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1.1

Executive Summary

the recommendation of the SmartCode, to enable

Hutto, Texas is a peaceful, yet active community

a predictable method of future development over

nestled between Georgetown and Austin and

the next 50 years. The Old Town Master Plan

offers a high quality of life for its residents. Hutto’s

proposes recommendations that will guide future

identity draws upon its significant resources, such

investment and development within the original

as the large City-owned Cooperative (Co-op)

1911 incorporated area of the city in order to

Site and silo structures, historic storefronts on East

assure that the city of Hutto can maintain the

Street, Fritz Park, and a rapidly expanding population.

qualities and characteristics unique to Hutto while

Due to this location and rapid growth, the city of

also creating a downtown district that is vibrant,

Hutto has become an attractive place for infill and

desirable, sustainable, and poised for success.

greenfield development. While development within
the city has positive effects for Hutto residents,
growth without vision can be detrimental. This
is particularly true in the downtown area, which
represents the history and roots of all Hutto’s
citizens. In order to encourage organized growth
which is compatible with the existing distinctive
characteristics of Old Town Hutto, a
community vision for future development
in the downtown is necessary. The Heart
of Hutto Old Town Master Plan weaves
together basic principles of urban design
with a practical investigation of how
these principles can be realized within
the existing and future city framework
and infrastructure. Architectural scale
and

massing,

linkages,

and

open

space were balanced against existing
resources of the City including waste and
sewer infrastructure, parking demand,
transportation infrastructure, and above
all the fiscal and economic feasibility of
realizing a shared vision for the City of
Hutto. The Heart of Hutto Old Town Master Plan

Key Goals:
• Preserve and maintain the resources which help define the existing character of the City of
Hutto.
• Strengthen the links and reinforce gateways and corridors between the surrounding
neighborhoods and downtown.
• Create a downtown which appropriately balances pedestrian, bike, and vehicular traffic.
• Provide a range of public open space that adds value to adjacent development and which is linked to
and accessible from the Hutto street grid.
• Provide a vision that is economically and socially viable for the redevelopment and
integration of the Co-op Site into downtown Hutto.
• Develop a set of standards which responds to existing conditions in the city and provides a
framework for the integration of new development into the existing fabric of the downtown.
• To create an accurate understanding of the current capacity and future needs for improvements to
the City infrastructure.
Key Findings and Recommendations:
• Implement a new SmartCode for regulating all future development in Old Town to be consistent with
the established vision.
• Implement mandatory Architectural Design Standards for Old Town.
• Seek a Master Developer for the re-development of the Co-op property that includes a vibrant
mix of uses guided by the shared Vision for Old Town. Use of the Market Research
and Illustrative Plan should be a guide for the development with certain inherent flexibility built
into the process (refer to Section 4: Economic Viability).
• Careful coordination between the City and the selected Master Developer is paramount during
the design and construction of the proposed Municipal Complex.
• Establish funding tools that will help achieve a high quality public realm for Old Town. City
participation can provide assistance in the high cost of implementing standards that go above and
beyond the City’s minimum standards.
• Include key transportation and utility infrastructure projects in Hutto’s Capital Improvement Plan
and future bond elections to support the vision.
• Make the right-of-way a viable part of the public realm by allocating distinct areas for travel
lanes, parking, sidewalks and storefront amenities.
• Continue conversations between the City of Hutto, CAMPO, TxDOT, and Union Pacific
Railroad on the redesign of US-79 so that the US-79 expansion is complimentary to the
vision for Old Town Hutto.
• Key intersection and roadway improvements are necessary to ensure safety and a more
balanced use of right-of-way.
• Public or shared parking arrangements should be sought in order to offset the parking demand and
allow buildings in Old Town to be designed, reused, or developed under market conditions.
• Combine utility and street reconstruction efforts to maximize benefits and reduce street closures
due to construction.

provides a unified Vision for the community of Hutto
and proposes the regulatory framework, through
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1.2

Old Town Hutto and Central Texas

growth will be guided and integrated with the existing

The City of Hutto, Texas is situated in central Texas

Hutto fabric. Within Old Town lies historic East Street,

north of San Antonio, between Austin and Georgetown

the current location for the City of Hutto offices south of

and comprises part of the Austin MSA (Metropolitan

US-79, the temporary location for the Hutto library as well

Statistical Area). Hutto shares a close proximity to the

as the Silo Co-op property located at the Western most

neighboring suburban cities of Round Rock, Taylor, and

border.

