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The historic Academy building in Downtown Dripping Springs Marker of the namesake “Dripping Springs”

Recent rowhome development near Downtown A view of the springs
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1.  Executive Summary

Dripping Springs is one of five cities in Central Texas chosen to 
participate in the Sustainable Places Project, an ambitious regional 
planning initiative aimed at helping communities create the 
conditions for livable places, consistent with local goals and values.  
The project offers professional assistance in community outreach, 
development planning, economic and market research, and financial 
planning for a “Demonstration Site” defined by each community.  
In Dripping Springs, the City chose a 749-acre area, including the 
Downtown and adjacent properties to the north of US290, including 
large tracts of undeveloped land within walking distance of the 
historic core.   

The Sustainable Places Project has been a two-year planning process 
guided by six livability principles using an innovative, GIS-based 
analytic tool for scenario planning.  The public process yielded various 
planning scenarios for Dripping Springs that were further refined into 
an action plan aimed at guiding future growth toward a more livable 
and sustainable community

Residents and stakeholders identified a variety of concerns and ideas 
about what desirable growth could look like in Dripping Springs.  
These included: introducing a greater variety of housing for people of 
different incomes; improving mobility in and around Downtown; and 
enhancing Downtown’s cultural and historic identity and its economic 
vitaility.

The Sustainable Places Action Plan consists of an Illustrative Plan, a 
Phasing and Implementation Strategy, and a series of Recommended 
Land Use Policy and Code Amendments necessary to implement the 
Plan.  

The Illustrative Plan addresses both the potential for Downtown 
infill development and the creation of new central neighborhoods 
on currently undeveloped land. The plan provides for:  a diversity of 
housing opportunities – up to 1250 new dwelling units at full build-
out; approximately 550,000 square feet of new commercial uses 
that could generate up to 1,200 jobs; an expanded network of local 
streets, and an extensive system of open space and greenway trails 
that connect surrounding neighborhoods with Downtown and the 
schools.  At the heart of the community along Mercer Street and 
adjacent to the historic Academy building, it calls for the creation of a 
new town center plaza to host special events, 
 
The Phasing and Implementation Strategy identifies early “catalytic” 
public and private investments that could help to kick off the 
community’s vision for the area, including: 

•	 Development of private and City-owned properties near Old 
Fitzhugh Road and Mercer Street with 11 new townhouses or 
live/work units, and rehabilitated civic space in the Stephenson 
Building, all oriented to a plaza for city celebrations and events;

•	 Public-private development of a 6.5-acre portion of DSISD-
owned property, which could allow for the expansion of Town 
Center shops and restaurants, new School District offices and 16 
single-family homes; and

•	 Future redevelopment of privately-owned properties along the 
Water Quality Buffer Zone Downtown, which could provide 
additional commercial and residential opportunities and allow 
for the creation of a central park around the “dripping springs” for 
which the town is named.

It is estimated that the street and open space improvements 
associated with these catalytic projects would cost approximately $4.2 
million – an amount the City of Dripping Springs currently does not 
have the capacity to fully fund.  The Plan recommends the creation 
of a tax increment financing (TIF) zone within the Demonstration Site 



4 	 I N T R O D U C T I O N

that can create value over time to be used for developer incentives 
or for “pay-as-you-go” projects.  Other funding sources could include 
State and Federal grant monies, as well as the inclusion of priority 
projects in the City’s Capital Improvement Plan.  

In order to ensure that the Plan can be implemented, various 
regulatory amendments are necessary.  Most notably, the Plan 

recommends creating a Downtown Overlay District to replace the 
current Euclidian zoning with form-based development standards 
that more purposefully create the type and scale of places that the 
community has envisioned.  Under this proposal, the Demonstration 
Site would be divided into five development districts, each with 
context-specific standards for land uses and building design aimed at 
preserving the character and promoting economic vitality.

Dripping Springs’ City Limits and Large Extra-Territorial Jurisdiction (ETJ)
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2.  Introduction
Dripping Springs is one of fi ve cities in Central Texas chosen to 
participate in the Sustainable Places Project, an ambitious regional 
planning initiative aimed at helping communities create the 
conditions for livable places, consistent with local goals and values. 
The project off ers professional assistance in community outreach, 
development planning, economic and market research, and fi nancial 
planning of catalytic investment projects. 

Using an innovative digital analytic tool in conjunction with a 
comprehensive public engagement plan, the Sustainable Places 
Project builds on existing plans and policies to develop an 
implementable action plan that can achieve the community’s 
aspirations.  The Capital Area Texas Sustainability (CATS) Consortium, 
a network of regional planning agencies, community development 
organizations, and local governments, led by the Capital Area Council 
of Governments (CAPCOG), was awarded a Sustainable Communities 
Regional Planning Grant by the US Department of Housing and Urban 
Development (HUD) in 2010 to support the Sustainable Places Project. 

The Partnership for Sustainable Communities is a Federal initiative 
formed to actively promote and create comprehensive strategies 
for sustainable development through the collaboration of its 
partnering Federal agencies, including The Department of Housing 
and Urban Development, the Department of Transportation, and 
the Environmental Protection Agency. The Partnership developed 
six livability principles to guide the development of sustainable 
communities. For application to Central Texas, the CATS Consortium 
refi ned these principles as follows:

Housing choices:  
All kinds of housing for all kinds of people

Mobility options: 
Multiple ways of getting around…
not just by car

Economic prosperity: 
Jobs and services for area residents

Healthy communities: 
Recreation, health, food and civic 
connections

Concentrated and balanced growth:  
Pedestrian-friendly mixed-use districts

Environment and natural resources:  
Protection of natural areas and resources

In order to address the livability principles in a participatory way, 
the planning team employed a software package based on Envision 
Tomorrow (envisiontomorrow.org), which was developed by the 
University of Texas at Austin and Fregonese Associates and through 
the regional planning grant.  The planning tools allow residents to 
“paint” development types on a local map and instantly view the 
eff ect of their land use and development choices on a range of factors 

What is Sustainability?

For the Sustainable Places 
Project, sustainability is 
viewed through the lens 
of long-term livability and 
inclusivity.  According to 
the US EPA, “Sustainability 
creates and maintains 
the conditions under 
which humans and nature 
can exist in productive 
harmony, that permit 
fulfi lling the social, 
economic and other 
requirements of present 
and future generations.”
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such as population, housing mix, jobs-housing balance and fiscal 
performance.  Different growth scenarios can be created quickly to 
compare impacts.  A uniquely calibrated public fiscal impact model 
was designed to “plug in” to the software and is used to provide an 
understanding of a city’s costs and revenues associated with various 
scenarios. More information about the software and its analytic tools 
can be found in Appendix F.

The City of Dripping Springs applied to participate in the Sustainable 
Places Project with the goals of developing its downtown area with 
a vibrant mix of public and private uses, to promote a better balance 
of jobs and housing, and to create a more balanced transportation 
network (Appendix A). The City also requested assistance with updates 
to its various municipal codes, including those related to zoning, 
subdivisions, and site development, to promote a more sustainable 
community.  The City had a number of previously-identified objectives 
for progress, including making the namesake Dripping Springs more 
visible and accessible.  

Cities participating in the Sustainable Places Project identified 
“Activity Center” study areas that could serve as demonstrations of 
sustainability planning for other Central Texas cities. The Dripping 
Springs Demonstration Site is a 749-acre area, roughly centered on 
the intersection of US Highway 290 and Ranch Road 12.  It includes 
the historic downtown along Mercer Street and several undeveloped 
properties, some of which are currently situated in Dripping Springs’ 
extra-territorial jurisdiction.  The Downtown includes a concentration 
of historic buildings dating back to the late 19th and early 20th 
centuries.  Loosely arranged along Mercer Street, the buildings evoke 
the agricultural heritage of the community and provide a unique 
visual identity.  Within walking distance of the Downtown are several 
large undeveloped parcels totaling more than 230 acres and offering 
significant opportunities for thoughtful and holistic infill development.

Buildings along Mercer St. evoke the city’s historic Hill Country character.
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Idea Map from the Visioning Workshop
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3.  Planning Process
Following its selection for the Sustainable Places Project in November 
2011, the City Council appointed an independent Stakeholder 
Committee of 15 individuals to represent the diverse interests of the 
community and to work with the consultant team for the duration of 
the two-year planning process.  The planning team conducted several 
initial meetings with the committee to discuss existing conditions and 
to explore key issues and opportunities, and continued to meet with 
the group throughout the process. 

The Visioning Workshop: With some of the identified opportunities 
and constraints in mind, the citizens of Dripping Springs met for 
a Visioning Workshop in September, 2012 to describe the kind of 
place their community should become for the next generation. The 
Stakeholder Committee hosted the workshop, where residents were 
asked how they would address each of the livability principles, first 
by responding to a series of survey questions and then through a 
small group mapping exercise, where ideas for “what should happen 
where” were recorded with “Post-It” notes placed directly upon a 
large aerial map of the Demonstration Site. The evening’s questions 
were duplicated in an online survey that encouraged anonymous 
comments. About 50 additional people shared their thoughts online. 
(Appendix B)

The “Charrette”:  The January 2013 charrette allowed people to 
translate their visions into more specific development scenarios for 
the Demonstration Site.  The charrette activity was based on residents’ 
visions of where specific development types should be located.  Each 
development type is based on a certain mixture of building types and 
uses, which also represent certain numbers of jobs and households.  
The participants formed groups and each one had a menu of types 

Dripping Springs residents participate in a keypad survey at the September, 
2012 Visioning Workshop.

Residents “paint” land use colors on a map of Dripping Springs for input into 
analytic software at the January, 2013 charrette.
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with jobs and housing details along with example images. The 
participants formed groups and arranged “chips” that corresponded to 
the development types on a map of Dripping Springs.  Each group’s 
map was digitized in real time using the specifically-calibrated analytic 
software, allowing participants to understand the effect of their 
decisions on various indicators. 

The “Open House”:  In February 2013, an open house was 
conducted to present three scenarios based upon the charrette 
results.  Two of the scenarios were designed to “bracket” the range of 
ideas expressed by the community at the charrette, while the third 
was developed as a “baseline” example of “business as usual”, reflecting 
current, dominant development trends.  In addition, specific ideas for 
particular parts of the Demonstration Site (e.g., the Improved Town 
Center, US 290 corridor) were developed for consideration by the 
community.  Through a survey conducted at the meeting and online, 
residents stated preferences and offered further suggestions for the 
refinement of the planning concepts (Appendix C).

The February 2013 Open HouseComment Map from the Visioning Workshop

Residents’ comments were collected on maps and recorded.
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The Draft Plan:  On the basis of the survey results, and on 
subsequent meetings with the Stakeholder Committee and 
senior City staff, this draft plan was developed, providing specific 
recommendations regarding the overall land use plan and the 
types of public and private investments that could “jumpstart” the 
community’s vision for the Demonstration Site.  Plans for these public 
improvements and catalyst projects were prepared by the team 
and a financing strategy was developed for their implementation.  

Dripping Springs Open House
February 21, 2013

drippingsprings.sustainableplacesproject.com

DEVELOPMENT TYPES CHIP MENU

Along major arterials or highways •

Auto-oriented•

Mix•  of large format (big box) retail 
uses and smaller retail, service and 
ofce uses

Building set back behind surface •
parking lot

1 story•

12 j• obs / acre

0 h• ouseholds / acre

Corridor
Commercial

Town Center
Compact, walkable district•

Concentration of retail, residential, •
ofce, service uses

Place to gather, experience •
community culture

2 - 5 stories•

32 jobs / acre•

22 households / acre•

Town Center

Corridor Commercial

Walkable with mixed uses, •
interconnected street grid, ground 
level retail 

Lively pedestrian environment•

Up• per level ofce or residential 
space and surface parking behind 

1 - 3 stories•

38 jobs / acre•

8 households / acre•

Main Street

Main Street Commercial

Walkable streets with mix of •
small-lot, SF homes, duplexes, 
townhouses, 2-3 story apartments

Serv• es diverse community:  
seniors, young families, singles etc. 

50% rental, 50% for-• sale homes 

Loca• ted close to Town Center

0 jobs / • acre

18 h• ouseholds / acre

Compact Neighborhood

Single Family
Neighborhood

Detached SF homes•

Lots from 5,000 to 9,000 sq ft•

Ho• mes suitable for families

Neig• hborhoods away from Town 
Center, within close proximity to 
schools

0 j• obs / acre

4 hou• sehods / acre

Single -Family (SF) Neighborhood

Compact Neighborhood

Small urban plazas and pocket •
parks

Co• mmunity and regional parks 

Large conservation areas•

0 jo• bs / acre

0 hous• eholds / acre

Open Space

Open Space

Industrial

Schools, higher ed, government •
buildings

Cul• tural facilities:  churches, 
museums, libraries, theaters, 
auditoria

Indiv• idual buildings (eg, museums, 
post ofces) or larger campuses 
(eg, universities, community 
colleges)

20•  jobs / acre

0•  households / acre

Civic

Light industrial, business park, ex•
buildings

Mix of industrial yards, light •
manufacturing, warehousing, ofce

Surface parking•

Near•  major transportation corridors, 
away from residential

1 story•

14 jobs / a• cre

0 househo• lds per acre

Civic

Mix of low and mid-rise ofce•
buildings

Fle• x buildings for commercial, 
      light-industrial uses

Mostly• surface parked

1 - 5 stori• es

36•  jobs / acre

0 ho• useholds / acre

Office
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Development Types “Chip Menu”

In addition, the team recommended regulatory and ordinance 
amendments aimed at achieving the community’s vision and 
the six livability principles of the Sustainable Places Project.  Initial 
recommendations were presented to a joint meeting of the City 
Council and Dripping Springs Independent District School Board in 
August, and a draft of the report was presented to the City Council in 
November 2013. 
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4.  Issues, Opportunities, 	
	 and Objectives
At the outset of the project, the consultant team, in conjunction with 
CAPCOG, conducted a diagnostic assessment of the community, 
evaluating existing conditions, regulations and demographic and 
economic factors (See Appendix D and E).  Through the public 
planning process and surveys, the community and stakeholders had 
the opportunity to tell the planning team what they value in Dripping 
Springs, what concerns them, and what desirable growth would look 
like.  Some of the common themes can be summarized as follows: 

•	 Downtown’s cultural and historic identity should be preserved, 
while creating a better pedestrian environment along Mercer 
Street, and a central gathering space or Town Square for civic 
celebrations and events.

•	 There need to be more local jobs to improve the community’s tax 
base, and to reduce the need to commute to Austin.

•	 More types of housing at a variety of sizes and prices are needed 
so that teachers, workers, young families, and senior citizens can 
live in the community.

•	 There need to be ways of moving around town without having 
to rely on the congested highway corridors of US 290 or RR 12. 

•	 Creeks and drainage areas that run through the Demonstration 
Site need to be protected and enhanced as public open space 
with trails linking Downtown with surrounding neighborhoods.

•	 Before any significant new development can occur, the City’s 
wastewater treatment facility needs to be expanded. 

The surveys also yielded specific objectives and examples of how the 
six livability principles could be addressed in Dripping Springs: 

Housing choices: Introduce a greater variety of housing for people of 
different incomes.

•	 Introduce a mix of apartments, townhouses, and clustered 
housing on the large undeveloped tracts (i.e., Baird, Davidson, 
Breed and McAllister tracts).

•	 Provide affordable homes for working families with rents under 
$1,000/month.

•	 Provide housing for young families to stay in the school district.
•	 Provide housing that accommodates independent senior living.

Mobility options: Make it easier and more convenient to move 
around Dripping Springs. 

•	 Provide a network of local roadways that connect neighborhoods 
and major destinations (e.g., DS High School) without having to 
travel on the highways.

•	 Maintain an adequate amount of convenient on-street parking 
along Mercer Street.

•	 Slow down traffic along US 290 and make it easier for pedestrians 
and cyclists to cross. 

•	 Develop a system of hike and bike trails along the creeks.

Downtown’s cultural and historic identity should be preserved.
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Economic prosperity: Attract new businesses and employment to 
Dripping Springs to increase the City’s tax base.

•	 Reinforce and promote small businesses in the Downtown 
including non-chain retail shops and office space.

•	 Emphasize public gatherings to improve economic vibrancy. 

Healthy and inclusive communities: Provide recreational amenities 
and critical services within easy reach of residents.

•	 Create a gathering place (e.g., town green) in the center of town 
for events and celebrations. 

•	 Create generous park and recreational facilities as part of any 
new development.

•	 Develop a connected system of off-street hike and bike trails.
•	 Introduce family-oriented activities (e.g., bowling, movies) that 

reduce the need to travel outside DS for entertainment.
•	 Introduce local medical and healthcare services.

