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As the original site of the settlement of Buda, 
downtown should represent the social and 
economic heart of the city.  Daily, it should be 
thriving with physical activity and commerce.  
Overtime, the original fabric of downtown 
- the gridded streets, the commercial strip 
of Main Street, and the historic residences - 
has been well protected, allowing residents, 
business owners, and visitors of Buda to enjoy 
the quaint and historic downtown. 

While the character and heritage of 
downtown Buda has been kept mostly in tact, 
today it faces the challenge of maintaining 
its vitality and position in the growing 
community.  Like most American downtowns, 
downtown faces decline as both households 
and retailers look for “newer and better” 
places to locate.  Households look for new 
and bigger homes, and retailers look to the 
more heavily travelled corridors, like IH 35.  

Today, a handful of businesses and 
restaurants pepper Main Street, and the 
City’s government function anchors the center 
of downtown.  A signifi cant amount of land 
and buildings are vacant, leaving  holes in 
the downtown fabric.

The purpose of the downtown element of 
Buda 2030 is to identify opportunities 
for downtown revitalization.  Based on 
conversations with stakeholders and 
concerned citizens, critical issues were 
identifi ed.  This element presents a toolkit 
of strategies designed to address those 
issues and reinstate downtown Buda as the 
economic and social heart of the community.

DOWNTOWN BUDA
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EXISTING CONDITIONS
Among the priorities of the residents and stakeholders of 
Buda is to reinvigorate downtown as a vibrant center of the 
community.  

In 2007, a downtown planning charrette was conducted 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 Government, gave participants an opportunity to 
discuss and identify the strengths, weaknesses, opportunities, 
and threats to the area, and to graphically envision the 
future of downtown Buda.

Participants worked in three groups focusing on (1) Land Use 
& Development Standards; (2) Economic Development; and 
(3) Sense of Place.  These working groups identifi ed some 
of the primary issues associated with their topic as well as 
potential recommendations.  

After the working group activity, participants formed four 
groups and were given an aerial of the city and markers 
and were asked to graphically illustrate their vision for 
downtown by drawing in needed improvements or writing 
notations on the aerial.  Several key fi ndings from the 
downtown charrette helped inform the recommendations of 
the downtown component of Buda 2030.  This was discussed 
in Chapter 3, Community Profi le under Existing Studies and 
Reports.  Below is additional discussion of the issues and 
conditions today.

Limited Destinations
With limited businesses and shopping opportunities, 
downtown struggles to survive as “THE HEART” of Buda.  
The existing businesses limit their hours only to peak times 
to reduce overhead costs.  This results in a downtown that is 
only accessible to patrons certain times and certain days.  
The non-peak times become dead times, and downtown 
Buda is a ghost town.  

One of the hurdles to improving vitality in downtown Buda 
is the abundance of vacant and derelict buildings along 

Main Street.  Not only do these vacant businesses not 
generate activity in downtown Buda, but their condition 
continues to decline as they sit empty and neglected, risking 
deterioration so bad that the only option is to tear down 
the historic buildings. With several vacant and underutilized 
properties, there are an abundant of redevelopment 
opportunities in downtown Buda. 

The lack of activity discourages new investment on vacant 
properties or empty buildings.  Investors want to go where 
the people are, and there aren’t many people downtown on 
a daily basis.  For downtown Buda to succeed, it needs to be 
full of thriving commercial and entertainment uses, providing 
activity throughout the entire day and into the evening.   It 
needs to become a destination for residents of Buda as 
much as it is for visitors to and within Central Texas.

A consensus needs to be developed on dilapidated 
structures that have lost their architectural and historic 
integrity over time.  The Downtown Charrette recommended 
that the city create guidelines for demolishing dilapidated 
structures.  These guidelines should identify criteria that 
allows a structure in the historic district to be demolished.

Market Opportunities
There is a need to expand the economic market for 
residents, employees, and visitors of downtown.  The 
Downtown Charrette identifi ed the target market for 
downtown Buda as tourists and weekend shoppers or visitors.  
Public input also indicated that residents of Buda and 
employees of Downtown are a signifi cant target market for 
downtown.  

A detailed market analysis of the downtown area will help 
identify the gaps in the market to identify demand for 
specifi c commercial opportunities in downtown.  

There are also economic development opportunities to 
attract tourism to downtown Buda.  In recent years, the City 
of Buda hired a Tourist Director to promote Buda, including 
downtown.  This has helped the advertising of downtown 
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Buda across Texas, with advertisements in several magazines 
and events calendars, including Slaughter Creek Reporter, 
Texas Events Calendar, Texas Co-Op Power magazine, Texas 
Hill Country Trail Region, Austin-American Statesman, San 
Antonio Magazine, and online on the City’s website as well 
as on Facebook.  Additionally, the Downtown Merchants’ 
Group has been revitalized, which has started First Thursday 
in downtown Buda and is revitalizing the Farmers’ Market in 
downtown Buda.  