•
•

•

Plugerville. The Hutto Municipal Boundary is illustrated
below in yellow, while the smaller red boundary indicates

Regional Growth in Central Texas

the Old Town Hutto district. The Old Town District follows

Over the past five years, the growth of Central Texas has

the boundary of the original 1911 incorporated portion of

been some of the nation’s most rapid. The City of Hutto

the City as defined by the Historic District Overlay. With

in particular has seen a 400% population growth rate and

such a large portion of land bounded within the Hutto city

is expected to see this population double again over the

limits, it becomes necessary to evaluate how potential

next 25 years.

•
•
•

From the standpoint of employment

Demographics, specifically smaller
household sizes;
Changes in the structure of the economy,
with a heightened emphasis on adding value
through the provision of service and
knowledge;
Shifts in consumer tastes and preferences,
including a greater acceptance of
owner-occupied multi-family housing and
a strong desire for “authenticity” and
“experience;”
Technology, especially as it enables
decentralized work and informs consumer tastes;
Transportation, including congestion and
rising energy costs, and
Cultur/entertainment, an element of society
that is increasingly multi-faceted and
diverse.

opportunities, the structure of the

value.

Many of the trends outlined above can be realized in Hutto.
For example, the core of downtown Old Town fits the size
criteria for comfortable walkability, as well as contains a
wide range of land uses and local businesses. Just as
important, private sector interest in the downtown is on the
rise. This is a crucial element of successful revitalization,
as evident by both local and national examples which
indicate that sustainable redevelopment typically requires
both public participation, in the form of infrastructure and
policies/programs, and private commitments. This public/

Underlying all of the above is the desire for what has been

parts while offering the community the maximum return on

from a traditional base of government

termed Walkable Urbanism.

its collective investment.

associated occupations and some

“since the rise of cities 8,000 years ago, humans have only

manufacturing trades toward several

wanted to walk about 1,500 feet (approximately a quarter

different types of service employment.

mile) until they begin looking for an alternative means of

This transition reflects national trends

transport: a horse, a trolley, a bicycle, a car. This distance

as well as the evolution of the local

translates into about 160 acres – about the size of a super

economy.

mall, including its parking lot. It is also about the size,

According to Brookings,

Revitalizing Downtowns

Albuquerque, the financial district of San Francisco,

Across the United States, downtowns

downtown Atlanta, and most other major downtowns in

are

the country.”

beginning

to

experience

a

What makes walkable urbanism function is not merely

Brookings Institution, the number

proximity, but also the experience of a pedestrian trip

of households living in the central

where one encounters a mix of sights and sounds in

city rose 13 percent from 1990 to

the context of a range of land uses and a diverse built

2000, a trend that has accelerated

environment. The translation from experience to density

in recent years. A variety of factors

is “critical mass” (the critical density required to sustain

have contributed to this resurgence,

a particular area). This occurs when, visitors can find

including:

enough to keep occupied for an afternoon or an evening,

ft.

of 45 communities done by the

TAYLOR
HUTTO
ROUND
ROCK

Hutto is situated between Round Rock and Taylor
on US 79. This location offers a strong relationship
between the city of Hutto and the surrounding region.
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is in place that will create enhanced economic and fiscal

local economy has begun to transition

renaissance. According to a sample

Downtown Historic
District Overlay

When this happens (and is sustained), a dynamic system

private partnership creates a sum that is greater than the

plus or minus 25 percent of Lower Manhattan, downtown

Hutto Municipal
Boundary

and the underlying economics justify ongoing investment.