Concentrated and balanced growth: Encourage compact mixed-
use development on undeveloped properties around Downtown.

•	 Create walkable neighborhoods with a mix of housing types, 
while maintaining open natural areas and green space as much 
as possible.

•	 Preserve the scale, character and historic identity of the 
Downtown.

Preservation of environment and natural resources: Protect 
Dripping Springs’ water supply.

•	 Set new development back from existing creeks and springs.
•	 It is clear from the survey results that the majority of participants 

desire a more inclusive and accessible city, with development 
that preserves the small town sense of place, while promoting 
employment and housing diversity. Develop a connected system of hike and bike trails.

Create walkable neighborhoods with a mix of housing types.
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The six scenarios created by participants in the scenario planning charrette

6.
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5.  Planning Scenarios
Participants in the January charrette produced six complete growth 
scenarios of Dripping Springs’  future.  All six scenarios were digitized 
and analyzed with analytic software, displaying in real time how each 
configuration could affect the community’s tax revenue, population, 
jobs-housing balance, and the mix of housing types.

While the six groups at the charrette produced different scenarios, 
there were common themes among all of them:

•	 A trail system of “green fingers” branching out from Downtown 
connecting with surrounding neighborhoods 

•	 Mercer Street improvements to strengthen Downtown as the 
cultural and civic heart of the community 

•	 Mixed-use neighborhoods with a choice of housing on the 
vacant tracts near Downtown (Baird, Davidson, Breed and 
McAllister)

•	 A convenient roadway network for local access between 
neighborhoods and key destinations like the High School, 
without having to rely on US 290 or Ranch Road 12. 

With the knowledge and perspective gained from the Visioning 
Workshop, the Charrette, and a variety of preference surveys, the 
six maps were condensed into three planning scenarios. The first 
scenario illustrates a continuation of past development trends, 
which include a dominant pattern of large-lot single-family homes in 
standard suburban subdivision layouts and commercial development 
concentrated along US 290. The second scenario proposed small-scale 
infill development in Downtown and four compact neighborhoods 
on the undeveloped parcels of the Demonstration Site, connected to 
each other and to the Downtown by a system of greenways and trails.  

The third scenario also focused on Downtown and Mercer Street, but 
provided a more gradual transitioning of densities from the core to the 
north and east. Both of the proposed scenarios envisioned setbacks 
from the Critical Water Quality Zones and sensitive environmental 
areas, and a network of off-street trails and bike routes.  

The Analytic Tool was used to measure quantitative performance, 
including population, jobs-housing balance, and fiscal impact. Both 
of the proposed scenarios assumed similar population growth and 
delivered indicator results that reflected a positive fiscal impact and 
jobs-housing ratio. Scenario B (Clustered Neighborhoods) saw a jobs-

This project will contribute to the success of 
Downtown Dripping Springs.

Rank 1-5 (Strongly Disagree to Strongly Agree)

1
7.0% (6)

Total Number of Responses: 86

2
4.7% (4)

3
5.8% (5)

4
29.1% (25)

5
53.5% (46)

Now, looking at the indicators for each 
scenario, which one performs best given 

your vision for Dripping Springs?

Scenario A: Business As Usual
11.3% (9)

Scenario B: Clustered Neighborhoods
42.5% (34)

Scenario C: Transitioning Densities
46.3% (37)

Total Number of Responses: 80

Surveys conducted at the Open House and online showed a preference for the 
proposed scenarios.

This project will contriute to the success of Downtown Dripping Springs 
Rank 1-5 (Strongly Disagree to Strongly Agree)

Looking at the indicator results, which scenario performs best given 
your vision for Dripping Springs?
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Dripping Springs Open House
February 21, 2013

drippingsprings.sustainableplacesproject.com

SCENARIO A:  Business As Usual
The Trends Continue
This scenario follows a “business as usual” trend of residential single-family subdvidision construction on 
vacant land beyond the downtown.  A small amount of new jobs are located in highway commercial and 
automotive-oriented uses along US 290. Scenario A is based on existing trends, plans, policies and practices 
played out to 2050.

LEGEND
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Scenario A (The Trends Continue)

The Trends Continue
This scenario follows a “business as usual” trend of residential single-family 
subdivision construction on vacant land beyond the downtown. A small amount 
of new jobs are located in highway commercial and automotive-oriented uses 
along US 290. Scenario A is based on existing trends, plans, polities and practives 
played out to 2050.

Summary indicator results for the three development scenarios were 
presented at the February 2013 Open House.
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Scenario B (Clustered Neighborhoods) Scenario C (Transitioning Densities)

Clustered Neighborhoods
This scenario proposes four compact neighborhoods on the vacant tracts north and east of 
Downtown. In keeping with the City’s Conservation Design Ordinance, it strives to preserve the 
rural character of the site by preserving substantial open space and setting back from drainage 
ways. Each neighborhood is surrounded by green space and is organized around a central 
green with neighborhood commercial uses. A range of housing choices is offered, including 
single-family homes, townhomes and apartments. In the Downtown, the complex of historic 
buildings at Old Fitzhugh Road and Mercer Street is improved and enhanced into a pedestrian-
friendly Town Center with a mix of shops, restaurants and civic buildings organized around a 
new Town Square. Founders Park is expanded into the undeveloped lands to the north.

Transitioning Densities
This scenario proposes a more gradual transitioning of densities from the historic core to the 
outlying areas. Compact neighborhoods with townhomes and apartments are proposed on 
the sites closest to Downtown, while lower density, single-family neighborhoods are located 
on the portions of the site furthest away. As in Scenario B, development is set back from the 
existing drainage ways and a trail system connects each neighborhood with the Downtown. In 
this scenario, retail shops and restaurants are proposed around the DSISD office property, which 
in the future could be incorporated as part of a mixed-use, public/private redevelopment that 
includes civic uses.
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Additionally, proposals for addressing US Highway 290 and a new 
Town Center concept in the historic center were presented as 
potential public improvement and catalyst projects for the activity 
center. 

Sustainability Indicators: Beyond the indicators presented at the 
Open House with the planning scenarios, researchers at the University 
of Texas at Austin conducted additional analysis of the proposals. The 
concepts presented were compared to the trend scenario in terms 
of walkability to schools, access to parks, access to retail services, and 
ecological services of street trees. The proposed scenarios consistently 
outperformed the baseline trend, further informing the compact and 
connected philosophy incorporated into the planning process. A full 
report on these indicators and each scenario’s performance can be 
found in Appendix F. 

Indicators of Opportunity: The City strives to increase access 
to opportunity and further fair housing choices. The Central Texas 
Opportunity Maps, a project funded in part by the Sustainable Places 
Project, provides a backdrop of the social and economic trends 
affecting low income populations within five miles of Dripping 
Springs. The demographic and economic data was used to facilitate 
public discussions early in the planning process.

According to the Opportunity Maps, the area is characterized by high 
median household values and low poverty and crime rates relative 
to the rest of Central Texas. It has high median incomes and low 
unemployment, but average commutes are long and weigh down 
the economic opportunity index.  Racial segregation is relatively low 
and opportunity is trending upward from 2007 to 2012. While many 
of these factors are promising, the city center lacks housing choices 
for seniors and low income workers. The scenario indicators suggest 
that the preferred public vision of a connected, inclusive activity 
center will improve opportunity for existing and future residents by 

A New Town Center Concept

housing ratio of 1.2:1 and a fiscal impact ratio of 1.04:1, meaning for 
every dollar spent investing in growth, $1.04 would come back to 
the City of Dripping Springs as revenue. Scenario C’s (Transitioning 
Densities) indicators were even stronger, with a 1.4:1 jobs-housing 
ratio and a 1.08:1 fiscal impact ratio.  
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offering a diverse mix of housing and jobs for different incomes and 
by providing walkable options for shopping, jobs, and public services 
that reduce transportation expenses. Public infrastructure investments 
and regulatory changes are needed for realization of the preferred 
scenario and the associated community benefits. Section 5.3 and 
subsequent appendices in this plan contain a list of code changes and 
public financing strategies to achieve the public vision.

Community Preferences: The community preference survey 
conducted during and after the Open House (Appendix C) indicated 
a fairly even split between the two proposed scenarios; participants 
clearly preferred the proposed patterns of compact and connected 
development described in Scenarios B and C, agreeing in large 
numbers that either of the scenarios would contribute to a more 
successful and sustainable Dripping Springs.  The community 
enthusiastically supported the notion of a Town Center gathering 
space focused on Mercer Street and Old Fitzhugh Road, and 
streetscape and traffic calming improvements along US 290. 

US 290 Improvement ConceptsDripping Springs Open House
February 21, 2013

drippingsprings.sustainableplacesproject.com

TAMING US 290

Concept A: Widen Sidewalks and Add Trees

Concept B: A Slip Road with Parking

Overcoming the Barrier
We’re told that LBJ had US 290 straightened out and widened at Dripping Springs so that his motorcade 
could get to Johnson City more quickly.  Many people have expressed concern that the  ve-lane roadway 
causes people to miss the charms of the small business district, and that it creates an unsightly “river” 
of asphalt through the center of town.  Here are two ideas for “calming” traf c and making the US 290 
corridor a more attractive gateway to the Hill Country.

In the spirit of a European boulevard, this concept proposes the addition of 
a one-way “slip road” along the Downtown edge, that would allow slower-
moving traf c to gain access to local businesses.  Tree lined medians and 
wider sidewalks would result in an enhanced pedestrian environment. 

The roadway is currently 70 feet from curb to curb.  In keeping with the 
Federal Highway Administration’s policy of “Context Sensitive Solutions” 
this concept recon gures the highway to be more like a street, with 
narrower lanes, tree-lined sidewalks and rain garden parkways at the curb.  

RM
12

SA
N

 M
A

RCO
S ST.

US 290

CO
LLEG

E ST.

BLU
FF ST.

RM
12

SA
N

 M
A

RCO
S ST.

US 290

CO
LLEG

E ST.

BLU
FF ST.

Proposed
R.O.W.

60’

Rain GardenRain Garden RoadwayRoadway Median/
Turning Lane

Proposed Narrowing 
of R.O.W.

Proposed Narrowing 
of R.O.W.

5’5’

Existing
R.O.W.

70’ 65’
Proposed Extension 

of R.O.W.

RoadwaySidewalk /
Landscape

Sidewalk /
Landscape

MedianMedianSlip Road /
Angled Parking

Roadway

70’

DS_US290_36x48Vertical.indd   1 2/21/2013   11:02:18 AM



2 0  A C T I O N  P L A N

US 290

MERCER ST.

O
LD

 F
IT

ZH
U

G
H

 R
D

.

RR
 1

2

BA
IR

D
 L

N
.

M
IG

H
TY

 T
IG

ER
 T

RA
IL

GARNETT LN.

TIMBERLINE RD.
GOODNIGHT TR.

RR
 1

2

GO
LD

EN
 E

AG
LE

 L
N

.
SHANE LN.

N
O

RT
H

 S
T.

NEW ST.

D
AV

ID
SO

N
-B

A
IR

D
 S

T.

PA
RK

 S
T.

ROGER
 H

ANKS P
KW

Y.

Walnut 
Springs
Elementary

Dripping 
Springs
High School

Veterans’
Memorial Park

Founders 
Memorial Park

DSYSA Fields

DEMONSTRATION SITE 
BOUNDARY

CRITICAL WATER QUALITY 
BUFFER ZONE

EXISTING PARKS/OPEN SPACE

PROPOSED PARKS/OPEN SPACE

PROPOSED TRAIL

SCHOOLS

EXISTING “BACKBONE” STREET

PROPOSED “BACKBONE” STREET

PROPOSED PARK ROAD

SINGLE FAMILY

COMPACT NEIGHBORHOOD

APARTMENTS/MIXED USE

TOWN CENTER

CORRIDOR COMMERCIAL

OFFICE

CIVIC

PARKS/OPEN SPACE

LEGEND

DEMONSTRATION SITE 
BOUNDARY

CRITICAL WATER QUALITY 
BUFFER ZONE

EXISTING PARKS/OPEN SPACE

PROPOSED PARKS/OPEN SPACE

PROPOSED TRAIL

SCHOOLS

EXISTING “BACKBONE” STREET

PROPOSED “BACKBONE” STREET

PROPOSED PARK ROAD

SINGLE FAMILY

COMPACT NEIGHBORHOOD

APARTMENTS/MIXED USE

TOWN CENTER

CORRIDOR COMMERCIAL

OFFICE

CIVIC

PARKS/OPEN SPACE

LEGEND

Illustrative Land Use Concept



T H E  S U S T A I N A B L E  P L A C E S  P R O J E C T        2 1 

6.  Action Plan
The Action Plan for Dripping Springs is intended to achieve the 
community’s vision for the Demonstration Site.  The Plan is comprised 
of three elements:

The Illustrative Plan that describes the full build-out of the 
Demonstration Site, the recommended mix of land uses, circulation 
and infrastructure improvements, and public open spaces.  An 
evaluation of the recommended plan and development program 
using the analytic tool software provides a projection of the 
anticipated performance of the plan in relation to several indicators 
of importance to the community (e.g., fiscal, jobs-housing mix, 
population, etc.).

A Phasing and Implementation Strategy that provides a 
recommended program of early public improvements that can 
provide the setting for an initial “catalyst” project by the private sector, 
both of which are intended to kick off the community’s vision for the 
Demonstration Site.  An implementation strategy describing methods 
for financing the public improvements and a pro-forma for the private 
development are also provided as part of this element.

Recommended Land Use Policy and Code Amendments that 
are necessary to implement the vision of the Demonstration Site 
and to achieve the six livability principles of the Sustainable Places 
Project.  These include recommended amendments to the City’s 
Comprehensive Plan, its zoning code, subdivision ordinance and other 
policy documents related to land use. 

6.1 THE ILLUSTRATIVE PLAN

Resulting directly from the planning process, the project’s unique 
issues, opportunities, and objectives, and the three planning scenarios 
formulated from extensive public input, the Sustainable Places 
Project has developed a recommended plan intended to achieve the 
community’s vision for the Demonstration Site. The plan provides 
for a diversity of housing opportunities, an expanded network of 
local streets, an extensive system of open space and greenway trails 
that connect surrounding neighborhoods with Downtown and 
the schools; and an expanded town center with local shops and 
businesses oriented to a new park containing the historic Dripping 
Springs.  At the heart of the community along Mercer Street and 
adjacent to the historic Academy building, the plan calls for the 
creation of a new town center plaza to host special events like the 
annual Founders Day celebration and the weekly farmers market.  