Parking & Walkability
An issue that emerged from the downtown charrette is 
parking.  The charette recommended that additional parking 
be installed toward the north end of downtown.  However, the 
issue with parking isn’t necessarily a lack of parking.  A recent 
parking study completed by the City of Buda indicated that 
there is a suffi cient amount of parking.  The problem is that 
the demand for parking is concentrated in one area because 
of a walkability issue.  

Walkability is generally measured in two ways: connectivity 
and pedestrian friendliness.  Connectivity refers to the ability 
of people to access the corridor and walk along it.  Access 
should be provided from the surrounding neighborhoods 
so the residents can walk to the shops, restaurants, and 
businesses on the commercial corridor.  This includes extending 
sidewalks and even wayfi nding into the neighborhood to 
direct residents to the shops.  Street crossing should also be 
safe and easy.  Traffi c should be slow, and the pedestrian 
should be given priority over the car in the design of the 
street to promote safety for walking.  Crosswalks should be 
highly visible, using paint or textured pavement to highlight 
the crosswalk for motorists.  And fi nally, the corridor itself 
should have a suffi cient and beautiful place along which to 
walk.  

Pedestrian friendliness, refers to a the experience people 
have when walking - if there is shade, if there are things to 
look at, if there is landscaping, etc.  Blank walls, empty lots, 
the sun beating down on you, narrow paths where people 

can barely pass - these are things that reduce pedestrian 
friendliness.  Having suffi cient space for walking that is 
“decorated” with streetscaping such as trees, benches, lighting 
help make a place more pedestrian friendly and walkable.  
Storefronts that have displays in their window also give 
pedestrians something to look at and draws them down the 
shopping corridor.  

Protecting Historic Heritage While 
Encouraging Revitalization Efforts
Downtown and Main Street both fall into the Historic Overlay 
District.  The Historic Overlay District includes portions of Old 
Town and Old Black Colony Road, as well as other individual 
properties which have been designated as historic by the 
city.  The Historic District is regulated by an overlay district 
in the UDC, which includes review by a Historic Preservation 
Commission of any proposed developments or changes to 
existing properties.  According to the HPC, the regulations 
are vague, with a lot of room for interpretation.  A danger in 
this, as with all development regulations, is that by not having 
enough guidance, the decisions might be seen as subjective.  

There are many opportunities to enhance the historic 
preservation sentiment in Buda.  For one, the proximity of City 
Park generates an abundance of activity in downtown during 
the many events throughout the year.  The Parks Commission 
also recognizes that the events are a signifi cant economic 
driver for businesses and restaurants in downtown.  

Moreover, the development code should help protect 
the historic structures, yet be predictable enough that it 
encourages growth and redevelopment.  It should ensure 
consistency with the existing character, growth objectives 
for downtown, and establish and reinforce the relationship 
between commercial and residential areas.  

Specifi c development guidelines for historic buildings in 
the historic districts, such as that discussed in the Historic 
Preservation element (HP-3), will help create a predictable 
environment for development that promotes the goals 
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for preserving the history of Buda.  Guidelines that are 
developed should help defi ne the architectural elements of 
historic buildings that should be preserved and included in 
new developments so they are compatible.  

In addition to historic preservation development guidelines, 
another useful tool to help guide development in downtown 
Buda would be a form-based code.  A form based code 
addresses the scale and design of development and the 
relationships between buildings and the public realm, such 
as the street and sidewalk.  It also addresses the relationship 
between different uses.  This is discussed more in Chapter 7, 
Implementation Strategy.

Drainage and Flooding
The participants at the downtown charrette discussed the 
drainage and fl ooding issues associated with new growth 
and development in downtown.  As new buildings are added 
to the Main Street corridor, the impervious cover increases 
and the fl ow of storm water will be impacted.  For new 
developments, a grading plan that addresses the drainage of 
the property and the impact on surrounding properties should 
be prepared by the property owner and approved by the 
city.  New developments should not create any more fl ooding 
than what existed, and if possible new developments are an 
opportunity to help mitigate existing drainage and fl ooding 
problems.  

Infrastructure Improvements
Several public improvement needs were identifi ed at the 
downtown charrette, many of which have been addressed 
since or are currently being addressed.  For example, the 
City of Buda is about to improve the water lines through 
downtown Buda to increase their capacity and support larger 
scale developments.  Also, visually and audibly screening the 
railroad tracks has been improved by planting street trees 
along the corridor, which help buffer the sound and visibility 
of fast-passing trains.  

Main Street still lacks a very walkable and pedestrian-

friendly environment.  Sidewalks are narrow and generally 
lack any streetscaping at all.  Additionally, crosswalks of a 
higher quality and visibility could be installed at points along 
Main Street to facilitate crossing from one side to the other.  

Finally, Railroad Street is part of the CBD, but it needs several 
infrastructure improvements.  Lack of development along this 
corridor has hindered any commitment for public investment.

