of
967 to IH-35) should be considered in light of
their positive impact on Main Street Traffic.

•

Consider re-introducing a continuous or
partial median in this area to enhance the
gateway treatment into the City.

•

At 40,000 vehicles+ per day, 5’ wide onstreet bicycle lanes may not receive much
use due to discomfort with the high traffic
volumes. Consider instead alternative bicycle
treatments such as a) incorporate a wider
buffered bicycle lane on either side, b) a
protected “cycle track” or c) consider the use
of a wide sidepath (with the understanding

that driveway and street crossings of the
sidepath will require significant attention to
detail as they are developed).
•

Encourage or even mandate road
and parking lot connections between
developments that parallel Main Street. This
will provide additional connections for local
traffic and reduce the need to use Main
Street.
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•

Consider alternative roadway configurations for Main Street that create a strong gateway
feeling. Notice the dramatically different character of the 3 lane section versus the 4 lane
roadway. Medians also provide significant benefits in reducing the impact of a large amount of
pavement. “Rural” landscape setbacks could help to preserve the current rural appearance of
the corridor.
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16. Downtown Lighting
Downtowns can be magical places at night, and lighting
can both convey a strong sense of safety as well as make the
downtown an attractive place to visit in the evening. A variety of
lighting fixtures types are used in the downtown area. In particular,
fixtures with a historic flavor (similar to those that have already
been used) are recommended.

In addition, overhead string lighting as shown on this page can be
considered along portions of Main and Railroad Streets to add a
year round festive appearance to the downtown area. Adequate
traffic clearance should be preserved.
Allowances for lighting are included in the projected costs for
Main Street, Railroad Street and park improvements. Traditional
street lighting are also considered for Austin Street and Live Oak.

String lighting, as illustrated in the images below, can add a yearround festive appearance to the downtown area.

Existing lighting in Downtown Buda incorporates
fixtures with an antique appearance.
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RECOMMENDED POLICY/OPERATIONAL
ACTIONS
Public investments and improvements can only go so far
when enhancing and revitalizing a downtown such as Buda’s.
Implementation will be done, in large part, by the private sector
including developers and other interested entities. Therefore, the
City of Buda and downtown stakeholders must take steps to ensure
the right regulatory and management/operational environment is
in place to strengthen the downtown area.
Recommendations in three key areas are included in this section:
■■ Management Recommendations - To help guide and
implement plan actions.
■■ Operational Recommendations - Such as parking and hours
of operation to help maximize the efficiency and viability of
downtown businesses and destinations.
■■ Development Oversight/Review Recommendations - To help
guide redevelopment and new development as it occurs.

Management Recommendations
Downtown Buda currently has no overall management entity
or person. Oversight or governance of downtown activities is
undertaken by the following departments or groups:
■■ City Planning Department staff provides guidance through
enforcement of current city regulations and development
requirements.
■■ Planning and Zoning Commission members review development
proposals, and provide recommendations to the City Council.
■■ The Historic Preservation Commission reviews improvement or
development proposals within the historic district of Buda, which
includes all of Downtown Buda.
■■ The Downtown Buda Merchants Group is a voluntary group
of interested merchants and businesses who collaborate on
downtown activities, joint marketing and other actions related
to the downtown area. Participation is voluntary, and not all
area property owners participate.
■■ The Buda Tourism Department helps to promote the downtown
area.
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■■ The Buda Economic Development Corporation provides
incentives for building renovations through its facade, awning
and sign matching grant program (funded by sales tax
revenues).
Each entity targets a different policy or implementation area that
affects Downtown Buda, but no one entity is tasked with overall
management. The closest entity is the Planning Department,
which interacts frequently with businesses and property owners as
well as other departments, but Planning’s overall workload and
responsibilities leaves their staff little time to focus on addressing
downtown opportunities and needs.
Participation in the State of Texas Main Street Program has been
discussed in the past, but concerns were expressed over the three
year mandated staffing requirement. The City of Buda did apply to
be apart of the program in 2013, but was denied because many of
the resources needed, such as planning and design assistance, are
already available through city staff.

Management Recommendations:
Establish a half-time city staff position to help manage and
coordinate downtown issues - The strengthening of downtown is
critical to the growth of Buda as a premier community in Central
Texas. The city’s planning department continues to be the central
point for both development and management activities in the
downtown area. Having a person dedicated to pursuing the
actions set forth in this master plan is vital.
That person would help coordinate events, enlist support for
activities, focus on grants and other key funding opportunities,
and serve as a liaison between the City of Buda, the Buda Area
Chamber of Commerce, and the Buda Economic Development
Corporation.
The hired planner/downtown manager should have a background
in both downtown coordinating and planning/design. The
position would be charged with coordinating activities related to
the downtown and heritage areas of Buda. Given the size of the
downtown and Buda as a whole, the efforts of this staffing member
might require 20 to 25 hours per week.

Enlarge Merchants Group into a downtown association - Downtown
Buda needs a strong oversight entity that represents all downtown
interests, not just merchants and business owners. Area property
owners should also be actively engaged. Work with the Chamber
and the Downtown Merchants Group to provide support and
enlarge participation expanding the current Merchants group to
include an even larger representation of downtown stakeholders.
Consider adding additional membership incentives. Membership
can be built into lease agreements. These were validated by the
1969 New Jersey Superior Court case of Moorestown Management
v. Moorestown Book Shop, which ruled in favor of the lease clause
that indicated the tenant must pay any applicable assessments
or dues, participate in events and follow the group’s rules and
regulations (source: http://smallbusiness.chron.com/merchantassociations-41816).
Additional benefits such as enhanced marketing of members (vs.
omitting non-members can be used to incentivize participation in
the Downtown Merchants Association.