A Mixed-Use Program:  At build-out, the plan envisions 
approximately 1250 new housing units, distributed evenly between 
single-family detached homes, small lot cottages or townhouses, 
and apartments.  These dwelling units are interspersed in four 
neighborhoods surrounding Downtown, each linked to it through 
the greenway and trail system.  A concentration of new shops and 
restaurants is proposed north and west of Mercer Street to strengthen 
downtown as a local destination as well as a Hill Country tourist 
attraction.  This new center is envisioned with buildings at a modest 
scale, with one- to three-story buildings, that preserves the small 
town character of Dripping Springs and allows the historic pattern 
of buildings along Mercer Street to remain largely unchanged.  A 
limited supply of regional-serving retail development and office 
uses are proposed along US 290.  In total, the plan envisions over 
500,000 square feet of new commercial space, distributed fairly evenly 
between office and retail development.  
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DRIPPING SPRINGS 
SUSTAINABLE PLACES PROJECT
ILLUSTRATIVE DEVELOPMENT PROGRAM  June 4, 2013
Draft

LAND OPEN SPACE CIVIC/
AREA AND 5-8ksf Lots3-5ksf LotsApts/ Total Density Office TC/NC Retail Arterial Retail Total Comm GOV'T
(acres) CWQZ % (du) (du) (du) (du) (du/ac) (gsf) (gsf) (gsf) (gsf) (gsf)

NEW NEIGHBORHOODS
Davidson 103.53 30.72 29.67% 198 155 150 503 4.9 40,000 10,000 0 50,000 0
Baird 84.70 25.63 30.26% 171 112 150 433 5.1 0 10,000 0 10,000 0
Breed 9.50 0.00 0.00% 18 14 40 72 7.6 0 0 0 0 0
McAllister 45.54 11.08 24.33% 0 116 70 186 4.1 25,000 0 96,000 121,000 0
North of Founders Park 15.98 1.57 9.83% 50 44 0 94 5.9 0 0 0 0 0
Subtotal New Neighborhoods 259.24 69.00 26.62% 387 397 410 1194 4.6 65,000 20,000 96,000 181,000 0

TOWN CENTER 
DSISD 6.56 0.00 0.00% 0 16 0 16 2.4 20,000 28,000 0 48,000 20,000
Haydon 5.76 2.69 46.74% 0 6 0 6 1.0 8,000 13,000 0 21,000 0
Garnett 4.34 2.08 47.92% 0 4 0 4 0.9 15,000 10,000 0 25,000 0
Garza 4.27 1.73 40.53% 0 17 0 17 4.0 0 0 0 0 0
City of Dripping Springs 1.36 0.00 0.00% 0 11 0 11 8.1 0 0 0 0 2,800
Lodge 0.40 0.00 0.00% 0 0 0 0 0.0 0 0 0 0 5,900
Hanks 0.53 0.00 0.00% 0 0 0 0 0.0 0 7,400 0 7,400 0
Purcell et al 1.12 0.00 0.00% 0 0 0 0 0.0 0 14,500 0 14,500 0
Subtotal Town Center 24.34 6.50 26.70% 0 54 0 54 2.2 43,000 72,900 0 115,900 28,700

OTHER TRACTS
A (Draper Ranch Partnership) 12.29 0.00 0.00% 0 0 0 0 0.0 60,000 0 47,000 107,000 0
B (Blanco 1 Partners, LP) 4.39 0.00 0.00% 0 0 0 0 0.0 38,000 0 0 38,000 0
C (Liberal Funding II, Inc) 1.61 0.00 0.00% 0 0 0 0 0.0 14,000 0 0 14,000 0
D & E (Liberal Funding II, Inc & Baker Rex G III Gift) 2.90 0.00 0.00% 0 0 0 0 0.0 25,000 0 0 25,000 0
F & G (Wilson, Lurline H) 8.13 0.00 0.00% 0 0 0 0 0.0 35,000 0 35,000 70,000 0
Total Other Tracts 29.32 0.00 0.00% 0 0 0 0 0.0 172,000 0 82,000 254,000 0

TOTAL PROJECTED NEW DEVELOPMENT 312.90 387 451 410 1,248 4.0 280,000 92,900 178,000 550,900 28,700

RESIDENTIAL COMMERCIAL

Illustrative Land Use Concept Development Program

A Linked System of Public Open Space:  A total of 75 acres of 
new public open space is envisioned along the existing creeks and 
draws within the project area, providing an important amenity to the 
community, a water quality buffer, and an interconnected system of 
trails that will allow residents to move about town by foot and bicycle.  
Much of this open space is located within the City’s designated Critical 
Water Quality Buffer Zone, which restricts any new development.  
Small pocket parks are located at the heart of each neighborhood, 
providing local play and gathering spaces.  

A Local Network of Streets:  Building on the City’s 2008 
Thoroughfare Plan, an expanded street network is proposed to 
provide local alternatives to US290 and RR12.  The network is designed 
to offer more convenient access to the surrounding neighborhoods 
and to major destinations like the High School.  The Plan calls for 
the extension of Roger Hanks Parkway to a new east-west roadway 
through the north edge of the High School campus and along the 
extension of Timberline Road.  It also proposes a new north-south 
street from Mercer Street through the DSISD property and between 
the Davidson and Baird tracts with connections to Springlake Drive.  
As discussed below, additional local streets are also planned within the 
Town Center.  All streets will be designed with continuous sidewalks.  



2 6 	 A C T I O N  P L A N

Developing The Utility Network In A Time Of Change: To support 
the plan for the Demonstration Site, the City will need a robust 
utility network. In particular, adequate waste water capacity and 
water availability will be necessary if the City wishes to implement 
the vision crafted by stakeholders and embraced by those who 
participated in the community involvement exercises. Of course, the 
City is not a water provider. The area has sufficient and dependable 
current supplies of water through the Dripping Springs Water Supply 
Corporation (DSWSC), which has a contract with the West Travis 
County Public Utility Agency and also produces water from the wells 
in the Trinity aquifer system (see Appendix D and E).  A variety of 
possible local and regional solutions to long-term water supply are 
under consideration, including one that has come to light since the 
initial infrastructure report for this project was prepared – the possible 
reservation by the Hays County Commissioners Court of groundwater 
from a basin outside the county to the east, with the potential to ship 
that water to western Hays County. Whatever the ultimate long-term 
source of water, the plan for the Demonstration Area will rely on new 
and existing lines, including older lines in the Mercer Street area that 
are being replaced and brought up to modern fire flow standards 
over time. Most of the lines to the north of Mercer are newer. Service 
for new areas of development will require new water and waste 
water lines, and these are accounted for in the opinions of probable 
cost (Appendix G). It’s worth noting that the City also has a history 
of rainwater harvesting that could be a supplemental option for 
landscape or even drinking water in parts of the Demonstration Area. 
Perhaps the biggest utility consideration is sewer service. 

Organized waste water service is relatively new to Dripping Springs 
(the first phase of the City’s first waste water treatment plant was 
completed in the fall of 2008). Additional, assured capacity is 
necessary if the City wishes to grow along the patterns identified by 
citizens through public engagement and proposed in the consultant 
team plan. The City is at work on long-term waste water solutions. 

An updated engineering analysis of the City’s Waste Water Capital 
Improvement Plan, originally dated March, 2012, was completed in the 
summer of 2013 by CMA Engineering, Inc.  The planning consultants 
for the Sustainable Places Project shared land planning and population 
projections developed through the Visioning Workshop and the 
Charrette with CMA engineers for their analysis of phasing and 
future service demand in that part of the City encompassed by the 
Demonstration Area.  

Water availability and treatment capacity are concerns for future 
development in Dripping Springs 
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housing ration as it means fewer community members commuting outside the Dripping Springs area.  

The preferred scenario has a substantially higher jobs-to-housing ration than the trend scenario. 

 
Fiscal Impact 
The “fiscal Impact” indicator provides a ratio 

of revenue to costs.  It is important to realize 

that numerous variables are involved with 

an indicator like this.  For the Sustainable 

Places Project, Professor Oden from the 

University of Texas at Austin utilized 

numerous data sets to ensure local 

calibration for this indicator.  The results of 

this indicator allow us to compare one 

scenario against another for their fiscal 

impact on a community.  A value above 1 

suggests a net tax revenue for the community and a result below one suggests a net loss.  This 

comparison shows that, with the data available, the preferred scenario will substantially out-perform 

the trend scenario with regards to fiscal impacts for the Dripping Springs community.  It also 

highlights some of the cost implications of current development practices. 
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“Housing Mix” indicates whether the housing 

in an area is single-family, townhouse, or 

multi-family.  This measures the variety of 

housing types provided as well as the total 

amount of those housing types offered in the 

project area.  

 

This was considered an important indicator 

by participants who wanted to see a greater 

diversity of housing types in the central 

Dripping Springs area.  These housing types 

would support individuals throughout their 

lives in the community, whether they are 

young adults entering the work force, raising 

families, or becoming empty nesters.   

When looking at the two scenarios, it is clear 

that the preferred scenario gives a balance 

of housing, which is lacking in the trend 

scenario.  
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Employment Mix  
Much like the housing mix, the “Employment 

Mix” indicates the number and overall 

percentage of employment types that are 

expected in the project area.  This is based on 

different land uses in the scenarios including: 

office, mixed use, retail, industrial, 

public/civic, and education.  Based on the 

participant’s desires, a scenario may be high in 

some types of employment and low in others, 

or it may have a balance of many types of 

employment. 

 

Participants were interested in seeing a larger 

diversity of business types in future scenarios.  

Currently, education and retail are the primary 

employment types in the Dripping Springs 

area.  In the case of the preferred scenario, 

Dripping Springs has a balance between retail 

and office with a leaning towards office.  In 

addition, there are substantially more jobs 

projected in the preferred scenario over the 

trend scenario.  This fits with the overall intent 

of the planning process to incorporate more 

jobs into the planning area. 

 
Jobs-Housing Balance 
The “Jobs-Housing Balance” is the ratio of new 

jobs to new households in the project area.  A 

value of 1 means there is one job per 

household.   A mismatch here suggests the 

need to go outside the community for work.  
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Jobs-Housing Balance Analytic Tool Indicator Results:  The Sustainable Places Project 
used public input in a planning process to create numerous scenarios 
of future land use.  From these, a preferred scenario was created.  To 
facilitate this process, the Sustainable Places Project used the Envision 
Tomorrow software package (envisiontomorrow.org) plus local 
add-ons to produce “indicators” that let users and planners evaluate 
a particular scenario’s performance with relation to job creation, 
housing creation, fi scal impacts, and environmental sensitivity.  The 
preferred scenario is a result of optimizing select indicators within 
the project area. Here are some of the key fi ndings for the preferred 
scenario: 

• Population in the project area would grow by approximately 
3,300 people as compared to the trend scenario (current 
development practices) that would result in 3,169 new people.  

• The mix of housing types for the preferred scenario would 
include multi-family (17%, 273 units), townhomes (23%, 383 
units), small lot single family (38%, 621 units), conventional lot 
single family (19%, 312 units), and large lot single family (3%, 46 
units).   

• The employment mix for the project area included a total of 
1,215 jobs with 780 (64%) in offi  ce, 409 (34%) in retail, and 
the remainder divided between Industrial, Public/Civic, and 
Education. 

• The Jobs Housing Balance (how many jobs per household) was 
substantially higher under the preferred scenario as compared to 
current development practices.

• The preferred scenario has a net positive “Fiscal Impact” as 
compared to the trend scenario. 

The indicators shared here were chosen because they refl ected 
some of the participant’s largest concerns regarding housing and 
employment availability into the future.  The results show the 
preferred scenario substantially outperforming the trend scenario on 
all key indicators. The full report and explanation of the indicators can 
be found in Appendix F.
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6.2 PHASING AND IMPLEMENTATION STRATEGY

It is recognized that the full build-out of this community vision will 
take many years to be fully realized, and will require coordinated 
public and private sector investment. The development program is 
scaled to appropriately reflect the ultimate capacity of the community 
to absorb new residents and economic activity.  In terms of the 
pace of development, much depends on both external factors, 
such as interest rates and the local business cycle, and the capacity 
of the public sector to facilitate adequate utility and transportation 
infrastructure to accommodate the projected growth.  Infrastructure 
development is likely to involve some combination of both the 
public and private sector; capital improvement plans, value-capture 
strategies, and developer incentives will all play a role in determining 
the ultimate mix and financing structure. 

A Catalyst Project Involving Public and Private Investment:  
A key goal of the Sustainable Places Project is to provide each 
community with feasible plans for projects that can act as catalysts 
for the achievement of the community’s vision of the Demonstration 
Site. Through strategic public and private investment, these projects 
could set the stage for future development in the area, acting as 
a “springboard” for subsequent phases. For Dripping Springs, the 
catalyst projects focus on enhancing the existing town center, and 
expanding it to the northwest around a new central park featuring 
the actual dripping springs, for which the town is named.  The 
intent of the catalyst projects is to preserve and enhance the unique 
character of Mercer Street with its informal pattern of historic and 
agrarian buildings, while allowing for additional shops, restaurants 
and residences that can reinforce the destination appeal of Dripping 
Springs and provide additional amenities for residents.  The projects 
are conceived in two principal phases:

Phase One: Leveraging City and DSISD Properties:  The City and 
the School District occupy approximately eight acres of land within 
the historic core.  The City’s 1.5 acre holdings include the 2,800 square 
foot Stephenson Building constructed in the 1930s, and a vacant site 
just north of the historic Academy building, which dates from the 
1880s, and is now occupied by Rambo Masonic Lodge #426.  The 
School District has 6.5 acres of land, currently occupied by the original 
Dripping Springs Elementary School, a structure that is in significant 
disrepair, and that has reached the end of its useful life.  Together these 
two sites offer an opportunity to kick-off a Downtown revitalization 
effort.  

It is recommended that the City leverage its property holdings and 
collaborate with the adjacent private property owners (i.e., Hanks and 
the Rambo Lodge) to enhance this most historic intersection as the 
principal gathering place of the Downtown, and the very heart of the 
community.  To this end: 

Founders Square could become a space for both special events and parking.
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•	 The City should initiate a partnership with the landowner to 
improve the existing parking lot on the Hanks property as a joint-
use, public-private parking plaza that could function as an events 
venue for civic celebrations like Founders Day and for regular 
events like the weekly farmers market, while ensuring everyday 
private parking use.  Brick or concrete pavers, a large specimen 
tree within the space, and provision for a temporary stage with 
sound and lighting are suggested.  

•	 Incentives and grant monies should be sought for the renovation 
of both the Stephenson Building and the Academy building for 
a mixture of cultural and commercial uses that preserve these 
historic structures and enhance the destination appeal and 
vitality of Downtown; and

•	 The City should consider entering into an agreement with a 
private entity for the development of a cluster of townhouses 
and/or live-work shophouses oriented to a small Town Green 
that could enhance the Downtown as a mixed-use district with 
housing suitable for singles and young families.  The illustrative 
plan projects that 11 such units could be constructed on this site. 

It is recommended that DSISD plan for the redevelopment of its 6.5 
acre site as a public-private mixed-use project.  While the District 
will need to develop a program based on its needs, the illustrative 
plan indicates that the site could accommodate a new District office 
building of 20,000 square feet, 48,000 square feet of commercial office 
and/or retail space, and 16 small-lot single-family homes.  

New roads would be necessary to support these catalyst projects and 
start the implementation of the Demonstration Site’s expanded street 
network described above.  Adjacent to the City property, two local 
streets connecting to Old Fitzhugh Road are proposed, while a loop is 
suggested through the DSISD property to connect to Mercer Street.  

Phase Two: Engaging the Private Property Owners around the 
Dripping Springs:  In between the City and DSISD properties are 
three private properties (Garza, Garnett and Haydon), currently 
occupied by a single-family “ranchette”, a low-intensity commercial/
service shop, and a small bed and breakfast inn.  The properties are 
all along Spillar Draw, which is fed by the original “Dripping Springs”; 
40 to 50 percent of each parcel - a total of 6.5 acres - is consumed 
by the Critical Water Quality Buffer Zone which restricts any new 

36’ Commercial Mixed Use Street
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development on the property.  It is recommended that the City work 
with these property owners to facilitate the redevelopment of their 
properties in a coordinated fashion as follows:  

In return for dedication of portions of the property within the CWQBZ 
as public open space, the City should consider allowing for the 
development of the northern portions of each property for a mixture 
of uses that can help to expand the retail, office and residential 
offerings in the Downtown.  Restaurants and shops overlooking the 
park and springs and a walkable pattern of streets are envisioned. 
The illustrative plan indicates that these three properties could 
accommodate 46,000 square feet of commercial development and 27 
small-lot single-family homes.  

 The City should invest in the network of streets to support the 
development, and in the improvement of the open space as the 
community’s central park.  The design of the park should be aimed at 
protecting the creek and the “Dripping Springs”, and at preserving the 
bed and breakfast business.  

Financing and Implementation Strategy:  The cost of public 
improvements including roads, open space and utilities, associated 
with the two-phased program described above is estimated at 
approximately $4.2 million (Appendix G). These costs do not include 
the City’s investment in an expanded wastewater treatment facility, 
which will likely be necessary to support any proposed development.  

At this point, the City of Dripping Springs does not appear to have 
the capacity to fully fund the cost of public improvements.  As a 
result, the financing strategy likely will entail putting programs in 
place to capture value that is created over time (to be used for some 
combination of pay-as-you go projects, as the basis of debt service at 
some point, and/or developer incentives/reimbursement). 

Appendix H provides illustrative projections of what a tax-increment 
financing (TIF) district that reflects parcels in the demonstration area 
could plausibly generate over the next twenty years.  These forecasts 
are made based on recent historical growth rates, reflect current tax NEIGHBORHOOD LOCAL STREET

June 29, 2011

7'4' 4'7'

11'

Parking
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Parking
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Roadway

R.O.W.
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50'

Sidewalk/
Landscape
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28’ Residential Queueing Street
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rates, and assume full allocation of the increment to the district. 
Going forward, Dripping Springs should consider establishing the 
TIF district, as well as including elements of the identified public 
improvements in the City’s capital improvement plan.  An issue facing 
the community in this effort is the relatively low municipal tax rate; 
while local residents obviously benefit directly, the modest rate (in 
comparison to other cities in the region) means that property tax 
base growth will generate comparatively little incremental revenue. 
As a result, Dripping Springs could also consider including sales tax in 
the TIF district, as well as altering the district boundaries to capture a 
larger share of community growth over time.  Development (impact) 
fees could also be considered as part of the financing strategy, though 
it may be challenging to set fees at a high enough level to make a 
material difference.  Finally, non-local sources of funding should be 
explored, including grants and/or loans potentially available from both 
other public jurisdictions and private philanthropic sources.