Existing Land Uses and Zoning
For the purposes of Buda 2030, we considered downtown as 
both the commercial corridor of Main Street as well as the 
surrounding residential areas east and west of Main Street.  
The area evaluated is based on the defi ned CBD area, the 
area of Old Town, and the issue of defi ning and developing 
the relationship between these two entities.

The majority of land in the downtown area is used for single-
family residential; however, there is a mixture of commercial 
co-existing with residential.  Commercial uses are primarily 
concentrated on Main Street, with several non-residential uses 
along Railroad Street and in the area west of Main Street.  
Most of the commercial uses in the residential areas off Main 
Street or Railroad Street are uses that don’t create a lot of 
nuisance or impact the residential character.  Many are also 
able to operate in the original housing building, preserving 
the character of the area.

Additionally, there are several properties that remain 
undeveloped, or that have vacant buildings that represent 
redevelopment opportunities.  

The following page illustrates the existing zoning regulations 
for the downtown area.  Most of the properties in the 
downtown area are under the Historic Overlay District.  
Properties along Main Street and FM 967 are also in the 
Gateway Overlay Zone.  A CBD Overlay Zone includes the 
properties along Main Street between the railroad tracks, as 
well as properties that front on Railroad Street and on the 
east side of Austin Street.
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KEY CHALLENGES & OPPORTUNITIES

Develop Railroad Street
Railroad Street is part of the Buda CBD, 
however, development of commercial 
properties has been slow.  Encourage 
development along this corridor to offer 
more shopping, eating, and business 
destinations in downtown Buda.

  

Parking Issues
The issue with parking has more to do with 
the walkability of downtown than it does 
with the number of available spots.  Focus 
on making downtown more walkable to 
encourage people to use the parking lots 
developed at the southern end of Main 
Street.

  

Walkability
Improve streetscaping and the sidewalks 
along Main Street to create a more 
pedestrian-friendly environment for visitors 
to downtown.
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Redevelopment 
Opportunities
There are several vacant buildings 
and undeveloped lots in the downtown 
area which are prime redevelopment 
opportunities.  Capitalize on these 
opportunities by working with land owners 
to create destinations in downtown.

  

Preserve Existing Residential
There is an abundance of residential 
surrounding downtown.  Preserve the nature 
and character of this residential area 
through historic preservation development 
guidelines.  Additionally,  a form-based 
code will address the relationship between 
the residential and commercial areas.

  

City Park
City Park is home to several events a year 
that draw visitors from across the state and 
even the nation.  Enhance the connectivity 
between City Park and downtown so that 
downtown merchants can enjoy the benefi ts 
of the visitors to Buda.
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DOWNTOWN BUDA RECOMMENDATIONS
Goal Statement
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.

Objective DT-1 Enhance the economic viability of downtown Buda.

Downtown is home to many great businesses that attract several visitors to downtown.  Also, downtown thrives during the 
events that City Park and downtown hosts each year.  However, generally speaking, downtown struggles.  There simply is not 
enough day-to-day customer traffi c in downtown to attract the critical mass needed to support downtown in the long-term.  
If downtown Buda wants to contribute to the local economy and compete against the IH 35 and other growing commercial 
corridors, it must grow economically and make space available for new businesses.

Action DT-1.1  Develop a formal Downtown Master Plan.
Many recommendations presented in this Downtown Element of Buda 2030 will require much more detailed data 
collection, analysis, and further focused community input.  As any small-area plan does, a formal Downtown Master 
Plan will allow the City to study the downtown area and evaluate issues in much greater depth, include more 
specifi c stakeholder input, and make more specifi c and detailed recommendations for the future.  

The Downtown Master Plan should cover the areas of downtown included in the Historic Overlay District (excluding 
Old Black Colony Road), as well as the properties adjacent to the intersections of Main Street and Rail Road 
Street (including City Park), and Main Street and Goforth Road.  In total, the area to be studied as part of the 
Downtown Master Plan should include the Main Street and Railroad Street corridors (the Central Business District), 
the residential areas east and west of these corridors, and the “gateways” on the north and south ends of the CBD.  
This “defi ned” area does not suggest that the surrounding residential areas will be incorporaated as part of Buda’s 
CBD through the Downtown Master Plan; however, it is critical to consider these areas in the context of downtown to 
better understand the relationship they have with downtown and their role in the future as it pertains to the vitality 
of downtown Buda.

At a minimum, components of a Downtown Master Plan should include an inventory of the land uses, including 
specifi c business types, and make recommendations as to appropriate housing types and businesses for downtown; 
an element that identifi es opportunities to create and enhance existing public spaces and connect via trails to 
the larger recreation system of the City; an infrastructure element, evaluating the drainage and transportation 
facilities in downtown; an evaluation of the urban design framework of downtown, including building form, 
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streetscaping, and quality of public places; and a review of the development code and design guidelines applicable 
to the downtown area and specifi c recommendations to changes of these regulations.  As with any planning process, 
signifi cant public input should be gathered to identify the goals and desires of the residents of Buda to identify and 
prioritize recommendations.