N

the ability to meet their daily needs is within easy access,
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1.3

New Urbanism Drives
Economic Development

Urbanism (also referred to as “new urbanism”) is a
dynamic urban design movement that is seen as part of
a broader trend toward the restoration of community and
concern for a more sustainable environment. Charles
Bohl, in his seminal book Place Making, defines urbanism
as an innovative design concept that applies “the best
urban design practices from the ‘traditional urbanism’
found in historic town centers and main streets, while
pragmatically adapting them to modern lifestyles,
business practices, and technologies.” Urbanism has
been characterized by New York Times architecture critic
Herbert Muschamp as the “most important phenomenon
to emerge in American architecture in the post-Cold War
era.”
Underlying new urban development ideals is a belief that
the physical design of many communities and regions is
seriously impairing quality of life, contributing to traffic
congestion, environmental degradation, and a lost sense
of community. Todd Bressi writes:
the New Urbanism is not a romantic movement; it
reflects a deeper agenda. The planning and design
approaches…revive principles about building
communities that have been virtually ignored for half
a century: public spaces like streets, squares, and
parks should be a setting for the conduct of daily life;
a neighborhood should accommodate diverse types
of people and activities; it should be possible to get
to work, accomplish everyday tasks (like buying
fresh food or taking a child to day care) and travel to
surrounding communities without using a car).
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Bressi continues by stating that urbanists pay close
attention to architecture – particularly to where a building
sits on the lot, its mass, and exterior details, arguing that
only certain types of buildings can create the range of
public and private spaces that successful communities
require. He notes that “the primary purpose of design rules
is to force greater attention to detail, thereby invigorating
urban and suburban architecture and imparting a greater
level of civility to the streetscape.”
Key Factors of New Urban Developments
A common characteristic of traditional real estate
development is the presence of formula-driven designs
that follow a set script, regardless of the place where
the project is built. As Charles Bohl has noted, “while
the real estate industry has become very good at
building these projects, the projects themselves are not
very good at building communities.” Urbanism, on the
other hand, is about reforming the design of the built
environment. It revives the lost art of “place-making” and
creates environments that are distinctly different from the
standard product types. Bressi contends that:
Buildings should not be conceived as objects isolated
from their surroundings; they should contribute to the
spatial definitions of streets, parks, greens, yards,
and other open spaces. New Urbanists draw upon
a range of design traditions for inspiration. Their
ideas about the relationships between planning and
architecture reach back to the City Beautiful and
Town Planning movements, which in turn reach back
to Renaissance and Classical cities.
Some of the key factors of this approach to project
development are outlined below.
Providing a Sense of
Community
A key component of New
Urban Design is thinking
about public space in new
ways that encourages sociability among residents and
creates a sense of community. Numerous studies have
pointed to Americans’ growing dissatisfaction with the
feeling of “separateness” that comes from living

and working in traditional suburbs and have identified a
“quest for community” that is felt across society.
Sociologist Ray Oldenburg has described this
phenomenon by naming the various places that
humans live and interact. The home is the “first place,”
the workplace is the “second place,” and community
gathering places outside of home or work such as town
squares, village greens, cafes, or taverns are identified
as “third places.” Oldenburg maintains that “third places”
are a key component in Traditional Neighborhood
Development which is the missing ingredient people are
searching for in suburban areas today.
New urban developments fulfill this need and when
properly designed, have become magnets for residents
and visitors alike. As Bohl notes:
…today’s town center projects typically revolve
around a central plaza or park that establishes a
public atmosphere and provides an ideal setting
for the cafes, taverns, and bistros celebrated by
Oldenburg. In fact, it is the space between buildings
– the public realm of plazas, greens, squares, and
walkable streets – that enables a town center or
a main street to act as the third place for nearby
neighborhoods and communities.
Creating a “Place Identity”
Physical places that promote sociability have become
critical for building strong communities and creating a
unique “sense of place.” Booth, Leonard & Pawlukiewicz
from the Urban Land Institute note that place making is
the essence of real estate development and “establishing
a live-work-shop environment with a sense of place is a
community need as well as an aspiration.” Places that
are desirable appeal to all the senses - sight, sound,
smell, taste, and touch. Rather than relying on formulaic
real estate products, new urban developments are a
rich mix of local activities, aesthetic design, quality, and
price. As noted on Smart Growth Online, new urban
developments are designed to:
…create interesting, unique communities which reflect
the values and cultures of the people who reside there,
and foster the types of physical environments