6.3 RECOMMENDED LAND USE POLICY AND CODE 
AMENDMENTS

As part of the Sustainable Places Project, the City of Dripping 
Springs requested assistance in reviewing current land use policies 
and municipal codes to identify barriers to the achievement of the 
community’s vision for a more sustainable and livable community.  
These include:  

•	 The City of Dripping Springs Comprehensive Plan, 2010;
•	 The Dripping Springs Transportation Plan, 2008;
•	 The Master Plan for Parks, Recreation and Open Space, 2007
•	 The City of Dripping Springs Zoning Ordinance, 2006; amended 

2007
•	 The City of Dripping Springs Subdivision Ordinance, 2005

Dripping Springs Comprehensive Plan, 2010: The Comprehensive 
Plan provides the guidance for future growth and public investment 
within the community.  Adopted in 2010, the Plan acknowledges the 
challenges that current growth pressures have placed on Dripping 
Springs, including loss of open space and the agricultural identity 
of the community; the lack of housing choices that have placed 
the City out of reach for many workers and families; and the need 
for improved pedestrian and bicycle infrastructure that can make 
walking and biking a viable alternative to the automobile.  The Land 
Use policies and the Future Land Use Map call for the preservation 
and enhancement of the historic core, and a mixed-use pattern of 
development on the undeveloped properties surrounding it.  The 
policies of the Comprehensive Plan are very much in alignment with 
the vision that the community has articulated for the Demonstration 
Site, and they are consistent with the recommendations of this 
Action Plan.  As such, no amendments to the Comprehensive Plan are 
necessary.  

“The goal is to provide a range of options, instead of the current pattern of 
only large lot single family homes. If the City encourages in-fill development 
on open land within the existing city limits, much of the rural land 
surrounding the city would be preserved.” 
		  --Dripping Springs Comprehensive Plan

Pocket Neighborhoods/Karen DeLucas
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Dripping Springs Transportation Plan, 2008:  
The City’s 2008 Thoroughfare Plan reflects the desire to create a 
network of roads to ease local traffic pressure on US 290 and RR 12. 
The Plan calls for the extension of Roger Hanks Parkway from US 
290, across the Baird and Davidson Tracts, to RR 12 and Founders 
Park. In addition to the Roger Hanks Parkway extension, the SPP 
Transportation Plan recommends an expanded network of roads that 
can provide additional connectivity and support future development 
of the large tracts north and east of Downtown, including: 

•	 A north-south road linking Mercer Street with Springlake Drive 
through the DSISD, Baird and Davidson tracts; 

•	 Local streets to support the development of the proposed 
catalyst projects on City, School District and privately-owned 
properties; 

•	 Park roads along the greenways of the Baird and Davidson tracts 
and the extension of Founders Park Road, to assure community-
wide public access to these new and existing open space 
resources.  

•	 The design of these roads needs to be carefully considered 
to promote safe pedestrian and bicycle circulation and traffic 
calming.  The SPP provides recommended cross sections for local 
streets, featuring continuous tree-lined sidewalks and on-street 
parking that offers convenience and a buffer from moving traffic.   

Master Plan for Parks, Recreation and Open Space, 2007: 
The City is currently in the process of updating its Parks, Recreation 
and Open Space Plan.  It is recommended that the updated plan 
incorporate the proposed future open space system described for 
the Demonstration Site, including the trail and greenway system 
connecting the Downtown with the new neighborhoods, the 
proposed central park by the dripping springs, and the Founders 
Square concept at Mercer Street and Old Fitzhugh Road.  As a 
condition of future development of the major tracts (i.e., Baird, 

Davidson, McAllister), the Plan should consider incorporating the 
requirement that 30% of the gross land area be improved as publicly 
accessible open space in accordance with the SPP open space plan, 
and that all residential units be within 700 feet of a publicly accessible 
park.  Where parkland dedication is not feasible (e.g., on smaller tracts), 
an equitable in-lieu contribution to a park fund is recommended.  

Citywide Trails Map, 2012:  
It is recommended that the City update its Trails Map to include 
the expanded trail system of the SPP plan, through the proposed 
neighborhoods north and east of Downtown, with connections to 
the historic core and to the proposed central park near the “Dripping 
Springs”.  Improvement of the trail system should be a condition of 
development of the major tracts, and incorporated as part of any 
in-lieu fee for parkland dedication.  

The City of Dripping Springs Zoning Ordinance, 2007: 
The zoning ordinance for Dripping Springs is a conventional use-based 
code.  Within the Demonstration Site there are seven zoning districts 
that legislate land uses, height, lot size and density etc. (See Appendix 
D).  These single-use districts do not reflect the Comprehensive Plan’s 
goals for promoting mixed-use and infill development, including 
provision for additional housing options beyond the single-family 
home.  Furthermore, much of the Demonstration Site, including the 
Davidson and Baird tracts, remain unzoned, since they are not yet 
within the city limits.  The SPP recommends that the City adopt a 
Central City Overlay Zoning District for the Demonstration Site, with 
form-based developme nt standards to help guide the thoughtful 
creation of infill development and new compact and pedestrian-
friendly neighborhoods.  Five development districts, each with a set of 
form-based development standards, are described in Appendix I.  
They can be summarized as follows: 
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Mercer Street Town Center:  Preserve and enhance the walkable 
scale and rural character of the historic center.  A full mix of 
commercial and residential uses is permitted.  Drive-through and 
automotive uses are prohibited. Buildings are one and two stories in 
height and spaced apart with active uses oriented to the street.  

Town Center West: Provide additional retail and commercial offerings 
that complement the historic center and reinforce the destination 
appeal of Dripping Springs.  This district located on DSISD and private 
properties to the west of the historic town center is envisioned as 
an extension of the Downtown, with small-scale shops, restaurants, 
offices and residences oriented to a new central park.  

Old Fitzhugh:  Preserve and enhance the character and heritage 
of Old Fitzhugh Road as Dripping Springs first neighborhood.  This 
district allows for infill development that preserves the rural “country 
road” character of Old Fitzhugh Road and the historic buildings along 
its length.  New buildings are set back from the street to preserve the 
existing tree canopy and limited to two stories. 

Neighborhood Mixed Use: Promote compact and pedestrian-
oriented mixed-use neighborhoods on the large tracts of land 
within walking distance of the Downtown.  This district provides for 
a full range of housing types from single-family detached homes to 
townhouses and apartments, as well as local-serving commercial uses.  
The standards provide for a pattern of neighborhood development 
that reduces the dominance of the automobile with alley-loaded 
garages and street-oriented porches and stoops, making walking and 
biking a more viable option.  

Arterial Commercial: Allow for more intensive commercial and auto-
oriented uses along major thoroughfares.  This District concentrates 
employment and commercial uses that generate traffic along 
US290 and RR12.  While recognizing the need to accommodate 

the automobile, the standards strive to improve the quality of the 
pedestrian environment along these corridors.

Dripping Springs Subdivision and Site Development  
Regulations, and Related Technical Specifications, 2005:
The subdivision and infrastructure development standards in place 
for Dripping Springs are relatively current and for the most part reflect 
modern best planning and engineering principles. In fact, many of 
the regulations are more comprehensive and current than is typical 
for a City this size. For instance, Dripping Springs addresses street 
engineering standards and drainage and storm water control in a 
relatively sophisticated way, with both technical and environmental 
goals in mind. The City codes and ordinances also take advantage of 
opportunities for innovative standards on such as issues as parkland 
dedication, conservation design, and include an unusual “Ag Facility 
Fee” in efforts to maintain community heritage. 

Many of Dripping Springs’ current subdivision standards are designed for 
traditional suburban communities often found in the ETJ, not for town center 
development.
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There are places where the planning team recommends tweaks and 
modifications. The City Subdivision Ordinance (Ordinance 1230.6, 
part of Chapter 28 of the City Code of Ordinances, originally enacted 
in April, 2005) lays out standards for blocks and lots that provide 
broad flexibility but can be confusing in reference between codes, 
especially in light of the City’s interest in attracting denser nodes 
of development within targeted parts of the City limits, such as the 
proposed Catalyst Project area. The City’s minimum lots sizes, the 
allowance for long-ish block lengths, and the City’s stated preference 
elsewhere in the Subdivision Ordinance for “circuitous routes” for local 
residential streets to discourage through traffic – while appropriate 
management tools for much of the type of subdivision activity the 
City has seen in its ETJ in the past decade – could inadvertently 
discourage the type of traditional “small town” feel that stakeholders 
and residents seemed to endorse for central parts of the town during 
the course of the Sustainable Places Project planning. The City should 
be commended for providing a Conservation Design Ordinance as 
an alternative, and for using Water Quality Buffer Zones to help direct 
growth toward more desirable locations, but the Conservation Design 
Ordinance has been used only rarely since its adoption and may need 
minor adjustments itself to incentivize it as a more attractive option for 
local landowners and developers.  

More details about recommendations for site regulations and 
subdivision rules are in Appendix J, including a brief review of road 
standards, which, like most of the City’s infrastructure regulations, are 
in generally good shape but could stand minor review. Finally, the 
City should be careful as it refines its waste water plans and reviews 
related impact and tap fees – and should also exert what influence it 
has with the Dripping Springs Water Supply Corporation and other 
water providers – to minimize unintentional disincentives that may 
exist now, and that frequently exist in suburban communities, for 
non-traditional single family housing that the City may actually wish to 
attract – such as mixed use, senior living, or multi-family. 
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SURVEY QUESTION TOTAL TOTAL %

1.) Where do you live? 

A. Inside the boundary of the Demonstration Site 5 4.1%

B. In the city; outside the Demonstration Site 23 18.7%

C. In the county; outside the city limits 90 73.2%

D. In another county 5 4.1%

Totals 123 100.0%

2.) How far do you live from your job or school?

A. Greater than 20 miles 22 17.5%

B. Between 10 and 20 miles 24 19.0%

C. Between 1 and 10 miles 38 30.2%

D. Less than 1 mile 20 15.9%

E. Not applicable 22 17.5%

Totals 126 100.0%

3.) Which of the following do you think is the most 
important housing need in your community?

A. More rental housing for young people and/or seniors 28 22.6%

B. More affordable housing for working families 70 56.5%

C. More upscale housing for higher-income households 26 21.0%

Totals 124 100.0%

4.) Which of these single-family housing types would 
you like to see more of within the Demonstration Site?  

A. Houses on lots ½ acre or more 34 29.3%

B. Houses on lots less than ½ acre 15 12.9%

C. Townhouses  Clustered or Garden Homes 67 57.8%

Totals 116 100.0%

5.) Which of these multi-family housing types would 
you like to see more of within the Demonstration Site?  

A. Two-story apartments/townhouses 69 59.0%

B. Three-story apartments 3 2.6%

C. 3- or 4- story apartments in mixed use buildings 45 38.5%

Totals 117 100.0%

6.) Which of these senior housing types would you like 
to see more of within the Demonstration Site?  

A. Independent living units (e.g.  cottages  apartments) 76 62.8%

B. Assisted living facilities 32 26.4%

C. Nursing homes or continuous care facilities 13 10.7%

Totals 121 100.0%

7.) Which transportation investment would have the 
greatest impact in your community?

A. More and better roads  62 51.2%

B. Improved public transit 23 19.0%

C. Better bicycle and pedestrian facilities 36 29.8%

Totals 121 100.0%

DRIPPING SPRINGS: Community Visioning Workshop (CVW) 
Keypad and Online Survey Responses

127



SURVEY QUESTION TOTAL TOTAL %

8.) Where is travel most difficult?

A. Getting to and from Austin or other cities in the region 91 77.1%

B. Getting around the community for work  shopping or 
services 20 16.9%

C. Getting around my neighborhood to schools  parks  and 
visiting friends 7 5.9%

Totals 118 100.0%

9.) Which of these describes you best?

A. I'd drive less if transit were fast and reliable. 23 19.3%

B. I'd drive less if my job were within walking or biking 
distance of home. 22 18.5%

C. I already walk  bike  take transit  carpool or 
telecommute whenever I can! 10 8.4%

D. It's unlikely I'll switch from driving.  64 53.8%

Totals 119 100.0%

10.) Which of these strategies would do the most to 
make the community more prosperous?

A. Improved access to higher education and job training 9 7.8%

B. Development of support services for start-up companies 16 13.8%

C. Programs to support and encourage local businesses 58 50.0%

D. An emphasis on entertainment. 16 13.8%

E. A stronger focus on developing tourism 17 14.7%

Totals 116 100.0%

11.) Which of these would do the most to improve 
economic vibrancy?

A. More retail shops and restaurants 60 51.3%

B. More offices and employers 38 32.5%

C. More people living downtown 8 6.8%

D. More public gatherings  events  festivals 11 9.4%

Totals 117 100.0%

12.) Which of these retail uses do you think is most 
needed?

A. Small shops and boutiques 62 52.1%

B. Neighborhood stores 40 33.6%

C. Big-box discount stores 15 12.6%

D. A full-service supermarket 2 1.7%

Totals 119 100.0%

13.) Which of these types of office/employment 
development do you think is most needed?

Corporate office parks 7 6.7%

Small downtown buildings 44 42.3%

Flexible office space 31 29.8%

Live-work shophouses 22 21.2%

Totals 104 100.0%

14.) Which of these would do the most to improve the 
health of people in your community?

A. Better health care facilities and services 53 44.9%

B. More access to parks and recreation 37 31.4%

C. Healthier food choices in grocery stores and restaurants 28 23.7%

Totals 118 100.0%
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SURVEY QUESTION TOTAL TOTAL %

15.)  Which of these would do the most to promote 
community vitality?

A. More connected system of sidewalks and trails 37 31.4%

B. More local jobs and services near where people live 39 33.1%

C. Cultural and civic facilities/programs that contribute to 
a sense of place and community 42 35.6%

Totals 118 100.0%

16.) Which best describes your view of growth?

A. There is no problem.  Growth should be welcomed. 17 15.3%

B. Growth is endangering our small town identity and rural 
character. 25 22.5%

C. Our downtown can no longer compete with suburban 
strip centers and big-box stores. 11 9.9%

D. Growth is bringing more people  but not more jobs or 
tax base to support the services those people need. 58 52.3%

Totals 111 100.0%

17.) Which of these would do the most to ensure that 
growth here is balanced?

A. Develop more transportation options as alternatives to 
driving 8 6.9%

B. Encourage higher density mixed-use development in 
the center of town 70 60.3%

C. Preserve agricultural land at the edge of town 22 19.0%

D. Nothing – let market forces decide 16 13.8%

Totals 116 100.0%

18.) Which of these concerns is most pressing in your 
community? 

A. The loss of rural and scenic qualities 16 14.0%

B. Deteriorating water and air quality 8 7.0%

C. Loss of productive agricultural lands 5 4.4%

D. Impact on creeks and river corridors 7 6.1%

E. Diminishing water supplies 68 59.6%

F. There are no major environmental issues. 10 8.8%

Totals 114 100.0%
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Appendix C. Community Preference Survey
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Survey: SPP Dripping Springs Open House Survey

Value Count Percent %

Scenario A 6 7.8%

Scenario B 37 48.1%

Scenario C 34 44.2%

Statistics

Total Responses 77

Value Count Percent %

Scenario A 9 11.3%

Scenario B 34 42.5%

Scenario C 37 46.3%

Statistics

Total Responses 80

Summary Report - Auto Run

1. Looking at the maps of the three scenarios, which one do you feel is more consistent with your vision for
Dripping Springs?

2. Now, looking at the indicators for each scenario, which one performs best given your vision of Dripping
Springs?

1. Looking at the maps of the three scenarios, which one do you feel is more
consistent with your vision for Dripping Springs?

Scenario A 7.8%

Scenario B 48.1%

Scenario C 44.2%

2. Now, looking at the indicators for each scenario, which one performs best
given your vision of Dripping Springs?

Scenario A 11.3%

Scenario B 42.5%

Scenario C 46.3%
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Value C ount P ercent %

1 6 7.0%

2 4 4.7%

3 5 5.8%

4 25 29.1%

5 46 53.5%

S tatis tics

Tota l R es pons es 86

S um 359.0

Avg. 4.2

S tdDev 1.2

Ma x 5.0

Value C ount P ercent %

1 7 8.1%

2 2 2.3%

3 12 13.8%

4 33 37.9%

5 33 37.9%

S tatis tics

Tota l R es pons es 87

S um 344.0

Avg. 4.0

S tdDev 1.2

Ma x 5.0

3 .  This  proje c t will c ontribute  to the  s uc c e s s  of Downtown Dripping S prings .

3 .  The  de s ign is  in ke e ping with the  s mall town c harac te r of Dripping S prings .