Action DT-1.2  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 Texas Main Street 
Program.
Currently, the Texas Main Street Program does not have any funding to add new cities to the program.  However, the 
National Trust for Historic Preservation makes the Four-Point Approach available to cities to use, even if they don’t 
participate in the State’s program.  The four components of the Main Street approach include1:

Organize - Bring all stakeholders and interested parties together and get everyone working toward the same 
goals so there is effective and ongoing management and advocacy.  

Promote - The goal of promotion is to “create a positive image that will rekindle community pride and improve 
consumer and investor confi dence in your commercial district.”  Promotion includes advertising, retail promotions, 
special events, and marketing campaigns that help sell the image and opportunities of Main Street.

Design - Design refers to the physical environment of Main Street to make it a safe and inviting places for visitors, 
residents, and employees of downtown.  Design of the physical environment includes that of buildings, storefronts, 
signs, public spaces, parking areas, street furniture, public art, landscaping, merchandising, window displays, and 
promotional materials.  

Economic Restructuring - Strengthening the existing economic assets while also diversifying its economic base is key 
to building a strong economic foundation for downtown Buda.  This component of the four-point approach focuses 
on retaining and expanding successful businesses, providing a balanced commercial mix, sharpening the skills of 
business owners, and attracting new businesses that the market can support.  

The four points of the Main Street approach build off 8 guiding principles:
1. Comprehensive
2. Incremental
3. Self-help (mobilized by local leaders)
4. Partnerships

5. Identifying and capitalizing on existing assets
6. Quality
7. Change
8. Implementation

1 Adapted from National Trust for Historic Preservation. The Main Street Four-Point Approach®. Accessed 7 June 2011 from http://www.preservationnation.
org/main-street/about-main-street/the-approach/
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Action DT-1.3  Continue to support property and business owners and local business 
organizations in redevelopment and revitalization efforts in Downtown consistent with the 
vision and plan for Historic Downtown Buda.
With so many development requirements and design guidelines, property owners and businesses can easily be 
discouraged from investing in the downtown area.  Support potential investors who wish to redevelop or revitalize in the 
downtown area.  Provide clarity of the regulations and streamline the process.  

Action DT-1.4  Continue a strong marketing campaign of downtown Buda.  
To support the merchants of downtown Buda, continue to provide a strong marketing outlet to attract visitors to 
the downtown area.  Establish a strong web-presence for downtown Buda.  Provide maps of downtown merchants, 
restaurants, and parking areas that can be given out at downtown establishments or printed in publications. 

Action DT-1.5  Assign staffi ng with appropriate downtown expertise to oversee implementation 
of these downtown recommendations.
Because of the unique nature of downtown, a staff person equipped with the necessary knowledge and expertise should 
be assigned to oversee implementation of the recommendations for downtown Buda.  

Action DT-1.6  As Main Street and Railroad Street are developed to their capacity, defi ne areas 
west of Main Street where certain commercial uses can be allowed to mix with residential 
housing.
Within the downtown area of Buda, the City’s initial emphasis should be on completing infi ll along Main Street and 
Railroad Streets.  However, increased revitalization of Downtown Buda will mean that interest in converting residential 
properties to non-residential areas west of Main Street will continue.  FM 967 west of Main Street is already zoned for 
mixed use development, and there are a handful of businesses and non-residential uses in the area that indicate the 
potential for transition.  Furthermore, some non-residential uses are already allowed in residential areas near downtown.  

This plan seeks to balance between protecting existing historic neighborhoods west and east of Downtown Buda and 
allowing for increased businesses in the area.  The decision can go in two directions.  In one direction, all non-residential 
uses in core residential areas west of downtown can be restricted (subject to previously vested development rights).  This 
would protect existing residences in the area but might also limit the range of renovation and enhancement investments 
in the downtown area.  

The other direction involves clarifying and clearly defi ning where and what type of non-residential uses can be located 
in parts of the existing neighborhoods, and subject to what conditions.  As noted earlier, a mix of residential, institutional 
and non-residential uses already exists in signifi cant parts of the area west of Main Street.  This diversity adds to the 
interest of a downtown area.  There are a number of appropriate uses that can mix with residential and not cause 

There is signifi cant concern among 
the existing residents of Old Town 
that the pressures for commercial 
development along Main Street 
will cause them to be pushed out 
of their neighborhood and homes.  
In all efforts concerning the 
economic viability of downtown, 
the residents of these surrounding 
areas must be engaged and their 
concerns addressed as part of 
the process.
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confl ict, such as law or real estate offi ces, bed and breakfasts, and other uses that produce minimal traffi c, noise, 
parking, and other impacts.  Clearly defi ning the area to permit uses that are compatible with existing residential will 
allow more businesses to locate in and near downtown Buda and increase the economic viability of downtown.  In all 
cases, the integrity of the core existing residential areas should be respected.