Operational Recommendations
From an operational standpoint, four key areas stand out in
Downtown Buda - the mix of businesses in the downtown
area, employee and staff parking, loading and service area
configurations, and hours when open for business. All four are
concerns frequently faced by downtowns everywhere. Given the
size of Downtown Buda, the impacts of these operational issues
(i.e. such as hours of business) on other businesses are magnified
exponentially across the entire downtown, and collective solutions
are needed.

Recommendations
1. Mix of uses in the downtown area - Currently, Downtown

Buda has approximately six eating establishments (two with an
entertainment component), three antique stores, a drug store,
several professional/medical offices, several beauty salons and
three to four retail stores. The Old Mill currently has a major
redevelopment plan and an EDC 380 Agreement.
To attract visitors, Downtown Buda relies on its major restaurants,
its evening entertainment destinations, and visits to medical,
accounting and other professional offices in and near the
downtown area. The existing retail antique stores have less areawide retail strength and are not significant enough to serve as a
major attractor to Downtown Buda.
Given the current size of the downtown area, Buda can choose to
expand the amount of space available for new businesses, or can
focus on one to two key areas that feed off each other. The former
would use size to broaden the appeal of the downtown, while the
latter would target entertainment and restaurant uses and new
speciality retail to attract visitation to the downtown area. This plan
recommends a mix of both of these approaches.
Recommendations - Consider the following recruitment efforts for
Downtown Buda:
a) Target the recruitment of retail “anchors” for the downtown
area. These may include multiple retailers specializing in
antiques, unique furnishings, used goods, books, or other
specialty items. Consider also consignment antique entities, but
these will require larger spaces than what is currently available.
Create special incentives that can be used to target sales tax
generating businesses for the downtown area. Consider hosting
events on a regular basis that generate interest in specialty retail
and vending.
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This master plan recommends that the person has previous
downtown experience, but also with grant and event experience
as well. The person might be funded by the City of Buda, the
Buda Area Chamber of Commerce, by the Buda Economic
Development Corporation, or by a combination of all three entities.
It could also be funded as a tourism position within the city.

b) Target additional dining and entertainment venues for the
downtown area. These are a more realistic fit for the unique
qualities of Downtown Buda, but impacts with nearby residential
areas need to be managed. However, with thoughtful design
and management, they extend the life of downtown and should
be a core component of the downtown area.
c) Enlist cultural and art entities to locate in the downtown area.
Once vacated, consider using city owned buildings such as the
Library and a portion of City Hall as locations for arts incubators
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or galleries.
d) Encourage the establishment of a bed and breakfast in or
near the downtown area.
2. Employee/staff parking - The previous chapter addressed
locations for additional parking, but an immediate fix may be for
businesses in the downtown area to self regulate employee/staff
parking.
Recommendation for employee staff parking:
a) Instead of occupying valuable customer parking, each
business should have clearly defined rear or remote parking for
staff and owners. Downtowns everywhere frequently encourage
staff to park remotely or in rear alleys, but unless it is mandated,
employees are tempted to use customer parking.
b) City staff and the Merchants Group should establish clear
designations for where staff and owners will park. If needed,
internal areas on lots for staff parking should be developed.
c) If needed, use a sticker program, where employee vehicles
have a special sticker that identifies their vehicle and lets
them park in specific areas, while prohibiting parking in others.
Downtown Association members should enforce these rules.
3. Loading and Service Area Issues - Typically, most downtown
or main street commercial areas are served by a rear alley. In
the case of Buda, Austin Street was developed at a distance
that precluded the development of an alley, and Austin Street
(mainly between Live Oak Street and China Street) has become

Example of obtrusive dumpster location at the corner of Pecan and Austin
Streets. The location facilitates quick emptying by the waste disposal firm but
creates a negative neighborhood impact.

the defacto loading and service corridor for businesses that front
on Main Street. The lot sizes are not always large enough to
accommodate internal service areas, and installing new service
areas would impact existing trees or create unsightly large paved
areas in the middle of the downtown.
Currently, delivery trucks park
in Austin Street and unload at
different times (including early
morning and evening) that disturb
adjacent residents. Due to the
width of the trucks and the narrow
pavement cross section on Austin
Street, traffic can be impeded for a
period of time.
Large trash bins are also placed
adjacent to the edge of pavement
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Examples of attractive and context sensitive dumpster screening (can be modular or made of permanent block
or brick walls (image source: left - dumpstermate.com, right dumpstergates.com)
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Locate these dumpsters in less obtrusive locations (preferred
solution).

Recommendations for loading:

e) Moving forward, require that a dumpster pad be placed
inside the property boundaries of each business (preferred
solution). The location would be adjacent to a driveway that
could accommodate a collection truck, or a new driveway
would have to be developed. A special one-time grant
program, similar to the EDC’s facade grant program, could
be implemented for a year or two to help businesses along
Austin Street defray the cost of meeting new trash dumpster
requirements.

a) Establish and enforce specific allowed loading time periods.
While these may inconvenience suppliers and business owners,
they are necessary to minimize the impact on area residents.
Also establish and enforce a maximum loading timeframe per
business (i.e. 30 minutes maximum).
b) Install pavement markings that designate specific loading
areas in each block of Austin Street, as well as along China, Ash
and Elm Streets (China Street is too narrow to accommodate
loading and still allow passing). These markings should simply
indicate the beginning and end of a loading zone. Signs should
be added to designate these areas as temporary loading areas.
Recommendations for waste disposal:
For waste collection, both location and smells coming out of the
containers are a concern. Larger trees along Austin Street also
impact the overhead clearance needed when the bins are lifted
over the garbage truck. A variety of solutions can be implemented.
a) Convert to smaller roll-out bins where not needed by
commercial entities (preferred solution). Some of the larger
dumpsters may not be needed for the volume of waste being
generated, but may be used simply because they are less
expensive than smaller multiple bins. The city might have to
broker a negotiated cost with the waste provider.
b) Create common collection points per block (one to two per
block) and install a concrete pad and brick wall screening for
dumpsters. This would require business staff to roll garbage a little
further, and by being fixed, creates a permanent street impact.
c) Relocate some dumpster pickup points to side streets such as
Peach, China, Ash and Elm rather than Austin Street. This may
require a more circuitous route and will have to coordinated
with waste service provider, but lessens the impact on adjacent
residents (preferred solution).
d) Explore the use of compactor dumpsters, which may allow
the use of less dumpsters and sharing by adjacent businesses.

