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HISTORIC PRESERVATION
Buda has the second largest concentration of historic structures 
in Hays County, many of which are located along Main 
Street in downtown Buda.1  These historic buildings form the 
foundation for the Historic District.  

The Federal Historic Preservation Act of 1966 gave 
communities the power  to protect these cultural artifacts.  
Preservation efforts were focused on integrating these historic 
resources into the community.  The Texas Local Government 
Code also authorizes municipalities to engage in the 
“protection, enhancement, and perpetuation of landmarks or 
districts of historical and cultural importance.”2 

Historic preservation is an effective economic development 
tool, especially as it relates to reinvestment, tourism, and 
job creation related to building rehabilitation.  Historic 
designation has also shown to have a positive impact 
on property values and the quality of a neighborhood.  
Moreover, historic preservation promotes the sense of place, 
identity, and community by protecting these cultural resources.   

However, historic preservation should not be viewed in 
the light of preventing growth.  In fact, quite the opposite 
occurs.  Historic preservation is a mechanism through which 
a community can grow and modernize without jeopardizing 
the cultural and historical authenticity of Buda.  The Historic 
Preservation element of Buda 2030 focuses on promoting 
preservation of Buda’s historical and cultural resources in a 
manner that enables growth, economic development, and 
quality of life.

1 San Marcos has the largest concentration of historic structures in Hays 
County.  Source: City of Buda Comprehensive Plan, 2002-2012

2 Taken from the Texas Historical Commission’s Model Historic Landmark and 
District Zoning Ordinance.
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ISSUES, OPPORTUNITIES, AND FINDINGS
Advances Since the 2002 Comprehensive 
Plan
Many of the actions recommended in the previous 
comprehensive plan have been accomplished, indicating 
a sense of priority for historic preservation among Buda’s 
citizens.  Some of these accomplishments include:
* developed a historic preservation ordinance
* created a historic commission
* utilize incentives for improving and maintaining historic 

structures (through the Buda Improvement Grant)
* designated a downtown district and sign ordinance

Vacant Buildings Hinder Historic 
Preservation Efforts
Although signifi cant steps toward protecting Buda’s historic 
resources have been made, historic preservation has not been 
as effective as it could be in Buda.  There are many vacant 
buildings and undeveloped lots in downtown Buda which 
indicate a lack of understanding of the value or importance 
of participating in the vitality of downtown.  By being 
allowed to signifi cantly deteriorate, these vacant buildings 
hinder revitalization efforts.

Limited Resources to Guide Decisions 
for Historic Preservation
Historic preservation is sometimes seen as a hindrance 
to growth and economic development because of the 
lack of guidance in decisions for historic preservation.  
Without historic preservation guidelines, property owners 
don’t have the tools to understand how to develop their 
property.  Moreover, without the proper guidance and 
resources, decisions are often subjective.  This atmosphere 
of unpredictability and the lack of tools to carry out good 
historic preservation can easily deter property owners 
from investing money into historic building renovations or 
developments in historic districts.
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HISTORIC PRESERVATION RECOMMENDATIONS
Goal Statement
Buda protects its history and unique character by preserving its historic properties 
while affording opportunities for economic development and facility improvement.

Objective HP-1 Preserve and protect Buda’s rich heritage.

Since 2002, Buda has made a signifi cant accomplishment to preserving Buda’s heritage by having the downtown Buda 
Historic District added to the National Register of Historic Places.  Having this recognition helps the City and this district 
obtain policy support and funding to move forward on other efforts to further promote historic preservation.

Action HP-1.1  Develop a Historic Buda education program.
Work with the Buda Public Library, Hays CISD, YMCA, and Tourism Department to establish a cultural program that 
educates and celebrates Central Texas and Buda’s cultural and historic heritage.  This program can be operated 
out of a larger library and education facility, as well as possibly incorporated into Hays CISD curriculum or the 
YMCA’s after school program.  This action will require additional civic space and resources to accomplish.  (See also 
CF-4.1) 

Action HP-1.2  Promote the historic nature of Old Black Colony Road.
The City of Buda identifi es Old Black Colony Road as a historic district.  Enhance this corridor by 
developing a heritage trail with interpretive signage highlighting these historic and cultural amenities.  

In addition, transportation needs for the city may require Old Black Colony Rd be widened to provide an 
east-west connection across this portion of the city to FM 1626.  Any improvements to Old Black Colony Rd 
should refl ect the historic signifi cance of this roadway.

Action HP-1.3  Support historic and cultural tourism efforts.
The historic and cultural amenities of Buda will support tourism efforts by the City.  Support these efforts in 
recognition of the economic impact of these resources.

Old Black Colony Road near 
Whispering Hollow
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Action HP-1.4  Enhance historic elements of the public realm in downtown Buda through 
streetscaping and development code.
The authentic historic elements of downtown Buda should be protected and even enhanced through the development 
code and commitments to streetscaping and other street enhancements.  

Action HP-1.5  Improve the gateway corridor into downtown Buda along Main Street from IH 
35.
Reinforce the historic district by creating a signature gateway into downtown Buda along Main Street from IH 35.  
A gateway at both the north and south end of Main Street will create a symbolic entry into the historic district that 
creates a sense of arrival.   