Through a downtown planning process, the City needs to determine which direction to take.  It is not intended that 
the Buda Central Business District grow and consume the residential areas surrounding the existing CBD area.  In 
implementing the second course of action, the City must be careful how it amends the UDC for properties in this 
area.  The zoning and allowable uses should not be of the same intensity that is allowed on Main Street.  Uses as 
well as developments must instead refl ect the existing character of the area and have a minor impact on traffi c and 
quality of life as possible.  The UDC will need to be amended to regulate the types of businesses that may mix with 
residential uses in this area west of Main Street and infi ll development will need to continue to be regulated so that 
new development and redevelopment will refl ect the character of downtown Buda.  A formal Downtown Master Plan 
will help guide this effort by identifying the appropriate uses and regulatory mechanisms that will achieve these 
goals.

Objective DT-2 Diversify business, restaurant, and entertainment choices in 
downtown Buda.

Having diversity in the outlets of downtown protects from economic downturns in specifi c industries and establishes a sustainable 
economic base.  This is as true for downtown as it is for larger scale of economies like the city.  

Action DT-2.1  Conduct a market study for the greater downtown Buda to identify target 
businesses, restaurants, and entertainment establishments. 
A market study focused on downtown Buda will help identify the target market industries and establishments that are 
appropriate for the area and that are in demand in downtown Buda.  

Action DT-2.2  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.

Action DT-2.3  Promote civic events in downtown Buda, such as the regional festivals, First 
Thursday, a farmers market, and other civic events.
Civic events help generate activity in downtown Buda.  Support the continuation of festivals such as those hosted at 
City Park, First Thursday, the Saturday Downtown Farmers’ Market, and other events that generate civic participation.  

DRAFT



G
O

A
LS

, O
BJ

EC
TI

V
ES

, &
 R

EC
O

M
M

EN
DA

TI
O

N
S 

| 
do

w
nt

ow
n 

bu
da

176 BUDA 2030 COMPREHENSIVE PLAN
preserving our heritage | sustaining our future 

Action DT-2.4  Relax regulations on alcohol sales in downtown Buda.
To allow existing and potential future businesses in the Downtown area to be economically more viable, consider 
asking the citizens of Buda to allow the sale of mixed beverages within clearly defi ned areas along major roads in 
and near Downtown.  Consider expanding this to other appropriate areas of the City, such as the IH 35 corridor.

  

Objective DT-3 Establish a Park-Once-and-Walk policy for downtown Buda.

As much as heat impacts walking, the quality of the physical realm affects the level of comfort for walking even more 
so.  Even in some of the hottest environments, people will walk if the environment is pleasant.  Having the right pedestrian 
facilities and design will therefore affect people’s decision to walk.  

As discussed earlier, there is a perceived parking problem in downtown Buda.  However, the problem isn’t that there’s not 
enough parking; it’s that people want to park in the same place - in front of their destination.  By creating a walkable 
environment, people will be more willing to park further from their destination and walk.  This approach, called a “Park 
Once and Walk” policy focuses on access to the downtown and its tenants by foot rather than by car.

Action DT-3.1  Establish parking policies and regulations that refl ect the desire to have a 
walkable downtown.
Part of what makes downtowns appealing is the level of activity that occurs OUTSIDE of the confi nes of an 
automobile.  Hence, downtown Buda should be designed for the pedestrian, not for the car.  If design focused on 
the car, then the downtown would completely lose its character and appeal.  

Downtown should be viewed as one destination, not several separate ones.  As such, parking should be viewed 
as provided for the entire downtown area.  When we look at each destination individually, then we end up 
with too much parking, because parking standards are based on peak demand.  In reality, different uses have 
different peak parking times.  Therefore, by recognizing this balance of parking demand and adjusting parking 
requirements by uses, we’ll end up with a more appropriate level of parking.  In downtown, space is limited.  
Parcels were divided before the car was a dominant form of transportation, and they weren’t sized to include 
parking.  Therefore, meeting parking requirements designed for suburban sized shopping centers tend to hinder 
and discourage development.  

This approach to parking recognizes the desire to create a more walkable environment in downtown.  By improving 
the walkability of the commercial corridor, parking wouldn’t be an issue because visitors who need to drive to 
downtown will be more willing to park further from their destination and walk.  This also opens up the opportunity 
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for other merchants between the parking and the original intended destination.  Ultimately, if our focus is truly on 
improving walkability, then we need to be more focused on whether downtown at large has enough parking rather 
than hindering revitalization efforts over parking requirements for individual businesses and developments.  

Key regulatory amendments to the current parking requirements include:
* Account for public “off-site” parking, including the parking lots in the greenbelt and on-street parking.
* Reducing parking requirements in the downtown area for commercial uses.’
* Supporting shared-use parking agreements among businesses.