which support a more cohesive community fabric.
Smart growth promotes development which uses
natural and man-made boundaries and landmarks
to create a sense of defined neighborhoods, towns,
and regions. It encourages the construction and
preservation of buildings which prove to be assets
to a community over time, not only because of the
services provided within, but because of the unique
contribution they make on the outside to the look and
feel of a city.
Whereas many traditional developments, such as
shopping malls or retail strip centers, are focused
exclusively on trade, Bohl notes that new urban market
and town squares are designed to not only be “consumer
space,” but are clearly recognized and experienced as
“public space,” with a civic character that transcends the
commercial activities that take place there.
Providing a Mix of Land Uses
A critical component
of
achieving
more
desirable places to
live is an integration of
mixed land uses. Mixed
uses create a critical
mass and a sense of place by affording the community a
wider range or goods, services, and experiences at one
location, thereby increasing connectivity and choice. By
putting uses in close proximity to one another, alternatives
to driving, such as walking or biking, become viable.
Providing a mix of land uses generally refers to offering
residential, retail, and office space within close proximity
to one another. Booth, et al. note the economic
synergy that happens from mixed uses in an new urban
development:
Office uses feed retail operations by supplying
customers for stores and restaurants both during
the day and after work. Retail uses within walking
distance of employment or residences – restaurants,

New Urbanism Drives
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bookstores, clothing stores, gift shops, and coffee
bars – reinforce amenities that allow and encourage
employees and residents to go out to lunch or run
errands without relying on their cars. The addition
of theaters, museums, art galleries, libraries, post
offices, and town halls that are properly integrated…
attracts significant pedestrian traffic, which supports
a range of other uses.
Creating Walkable Neighborhoods
At the heart of new urban design is the concept of
walkable neighborhoods; walkable communities are
desirable places to live, work, learn, worship, and
play. These neighborhoods respect the human scale
by providing pedestrian-friendly spaces that ensure
users feel at home and can navigate easily by foot. As
Bohl notes, “the way that streets and pathways weave
through the town center, connecting its buildings and
public spaces, can provide pedestrians with a sense of
discovery and delight that is seldom experienced in the
suburban landscape, and that is essential to the town
center experience.”

some sprawling suburban office park where a little
truck comes by at lunch and sells microwave burritos.”
Providing pedestrian-friendly activities thus gives new
urban communities an edge in attracting and retaining
workers and residents.
In addition to creating a more walkable environment,
good urban design can also incorporate “traffic calming”
changes to streets and sidewalks to make them safer,
more attractive, and more livable to both pedestrians and
bicyclists alike. Researcher Emily Drennen conducted
a 2003 study of the economic effects of traffic calming
measures on twenty-seven small businesses in the
Mission District of San Francisco. Merchants were
interviewed about how the Valencia Street bicycle lanes
had impacted their businesses. Four and a half years
after the bike lanes were built, the vast majority of the
business owners expressed support for the bike lanes.
Respondents generally felt that the bike lanes had made
the street more attractive and had a generally positive
impact on their business and/or sales.
Preserving Open Space

Creating a sense of enclosure on a street is important
in honoring the human scale and helping to define an
area. It is thus crucial to pay attention to the proportion
between the height of the buildings and the amount of
open space; ideally, new urban designs achieve a tight
1:1 relationship and are thus much easier for pedestrians
to navigate. By contrast, Bohl notes that:
Streets in suburban areas are typically many times
wider than the heights of the buildings than line them,
often reaching ratios of 1:6 and more. Such wide
streets prevent any sense of spatial enclosure from
being achieved and are more difficult for pedestrians
to cross.
Henton & Walesh (discussing the vital role of well
educated, technically savvy young people in the growth of
the new economy) note that these workers are attracted
to places that have a lively mix of activity that need not
be accessed by car. As one young worker told the Wall
Street Journal, “It’s a lot more fun to be in a locale where
you can go for a walk and have a nice dinner, or shop
and take in a sports game, than it is to be isolated in
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Greenspace
or
“open space” is
broadly
referred
to in new urban
design to mean
natural areas both
in and surrounding
developments.
Greenspace provides important
community space, habitat for plants and animals,
recreational opportunities, places of natural beauty, and
critical environmental areas (e.g., wetlands).
Increasing numbers of people are concerned about the
natural environment and value access to open space in
both their private life and in their workspace. A healthy
environment, rather than viewed as an added bonus, is
now seen as one of an area’s prime economic assets.
Fortunately, the divide that existed in the past between
developers and environmentalists is gradually being
eroded as both sides realize the interconnection and
interdependence of a development’s preservation of the
natural environment and its economic viability.