3. This  project will contribute to the success  of Downtown Dripping S prings .
1  7 %

2  4.7 %

3 5.8%

4 2 9 .1 %

5 53.5%

3. The des ign is  in keeping with the small town character of Dripping S prings .
1  8.1 %

2  2 .3%

3 1 3.8%

4 37 .9 %

5 37 .9 %
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Value C ount P ercent %

1 3 3.5%

2 3 3.5%

3 6 7.1%

4 31 36.5%

5 42 49.4%

S tatis tics

Tota l R es pons es 85

S um 361.0

Avg. 4.2

S tdDev 1.0

Ma x 5.0

Value C ount P ercent %

I like the des ign, but think it ca n be improved. 25 73.5%

The des ign ha s  s ome problems . 13 38.2%

S tatis tics

Tota l R es pons es 34

3.  The  de s ign is  s upportive  of the  bus ine s s e s  along Me rc e r S tre e t.

3 .  F or e ac h of the  be low,  if c he c ke d,  ple as e  provide  de tails  in "C omme nts ".

3 .  C omme nts :

C ount R es pons e

1 Are there a ny pla ns  to extend multimodel tra ns porta tion linka ges  out beyond the city center?

1 Concept is  grea t. Ca n it be expa nded upon to the northwes t?

1 Does  not indica te pa rking fa cilities . Need pa rking ga ra ges .

3. The des ign is  supportive of the bus inesses  along Mercer S treet.
1  3.5%

2  3.5%
3 7 .1 %

4 36.5%

5 49 .4%

3. For each of the below, if checked, please provide details  in "C omments".

73.5%

38.2%

I like the des ign, but think it can be improved. The des ign has  s ome problems .
0

2 5

50

7 5

1 00
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1 Don't think it has to be in the center of town, but DO think we need it.

1 I assume paths and sidewalks will encourage school friendly paths.

1 I think it needs to be a little downsized on design.

1 I think you need an anchor, such as a court house or public building.

1 It would be great to have live-work townhouses

1 More restraunts and retail, Chik-fil-a

1 Needs more density!

1 Not inclusive of the Mercer Street plans

1 The key is to make Mercer Street an integral part of the puzzle but not the sole focus.

1 Utilize the springs area as a park and gathering area.

1 Walking to destinations is critical for creating a movement in community.

1 We don't want any apartments, condos or multi-family housing here.

1 Where's the parking?? Significantly more people and no parking??

1 Leave urban style development in Austin proper and stop facilitating its leakage out into the beautiful hills, pastures and
open spaces we love.

1 The town center is a good idea. When we get to retirement, we could sell the 5-bedroom house and lawn tractor and
move to the center.

1 I do not support adding low income housing to the city center. I support a redevelopment of Mercer street and city-
owned land that focuses on shops and businesses only. The use of this precious land resource for
apartment/townhome housing is a disservice to the community as a whole.

1 The town center should be part of the Mercer historic district because that preserves the character of the town history.
That was the goal when Dripping was still rural (1950s). Keenan's design speaks to that issue.

1 I agree that DS needs a Town Center where people can congregate and is ADA complaint; however, the design needs to
reflect the rural history of this community. The row house idea seems out of place. DS is not Plano and we live here
because we don't want to live there or Austin. I would be supportive of more local retail and restaurant zoning north of
Mercer Street incorporating the courtyard and green space concepts. The courtyard and green spaces within the future
planning will also drastically improve the current festivals hosted downtown.

1 Definitely don't make this LOOK like "faux old town." No Hill Country Galleria landscape etc. Use local artists to add
personality to signage, etc.

1 Again, I would hope that the architecture would be interesting, rather than predictable. It would be nice to look at the
buildings in the future and not be bale to say,"that was obviously built in the 2010's."

1 An actual community building is what is missing. A place to hold anniversary parties, quilt shows, etc.The space behind
the academy would be good location at the "New street".

1 Will be difficult to get property owners to participate. Will be expensive to rehab Academy and Stephenson buildings.
How can city pay for these improvements?

1 Public rest rooms. Mercer closed to vehicles. Only Open to pedestrian traffic. Parking available on side streets and
maybe a parking lot. Abundant water scapes (ie. fountains, ponds, etc). 19th century style lighting fixtures..

1 I appreciate your efforts, but it is just more of the same. Small-town DS, very dysfunctional and not enough businesses
that are inviting to family participation in community events. First I would have Main Street with large walking paths
(stone) small boarding wall and the thru-way for vehicular traffic would be narrow with a 15 mph speed limit. Along Main
Street you would find a Town Center with an open grassy park and water splash fountain. ALso along Main Street you
would find book stores, art stores, family restaurant/cafe, small retail stores, etc. A parking area in the center of town
would be nice. Keep the multi family development in the next area, bordered by single family units. Finally the outside
perimeter would house the industry which would be completely green designed facilities.

1 This is a great idea. The Town Center needs to include a community hall, civic center or pavilion for reunions, parties,
flower shows, large meetings, recitals, theatres. School property is unavailable to the community. This is a huge need!

1 "Community place" to me is an actual building or pavilion — a large gathering place — can be used for meetings,
shows, recitals, family reunions, concerts, dances. The space behind the Masonic Lodge is the logical place for this. This
plan, while allowing people to hang out, does not provide a community place.

1 Really would like to see a community/arts center to draw community together with music, art and community events.
We must be careful to keep "small rural feel" and not turn into a Bee Cave — no malls, big boxes and lights to ruin the134



Value C ount P ercent %

Keep it a s  it is . Thes e improvements  a re not neces s a ry. 6 7.3%

I like Concept A (wider s idewa lks , a dded trees ). 26 31.7%

I like Concept B  (la nds ca ping a nd “s lip roa d”). 29 35.4%

S ome combina tion of thes e (plea s e provide deta ils  in "Comments ") 16 19.5%

S omething els e entirely (plea s e provide deta ils  in "Comments ") 5 6.1%

S tatis tics

Tota l R es pons es 82

Value C ount P ercent %

1 14 18.0%

2 8 10.3%

3 14 18.0%

4 15 19.2%

5 27 34.6%

S tatis tics

Tota l R es pons es 78

S um 267.0

Avg. 3.4

S tdDev 1.5

Ma x 5.0

night s ky. Lots  of la nds ca ping, green s pa ce, wa lk a nd bike pa ths .

4.  P le as e  re vie w the  c onc e pts  for improving the  highway and le t us  know what you think:

5.  How familiar are  you with S P P -Dripping S prings ?

4. Please review the concepts  for improving the highway and let us  know what
you think:

Keep it as  it is . Thes e improvements  are not 
neces s ary. 7 .3%

I like C oncept A (wider s idewalks , added trees ). 31 .7 %

I like C oncept B  (lands caping and “s lip road”). 35.4%

S ome combination of thes e (pleas e provide details  
in " C omments " ) 1 9 .5%

S omething els e entirely (pleas e provide details  in 
" C omments " ) 6.1 %

5. How familiar are you with S PP-Dripping S prings?

1  1 8%

2  1 0.3%

3 1 8%

4 1 9 .2 %

5 34.6%
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Value Count Percent %

Visioning workshop in September at Dripping Springs Middle School 24 30.0%

Design workshop (charrette) in January at Dripping Springs High School 27 33.8%

Open House in February at DSISD Board Room 34 42.5%

Other meetings and events 26 32.5%

None of these 34 42.5%

Statistics

Total Responses 80

6. Have you attended prior SPP-Dripping Springs events?

6. Have you attended prior SPP-Dripping Springs events?

30% 33.8%
42.5%

32.5%
42.5%

Visioning workshop in
September at Dripping
Springs Middle School

Design workshop (charrette)
in January at Dripping
Springs High School

Open House in February at
DSISD Board Room

Other meetings and events None of these
0

25

50

75

100
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Looking at the maps of the three scenarios, which one do you feel is more 
consistent with your vision for Dripping Springs?: Comments
A combination of A & B
B has better open space. Triangle is an eyesore and the first thing visitors see.
Connectivity to other parts of Drippin', by protecting walking trails and protected 
crossings (over and under) of 290 and RR12.
Dripping Springs is already an open single family community. Why are you trying to 
force it to be like Austin. We all moved out here because it is unique.
How scenario B handles green space is its appeal.  All popular cities that are well 
managed and have massive amounts of green space to retain some soul and character.  
Do not let DS become yet another soulless city of strip mall retail and developer 
crammed housing.
I feel housing belongs elsewhere. The available land being discussed here is too small 
to use for housing. It should be utilized in a way that benefits more of our residents, to 
get them to come into Drip. There is only one downtown area here and it is small. The 
surrounding hills will fill up with housing of various types. Let's use this area to 
enhance our town and benefit us all. 
I like C. Green yet populated. A better mix of housing types for different types of 
families. Some concentrated business/commercial to provide work for local folks. A 
town square/center that could produce strong tourist attraction with restaurants, local 
shops and establishments for local as well as regional talent/performers.
I like Mercer Street more or less the way that it is. I would home that new buildings in 
that area would continue to have character and be low-slung, rather than large, 
homogenous buildings that can be found anywhere. Buildingd such as the Gables 
apartment buildings on 5th Street in Austin look very nice, but are so ho-hum and 
predictable.
I like that B has more green space and seems to have a more central orientation.
I like the health services close to the school and to the west of town where the 
concentration of older population appears to reside. I also like the potential for 
expansion of the town center over time north along the trace. I still like the idea of 
anchoring the town center on a public private partnership between City, School 
District, and private entities.
I like the way green space flows through Scenario B, ties all the neighborhoods 
together, and I think it has the best mix of housing. I like the expansion of Founders 
park. I like the pedestrian-friendly Town Center/Town Square. I can imagine coming 
here to walk, sit, shop, eat, dance, listen to music and meet friends.
In the future, one scenario should bebased on the planned capacities of all social and 
physical infrastructure providers. This plan would likely have the least adverse impact 
to the community as it would reflect already anticipated expansion. It would also have 
the effect of synchronizing plans.
Keeps homes and population densities spread out.
Like small community feel, not blocks and blocks of spec houses.
Makes best use of close in land for increased density.
Makes sense.
none of these give population information. i would vote for whatever means the least 
number of residents if i knew which scenario did.
None: you don't have enough business to support any property management. Need to 
move industry away from the center of town. 
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One big problem is that most of the folks "in" Drippin live outside the city limits and 
can't vote on projects that affect them.
Promote and incite density in the areas directly in the city!
Scenario C is an interesting concept but it may be a little too far-fetched
Scenario C is well thought out but to attain a bit more green open space the tract 
north of Founders could stay as more of a park option. Also the tract north of the high 
school could be developed with something like more small compact neighborhoods. I 
like north Davidson+Baird in scenario B with the lower part of scenario C ‚Äî that could 
be my favorite!
Scenario C preserves the small town feel and provides an opportunity to "upgrade" the 
existing structures along Old Fitzhugh as homeowners decide to sell.  I still feel 
strongly that DS needs to move toward more of a grid system of blocks and to plan for 
more roads parallel to 290, even closer than the proposed extension of Roger Hanks.  I 
detest having to constantly enter and exit onto a high speed road.  Please, at least 
consider a frontage road or connected parking lots along the existing and future 290 
development.  As in scnarion C, I would like to see a new town center built for 
government and offices and preserve Mercer street for tourism and entertainment.  
Don't forget to plan for adequate parking in the walkable areas, maybe even 
multilevel.
This options appears to preserve more green space in association w/ the natural 
drainage-ways.
This plan and this bogus "community involvement" process are inappropriate for this 
area, this water situation and do not reflect the wishes of the vast majority of people in 
these parts.
Town square is a good idea but the area needs really good landscaping and parking 
(which could be behind it ‚Äî not on square.)
Very successful integration of the comments at the vision workshop. A hard task but 
done well. Congratulations.

Now, looking at the indicators for each scenario, which one performs best 
given your vision of Dripping Springs?: Comments
B and C look like places along the east of USA not the Hill country.
Good concepts, but they represent change and uncertainty. From an outreach 
perspective, letting people know all steps remaining (whether city council votes on the 
draft plan, etc.) would help with some of  the fear, uncertainty and doubt.
I think this is really hard to predict. Even if we increase jobs, what kind of jobs will 
they be?
It would be great to have a Chick Fila and a Target store.
It's all about sustainability!
Makes best use of land.  Leads to better long term population density in town.
Makes more sense.
More jobs, more balanced growth.
None. I would like to see more opportunity for residents to participate in community 
activity (Seaside, Florida)
now i see. why ask this twice?
One cannot actually answer question 2 with the information provided. Including a 
summary of the changes and investments needed to implement these scenarios would 
enable participants to make an informed choice.
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Please see comments above. I believe that it is possible to grow and still have a 
beautiful, peaceful, enjoyable community.
Scenario C's implications are cut off of this page, so I can't see them to make a 
judgement.

Please review the concepts for improving the highway and let us know what 
you think:: Comments
A+B is my first choice; B is the second choice; A is the third choice.
Adding another slip road would only add more asphalt. Lower the speed limits in the 
busiest areas of town and enforce them. Also, a safe exit off 290 is very important.
Adding sidewalks and landscaping will increase safety and reduce road noise. That 
said, it will also further congest 290 unless provisions are made to reroute heavy 
commercial traffic. That traffic could be routed along Creek Road, or further south, and 
ease flow along 290 while opening an additional commercial district.
Any consideration given to the use of roundabouts vs. stop lights?
As for fast traffic on 290 the only alternative is to widen 290, install a median with 
short attractive vegetation and stone sidewalks with a 12" stone wall on street side. 
Also reduce the speed limit through town to 35 mph and cameras for mail-in speeding 
tickets.
As much as I would like it, it probably isn't realistic to narrow 290.
Build a bypass around Dripping!
Build a loop around town to keep traffic moving and away from the inner city
But don't know how Concept A works with a loop around town, and loops around towns 
seem to kill the towns. Not sure how to win ...
Consider the slip road on the south side instead of the north.
Don't like the side street/slip road concept ‚Äî feels like "more road" and I don't like the 
idea of more pavement. Have to figure out way to cross 290 and connect our parks 
and city trail system, some of which is outside demonstration site area.
Either A or B would be a major improvement, but I like the diagonal parking and slip 
road of B. PLEASE do something to beautify the western part of the triangle.
Get TxDot to lower the speed limit on 290 and 12 within a one mile radio us to 35 
mph. They slow you down in Blanco and Johnson City, why not Drip?
Have a high speed US290 around town and slow speed narrow road through the center 
(current 290).
I don't think you can slow down traffic on 290. It would be nice with more aesthetic 
appeal. There is no significant signage or promotion of Mercer Street ‚Äî people don't 
know about it, which is why they drive through. If it could be more pedestrian-friendly 
with better landscaping, parking and something resembling a town square, it could be 
much more quaint and charming like Wimberley. 
I like option A but need to incorporate additional parking to allow easy access to new 
restaurants and shops.
I like the concept of B but don't know if it would be possible.
Improvements and a solution to further congestion is critical. Also, slow it down.
It's a US highway...get federal funds and build a bypass, either to south of town or a 2 
mile tunnel under and pretty much make 290 as it is go away. Reclaim it into a much 
smaller local road.
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Neither of these concepts will work unless there is a by-pass around DS and local 
business doesn't want that to happen!  There is way too much traffic passing thru DS 
for these concepts. If you cause the traffic to be jammed up then people will stop 
coming thru at all. And we don't need to end up with an elevated highway like Bastrop!
no to slip idea. Just not possible. With school traffic etc it would just bottleneck and 
parking would become hazardous.
Personally I want the fast travel 290 provides but I would appreciate some pedestrian 
areas. I think Mercer would be ideal for this.
slip road encourages easy access to shopping here and inviting people to stay and 
experience to our benefit !!
Slip road will only work when a look around DS is built.
The current downtown scenario is dysfunctional and very dangerous for pedestrians 
and bicyclists.  
The extra parking is great, but the slip road concept looks complicated and busy. I like 
the simple but beautiful 290 concept because it preserves a smaller rural town while 
still acoomplishing the goal to slow traffic and maintain rural charm.
The fact is Drippin will always be a drive-thru town. To fix 290 and heavy traffic you 
have to have a loop or bypass. We finally just got center turn lanes ‚Äî don't take those 
away.
The slip road serves just one side. Plus property condemnations for this to occur will 
prove excessively costly.
The south side of 290 is not served by Concept B and I think future growth will include 
that side of the highway. You can plan without it but the use pattern will determine the 
future and it needs to be included in the plan.
Trees and bushes would soften 290 and make it less ugly. A combination would have 
several short slip roads with plantings between. 
Will probably need some street parking downtown to support business.  I don't like the 
need to stop traffic to park and leave.  I like the idea of the parking separated from the 
road.
With the population growing the through traffic needs to keep moving. The local traffic 
needs to keep moving as well. Without an alternate route around the town from HEB 
to Dollar General 290 is becoming overcrowded and hard for some folks to negotiate. 
The alternate route can be a lesser-known but locally known route for slower pace and 
yet have solid traffic movement. Do something soon! 
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Appendix D. Summary of Relevant Plans and Policies
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Summary of Demonstration Site and Relevant Plans

Overview

Dripping Springs is a Small Activity Center per CAMPO 2035 Plan located at RM 12 and 
US Hwy 290.  The City’s goal for the Sustainable Places Project is to leverage the commu-
nity’s existing and potential assets, and promote the thoughtfully planned evolution of 
the Study Area into a more compact, integrated, mixed-use Center (per Dripping Springs 
Sustainable Places Application).  The Demonstration Site is bordered to the south by US 
Hwy 290, and expands across RM 12 to include various eastern and western properties 
along an irregular boundary line totaling 749 acres with 322 acres susceptible to change.  
The Demonstration Site includes the Historic District of Dripping Springs (along Mercer 
St), Old Fitzhugh Rd and existing educational and recreational facilities owned by the 
Dripping Springs Independent School District.  Three large undeveloped tracts (Davidson, 
Baird and McAllister) within the Demonstration Site present redevelopment and infill 
opportunities.