Action DT-3.2  Where appropriate, allow on-street parking on certain streets beyond Main 
Street in the greater downtown area.
There are a number of streets that are appropriate for on-street parking that can supply additional parking for the 
greater downtown area.  These streets may include portions of FM 967, San Antonio Street, Rail Road Street, and 
Austin Street.  A detailed study of these streets and properties should be conducted to identify opportunities to install 
on-street parking along these streets.

Action DT-3.3  Consider adjustments to on-street parking along Main Street to improve the 
pedestrian realm.
Part of the issue with creating a walkable pedestrian network is the space limitations between the street and 
buildings.  In many areas, this can be resolved by converting angled on-street parking to parallel parking.  Angled 
parking typically requires 16 to 18 feet of the width of the cross section, where as parallel parking only requires 
eight to 10 feet.  By converting these spaces to parallel parking, the city could gain an additional six to nine feet 
in their sidewalk, in which to plant trees, install lighting, benches, and trash cans, or allow outdoor eating space.  
Converting these spaces will result in a loss of some on-street parking where it currently exists.  However, there are 
stretches of Main Street and other streets where on-street parking could be striped where it currently is not, adding 
more parking supply in downtown.

The north end of downtown also has a lack of available parking.  This issue is further exacerbated because City Park 
has limited parking.  One option that has been suggested is to construct a parking lot on the Greenbelt.  However, 
this will result in a loss of valuable downtown green space.  An alternative would be to widen Main Street between 
the railroad tracks and Elm and where possible install on-street parking.  Furthermore, improving the pedestrian 
connections between parking lots further south on Main Street to City Park will help encourage people to park further 
and walk.
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Action DT-3.4  Improve Railroad Street to include sidewalks and on-street parking along the 
commercially zoned corridor.
Railroad Street is currently zoned for commercial and included in the CBD Overlay Zone.  However, Railroad Street 
needs to be improved to support the potential commercial corridor.  The roadway is currently a 24’ wide, two 
lane road with ribbon curbing and no sidewalk.  Most existing uses are residential that are slowly converting to 
commercial or non-residential uses.  Railroad Street should be improved to the quality of Main Street, with on-street 
parking, and pedestrian-friendly sidewalks.  In order to address drainage on this corridor, the City should strongly 
consider committing funds to install gutters with future improvements.  See also Action DT-7.6 regarding a Drainage 
Master Plan.

Action DT-3.5  Improve FM 967, from Main Street to Onion Creek to include sidewalks.
FM 967 from Main Street to Onion Creek is zoned for Mixed Use.  Given the traffi c volumes and character of this 
roadway, future developments of these properties should include wide sidewalks with extensive streetscaping to 
promote the walkability of this arterial corridor.  

Objective DT-4 Enhance the street realm to a high-quality pedestrian 
environment that is a safe and inviting place for people to 
walk, shop, and eat or drink.

As discussed earlier in this section, the physical quality of the public realm is crucial in inviting people to walk, eat, shop, and 
socialize outside of the confi nes of their car.  This objective identifi es opportunities to improve the quality of the pedestrian 
environment.

Action DT-4.1  Form a continuous retail edge along Main Street and Railroad Street to keep 
shoppers engaged in the retail environment.  
Empty shops and interruptions in the streetscape discourage pedestrian shoppers from moving on to other shops.  
Promote infi ll development and the occupation of vacant buildings.   The ground fl oor spaces should be visually 
open to provide pedestrian interest.  Retail uses are the best tenant, with entry ways at regular intervals, display 
windows, and transparency to the interior of the space.  Parking areas should not be allowed in the front yard 
between a building and street.  Additionally, developments should avoid having a “sea” of greenspace in the front 
yard, removing the interest from the sidewalk.  Rather, the UDC should support and even require a build-to-line to 
ensure that buildings are built up to wide sidewalks next to the street.  Interruptions of this retail edge should be 
minimal, including driveways to access parking areas.  To the extent possible, access drives should come from side 
streets.
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Action DT-4.2  Calm traffi c on Main Street to improve the pedestrian friendliness of the 
corridor.
Traffi c conditions such as heavy truck traffi c, automobile speed, and excessive congestion signifi cantly infl uence both 
pedestrian safety as well as the experience.  Enhance pedestrian facilities and utilize traffi c calming techniques to 
reduce the impact that vehicles have on the pedestrian experience.  This would include installing more visible sidewalks 
with paint or textured pavement, using bulb-outs to provide more visibility between the vehicle and pedestrian, using 
raised crosswalks that serve a dual function of a crosswalk as well as a traffi c calming device, and enhancing the 
corridor with street trees, streetscaping, and on-street parking, elements that have an impact on the speed of traffi c.