4. Hours of Operation - Having regular and known hours of
operation is a key requirement for any commercial area, and is one
of the single most important attributes of a successful downtown.
Customers and visitors generally know when they can expect a
business to be open and are used to general business hours.
Each of the 14+ businesses in Downtown Buda should serve as an
overall attractor to the area. When several are closed or have
variable and unpredictable hours of operation, they diminish the
overall attractiveness of downtown as a destination.
Conversely, small business owners in many downtowns do not have
the sales volume to hire staff for extended hours, and do not have
the ability to staff their business for long days. They are often forced
to choose when the most valuable block of time to stay open is,
and close during other parts of the day or evening.
Recommendation - Alternative strategies may be used in
Downtown Buda. They include:
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along Austin Street, as opposed to the more traditional internal
location on each site.

a) Agree upon and set minimum required times to remain
open - While a governmental entity cannot mandate when
a business may operate, a downtown association such as the
Buda Merchants Group can work with its members to incentivize
remaining open during certain agreed upon and reasonable
hours. In particular, late afternoons, evenings and weekends
are key times when a downtown should be active and alive.
b) Jointly recruit and train a pool of young adults to serve as
temporary help to keep stores open. These temporary staff
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members could fill in at different venues on an as needed
basis to help smaller stores remain open. Students from
nearby universities, especially those studying business or
entrepreneurship could also be used for this staffing pool.

Development Oversight and Regulation
Development in Downtown Buda is guided by a variety of existing
ordinances and standards, as well as the city’s zoning code. These
regulations seek to establish a certain quality of place by focusing
on the form of the buildings and the formation of quality public
spaces such as streets and sidewalks.
A high degree of guidance and oversight is provided by the city’s
ordinances and from multiple boards and the City Council. In
general, this very intense level of oversight and discussion protects
the city from inappropriate and incompatible development in the
historic area. However, it may also serve to discourage creative
and needed infill investment in the downtown area by focusing
on individual design nuances and not the larger picture of adding
vibrancy and new development to the city’s downtown.
Development in downtown should be guided by design-based
regulations. These regulations seek to establish a certain quality
of place by focusing on the form of the buildings and formation
of quality public space such as streets and sidewalks. These
development regulations go beyond traditional land use zoning
by establishing rules that regulate street frontage, sidewalks, and
building placement to create the public area between buildings.
The city’s regulations should seek to:
■■ Allow a mix of uses to achieve the densities necessary for a
successful downtown and construction of some new denser,
high quality housing such as brownstones and town homes (the
existing Bella Vita development near Downtown Buda serves as
a local example).
■■ Require better urban design for new infill buildings through
building placement, building character/material standards
that matches the look of Downtown Buda, and streetscape
standards to create a unique and strong sense of place.
Recommendations regarding development guidance are as
follows, and should be incorporated into updates of the city’s
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Existing Downtown Buda Zoning Map (City of Buda)

development codes.

Zoning
The majority of properties within the downtown are zoned mixed
use or medium density residential. In addition, both the Central
Business Overlay District and the Historic Overlay District standards
apply to properties in Downtown Buda.
The Central Business District Overlay standards encourage
traditional downtown development, while the Historic District
standards require development to follow the city’s Historic
Standards and Guidelines.
Both allow reasonable height standards, with a maximum of 35’ in
residential areas and 45’ along Main Street. However, the historic
guidelines also require size, material and character compatibility
with adjacent historic structures in the same block, and since most

Existing zoning for the downtown area is
shown on this page.

Historic District Guidelines
The city’s Historic District Design Standards
and Guidelines, adopted in June 2013,
provide regulatory guidance in the
historic area of Buda, which includes
Downtown Buda. The guidelines apply to
all development, whether new or additions,
within the district. For non-historic structures,
the guidelines are intended to include
somewhat greater flexibility. However, in
practice, that level of flexibility can lead to
difficulties in interpretation.
Recommendations regarding the Historic
District Guidelines primarily refer to areas
along Railroad Street, Main Street and the
residential areas along Austin Street and
San Marcos Street. The larger historical
neighborhood along Cedar Street is
important to the health of the downtown
area but is generally not impacted by any
Downtown Master Plan recommendations.
For residential structures, the guidelines
call for new residential development to
be similar in appearance and scale to
buildings in the same block face. Given the
importance of and need for new and more
dense residential in and near downtown,
the following considerations for new
residential or mixed use development that is
further than two lots from a historic structure
should be considered:

Example of a location where future replacement
structures that are similar in scale to existing buildings
along Main could provide quality long-term infill for
Downtown Buda

Example of a “suburban” style home design that is
not compatible with the future desired residential
character of Downtown Buda

■■ The ability to
replace smaller,
simple nonhistoric residential
structures with
new compatible
but denser
development
types (such as brownstones) rather than
mimicking the existing smaller scale
houses in the area.
■■ Restrictions on allowing new “suburban”
style residential architecture (such as
the existing downtown residence shown
on this page), even in blocks with no
historical proximity. Instead use form
based principles to create unique
downtown styled residential infill.
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existing historic structures are much lower in
height, generally preclude much in the way
of multi-story buildings in Downtown Buda.
The city’s standards also allow for a 10%
parking credit for mixed use developments.