New urban developments are designed to protect and
preserve open spaces, thereby providing environmental
quality and health benefits that are significant. According
to Smart Growth Online,
Open space protects animal and plant habitat,
places of natural beauty, and working lands....
Additionally, preservation of open space benefits the
environment by combating air pollution, attenuating
noise, controlling wind, providing erosion control,
and moderating temperatures. Open space also
protects surface and ground water resources by
filtering trash, debris, and chemical pollutants before
they enter a water system.
In addition to environmental benefits, the preservation of
open spaces can give a region a competitive economic
edge. Open spaces can offer an amenity that a region
may not currently possess in abundance, enabling the
region to retain the people that currently live and work
there by giving them a disincentive to relocate. Open
spaces can also help a region compete with other
communities in attracting businesses and residents, as
well as enabling it to compete for tourist dollars. Also,
research has shown that oftentimes it makes good
economic sense to preserve a parcel of land rather
than develop it; a number of recent studies show that
parks and open space development in many instances
increases residential property values and the property
tax base of communities.

Economic Development
and Public Sector Benefits
Urbanism in many ways reflects the changing nature
of the American economy and in turn the values of the
American people. New urban developments provide
numerous benefits to residents in the form of a higher
quality of life, better places to live, work, and play,
higher and more stable property values, and a healthier
lifestyle with more walking and better access to the
natural environment. Businesses and municipalities also
benefit from urbanism; the economic development and
public sector benefits of new urban communities will be
discussed next.

Economic Development Benefits
According to Henton & Walesh, quality of life has become
a community’s most valuable asset in the new economy.
As Smart Growth Online reports, “recent trends in the
global economy – industrial clustering and specialization,
diversification of the workforce, reintegration of work and
home – are placing a premium upon community character
and quality of life.”
New economy companies are attracted to new urban
communities for a variety of reasons. Companies
realize their workers want to work and live in areas that
offer a vibrant social life, environmental amenities, and
a reasonable commute. Talent is attracted to sociable
communities – places with destinations, public and civic
spaces, plenty of open spaces – where they can come
together with colleagues or friends either through planned
or chance encounters. And, as business is increasingly
being conducted outside the boardroom – in restaurants,
health clubs, and other public spaces – access to places
where people can come together, converse, network,
and share ideas is paramount. Muro and Puentes note
that:
Regional economic performance is enhanced when
areas are developed with community benefits and the
promotion of vital urban centers in mind. Studies show
that productivity and overall economic performance
may be improved to the extent compact, mixed-use
development fosters dense labor markets, vibrant
urban centers, efficient transportation systems, and
a high “quality-of-place.”
Richard Florida, who has written extensively about the
new knowledge economy, notes that knowledge workers
like to mix fun with work, to be close to stimulations from
colleagues, in close proximity to outside activity and
recreation, and live and work in places convenient to
services and recreation. He goes on to say:
In this milieu, talent is scarce. Everybody is competing
for the best people, and if you don’t have quality of life
and quality of place, you won’t get talented people.
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Skilled talent calls the shots in where and how they
want to work.
Companies must locate in such locales to attract and
retain quality employees. In discussing how the state
of Wisconsin can successfully integrate into the new
economy, commentators noted that:
A higher level of diversity in urban environments can
be achieved through the creative design of our built
environments and through the emphasis we place
on innovative small businesses and attractions.
New Urbanism ideals also help create diversity by
emphasizing mixed-use developments and attractive
architectural styles. Finding new uses for historic
buildings also provides a mixture of old and new
charm to urban environments. Local governments
can also encourage small business startups of ethnic
restaurants and unique shops to increase diversity in
their region.
In essence, the private sector in the new economy
equates competitive advantage with the ability of being
where the action is, and to them, the action is in new
urban communities.