Action DT-4.3  Support efforts to develop an alternative arterial that goes around downtown 
Buda to reduce traffi c that is going through downtown and not to downtown.
Traffi c plays an interesting role in downtowns.  On one hand, congestion is a good thing.  It is an indicator that 
downtown is a busy, happenin’ place.  The traffi c also means increased visibility for downtown merchants from 
prospective customers.  However, traffi c can also become a deterrent to downtown, especially if that traffi c isn’t 
destined for downtown and is simply passing through.  With growth continuing to the west of downtown, and efforts 
to further enhance the pedestrian environment over the vehicular environment, congestion will continue to build in 
downtown.  An alternative arterial that goes around downtown will give travellers options, reducing pass through 
traffi c in downtown.

Action DT-4.4  Construct wide sidewalks with pedestrian-friendly streetscape along the entire 
length of the commercial sides of Main Street and Railroad Street in the downtown district.

Action DT-4.5  Install pedestrian facilities along Houston Street to encourage walking from 
nearby neighborhoods.
Pedestrian access from the surrounding residential areas needs to be provided to encourage walking from these 
residents rather than driving.  

Action DT-4.6  Where space is suffi cient, allow and encourage outdoor seating for restaurants 
and drinking establishments.

Action DT-4.7  Improve at-grade crossings of the railroad track to make crossings by 
pedestrians easier.
The UPRR tracks create a divide between the two commercial strips along Main Street and along Railroad Street.  To 
promote connectivity in the pedestrian network between these two corridors, improve pedestrian access across the 
railroad tracks.    
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Objective DT-5 Enhance parks, plazas, and other public gathering places to 
create safe and inviting places for people to gather, relax, and 
play.

Having places to gather will improve downtown by providing places for public activity, socializing, and even recreation.  
There are several opportunities to create and enhance the public spaces that exist as well as create new ones.

Action DT-5.1  Implement a master plan for City Park as a signature city park.  The area 
to be planned for City Park should include the existing City Park area as well as the area 
immediately north of City Park and south of the water treatment facility.  Identify and 
improve space for festivals, such as Budafest, and enhance the park with amenities that 
appeal to both families and teens.
See Objective CF-2 and P-2.3.

Action DT-5.2  Enhance Greenbelt Park. 
Having public gathering space in downtown was a high priority according to public workshops and the citizen 
survey.  At the second public workshop, several attendees identifi ed improving urban public places as a method to 
revitalize downtown.  Moreover, 56% of the respondents to the mail-out survey said public gathering places such 
as plazas would likely or very likely infl uence their decision to visit downtown Buda more often.  

The Greenbelt Park is currently developed only with a sidewalk and gazebo.  Further develop Greenbelt Park 
to become a great public gathering place.  Develop a water feature and install public art on the property area.  
There’s also the possibility to develop an interpretive element at a water feature referencing the City’s well 
adjacent to the property.  Any additional changes to the Greenbelt Park ought to be done in the context of an 
overall Downtown Master Plan.

Action DT-5.3  Strengthen the connection between City Park and downtown Buda.
City Park has enormous impact on the activity in downtown Buda.  The connection between the park and downtown 
should be strong,with wide sidewalks, streetscaping, wayfi nding signage, and high quality street crossings.  This will 
help support and encourage walking between the park and downtown, supporting the park-once-and-walk policy 
as well as possibly alleviate some of the parking issues at City Park.
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Action DT-5.4  Increase the number of trees along the railroad corridor to buffer and dilute the 
volume of passing trains.
In the past, Buda has planted several trees to buffer the noise and screen the visibility of the rail corridor and passing 
trains.   Continue to increase the number of trees along this corridor, including on the side of Railroad Street.

Action DT-5.5  Incorporate “urban trails” through downtown to connect to a citywide trail 
system (see Parks and Recreation).
Creating a strong pedestrian network in downtown will serve as an “urban trails” component of a citywide trail 
network.  As the trail network is developed, provide connectivity from downtown and downtown destinations to the 
trails along Onion Creek.  See also Objective P-3.

Objective DT-6 Strongly facilitate infi ll development and redevelopment in 
downtown Buda.

Infi ll development and adaptive reuse or redevelopment of existing structures will be crucial in many of the objectives already 
mentioned, including expanding the economic base of downtown as well as creating a continuous retail edge along the 
commercial corridor.  Moreover, there are a number of redevelopment opportunities within the neighborhoods surrounding 
the commercial corridor that will help increase the residential base of this area.  Supporting infi ll development will also more 
effi ciently utilize the existing water, wastewater, and transportation infrastructure that is already installed, rather than spending 
money to extend it to sites not yet served.  

Action DT-6.1  Prioritize converting vacant and underutilized properties within the greater 
downtown.  
Work with the Economic Development Corporation, property owners and developers to make downtown a priority 
for infi ll development.  There are several vacant properties within the Old Town residential areas as well as the 
commercial corridor that can accommodate new households or businesses on land that is already served by public 
infrastructure.  Moreover, there are several sites throughout Buda that are located in major commercial corridors or 
development areas which are under utilized or vacant.  Development of these properties will increase the tax base 
and generate additional revenue for the City and EDC.  
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The City and Economic Development Corporation can be key players in helping these properties develop.  The City 
and EDC should work proactively with property owners of these sites to encourage development of their properties.  
See also EG-1.7.