■■ Closer placement to the curb line in
residential areas.
■■ Development of a higher percentage
of the lot (allow more impermeable
coverage in this area only, as long as
local drainage needs are addressed).

Examples of residential types that are compatible with
existing homes and that can bring more residents to
neighborhoods in and near Downtown Buda
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■■ A maximum height of 2.5 floors rather than variability from block
to block.
■■ Generally promote masonry construction for commercial
buildings. Allow both masonry and frame development for in
residential areas, and maintain the use of traditional detailing
that is compatible with nearby historic buildings.
■■ Larger secondary structures, including the use of accessory
dwelling units (mother-in-law suites or small rental units).

For new commercial structures, the current standards encourage
compatible infill development and should be maintained. Key
modifications to consider include:
■■ Rather than conform to the existing height on blocks with less
historic influence (for example along Railroad Street) encourage
or mandate two story heights and mixed uses. In limited cases
along Main or Railroad, encourage three story heights.

Sample downtown form-based overlay code for Rockport’s Heritage
District by Gateway Planning Group. Source: City of Rockport
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The Comprehensive Plan recommended that Buda consider
implementing form-based design criteria for the downtown area.
Given the relatively small size of the downtown area, a completely
new formed based code may not be necessary, unless used for
other commercial areas of the city. However, additional form
based regulations and a consolidation of the Central Business
District and Historic District overlays should be considered. These
should incorporate the preferred components of the current
overlay districts and historic compatibility requirements. They should
focus more on the qualities of proposed development rather than
establishing minimum standards and dimensions that become
the default standard. The example on this page is from the City
of Rockport’s Downtown Heritage district, and incorporates many
similar features. By focusing on the design needs of specific sub
areas, such as different portions of Main Street, Austin Street and
Railroad Street, the form based overlay would establish the type
“form” or volume that buildings should take to fill in the remaining
gaps in development.
Specifically, the combined overlay regulations should focus on:
■■ Set up unique character districts - Tailored standards would be
set up for character districts along Main Street, Railroad Street,
Austin Street, and the remaining other portions of downtown.
Austin Street in particular should have specific standards that
balance the need to transition between commercial and
residential uses.
■■ Parking - Reward creative solutions to the placement and
quantity of parking, and allow lower required parking ratios in
the downtown area. Emphasis should be placed on public
on-street parking rather than excessive off-street parking areas.
Ratios calling for 1 off-street space for every 350 to 400 square
feet of developed area should be considered. Facilitate the
development of shared parking areas within each block that
can minimize the need for parking on each individual lot.
■■ Provide reasonable buffering for the few remaining residential
uses along the east side of Austin Street; but not excessively so,
especially since those residential areas could ultimately transition
to other uses.
■■ Building types and form - Require building forms and designs
that are flexible and that can accommodate different uses. For

Example - Accessory dwelling unit over garage (accessory dwelling
unit. org) This building also illustrates a more appropriate scale for a
downtown or near downtown area, with more of the lot occupied by
the structure and less vacant area.

example, the buildings at 203-207 Railroad can function well as
retail, office or even residential uses.
■■ Lot placement and relationship to adjacent streets and other
buildings - Provide specific governance on setbacks, build-to
lines, and required streetscape.
■■ Accessory dwelling uses - Recognize that the downtown
area benefits from a higher number of close in residents, and
create standards that allow accessory dwelling units byright. Accessory dwelling units are fully equipped attached
or detached secondary residential units on the same lot (with
kitchen and bathroom) that can be occupied by a non-family
member. An example is shown on this page.
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Design Standards Recommendations

Benefits of accessory dwelling units include increasing the
density of downtown without impacting the character, creating
affordable rental housing within downtown, supplementing
homeowner income to help alleviate the cost of maintaining an
older structure, and facilitating “aging in place.”
Ensure that windows are placed to preserve privacy in adjacent
lots, and provide off-street parking for these secondary
residential units.
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MOVING DOWNTOWN FORWARD
It cannot be repeated enough in this plan - Downtown Buda is the
heart and soul of the city, and enhancements and improvements to
the downtown area are strongly supported by the residents, elected
officials and staff of Buda.
There is a strong imperative to begin to take action, to aggressively
take advantage of current opportunities to create a great
Downtown Buda. This chapter summarizes and prioritizes the
actions recommended in previous sections. Several key principles
guide these implementation recommendations for Downtown
Buda.