City of Dripping Springs Demonstration Site with sites likely to change shaded.  (Prepared by MAS 
for CAPCOG, 2012)
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City of Dripping Springs Comprehensive Plan (Adopted 2010)
 
The City of Dripping Springs Comprehensive Plan addresses the concerns of a community 
facing the transition from a rural, agricultural village to a mixed suburban and rural city.  
The Plan identifies goals and makes recommendations for growth that embrace commu-
nity values. 

Future Land Use Map with Demonstration Site boundary outlined in black.  (City of Dripping Springs 
Comprehensive Plan, 2010)
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The Demonstration Site portion of the Future Land Use Map includes a mixture of 
Mixed-Use, High-Density Residential, and Low-Density Residential land uses.  The major-
ity of the Davidson Tract is recommended for Mixed-Use development, while the adja-
cent Baird Tract is designated primarily for High and Low-Density Residential develop-
ment.  The region bordering Old Fitzhugh Rd., a major corridor into the Historic District, 
is recommended for Mixed-Use development.  Current land uses in the Historic District 
of Dripping Springs (i.e., the properties facing Mercer Street) are largely Retail, Commer-
cial and Public. 

The Key Goals affecting the Demonstration Site are:

• 	 Infill development should be encouraged on open land within the existing city
	 limits.

• 	 High-intensity uses (2 or 3 story mixed-use buildings) should front major road		
	 ways, while less intense uses (single lot, single family homes) should occur when 		
	 residential areas are adjacent.

•	 Encourage the adaptive reuse of available empty buildings and land.

•	 Encourage the establishment of a higher education facility.

•	 Develop pedestrian amenities Downtown.

•	 Identify trail connections for neighborhoods, parks and schools utilizing water		
	 ways and existing green space.

•	 Incorporate pedestrian and cycling facilities along new and upgraded roads.

•	 Ensure connectivity between new subdivisions and neighborhoods (many subdi		
	 visions are disconnected resulting in excess traffic on US Hwy 290 and RR 12).

•	 Create an efficient transportation network via the development of new roads to 		
	 relieve US Hwy 290 and RR 12.

•	 Encourage rainwater harvesting and other conservation measures in new devel		
	 opments.

• 	 Identify high-quality agricultural lands and work to protect them.
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Dripping Springs Transportation Plan (Adopted 2008)

There are five new roads proposed within the Demonstration Site, connecting Shane 
Lane across the Baird and Davidson tracts to RM 12 and connecting RM 12 to Baird Lane.  
Additional proposed roads include a connection between Golden Eagle Lane and US Hwy 
290 as well extending a road east of Loop 64 to RM 12, north of its existing intersection 
with Mercer St.  

Future Transportation Plan Map.  (City of Dripping Springs Transportation Plan, 2008)
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Master Plan for Parks, Recreation and Open Space (Adopted 2007)

This Plan makes recommendations for the expansion and improvement of existing parks, 
as well as the development of new recreation centers and community facilities.  Two 
parks, Veterans Memorial and Founders Memorial Park, exist within the Demonstration 
Site.  Karhan Park (bordering Shane Lane) is near the Demonstration Site boundary.  The 
Plan recommends that the Triangle (a tract of land bounded by US Hwy 290, Highway 12, 
and Loop 64) be developed as a Veterans Memorial Park Center, providing a meeting hall 
and site for indoor events.  Additionally, the Plan calls for an upgrade of Founders Me-
morial Park fields, and the development of a Downtown Pedestrian District.
 

The key Goals affecting the Demonstration Site are:

•	 Incorporate more facilities for community functions and activities.

•	 Make major improvements to Karhan Park to provide new opportunities for 
	 recreation.

Dripping Springs Open Space Map with Demonstration Site boundary outlined in red.  (Prepared 
by MAS for CAPCOG, 2012)

148



SUSTAINABLE PLACES PROJECT: DRIPPING SPRINGS

DRAFT

8

•	 Develop the “Triangle” of land surrounded by US Hwy 290, US Hwy 12 and Loop 		
	 64 (Mercer Street) into a Veterans’ Memorial Park Center.

•	 Develop a Downtown Pedestrian District.

•	 Develop open spaces and conservation areas in accord with the Dripping Springs 		
	 Land Use Plan.

•	 Identify and designate important natural resource areas.

Historic Preservation Program Implementation Manual (Adopted 2007)

This manual emerged from a collaborative effort between the City of Dripping Springs 
and the Dripping Springs Historic Preservation Commission for the purpose of establish-
ing historic preservation standards and design guidelines following the framework of the 
City’s Comrehensive Plan.  The Manual also outlines a process for Historic Landmark Des-
ignation for property owners, and establishes a Historic Preservation Ordinance (adopted 
in 2002).  The Ordinance includes standards for preservation, rehabilitation, restoration 
and reconstruction of historic buildings, and defines criteria for the designation of his-
toric landmarks.  In general these standards do not oppose new additions to, or uses for 
historic buildings, provided that they do not destroy the historical integrity of the build-
ing.  New construction projects involving buildings with the Historic (H) Overlay designa-
tion are recommended to emphasize two goals: the preservation of historic materials, 
and the preservation of a building’s distinguishing character.
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Summary of Zoning Policies

Overview

The zoning ordinance for Dripping Springs is a conventional use-based code with zoning 
districts and development standards.  Within the Demonstration Site there are seven 
zoning districts that legislate land uses, height, density and form.   The undeveloped 
Baird and Davidson tracts are both within the City’s ETJ and as such are un-zoned.

Official Zoning Map with Demonstration Site boundary outlined in black.  (City of Dripping 
Springs. Online. cityofdrippingsprings.com)
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CS: Commercial Services District:  Within the Demonstration Site, most properties in the 
historic core and along US 290 and RR-12 are regulated by this zoning district, which is 
intended “to provide for commercial and service-related establishments, such as whole-
sale product sales, welding and contractors shops, plumbing shops, automotive repair 
or painting services, upholstery shops, and other similar commercial uses.  Uses in this 
district may utilize open storage areas that are screened from public view. The uses 
envisioned for the district will typically utilize small sites and have operational charac-
teristics that are generally not compatible with residential uses and most other types of 
nonresidential uses within the City.”  Buildings are allowed up to two floors or 40 feet in 
height and must have front yard setbacks of at least 25 feet.  Lot areas have a minimum 
of 8,000 square feet, an impervious cover no greater than 70%, and building areas are 
limited to 50,000 square feet or less.  Properties within the historic core are subject to 
specific guidelines that are outlined in the Historic Preservation Program manual ad-
opted in 2007, and are subject to review and approval by the Dripping Springs Historical 
Preservation Commission. The manual provides standards and guidelines for rehabilita-
tion, restoration, reconstruction, protection and stabilization of historic structures and 
infill development.

GUI: General/Utility/Institutional:  Large tracts of publicly-owned land within the Dem-
onstration Site, including the elementary school and high school, the school district of-
fices, City Hall, Veterans Memorial Park and Founders Park are within this zoning district, 
which is intended to provide for the government buildings, public utility installations, 
EMS stations, fire stations, health care facilities, schools and churches, without regard to 
public or private ownership.   Buildings are allowed up to two floors or 40 feet in height 
with front yard setbacks of at least 20 feet.  Lot areas   minimum of 7,000 square feet, 
and an impervious cover no greater than 50%.  

LR: Local Retail District:  A few properties within the Demonstration Site are within this 
zoning district, which is intended for low intensity, specialized retail sales to serve local 
neighborhoods, citizens, and visitors. Bed-and-breakfasts are permitted but higher inten-
sity commercial service uses are not.  Lot areas have a minimum of 5,000 square feet, an 
impervious cover no greater than 60%, and building areas are limited to 40,000 square 
feet or less. 

GR: General Retail District:  Only one property within the Demonstration Site along RR 
12 north of Old Fitzhugh Road is within this zoning district, which is established to pro-
vide for retail facilities larger than those generally located in the Local Retail District, such 
as large grocery stores, book stores, and the like.  Lot areas have a minimum of 20,000 
square feet, a maximum impervious cover of 60%, and building areas are limited to 
60,000 square feet or less.

MF: Multi-Family Residential District:  Within the Demonstration Site, only one prop-
erty just south of the Baird tract is zoned for multi-family housing, allowing for two-story 
buildings up to 24 du/ac with impervious cover no greater than 60% and front yards of at 
least 30 feet in depth.  
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SF-4:  Two-Family Residential Duplex:  Properties along the west side of RR 12 north 
of Old Fitzhugh Road and a property just south of the Baird tract are within this zoning 
district, which allows two-family, two-story duplexes on lots of at least 10,000 square 
feet with impervious cover no greater than 50%.   Lots must have a minimum width of 
70 feet and depth of 100 feet, and front and rear yards of at least 20 feet.  

SF-1:  Single-Family Residential District-Low Density:  Several properties along Old 
Fitzhugh Road immediately north of the historic district are within this zoning district, 
which provides for low-density residential on lots of at least one-acre in size and with 
impervious cover no greater than 30%.   Buildings are permitted to heights up to 40 feet 
or 2 ½ floors.

Parking Standards:  The code requires two parking spaces for each detached or attached 
single-family dwelling unit and one to 2.5 spaces for multi-family units depending on the 
number of bedrooms.   One space is required for each 300 square feet of office space, 
and  one space for each 200 square feet of retail floor area.  Shared parking reductions 
for non-residential uses are considered by the City Administrator.   Subject to Planning 
and Zoning Commission and City Council approval, off-site parking may be permitted on 
tracts that are immediately adjacent but no greater than 1000 feet away from the pri-
mary tract within the CS zoning district and no farther than 150 feet in other districts.
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Summary of Subdivision Ordinance and 
Related Regulations

Overview, Process and Governing Authority

Dripping Springs has more comprehensive and tailored subdivision regulations than 
many similarly-sized towns.  The process is fairly standard, with concept plan, prelimi-
nary, and final plat.  All major subdivision plats must be reviewed by the Planning and 
Zoning Commission (P&Z), and approved by the City Council. Notification is required for 
the public hearing to those within 300 feet of the periphery of the lot(s) to be platted. 
Signage is also required to be placed on the property involved.  Minor plats are at the 
discretion of the City Administrator who may approve a minor plat, or elect to present it 
to the P&Z and City Council.  Notice, public hearing, and the approval of other lot own-
ers are not required with a minor plat. 

Street Standards

Proposed streets shall be compliant with the City’s Transportation Plan.  A property 
owner is required to provide all rights-of-way required for existing or future streets, and 
for all required street improvements, including perimeter streets and approach roads.  
All subdivisions with 50 or more lots must have at least two points of vehicular access.  
Alleys:  Service alleys in nonresidential districts shall be a minimum ROW of 30 feet and 
a minimum paved width of 24 feet.  Residential alleys are permitted in single-family 
subdivisions within the City and ETJ where alleys are parallel to the frontage of the street 
and are a minimum of 20 feet of right-of-way and 12 feet of pavement.  Dead-end or 
hammerhead alleys are not allowed and the maximum length allowed is 1,600 feet.

Sidewalks

Pedestrian concrete sidewalks not less than four feet wide are required on both sides 
of Collector and Arterial streets without open ditch drainage.  Within all nonresidential 
developments, sidewalks are required of not less than five feet in width.
 
Lots and Blocks

Residential blocks in an urban subdivision shall not exceed 1,200 feet between the cen-
terlines of street intersections;  however, if parallel to and adjacent to an arterial road as 
defined by the County such blocks shall not exceed 1,600 feet.  Commercial and indus-
trial blocks shall not exceed 2,000 feet.  For Rural and Suburban subdivisions, blocks shall 
not exceed 2,000 feet in length, with a minimum block length in all cases of 400 feet. 

Drainage

Drainage improvements shall be designed to accommodate maximum build-out condi-
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tions, and shall be designed to prevent overloading the capacity of the downstream 
drainage system.  Stormwater collection systems shall be designed in accordance with 
the City’s TCSS Manual.  Detention or retention facilities may be required for off-site 
drainage improvements in order to mitigate the impact of the proposed development.
 
Tree Preservation

A grading and tree survey must be submitted with the site plan.  Healthy designated 
Class I and II trees that are removed must be replaced at a ratio of 1:1, or cash-in-lieu 
may be paid to the city.  Trees identified as distressed shall not be included in tree pres-
ervation requirements evaluation. 

Parkland and Other Exactions and Dedications

Dripping Springs has an unusual set of exactions, including aggressive parkland dedica-
tion.  All property within the city limits and the ETJ are subject to parkland dedications, 
except for those properties that are subdivided for residential use where the lots are 
greater than five acres and no public improvements are made, or small projects generat-
ing five Living Unit Equivalent (LUEs) or less.  For other projects, the requirement is as 
follows: 

•	 One acre per twenty-five LUEs for both residential and nonresidential 
	 developments. 

•	 Cash in lieu of dedication is an acceptable alternative at a rate of five times the
	 average appraised value of all the territory within the proposed subdivision in 
	 accordance with the most recent appraisal by the HCAD. 

It is at the City’s discretion whether the property offered is acceptable for parkland dedi-
cation or whether the applicant may dedicate or designate parkland acreage combined 
with cash, or solely a cash payment. 

In addition to the parkland fee, there is an Agricultural Facility Fee to provide funding for 
the acquisition, development, improvement, and/or maintenance of community agri-
cultural facilities.  Any applicant who subdivides or plats land (excluding replats that do 
not increase the subdivision’s LUEs by 5 or more, or plat amendments) shall pay a fee 
in accordance with the schedule of fees adopted by City Council or dedicate real prop-
erty.  Improvements to an existing agricultural facility may be made in lieu of a fee if City 
Council determines this to be sufficient. 

Conservation Design and Clustering

Conservation development and clustering applies to all property within the city limits 
and the ETJ.  An initial site analysis must be submitted to the city and presented to the 
P&Z for approval of the conceptual plan before an applicant may move forward with 

154



SUSTAINABLE PLACES PROJECT: DRIPPING SPRINGS

DRAFT

14

the process.  The intent of the conservation development and clustering is to preserve 
rural landscape character, natural resource areas, farmland, and other large areas of 
open land.  Thus if the developer chooses to utilize these design options they are able to 
either utilize the density bonus option or lot averaging.  The density bonus option al-
lows the developer additional density on the remaining portion of land not set aside for 
conservation.  In the lot averaging method, the area of a lot may be reduced below the 
minimum provided that the area by which it is reduced is added to another lot. 

Redevelopment and Special Development Plats

Does not address. 

Cuts and Fills

No cut or fill is permitted greater than six feet, unless approved by the City Council, ex-
pect for structural excavations. 

Lighting Standards or Design

Street lighting shall be of a design that casts light downward and minimize over-spill onto 
adjacent properties to the greatest extent possible. 

Landscape

A landscape plan and tree survey shall be submitted to the city with the proposed site 
plan.  Landscaping is required in parking lots and must follow City of Austin “Grow 
Green” recommended plant guide. 

Miscellaneous and Special Features

None worth noting. 
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Community Scenario Planning Using Envision 
Tomorrow 
The Sustainable Places Project used public input in a planning process to create numerous scenarios 

of future land use.  From these, a preferred scenario was created.  Here we explain a bit about the 

scenario planning process, its metrics, and how the process informed the final land plan.   

Scenario planning allows us to visualize the future of our communities under different situations.  It 

allows us to look at how different land use, growth, and development decisions may impact the 

Dripping Springs area in the coming years and decades.  It allows us to experiment with a range of 

variables including the types and locations of housing, businesses, and public amenities participants 

would like to see in their community.  To facilitate this process, the Sustainable Places Project used 

the Envision Tomorrow software package (envisiontomorrow.org) to allow for real-time feedback as 

participants weighed their options and made decisions about what their community might look like 

in the coming years.  Envision Tomorrow produces “indicators” to let users evaluate a particular 

scenario’s performance with relation to job creation, housing creation, fiscal impacts, and 

environmental sensitivity.  This real-time evaluation and feedback loop allowed participants in 

Dripping Springs to see some of the trade-offs in land use decisions and the need to balance many 

variables when thinking about land use decision into the future. 