Action DT-6.2  Acquire tax title lots and use as incentives for desired infi ll development.
In conjunction with the Housing element (Objective H-2 and H-6), infi ll development can be promoted through the 
use of tax-title lots, which are properties that are acquired by the county through tax delinquency.  Work with Hays 
County to use tax-title lots as incentives to infi ll development by transferring them to private developers in return 
for development of the property in a manner that conforms to the character of the area and vision and goals of 
the community.

Action DT-6.3  Anchor the ends of Main Street to encourage pedestrian movement along the 
stores. 
The existing CBD stretches along Main Street between the two points where it intersects the UPRR tracks.  At the 
two ends are properties that can be developed as anchors to draw pedestrian movement between them.   City 
Park should be improved as recommended in this plan in the Parks, Recreation, and Open Space element.  At the 
southern end of the corridor, support redevelopment of the Old Cotton Mill property as a mixed use development 
incorporated with a civic center.  This site is also a good location to incorporate a new public library and meeting 
space.

Action DT-6.4  Work with property owners to create a master redevelopment plan of the Old 
Cotton Mill property at South Main Street and West Goforth Road.  
The Old Cotton Mill site is situated to be a south-end anchor to the downtown area.  Potential development of this 
site could include a mixed-use development with a new library, community center, and public space.  Engage the 
property owner and pursue partners to maximize resources in this venture.   While the fl oodplain maps do not show 
it in the fl oodplain, the property owner says there have been cases of fl ooding of this property as well as nearby 
properties.  A fl ood analysis of the site needs to be conducted as part of the development process.  

Action DT-6.5  Assist in creating a master redevelopment plan for the former Post Offi ce 
Building.
The old Post Offi ce site is another property that has been vacant for a long period of time and which is a prime 
candidate for redevelopment.  Engage the property owner and pursue partners to maximize resources for this 
redevelopment opportunity.
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Action DT-6.6  Revise zoning and land use policies to support denser housing and mixed-use 
development types in the downtown district.
Currently the dominant housing type in the downtown area is single-family housing.  Encourage a diversity of housing 
types, such as townhomes or garden homes, by amending the UDC to allow these housing types to “mix” in the 
residential areas.  Furthermore, allow housing over retail or commercial along Main Street and Railroad Street in 
mixed-use developments.

Objective DT-7 Create policies that support downtown enhancement.

In order to affect real revitalization of downtown Buda, support needs to extend beyond the efforts of the downtown 
merchants and be refl ected in the policies of the City of Buda.  Ensure that the UDC and policy decisions from City Council and 
the appropriate boards and commissions support the goals and vision for downtown Buda.  

Action DT-7.1  Develop design-oriented development regulations to achieve the desired 
development types for downtown Buda.
Downtown Buda is an excellent candidate for form-based code, a type of development regulation that more strongly 
emphasizes the physical form of the built environment than conventional zoning.  Form-based codes also better 
address the relationship between the commercial and residential elements of downtown.

Action DT-7.2  Create a unifi ed identity for downtown Buda by constructing a gateway at the 
entries of downtown, common streetscaping elements along the public realm of the street, 
and special internal signage unique to the historic character of the downtown district.

Action DT-7.3  Dedicate CIP funds to help fi nance downtown infrastructure improvements.

Action DT-7.4  Consider establishing a Public Improvement District or other fi nancing structure 
to help support revitalization efforts in downtown Buda.
To supplement funding available from the general fund or capital improvements program, establish a fi nancing 
structure to provide additional funds to support revitalization efforts in downtown Buda.  Many downtowns across 
the state of Texas have utilized a PID to help generate funds to support revitalization efforts.  Tax Increment Finance 
Districts are another option; however, those tend to work better for areas that are not developed.  Both mechanisms 
can help dedicate funds to the downtown area, but in different ways.   See Chapter 7, Implementation for a more 
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detailed discussion on these tools.

Action DT-7.5  Develop a Drainage Master Plan for the Downtown Area and Heritage 
District to promote infi ll development.
Storm water drainage in the older areas of Buda, including downtown and many of the neighborhoods in the 
Heritage district, is currently limited to surface drainage rather than gutters.  Because of this, the City must be 
sensitive to the fact that new development, including infi ll development, will greatly impact the fl ow of storm 
water.  New developments can easily create fl ooding in areas that didn’t fl ood before the development.  A Master 
Drainage Plan to study options for storm water drainage should be created for this area in order to protect 
existing properties and developments and to make infi ll development more feasible.  The Capital Improvements 
Program identifi es a Drainage Master Plan for the entire City, with funding budgeted for FY 2012-2013 and FY 
2013-2014.  (See also CF-6.4.)
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