Implementation Principles
Proactive - Regarding Downtown Buda, the City and downtown
stakeholders should adopt a proactive stance - act to shape the
downtown, rather than letting it be shaped by other forces.
Catalytic - Actions recommended in this chapter focus on setting
the stage or creating examples for others to follow. For certain
key areas, such as the buildings at corner of Main and Live Oak,
change must be accelerated and given a high priority.
Partnership driven - Almost all of the actions in this plan should
include the possibility of multiple partners coming together to make
efforts happen faster and with more reliable funding. Partners
include the City of Buda, the Buda Economic Development
Corporation, the Buda Area Chamber of Commerce and the
Downtown Merchants Group. They will also frequently involve
private sector development entities. Each may have separate
areas of responsibility as outlined in this section.
Significant investment by the private sector and individual property
owners is still the key - The city’s role in improving downtown is to
unify individual property owner interests and to guide all entities in
one direction. However, most new improvements will actually be
constructed by the private sector as renovation occurs.
Incentive based - Where appropriate to promote the city’s goals,
the City of Buda should use zoning or reimbursement incentives to
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accelerate key components of the plan. However, the city should
evaluate each proposal to be sure that the assistance occurs only
when significant benefits are likely.
Continue to include significant citizen, business and property owner
stakeholder participation - All actions related to this plan will include
extensive property owner, business and resident participation.
Staffing - As mentioned previously, a staff person dedicated to
addressing the needs of the downtown area needs to be hired. A
half-time staff member is recommended initially, and should be
placed within the Planning or Tourism Departments. A funding
source for this position will need to be identified.
The importance of public investment - Investment has inherent
risk, and before such private investment occurs, it needs to be
reassured of the future conditions and status of an area. All of the
entities involved in revitalizing the downtown area need to take the
first step in making that reassurance by investing public monies into
downtown. Public investment not only creates a more appealing
environment to generate private investment, but also demonstrates
to private investors the importance of the downtown area to the
city.
Plan Flexibility - As with any master plan, this plan should be
reviewed and updated periodically to ensure that it addresses
current needs in the downtown and the city as a whole. Reviews
every two years are recommended, and more significant updates
can be prepared every five years.

KEY ACTIONS
Recommended actions, in priority sequence, are shown in the
tables on the following pages.

#

Action

Need for Action

1

Main Street/FM 967 intersection improvements

2

San Antonio Street improvements

3

Pedestrian improvements along Main Street (Peach
to Elm Streets)
Greenbelt Park improvements

Provides traffic relief,
enhances area streetscape
Provides traffic flow
improvements, addresses
cut through traffic, provides
additional parking
Creates wider pedestrian
areas, additional parking
Improves Greenbelt Park for
downtown outdoor events
Addresses noise and odor
along Austin Street

4
5

Address dumpster and loading areas issues along
Austin Street

6

Address parking along Railroad Street

7

Houston Street pedestrian improvements

Future parking for Lone Star
Rail and area development
Re-connects two sides of DT

Responsible
Entity
City of Buda

Potential
Timeframe
12 to 24 months

City of Buda

1 to 3 years

City of Buda

2 to 5 years

City of Buda

2 to 5 years

City of Buda

Begin
immediately

City of Buda

2 to 5 years

City of Buda

2 to 5 years

Responsible
Entity
EDC

Potential
Timeframe
Begin January
2015
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Downtown Public Spaces Investments

Funding / Incentives / Grants
#

Action

Need for Action

1

Increase dollar value limits of individual facade/
sign/awning grant based on level of improvements
proposed. Increase overall matching grant funds
by 50% to 100% for 2 to 5 year timeframe. Increase
promotion of the program to obtain a greater
number of proposals and accelerate impact.
Include trash and rear yard improvements along
Austin Street as eligible grant projects (refer to
Sherman program allowing exterior improvements).
Evaluate and institute tax abatement program
for downtown building improvements or new
development (if tax increment district is not put in
place). Refer to Cities of Killeen and Waco sample
abatement programs (contained in the appendices).

Brings these in line with actual
costs, can help accelerate
facade/building/lot
renovations

2

3

Improve appearance of
service areas along Austin
Street
Accelerate renovation/
promote new downtown
development

City of Buda/ Begin 2015
EDC
City of Buda

Within 6 months
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Special Catalytic Efforts
#
1

2

3

4

Action
Renovation/redevelopment of 206 Main
(northwest corner of Main and Live Oak).
Consider special incentive package to accelerate
renovation/redevelopment
Attract large anchor downtown business. Target
key downtown entertainment/retail/theater
tenant. Consider special incentive package to
attract to Downtown Buda
Downtown residential - target higher density
(duplex/townhouses/brownstones) development
in or near downtown as catalytic example.
Consider abatements if necessary to attract to
Downtown Buda
Complete acquisition of lands for future
downtown parking structure (remainder owned by
City of Buda)

Need for Action
Key location, renovation/
reuse could spur
increased interest in
Downtown Buda

Responsible Entity Potential Timeframe
City of Buda/EDC/ Within 1 year
Property owner(s)

City of Buda/EDC

Promote quality residential City of Buda/EDC
growth in downtown
neighborhoods

Preserves availability of
land for future parking
structure development

Within 12 to 18
months

Within 24 months

City of Buda/EDC/ Within 1 to 3 years

Events and Promotions
#
1

2
3
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Action
Monthly events on Greenbelt (10+ per year), e.g.
antiques, resale, arts events. Combine with music/
food for higher entertainment value. Could use
converted library building in the future.
Buda Farmers Market - increase vendor
participation and visibility
Increase tie in between major events in City Park
and Downtown, via special promotions, coupons,
etc.
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Need for Action
Increased downtown
events

Responsible Entity
City Tourism,
Merchants Group

Potential Timeframe
Ongoing

Increased downtown
visitation
Increased downtown
visitation

City Tourism,
Merchants Group
City Tourism,
Merchants Group

Ongoing
Ongoing

#
1

2

3

Action
City Hall building - once new City Hall is
developed, convert to location for Chamber,
EDC, Tourism, business incubator spaces, and a
potential station/coffee shop for Lone Star Rail
City Library Building - once a new library is
developed, expand and convert City Library
building to civic uses, business or art incubator,
galleries, and/or private shops
City Annex Building - remove and consider
commercial development of site as catalyst
downtown feature. Reserve ability to develop
future parking structure