The scenarios created in the public charrette were further analyzed and refined to produce the 

preferred scenario.  Here we look at some of the indicators from Envision Tomorrow to understand 

how the preferred scenario performs in comparison to a trend scenario, which assumes that current 

land use and development patterns continue on into the future.  The results of this analysis and 

process offer participants and public officials powerful insights and experience into how different 

land use decisions can have substantial impacts on the Dripping Springs community. 

Indicators 
Indicators are the measures by which participants, stakeholders, and public officials can evaluate 

scenarios.  Here we show some of the many indicators available through the Envision Tomorrow 

scenario planning tool.  These indicators were chosen because participants desired a mix of housing 

as well as employment within the project area.  Evaluating the preferred scenario in comparison to 

the trend scenario shows that in these regards, the preferred scenario substantially out-performs the 

trend scenario on key indicators public participants determined as important. 
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Population 
 “Population” is based on overall new 

residential development within the scenario. 

It takes into account the area of each 

residential housing type (single-family 

standard lot, duplex, and others) along with 

its average density and household size for 

Dripping Springs.  From this it calculates how 

many new people will be living in the project 

area. 

Housing Mix  
“Housing Mix” indicates whether the housing 

in an area is single-family, townhouse, or 

multi-family.  This measures the variety of 

housing types provided as well as the total 

amount of those housing types offered in the 

project area.  

This was considered an important indicator 

by participants who wanted to see a greater 

diversity of housing types in the central 

Dripping Springs area.  These housing types 

would support individuals throughout their 

lives in the community, whether they are 

young adults entering the work force, 

raising families, or becoming empty nesters.   

When looking at the two scenarios, it is 

clear that the preferred scenario gives a 

balance of housing, as well as a slight 

increase in housing supply, which is lacking 

in the trend scenario.  
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Employment Mix  
Much like the housing mix, the “Employment 

Mix” indicates the number and overall 

percentage of employment types that are 

expected in the project area.  This is based on 

different land uses in the scenarios including: 

office, mixed use, retail, industrial, 

public/civic, and education.  Based on the 

participant’s desires, a scenario may be high in 

some types of employment and low in others, 

or it may have a balance of many types of 

employment. 

Participants were interested in seeing a larger 

diversity of business types in future scenarios.  

Currently, education and retail are the primary 

employment types in the Dripping Springs 

area.  In the case of the preferred scenario, 

Dripping Springs has a balance between retail 

and office with a leaning towards office.  In 

addition, there are substantially more jobs 

projected in the preferred scenario over the 

trend scenario.  This fits with the overall intent 

of the planning process to incorporate more 

jobs into the planning area. 

Jobs-Housing Balance 
The “Jobs-Housing Balance” is the ratio of new 

jobs to new households in the project area.  A 

value of 1 means there is one job per 

household.   A mismatch here suggests the 

need to go outside the community for work.  

Participants wanted to see a higher jobs to 
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housing ratio as it means fewer community members commuting outside the Dripping Springs area.  

The preferred scenario has a substantially higher jobs-to-housing ration than the trend scenario. 

Fiscal Impact 
The “fiscal Impact” indicator provides a ratio 

of revenue to costs.  It is important to realize 

that numerous variables are involved with 

an indicator like this.  For the Sustainable 

Places Project, Professor Oden from the 

University of Texas at Austin utilized 

numerous data sets to ensure local 

calibration for this indicator.  The results of 

this indicator allow us to compare one 

scenario against another for their fiscal 

impact on a community.  A value above 1 

suggests a net tax revenue for the community and a result below one suggests a net loss.  This 

comparison shows that, with the data available, the preferred scenario will substantially out-perform 

the trend scenario with regards to fiscal impacts for the Dripping Springs community.  It also 

highlights some of the cost implications of current development practices. 
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Appendix G. Estimate of Phase One and Two Public
Improvement Costs
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September 10, 2013
Item Description Quantity Unit Unit Price Cost

Old Fitzhugh Street

1 Curb and Gutter 530 LF 18.00 9,540.00
2 5' Sidwalks 505 LF 50.00 25,250.00
3 Trees/Landscaping 10 EA 850.00 8,585.00
4 24" Storm Line 530 LF 75.00 39,750.00
5 4' Diameter Storm Manhole 4 EA 3,500.00 12,366.67
6 Parking Striping 227 LF 2.00 454.50
7 Traffic Control 1 LS 3,000.00 3,000.00

Engineering 7 % 6,926.23
Contingency 20 % 19,789.23

Subtotal Old Fitzhugh Street 125,661.63

Roads and Public Parking

Phase 1A

8 A-A Section 653 SY 35.00 22,866.67
9 C-C Section 583 SY 35.00 20,416.67

10 Curb and Gutter 210 LF 15.00 3,150.00
11 5' Sidwalks 210 LF 50.00 10,500.00
12 Street Lighting 8 EA 5,900.00 49,560.00
13 Trees/Landscaping 34 EA 850.00 28,560.00
14 24" Storm Line 340 LF 75.00 25,500.00
15 4' Diameter Storm Manhole 2 EA 3,500.00 7,933.33
16 6" Water Line 420 LF 38.00 15,960.00
17 Fire Hydrant 4 EA 4,000.00 16,800.00
18 Gate Valve 4 EA 1,800.00 7,560.00
19 6" Wastewater Line 340 LF 40.00 13,600.00
20 Wastewater Manhole 1 EA 4,000.00 4,533.33
21 Wastewater Cleanout 3 EA 350.00 1,050.00
22 Trench Safety 1,100 LF 2.00 2,200.00
23 Traffic Control 1 LS 1,500.00 1,500.00

Engineering 7 % 16,218.30
Contingency 20 % 46,338.00

Subtotal Phase IA 294,246.30
Phase 1B (DSISD)

24 A-A Section 2,349 SY 35.00 82,211.11
25 B-B Section 3,380 SY 35.00 118,300.00
26 C-C Section 1,014 SY 35.00 35,486.11
27 Curb and Gutter 755 LF 15.00 11,325.00
28 5' Sidwalks 755 LF 50.00 37,750.00
29 Street Lighting 39 EA 5,900.00 231,870.00
30 Trees/Landscaping 157 EA 850.00 133,620.00
31 24" Storm Line 1,575 LF 75.00 118,125.00
32 4' Diameter Storm Manhole 11 EA 3,500.00 36,750.00
33 6" Water Line 1,965 LF 38.00 74,670.00
34 Fire Hydrant 20 EA 4,000.00 78,600.00
35 Gate Valve 20 EA 1,800.00 35,370.00
36 6" Wastewater Line 1,575 LF 40.00 63,000.00
37 Wastewater Manhole 5 EA 4,000.00 21,000.00
38 Wastewater Cleanout 3 EA 350.00 1,050.00
39 Trench Safety 5,115 LF 2.00 10,230.00
40 Traffic Control 1 LS 2,000.00 2,000.00

Engineering 7 % 76,395.01
Contingency 20 % 218,271.44

Subtotal Phase IB 1,386,023.67

Preliminary Opinion of Probable Cost 

Sustainable Places Project  -  Dripping Springs, Texas
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Phase 2

41 A-A Section 3,344 SY 35.00 117,055.56
42 B-B Section 3,720 SY 35.00 130,200.00
43 C-C Section 2,139 SY 35.00 74,861.11
44 Curb and Gutter 985 LF 18.00 17,730.00
45 5' Sidwalks 985 LF 50.00 49,250.00
46 Street Lighting 56 EA 5,900.00 327,450.00
47 Trees/Landscaping 222 EA 850.00 188,700.00
48 24" Storm Line 1,100 LF 75.00 82,500.00
49 4' Diameter Storm Manhole 7 EA 3,500.00 25,666.67
50 6" Water Line 2,057 LF 38.00 78,166.00
51 Fire Hydrant 19 EA 4,000.00 74,800.00
52 Gate Valve 19 EA 1,800.00 33,660.00
53 6" Wastewater Line 625 LF 40.00 25,000.00
54 Wastewater Manhole 2 EA 4,000.00 8,333.33
55 Wastewater Cleanout 3 EA 350.00 1,050.00
56 Trench Safety 3,782 LF 2.00 7,564.00
57 Traffic Control 1 LS 3,500.00 3,500.00

Engineering 7 % 87,184.07
Contingency 20 % 249,097.33

Subtotal Phase 2 1,581,768.07
Total Roads and Public Parking 3,387,699.67

Founders Square Plaza

58 Brick Pavers 2,159 SY 137.00 295,767.78
59 Specimen Trees 2 EA 40,000.00 80,000.00

Engineering 7 % 26,303.74
Contingency 20 % 75,153.56

Total Founders Square Plaza 477,225.08

Future City Park

60 Restoration/Revegetation/Turf/6' Trails ($75,000/Ac) 4.5 Ac 75,000.00 337,500.00
Engineering 7 % 23,625.00
Contingency 20 % 67,500.00

Total Future City Park 428,625.00

 - Total 4,293,549.75
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36’ Commercial Mixed Use Street

NEIGHBORHOOD LOCAL STREET
June 29, 2011

7'4' 4'7'
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Parking

7'

Parking

11'

Roadway

R.O.W.

7' 14'

50'

Sidewalk/
Landscape

Sidewalk/
Landscape

28’ Residential Queueing Street
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Appendix H. Public Financing Plan -
 Value Capture Financing Projection

At this point, the City of Dripping Springs does not appear to have the capacity to fully fund 
the cost of public improvements.  As a result, the financing strategy likely will entail putting 
programs in place to capture value that is created over time (to be used for some 
combination of pay-as-you go projects, as the basis of debt service at some point, and/or 
developer incentives/reimbursement). 

Appendix H provides illustrative projections of what a tax-increment financing (TIF) district 
that reflects parcels in the demonstration area could plausibly generate over the next 
twenty years.  These forecasts are made based on recent historical growth rates, reflect 
current tax rates, and assume full allocation of the increment to the district. 
Going forward, Dripping Springs should consider establishing the TIF district, as well as 
possibly including elements of the identified public improvements in the City’s capital 
improvement plan.  An issue facing the community in this effort is the relatively low 
municipal tax rate; while local residents obviously benefit directly, the modest rate (in 
comparison to other cities in the region) means that property tax base growth will generate 
comparatively little incremental revenue. As a result, Dripping Springs could also consider 
including sales tax in the TIF district, as well as altering the district boundaries to capture a 
larger share of community growth over time.  Development (impact) fees could also be 
considered as part of the financing strategy, though it may be challenging to set fees at a 
high enough level to make a material difference.  Finally, non-local sources of funding 
should be explored, including grants and/or loans potentially available from both other 
public jurisdictions and private philanthropic sources.
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DRIPPING SPRINGS
DRIPPING SPRINGS DOWNTOWN TIF DISTRICT FINANCING PROJECTION
Land Use 2007 Taxable Value 2012 Taxable Value

Single Family Residential $5,619,489 $5,965,500

Vacant $2,403,090 $3,321,140

Ag Land $47,780 $104,960

Farm Land $286,880 $374,720

Commercial $10,638,160 $15,132,440

Mobile Homes $0

(blank) $172,900

Total $19,168,299 $24,898,760

Compound Annual Growth 5.37%

2012 $24,898,760

2013 $26,235,935 $1,337,175

2014 $27,644,922 $2,746,162

2015 $29,129,579 $4,230,819

2016 $30,693,968 $5,795,208

2017 $32,342,372 $7,443,612

2018 $34,079,302 $9,180,542

2019 $35,909,513 $11,010,753

2020 $37,838,015 $12,939,255

2021 $39,870,087 $14,971,327

2022 $42,011,289 $17,112,529

2023 $44,267,484 $19,368,724

2024 $46,644,846 $21,746,086

2025 $49,149,884 $24,251,124

2026 $51,789,453 $26,890,693

2027 $54,570,779 $29,672,019

2028 $57,501,474 $32,602,714

2029 $60,589,561 $35,690,801

2030 $63,843,493 $38,944,733

2031 $67,272,174 $42,373,414

2032 $70,884,992 $45,986,232

2033 $74,691,834 $49,793,074

Total $454,086,995

NPV - 5% $224,420,700

Dripping Springs 0.13 $291,747

Hays County 0.4252 $954,237

Total $1,245,984

Max Project Capacity Dripping Springs $2,333,975

Hays County $7,633,895

Both $9,967,870
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Appendix I. Recommended Central City Overlay
Zoning District Standards
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m

bi
ne

d 
ar

ea
 o

f s
ec

on
d 

an
d 

th
ird

 fl
oo

rs
 sh

al
l b

e 
no

 
m

or
e 

th
an

 1
25

%
 o

f g
ro

un
d 

le
ve

l a
re

a 
to

 p
ro

m
ot

e 
to

w
n 

sc
al

e.

M
ax

im
um

 c
on

tig
uo

us
 b

ui
ld

in
g 

flo
or

pl
at

e 
of

 1
5,

00
0 

sq
ua

re
 

fe
et

.  
M

ax
im

um
 c

on
tig

uo
us

 b
ui

ld
in

g 
flo

or
pl

at
e 

of
 2

0,
00

0 
sq

ua
re

 fe
et

.

192



IM
PE

RV
IO

U
S 

CO
VE

R
70

%
 Im

pe
rv

io
us

 C
ov

er
 (a

s p
er

 e
xi

st
in

g 
zo

ni
ng

).
70

%
 Im

pe
rv

io
us

 C
ov

er
 (m

ea
su

re
d 

w
ith

in
 e

xi
st

in
g 

pr
op

er
ty

 b
ou

nd
ar

ie
s)

.
50

%
 Im

pe
rv

io
us

 C
ov

er
 m

ea
su

re
d 

w
ith

in
 e

xi
st

in
g 

pr
op

er
ty

 b
ou

nd
ar

ie
s 

(i.
e.

, d
ed

ic
at

ed
 o

pe
n 

sp
ac

e 
is 

pe
rm

itt
ed

 to
 c

ou
nt

 to
w

ar
d 

im
pe

rv
io

us
 

co
ve

r)
.

70
%

 Im
pe

rv
io

us
 C

ov
er

 m
ea

su
re

d 
w

ith
in

 e
xi

st
in

g 
pr

op
er

ty
 b

ou
nd

ar
ie

s.

LO
T 

SI
ZE

 R
EG

U
LA

TI
O

N
S

Re
sid

en
tia

l l
ot

s s
ha

ll 
ha

ve
 m

in
im

um
 lo

t w
id

th
 o

f 2
2.

5 
fe

et
; m

ax
im

um
 lo

t w
id

th
 o

f 7
0 

fe
et

.  
Re

sid
en

tia
l l

ot
s s

ha
ll 

ha
ve

 m
in

im
um

 lo
t w

id
th

 o
f 2

2.
5 

fe
et

; m
ax

im
um

 
lo

t w
id

th
 o

f 7
0 

fe
et

.  

O
FF

-S
TR

EE
T 

PA
RK

IN
G

 A
N

D 
SE

RV
IC

E 
AC

CE
SS

Al
on

g 
M

er
ce

r S
tr

ee
t, 

su
rf

ac
e 

pa
rk

in
g 

lo
ts

 sh
al

l b
e 

se
t b

ac
k 

fr
om

 th
e 

fr
on

t f
ac

e 
of

 th
e 

pr
im

ar
y 

bu
ild

in
g 

fa
ça

de
 b

y 
at

 
le

as
t f

iv
e 

fe
et

, o
r f

ro
m

 th
e 

fr
on

t p
ro

pe
rt

y 
lin

e 
by

 a
t l

ea
st

 1
0 

fe
et

, w
hi

ch
ev

er
 is

 g
re

at
er

.

Al
on

g 
Da

vi
ds

on
-B

ai
rd

 a
nd

 P
ar

k 
St

re
et

s,
 su

rf
ac

e 
pa

rk
in

g 
lo

ts
 sh

al
l b

e 
se

t b
ac

k 
fr

om
 th

e 
fr

on
t f

ac
e 

of
 th

e 
pr

im
ar

y 
bu

ild
in

g 
fa

ça
de

 b
y 

at
 le

as
t f

iv
e 

fe
et

, o
r f

ro
m

 th
e 

fr
on

t 
pr

op
er

ty
 li

ne
 b

y 
at

 le
as

t 1
0 

fe
et

, w
hi

ch
ev

er
 is

 g
re

at
er

.