Action HP-1.6  Continue to seek historic designation on historic structures in Buda based on 
Department of the Interior standards.  
In 1992 a survey of historic properties in Buda was conducted.  Review and update this survey.  When complete, 
seek historic designation of these properties.  Where groups of historic structures are identifi ed, consider seeking 
designation of a historic district.  

Action HP-1.7  Heavily promote the use of the EDC’s Buda Improvement Grant to encourage 
renovation of historic properties.
The Buda Improvement Grant (BIG) uses money generated through the EDC to assist property owners with historic 
preservation improvements to buildings of historic properties.  Currently, the grant may only be used for improvements  
that are visible from the outside.  Expand the allowable activities to include renovations to the building’s interior (or 
non-publicly visible) that relate to improving the safety of the building, such as structural integrity, fi re hazards, or 
electrical or plumbing issues.  

Objective HP-2 Encourage the preservation and enhancement of Buda’s unique 
character among citizens and private land owners.

In the past decade, Buda has adopted ordinances to guide development of historic properties and properties in historic 
districts in order to manage activities affecting historic buildings and the historic districts.  However, the City’s actions should not 
place undue burden on individual property owners.  In fact, in order to ensure effective implementation, the City should not 
hinder property owners with the responsibilities of improving and maintaining historic structures.  Too often, onerous regulations 
and costs prevent owners from pursuing renovations of historic buildings.  Incentive programs encourage owners of historic 
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properties to improve and maintain their buildings.  Assistance can also take the form of waiving certain fees or 
streamlining the approval process.  Also, providing publications that explain the goals and expectations of historic 
preservation can help encourage historic preservation.  Education about the signifi cance and value of Historic Buda 
as well as historic preservation in general is crucial for successful implementation of this component. 

Action HP-2.1  Enhance public awareness of the benefi ts of historic preservation.
Increasing public awareness of historic preservation will lead to increased appreciation and support for 
the preservation of historic properties.  This will further lead to support for policy and efforts for historic 
preservation, enabling Buda to achieve its preservation goals.  Task the Historic Commission to identify 
viable, coordinated, preservation education outreach programs.  Some existing opportunities include 
increasing the visibility of historic preservation during Preservation Week and Month (in May), creating an 
interpretation plan of historic sites to educate the public, and developing elementary, secondary, and post-
secondary programs to teach about Buda’s historic resources (see Action HP-1.1).

Action HP-2.2  Develop publications and documents that provide guidance to 
owners of historic properties and property owners in the historic districts, including 
information about the overlay ordinance, benefi ts of owning a historic property, tax 
benefi ts, and information on how to maintain or repair historic buildings.
Education of historic preservation should also target property owners, who are often unaware of the 
economic benefi ts of owning a historic property.  Moreover, the current City development code can be an 
onerous and confusing document, leaving property owners confused and discouraged from moving forward 
on renovation projects.  Encourage historic preservation efforts by providing materials to property owners 
and business tenants on the benefi ts and how-to of restoring and maintaining a historic property.

Objective HP-3 Provide adequate resources to guide and support design 
review of historic properties.

Without the proper guidelines and knowledge, it’s easy for historic preservation to become a road block to 
growth and development.  Decision makers may not have clear guidelines on which to base their decisions, and the 
atmosphere of unpredictable or subjective decision making may discourage property owners from investing time and 
money into efforts.  The City and community needs to encourage appropriate infi ll development within the historic 
district so these neighborhoods remain strong viable parts of the city.  This objective and the following actions seek to 
establish clear guidelines for historic preservation and equip decision makers with the tools necessary to make these 
decisions so that there is a predictable environment for historic preservation.
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Action HP-3.1  Amend UDC to provide more specifi c design standards for renovations or 
redevelopment of historic properties in Buda and properties in Buda’s historic districts.
Many communities across the nation have created standards to guide renovations to historic properties or new 
developments in historic districts based on those provided by the U.S. Department of the Interior.  They tend to speak 
to how properties should adhere to and enhance the character of the environment.  However, these national standards 
are very vague since  character is different in each community.  Buda has adopted the national standards, but that 
has only created an atmosphere of unpredictability.  The guidelines for historic preservation need to be modifi ed to 
refl ect Buda’s character, and should allow for fl exibility in adapting historic buildings.

Having specifi c design standards provide a basis for making decisions about the appropriate treatment of historic 
resources and compatible new construction.  They will provide guidance to property owners in understanding the 
historic character of the buildings and environment in which they live as well as to members of City staff and the 
Historic Commission to make decisions on submittals for property renovation or development.  These guidelines will 
create predictability in the decision making process, encouraging land and building owners to embark on these 
improvements.

Action HP-3.2  Enhance knowledge and expertise of City staff and Historic Commission 
members of historic preservation resources and technical assistance.
Periodically train the Historic Commission and City staff on the guidelines for historic preservation and resources to 
assist with preservation and adaptive reuse efforts by private property owners.  Educate members of the Historic 
Commission on design guidelines (See HP-3.1, when adopted).  Also, equip the historic commission and appropriate 
City staff with the knowledge of resources for property owners.  This will make these persons informative and 
resourceful to the local community in efforts to promote preservation of historic properties.
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