Need for Action
Encourage activity and
continued presence in
downtown Buda

Responsible Entity Potential Timeframe
City of Buda/EDC/ 3 to 5 years
Chamber

Adaptive reuse to
promote downtown
activity

City of Buda/EDC

3 to 5 years

Promote redevelopment
of key catalyst site

City of Buda/EDC

3 to 5 years
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Public-Private Partnerships
Opportunities for public-private partnerships in downtown

may include: 1) infrastructure, 2) financial incentive programs, and
3) land assembly program.
Infrastructure - As development is planned in Downtown Buda,
infrastructure needs must be addressed. Public dollars may be
used to upgrade infrastructure or sidewalks near a proposed
redevelopment project. Generally, existing utilities are sufficient to
support individual projects.
Financial Incentive Programs - To encourage investment and
redevelopment in downtown, the City of Buda should continue to
consider providing assistance to private investors.
Land Assembly Program - In very limited cases, acquiring land may
be considered where it can incentivize new development in the
downtown area. The most likely method of acquiring properties for
the purposes of implementing the Downtown Master Plan will be
through fee simple acquisition (outright purchase of a property in
exchange for cash).

OTHER POTENTIAL FUNDING
MECHANISMS
Implementation of the Downtown Master Plan will require actions
on the part of the city in terms of funding. Investment on the part
of the city will reassure private investors of the future of downtown.
The following discussion identified potential funding mechanisms
and grant opportunities that can assist with public improvements
and encourage private development.

Public Funding Mechanisms
Tax Increment Reinvestment Zone (TIRZ) and Tax Increment Finance
District (TIF) - A TIF District is a zone where certain property tax
revenue generated in the district is reinvested back into the district
through development of infrastructure. TIFs operate on the idea
that public investment helps stimulate and grow property values,
justifying the reinvestment of property taxes back into the district
generating the revenue.
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At the creation of a TIF, the assessed property value of a defined
area is set as the base value. Over the years, as the property values
increase and property tax revenue increases, the property tax
revenue generated by the incremental property value above the
base is reinvested into the TIF district.
A TIF or TIRZ for downtown Buda should be evaluated in more detail.
Even a small amount of revenue that is generated may help to
finance needed improvements in the area.
To help support the placement of a Lone Star rail commuter station
in the downtown area in the future, a new TIF zone has been
suggested. Property tax increases generated by the new station
would be used to help fund both capital improvements as well as
long term operations of Lone Star rail. This support would continue
generally while Lone Star rail is in existence.
For some station locations that are generally in less active areas
of a city, the channeling of TIF funds to Lone Star rail operations
would not have much impact. In the case of Downtown Buda, it
may divert an otherwise attractive source of reinvestment in public
infrastructure in the downtown area.
A workable solution is to agree to a TIF in support of Lone Star rail,
but to include the ability to fund public infrastructure components
that are recommended in this plan. These include Railroad Street
improvements that create parking, improvements to the pedestrian
linkage between Houston Street and Main Street, and public
streetscape amenities along Main Street. Such improvements
would benefit the station in addition to downtown.
Recommendation - Create a TIF in conjunction with Lone Star
rail that allows some use of district funding for some of the
recommendations of the Downtown Master Plan.
Public Improvement District (PID) - Chapter 372 of the Texas Local
Government Code permits the formation of PIDs, which allows a
city and/or county to levy and collect special assessments. Funds
generated by the PID tax are invested back in the district and may
be used to fund the following types of improvements:
■■ Water, waste water, health and sanitation, or drainage

■■ Street and sidewalk improvements
■■ Mass transit improvements
■■ Parking improvements
■■ Library improvements
■■ Park, recreation, and cultural improvements
■■ Landscaping and other aesthetic improvements

Development Incentives
Chapter 380 of the Texas Local Government Code allows the
granting of certain economic development incentives by cities to
encourage developers to build in their jurisdiction. Development
incentives typically take the form of property tax abatements,
loans, grants, commitments for infrastructure, or sales tax rebates.
Recommendation - Use Chapter 380 agreements, if appropriate,
for major development proposals for Downtown Buda.

■■ Art installation
■■ Creation of pedestrian malls
■■ Similar improvements
■■ Supplemental safety services, including public safety and
security services
■■ Supplemental business-related services for the improvement of
the district.
The relatively small area and appraised values of buildings in the
downtown area will not generate a large amount and in fact may
not exceed $5,000 per year. Added values and new development
in the downtown area can eventually raise the amount generated
by the PID.

Property Tax Abatement - A tax abatement is an agreement
between a taxpayer and a taxing unit that exempts all or part
of the increase in the value of the real property and/or tangible
personal property from taxation for a period not to exceed ten
years. Abatements recognize the potential for other benefits of
property development other than increased property value, such
as job creation and sales tax revenue. Abatements are typically
tied to job creation and value of the investment.
Tax abatements would not work well with a TIF district, since a TIF
relies on increasing property values to generate revenue while a tax
abatement essentially freezes the property value.

Recommendation - Creating a PID should be considered as
a potential revenue source to help fund minor improvement
programs and marketing campaigns to reinforce Downtown
Buda as a destination.
Citywide Bond Funding - A few of the improvements proposed for
downtown should be considered as community-wide investments
that benefit all of the citizens of Buda. These include the creation
of gateways into the downtown area, improvements along
sidewalks and streets in the area, and new civic facilities such as
improvements to the Greenbelt.
Recommendation - Beyond bond propositions for 2014, consider
future bond initiatives to fund future components of Downtown
Buda.
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improvements

Recommendation - If alternative sources for funding public
improvements are accepted (such as a PID), then property tax
abatements are recommended in lieu of the creation of a TIF
district to serve as a significant incentive for specific investments
in the area.
Federal Historic Preservation Tax Incentive - The Federal Historic
Preservation Tax Incentive program encourages private
sector rehabilitation of historic buildings. According to the U.S.
Department of the Interior National Park Service, current tax
incentives for preservation include:
■■ A 20% tax credit for the certified rehabilitation of certified historic
structures1. The credit is available for properties rehabilitated for
1

A certified historic structure is a building that is listed individually in
the National Register of Historic Places or a building that is located in a
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commercial, industrial, agricultural, or rental residential purposes,
but not for properties used exclusively as the owner’s private
residence.
■■ A 10% tax credit for the rehabilitation of non-historic, nonresidential buildings built before 1936. The credit is available only
to buildings rehabilitated for non-residential uses.
In all cases, the rehabilitation must be substantial (determined by
value of rehabilitation) and must involve a depreciable building.
Recommendation - Promote the Federal Historic Preservation
Tax Incentive program to encourage historic preservation of
buildings in downtown.