Re
qu

ire
d 

of
f-s

tr
ee

t p
ar

ki
ng

 fo
r n

ei
gh

bo
rh

oo
d-

se
rv

in
g 

co
m

m
er

ci
al

 u
se

s 
m

ay
 n

ot
 b

e 
lo

ca
te

d 
al

on
g 

th
e 

Da
vi

ds
on

-B
ai

rd
 o

r P
ar

k 
st

re
et

 fr
on

ta
ge

s.
  

Pa
rk

in
g 

lo
t f

ro
nt

ag
es

 a
lo

ng
 o

th
er

 st
re

et
s s

ha
ll 

be
 m

in
im

ize
d.

O
ne

 b
ay

 o
f p

ar
ki

ng
 sp

ac
es

 is
 p

er
m

itt
ed

 b
et

w
ee

n 
th

e 
pr

im
ar

y 
bu

ild
in

g 
an

d 
th

e 
st

re
et

 fr
on

ta
ge

.  
Th

e 
re

m
ai

ni
ng

 p
ar

ki
ng

 sh
al

l b
e 

lo
ca

te
d 

on
 th

e 
sid

e 
or

 re
ar

 
of

 th
e 

bu
ild

in
g.

Lo
w

 la
nd

sc
ap

in
g 

an
d/

or
 w

al
ls 

sh
al

l b
e 

pr
ov

id
ed

 b
et

w
ee

n 
th

e 
pa

rk
in

g 
ar

ea
 a

nd
 th

e 
ba

ck
 o

f s
id

ew
al

k.
 

Lo
w

 la
nd

sc
ap

in
g 

an
d/

or
 w

al
ls 

sh
al

l b
e 

pr
ov

id
ed

 b
et

w
ee

n 
th

e 
pa

rk
in

g 
ar

ea
 a

nd
 th

e 
ba

ck
 o

f s
id

ew
al

k.
 

Lo
w

 la
nd

sc
ap

in
g 

an
d/

or
 w

al
ls 

sh
al

l b
e 

pr
ov

id
ed

 
be

tw
ee

n 
th

e 
pa

rk
in

g 
ar

ea
 a

nd
 th

e 
ba

ck
 o

f s
id

ew
al

k.
 

Cu
rb

 c
ut

s s
ha

ll 
be

 a
vo

id
ed

 a
lo

ng
 M

er
ce

r S
tr

ee
t, 

if 
ac

ce
ss

 c
an

 
be

 g
ai

ne
d 

fr
om

 a
 si

de
 o

r r
ea

r s
tr

ee
t. 

 W
he

re
 n

o 
al

te
rn

at
iv

e 
ac

ce
ss

 e
xi

st
s,

 c
ur

b 
cu

ts
 a

lo
ng

 M
er

ce
r S

tr
ee

t s
ho

ul
d 

be
 

m
in

im
ize

d,
 w

ith
 th

e 
m

ax
im

um
 w

id
th

 n
ot

 to
 e

xc
ee

d 
25

 fe
et

.  

Cu
rb

 c
ut

s s
ha

ll 
be

 li
m

ite
d 

al
on

g 
Da

vi
ds

on
-B

ai
rd

 a
nd

 P
ar

k 
st

re
et

s,
 so

 th
er

e 
is 

no
 m

or
e 

th
an

 o
ne

 c
ur

b 
cu

t f
or

 e
ac

h 
20

0 
fe

et
 o

f s
tr

ee
t f

ro
nt

ag
e.

 T
he

 m
ax

im
um

 w
id

th
 o

f a
 

cu
rb

 c
ut

 sh
al

l n
ot

 e
xc

ee
d 

25
 fe

et
. 

Si
ng

le
-fa

m
ily

 re
sid

en
tia

l d
riv

ew
ay

 c
ur

b 
cu

ts
 a

lo
ng

 a
 st

re
et

 m
ay

 n
ot

 
ex

ce
ed

 1
5 

fe
et

.  
M

ul
ti-

fa
m

ily
 a

nd
 c

om
m

er
ci

al
 c

ur
b 

cu
ts

 sh
al

l n
ot

 
ex

ce
ed

 2
5 

fe
et

.

Cu
rb

 c
ut

s s
ha

ll 
no

t e
xc

ee
d 

25
 fe

et
 in

 w
id

th
.

Re
sid

en
tia

l g
ar

ag
es

 sh
al

l b
e 

ac
ce

ss
ed

 fr
om

 th
e 

re
ar

 o
f s

id
e 

of
 th

e 
pr

op
er

ty
 th

ro
ug

h 
se

rv
ic

e 
dr

iv
es

. 
Re

sid
en

tia
l g

ar
ag

es
 sh

al
l b

e 
ac

ce
ss

ed
 fr

om
 th

e 
re

ar
 o

f 
sid

e 
of

 th
e 

pr
op

er
ty

 th
ro

ug
h 

se
rv

ic
e 

dr
iv

es
. 

O
ff-

st
re

et
 re

sid
en

tia
l p

ar
ki

ng
 sp

ac
es

 m
us

t b
e 

lo
ca

te
d 

at
 th

e 
re

ar
 o

f t
he

 
lo

t a
nd

 a
cc

es
se

d 
ei

th
er

 b
y 

a 
co

m
m

on
 a

lle
y 

al
on

g 
th

e 
re

ar
 p

ro
pe

rt
y 

lin
e 

or
 b

y 
a 

dr
iv

ew
ay

 fr
om

 th
e 

fr
on

tin
g 

st
re

et
.  

Lo
ts

 le
ss

 th
an

 5
0 

fe
et

 in
 w

id
th

 sh
al

l h
av

e 
th

ei
r r

eq
ui

re
d 

of
f-s

tr
ee

t 
re

sid
en

tia
l p

ar
ki

ng
 a

cc
es

se
d 

by
 a

 c
om

m
on

 re
ar

 a
lle

y.
   

O
ff-

sit
e 

pa
rk

in
g 

is 
pe

rm
itt

ed
 w

ith
in

 3
00

 fe
et

 o
f t

he
 su

bj
ec

t 
pr

op
er

ty
.

O
ff-

sit
e 

pa
rk

in
g 

w
ith

in
 3

00
 fe

et
 o

f t
he

 p
ro

pe
rt

y 
is 

pe
rm

itt
ed

.

Sh
ar

ed
 p

ar
ki

ng
 b

et
w

ee
n 

co
m

m
er

ci
al

 u
se

s (
e.

g.
, o

ffi
ce

 a
nd

 
re

ta
il)

 is
 p

er
m

itt
ed

.
Sh

ar
ed

 p
ar

ki
ng

 b
et

w
ee

n 
co

m
m

er
ci

al
 u

se
s (

e.
g.

, o
ffi

ce
 

an
d 

re
ta

il)
 is

 p
er

m
itt

ed
.

Sh
ar

ed
 p

ar
ki

ng
 b

et
w

ee
n 

co
m

m
er

ci
al

 u
se

s (
e.

g.
, o

ffi
ce

 
an

d 
re

ta
il)

 is
 p

er
m

itt
ed

.
M

ul
ti-

fa
m

ily
 re

sid
en

tia
l g

ar
ag

es
 o

r p
ar

ki
ng

 lo
ts

 sh
al

l b
e 

lo
ca

te
d 

w
ith

in
 

th
e 

in
te

rio
r o

f a
 b

lo
ck

 a
nd

 sc
re

en
ed

 fr
om

 d
ire

ct
 st

re
et

 v
ie

w
 w

ith
 

la
nd

sc
ap

in
g 

an
d 

lo
w

 w
al

ls.
 

Se
rv

ic
e 

an
d 

lo
ad

in
g 

ar
ea

s s
ha

ll 
be

 lo
ca

te
d 

at
 th

e 
re

ar
 o

r s
id

e 
of

 th
e 

pr
op

er
ty

 a
nd

 sc
re

en
ed

 fr
om

 p
re

do
m

in
an

t s
tr

ee
t 

vi
ew

. 

Se
rv

ic
e 

an
d 

lo
ad

in
g 

ar
ea

s s
ha

ll 
be

 lo
ca

te
d 

at
 th

e 
re

ar
 o

r 
sid

e 
of

 th
e 

pr
op

er
ty

 a
nd

 sc
re

en
ed

 fr
om

 p
re

do
m

in
an

t 
st

re
et

 v
ie

w
. 

Se
rv

ic
e 

an
d 

lo
ad

in
g 

ar
ea

s s
ha

ll 
be

 lo
ca

te
d 

at
 th

e 
re

ar
 o

r s
id

e 
of

 th
e 

pr
op

er
ty

 a
nd

 sc
re

en
ed

 fr
om

 p
re

do
m

in
an

t s
tr

ee
t v

ie
w

. 
Se

rv
ic

e 
an

d 
lo

ad
in

g 
ar

ea
s s

ha
ll 

be
 lo

ca
te

d 
at

 th
e 

re
ar

 
or

 si
de

 o
f t

he
 p

ro
pe

rt
y 

an
d 

sc
re

en
ed

 fr
om

 d
ire

ct
 

st
re

et
 v

ie
w

. 
O

n-
st

re
et

 c
ur

bs
id

e 
pa

rk
in

g 
m

ay
 b

e 
co

un
te

d 
to

w
ar

d 
th

e 
re

qu
ire

d 
on

-s
ite

 p
ar

ki
ng

.
O

n-
st

re
et

 c
ur

bs
id

e 
pa

rk
in

g 
m

ay
 b

e 
co

un
te

d 
to

w
ar

d 
th

e 
re

qu
ire

d 
on

-s
ite

 p
ar

ki
ng

 fo
r c

om
m

er
ci

al
 u

se
s.

 
O

n-
st

re
et

 c
ur

bs
id

e 
pa

rk
in

g 
m

ay
 b

e 
co

un
te

d 
to

w
ar

d 
re

qu
ire

d 
on

-s
ite

 
pa

rk
in

g 
fo

r c
om

m
er

ci
al

 u
se

s.
O

n-
st

re
et

 c
ur

bs
id

e 
pa

rk
in

g 
ad

ja
ce

nt
 to

 th
e 

sit
e 

m
ay

 
be

 c
ou

nt
ed

 to
w

ar
d 

th
e 

re
qu

ire
d 

on
-s

ite
 p

ar
ki

ng
. 

Pa
rk

in
g 

st
ru

ct
ur

es
 a

re
 n

ot
 p

er
m

itt
ed

.  

PA
TT

ER
N

 O
F 

DE
VE

LO
PM

EN
T

A 
m

in
im

um
 o

f 3
0%

 o
f t

he
 g

ro
ss

 la
nd

 a
re

a 
of

 e
ac

h 
tr

ac
t 

sh
al

l b
e 

de
di

ca
te

d 
as

 p
ub

lic
ly

 a
cc

es
sib

le
 o

pe
n 

sp
ac

e;
 th

is 
m

ay
 in

cl
ud

e 
w

at
er

 q
ua

lit
y 

bu
ffe

rs
.  

Th
e 

ex
ac

t 
co

nf
ig

ur
at

io
n 

of
 th

e 
op

en
 sp

ac
e 

m
ay

 v
ar

y 
fr

om
 th

e 
De

ve
lo

pm
en

t D
ist

ric
t b

ou
nd

ar
ie

s b
y 

up
 to

 7
5 

fe
et

, a
s 

lo
ng

 a
s o

pe
n 

sp
ac

e 
co

nt
in

ui
ty

 a
nd

 c
on

ne
ct

iv
ity

 is
 

m
ai

nt
ai

ne
d.

   

A 
m

in
im

um
 o

f 3
0%

 o
f t

he
 g

ro
ss

 la
nd

 a
re

a 
of

 e
ac

h 
tr

ac
t s

ha
ll 

be
 

de
di

ca
te

d 
as

 p
ub

lic
ly

 a
cc

es
sib

le
 o

pe
n 

sp
ac

e;
 th

is 
m

ay
 in

cl
ud

e 
w

at
er

 
qu

al
ity

 b
uf

fe
rs

.  
Th

e 
ex

ac
t c

on
fig

ur
at

io
n 

of
 th

e 
op

en
 sp

ac
e 

m
ay

 v
ar

y 
fr

om
 th

e 
De

ve
lo

pm
en

t D
ist

ric
t b

ou
nd

ar
ie

s b
y 

up
 to

 1
50

 fe
et

, a
s l

on
g 

as
 o

pe
n 

sp
ac

e 
co

nt
in

ui
ty

 a
nd

 c
on

ne
ct

iv
ity

 is
 m

ai
nt

ai
ne

d.
   

Cu
l-d

e-
sa

cs
 a

re
 n

ot
 p

er
m

itt
ed

.
Cu

l-d
e-

sa
cs

 a
re

 n
ot

 p
er

m
itt

ed
.

M
ul

ti-
fa

m
ily

 a
nd

 n
ei

gh
bo

rh
oo

d 
co

m
m

er
ci

al
 u

se
s s

ha
ll 

be
 

lo
ca

te
d 

w
ith

 th
ei

r p
rim

ar
y 

fr
on

ta
ge

s a
lo

ng
 P

ar
k 

St
re

et
 

an
d/

or
 D

av
id

so
n-

Ba
ird

 S
tr

ee
t.

M
ul

ti-
fa

m
ily

 a
nd

 n
ei

gh
bo

rh
oo

d 
co

m
m

er
ci

al
 u

se
s s

ha
ll 

be
 lo

ca
te

d 
w

ith
 

th
ei

r p
rim

ar
y 

fr
on

ta
ge

s a
lo

ng
 P

ar
k 

St
re

et
 a

nd
/o

r D
av

id
so

n-
Ba

ird
 

St
re

et
.

Al
l r

es
id

en
tia

l u
ni

ts
 m

us
t b

e 
lo

ca
te

d 
w

ith
in

 7
00

 fe
et

 o
f a

 p
ub

lic
ly

 
de

di
ca

te
d 

pa
rk

 (a
s m

ea
su

re
d 

fr
om

 th
e 

fr
on

t d
oo

r o
f t

he
 u

ni
t a

lo
ng

 
pe

de
st

ria
n 

pa
th

s o
f t

ra
ve

l t
o 

th
e 

pu
bl

ic
 o

pe
n 

sp
ac

e)
. 
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Ap
pe

nd
ix

 J:
SP

P 
Su

bd
iv

isi
on

 a
nd

 
In

fr
as

tr
uc

tu
re

 
Re

co
m

m
en

da
tio

ns
 

Dr
ip

pi
ng

 S
pr

in
gs

 /
 S

ep
t.,

 2
01

3
CH

AL
LE

N
G

E
RE

CO
M

M
EN

DA
TI

O
N

PO
SS

IB
LE

 O
R 

PR
O

PO
SE

D 
ST

AN
DA

RD
EX

AM
PL

ES
/R

ES
O

U
RC

ES
/N

O
TE

S

W
AS

TE
 W

AT
ER

 S
ER

VI
CE

   To
 b

ui
ld

 th
e 

fu
tu

re
 c

om
m

un
ity

 e
nv

isi
on

ed
 a

s p
ar

t o
f t

he
 S

us
ta

in
ab

le
 P

la
ce

s P
ro

je
ct

 
pl

an
ni

ng
 e

xe
rc

ise
, t

he
 C

ity
 w

ill
 re

qu
ire

 m
or

e,
 p

re
di

ct
ab

le
 c

ap
ac

ity
 in

 it
s w

as
te

 w
at

er
 

sy
st

em
. W

ith
ou

t a
ss

ur
ed

 w
as

te
 w

at
er

 se
rv

ic
e,

 it
 w

ill
 b

e 
ve

ry
 d

iff
ic

ul
t t

o 
at

tr
ac

t t
he

 ty
pe

 o
f 

hi
gh

-q
ua

lit
y 

co
m

m
er

ci
al

, m
ix

ed
 u

se
, a

nd
 a

lte
rn

at
iv

e 
re

sid
en

tia
l d

ev
el

op
m

en
t t

ha
t 

pa
rt

ic
ip

an
ts

 in
 th

e 
SP

P 
pr

oc
es

s i
de

nt
ifi

ed
 a

s k
ey

 to
 D

rip
pi

ng
 S

pr
in

gs
' f

ut
ur

e.
 T

he
 ty

pe
s o

f 
us

es
 a

nd
 d

ev
el

op
m

en
t i

de
nt

ifi
ed

 in
 th

e 
Ill

us
tr

at
iv

e 
La

nd
 U

se
 C

on
ce

pt
 P

la
n 

an
d 

th
e 

Ca
ta

ly
st

 
Pr

oj
ec

t I
llu

st
ra

tiv
e 

Pl
an

 --
 w

al
ka

bl
e 

m
ix

ed
 u

se
, a

 re
vi

ta
liz

ed
 c

om
m

er
ci

al
 d

ist
ric

t, 
an

d 
de

ns
e 

no
de

s o
f r

es
id

en
tia

l d
ev

el
op
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