Registered historic district and certified by the National Park Service as
contributing to the historic significance of that district.

BUDA DOWNTOWN MASTER PLAN

APPENDIX A | cost estimates

Appendix A

Cost Projections and Sample Ordinances

Note: cost projections shown on the following pages are at a pre-design level and are intended to establish a conservative cost allowance for
budgeting purposes for the major recommendations of the Downtown Plan. Specific design features, the types of materials seleced and possible
use of public works department forces rather than contract construction firms for portions of the work may achieve substantial savings. Estimates
provided include total project costs, including design, testing, surveying, construction costs and contingencies. Specific engineer cost estimates
should be developed as each component moves into a more detailed design phase.
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Preliminary Estimate of Probable Construction Costs

I
Item No.

Main St. & FM 967 (Live Oak St.) Intersection Improvements
Type

Quantity

Unit

Unit Price

Amount

1

LS

$75,000.00

$75,000.00

2,300

SY

$16.00

37,000.00

Demolition & Site Preparation
1

Site Preparation / Mobilization (Allowance)

2

Asphalt Road Removal
Construction

3

Flexible Base

250

CY

$28.00

$7,000.00

4

Concrete Curb and Gutter

600

LF

$15.00

$9,000.00

5

HMAC Roadway Paving and Parking

1,500

SY

$20.00

$30,000.00

6

Drainage (Allowance)

1

LS

$60,000.00

$60,000.00

7

Concrete Sidewalks

300

SY

$60.00

$18,000.00

8

Street / Parking Striping

550

LF

$2.00

$2,000.00

850

SY

$75.00

$64,000.00

Site Furnishings
9

Accent Paving

10

Streetscape Elements (Allowance)

1

LS

$75,000.00

$75,000.00

11

Streetscape Lighting (Allowance)

1

LS

$50,000.00

$50,000.00

12

Signalization (Allowance)

1

LS

$50,000.00

$50,000.00

ESTIMATED CONTSTRUCTION COST
CONTINGENCY (15%)

$72,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$72,000.00

TOTAL COST

b

$477,000.00

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.

BUDA DOWNTOWN MASTER PLAN

$621,000.00

Item No.

Main St Sidewalk & Streetscape Improvements (Live Oak to Ash and Live Oak to Peach)
Type

Quantity

Unit

Unit Price

Amount

1

LS

$100,000.00

$100,000.00

3,370

SY

$16.00

$54,000.00

350

CY

$28.00

$10,000.00

Site Preparation
1

Site Preparation / Mobilization (Allowance)

2

Asphalt Road Removal
Construction

3

Flexible Base

4

Concrete Curb and Gutter

1,540

LF

$15.00

$24,000.00

5

HMAC Roadway Paving and Parking

2,100

SY

$20.00

$42,000.00

6

Street / Parking Striping

1,170

LF

$2.00

$3,000.00

7

Concrete Sidewalks

1070

SY

$60.00

$65,000.00

8

Accent Paving

530

SY

$75.00

$40,000.00

9

Drainage (Allowance)

1

LS

$250,000.00

$250,000.00
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Site Furnishings
10

Streetscape Elements/Signalization (Allowance)

1

LS

$100,000.00

$100,000.00

11

Streetscape Lighting (incl service, panel connection)

10

EA

$6,000.00

$60,000.00

100

EA

$500.00

$50,000.00

1

LS

$30,000.00

$30,000.00

Landscaping
12

Street Trees

13

Irrigation (Allowance)
ESTIMATED CONTSTRUCTION COST

$830,000.00

CONTINGENCY (15%)

$125,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$125,000.00

$1,080,000.00

TOTAL COST

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.
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II b
Item No.

Main St Sidewalk & Streetscape Improvements (Jack C Hays Trail to Peach and Ash to Elm St.)
Type

Quantity

Unit

Unit Price

Amount

1

LS

$100,000.00

$100,000.00

5,100

SY

$16.00

$82,000.00

770

CY

$28.00

$21,560.00

Site Preparation
1

Site Preparation / Mobilization (Allowance)

2

Asphalt Road Removal
Construction

3

Flexible Base

4

Concrete Curb and Gutter

2,780

LF

$15.00

$42,000.00

5

HMAC Roadway Paving and Parking

4,600

SY

$20.00

$92,000.00

6

Street / Parking Striping

2,050

LF

$1.50

$4,000.00

7

Concrete Sidewalks

2260

SY

$60.00

$136,000.00

8

Accent Paving

750

SY

$75.00

$57,000.00

9

Drainage (Allowance)

1

LS

$200,000.00

$200,000.00

Site Furnishings
10

Streetscape Elements/Signalization (Allowance)

1

LS

$100,000.00

$100,000.00

11

Streetscape Lighting (incl service, panel connection)

13

EA

$5,500.00

$72,000.00

Landscaping
12

Street Trees

50

EA

$500.00

$25,000.00

13

Irrigation (Allowance)

1

LS

$15,000.00

$15,000.00

ESTIMATED CONTSTRUCTION COST

$946,560.00

CONTINGENCY (15%)

$142,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$142,000.00

TOTAL COST

d

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.
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$1,230,560.00

Item No.

Greenbelt Improvements
Type

Quantity

Unit

Unit Price

Amount

1

LS

$40,000.00

$40,000.00

Site Preparation
1

Site Preparation / Mobilization (Allowance)
Construction

2

8' Concrete Sidewalk and Patio Area

1700

SY

$75.00

$128,000.00

3

Grading and Drainage (Allowance)

1

LS

$100,000.00

$100,000.00

Site Furnishings
4

Site Furnishing Elements (Allowance)

1

LS

$100,000.00

$100,000.00

5

Lighting (Allowance)

16

EA

$6,000.00

$96,000.00
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III

Landscaping
6

Landscaping (Allowance)

1

LS

$50,000.00

$50,000.00

7

Irrigation (Allowance)

1

LS

$25,000.00

$25,000.00

$539,000.00

ESTIMATED CONTSTRUCTION COST
CONTINGENCY (15%)

$81,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$81,000.00

$701,000.00

TOTAL COST

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.
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IV
Item No.

Entry Feature / Monument Sign
Type

Quantity

Unit

Unit Price

1

LS

$7,500.00

$8,000.00

280

SY

$60.00

$17,000.00

Site Preparation
1

Site Preparation / Mobilization
Construction

2

6' Concrete Sidewalk around entry area
Site Furnishings

3

Entry Monument Features (Allowance)

1

LS

$100,000.00

$100,000.00

4

Lighting (Allowance)

1

LS

$15,000.00

$15,000.00

Landscaping
5

Seeding (Allowance)

1

LS

$2,000.00

$2,000.00

6

Trees

8

EA

$500.00

$4,000.00

7

Landscaping (Allowance)

1

LS

$10,000.00

$10,000.00

8

Irrigation (Allowance)

1

LS

$7,500.00

$8,000.00

ESTIMATED CONTSTRUCTION COST

$164,000.00

CONTINGENCY (15%)

$25,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$25,000.00

TOTAL COST

f

Amount

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.
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$214,000.00

Item No.

San Antonio St. Improvements
Type

Quantity

Unit

Unit Price

Amount

1

LS

$25,000.00

$25,000.00

500

SY

$16.00

$8,000.00

200

CY

$28.00

$6,000.00

1,600

LF

$15.00

$24,000.00

Demolition & Site Preparation
1

Site Preparation / Mobilization

2

Asphalt Road Removal
Construction

3

Flexible Base

4

Concrete Curb and Gutter

5

Angled and Parallel Parking Striping

800

LF

$2.00

$2,000.00

6

6' Concrete Sidewalk

450

SY

$60.00

$27,000.00

7

Drainage (Allowance)

1

LS

$40,000.00

$40,000.00

8

HMAC Roadway Paving and Parking

1200

SY

$20.00

$24,000.00
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V

Site Furnishings
9

Landscape and Streetscape Elements (Allowance)

1

LS

$36,000.00

$36,000.00

10

Streetscape Lighting (Allowance)

1

LS

$50,000.00

$50,000.00

$242,000.00

ESTIMATED CONTSTRUCTION COST
CONTINGENCY (15%)

$37,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$37,000.00

$316,000.00

TOTAL COST

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.
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VI
Item No.

Austin St. Improvements
Type

Quantity

Unit

Unit Price

Demolition & Site Preparation
1

Site Preparation / Mobilization

1

LS

$100,000.00

$100,000.00

2

Asphalt Road Removal

36

SY

$16.00

$1,000.00

402

CY

$28.00

$12,000.00

Construction
3

Flexible Base

4

Concrete Curb and Gutter

4,500

LF

$15.00

$68,000.00

5

6' Concrete Sidewalk

3100

SY

$60.00

$186,000.00

6

Drainage

2250

SY

$170.00

$383,000.00

7

Angled and Parallel Parking Striping

760

SY

$2.00

$2,000.00

8

HMAC Roadway Paving and Parking

2400

SY

$20.00

$48,000.00

9

Streetscape Elements (Allowance)

1

LS

$90,000.00

$90,000.00

10

Streetscape Lighting

48

EA

$5,500.00

$264,000.00

ESTIMATED CONTSTRUCTION COST

$1,154,000.00

CONTINGENCY (15%)

$174,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$174,000.00

TOTAL COST

h

Amount

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.

BUDA DOWNTOWN MASTER PLAN

$1,502,000.00

Item No.

San Marcos St. Improvements
Type

Quantity

Unit

Unit Price

Amount

Demolition & Site Preparation
1

Site Preparation / Mobilization (Allowance)

1

LS

$25,000.00

$25,000.00

2

Asphalt Road Removal

20

SY

$16.00

$1,000.00

185

CY

$28.00

$6,000.00

1,800

LF

$15.00

$27,000.00

Construction
3

Flexible Base

4

Concrete Curb and Gutter

5

Angled and Parallel Parking Striping

360

SY

$2.00

$1,000.00

6

6' Concrete Sidewalk

1300

SY

$60.00

$78,000.00

7

HMAC Roadway Paving and Parking

1100

SY

$20.00

$22,000.00
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VII

$160,000.00

ESTIMATED CONTSTRUCTION COST
CONTINGENCY (15%)

$24,000.00

SOFT COSTS (I.E. DESIGN, SURVEY & TESTING - 15%)

$24,000.00

$208,000.00

TOTAL COST

Disclaimer: Costs are order of magnitude. Estimates are preliminary working costs and subject to change as more detailed design occurs.
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