Public Sector Benefits
Tax Base Enhancement
In order to properly assess the fiscal benefits of new
urban developments to the public sector, it is important to
understand how these developments operate financially
and how they are different from
traditional suburban developments.
According to Christopher Leinberger
in a paper for The Brookings
Institution, the investment cycle for
many income-oriented traditional
developments peaks around year
seven.
When comparing new
urban and traditional developments
on a short-term basis, therefore,
traditional
developments
often
project better cash flows as
evaluated by internal rates of return.
New income peaks can be achieved
in subsequent years, but this often
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

requires a major investment of additional capital. If a
suburban development is no longer “cutting-edge,” i.e.,
it has maintained its viability, the influx of capital does
not occur and the development begins to decline. This
has created a “throwaway built environment” which, has
become a common occurrence in suburbia and a large
contributor to urban sprawl. The area formerly known
as the “Miracle Mile” in 1980’s Atlanta is an example of
such a decline; it is now filled with over 15 dead or dying
strip malls because the market has moved farther out
and developers are not inclined to reinvest in it.
New urban developments, on the other hand, generally
create and sustain value in excess of traditional
developments, though their short-term performance
may not be as attractive. This can be due, in part, to the
quality (and thus cost) of architecture and construction
intrinsic to new urban design, the amount of open space
provided in the overall development, or the higher cost of
financing. However, what may be lost in the short-term
is made up for in the mid- and long-term. Leinberger
notes that:
The major reason progressive development seems
to yield higher mid- and long-term returns and has a
longer life is the pedestrian nature of its design. In
stark contrast to conventional development with its
car-dominated character, progressive developments
create special places that are rather rare in this
country.
The desirable nature of new urban developments,
including the mix of land uses and physical context,
translates into increased property values in the shorter
run; in the longer run, Muro and Puentes note that these
developments
…may enhance regions’ tax bases, create wealth
through housing appreciation, and boost property
tax collections. In that sense, smart growth may well
create substantial value by enhancing the real estate
market.
Increased real estate values in turn can make a
tremendous difference in the overall value of the local

tax base and it is possible to develop some indication
of the impact of a new urban development approach
through evaluation of residential values. Researchers
at George Washington University developed estimates
of the incremental gain per unit attributable to Traditional
Neighborhood Design at the Kentlands, a New Urbanist
project in Maryland. The researchers estimated the
price that homeowners were willing to pay for houses
in Kentlands and comparable homes in surrounding
traditional subdivisions. Based on their analysis, housing
units in the new urban development commanded an 11.7
percent market premium, all other factors held constant.
This premium existed in both new and resale markets.

Cost of Service Reduction
Muro and Puentes reviewed the best academic empirical
literature on fiscal effects of growth and development
for the Brookings Institution and reported that overall,
the cost of providing public infrastructure and delivering
services can be reduced through thoughtful design and
planning. The logic is straightforward; compact, less
sprawling development patterns can reduce the capital
and operations costs governments incur from new
growth. The authors identify two related ways urban
form can decrease costs:
•

Economies of scale – because the marginal
cost of serving additional population decreases
as more residents cluster within a small
geographic area. Also referred to as “density
efficiencies.”

•

Economies of geographic scope – because
the marginal cost of serving each additional
person decreases as each person locates more
closely to existing major public facilities.

Muro and Puentes report that over the year 1999-2000
states and localities nationwide spent nearly $140
billion on capital outlays for infrastructure shaped by
development patterns such as elementary and secondary
schools, highways, sewer lines, solid waste management,
and utility systems. More than $200 billion was spent
on recurring expenditures to provide services such as

highway maintenance, police and fire protection, trash
collection, and utility service. The authors note that:
Considering that these outlays represent almost 20
percent of the $1.7 trillion states and localities spent
during 1999-2000, realizing even modest percentage
savings from Smart Growth could save taxpayers
billions. And such savings grow only more attractive
in light of economic stagnation, weakening federal
support for states and cities, and the twin challenges
many states face with shrinking revenue bases and
increasing mandatory spending.
Several studies reported by the authors predict that
rational use of more compact development patterns from
2000 to 2025 promise the following sorts of savings for
governments nationwide: 11 percent, or $110 billion, from
25-year road-building costs; 6 percent, or $12.6 billion,
from 25-year water and sewer costs; and roughly 3 percent,
or $4 billion, for annual operations and service delivery.

New Urbanism Drives
Economic Growth

© 2009 ERO International, LLP + Gateway Planning Group, Inc. in association with TXP, HDR/WHM

1.6

A Vision for Old Town Hutto
Section 2.0
Public Involvement

2.0

Previous Studies

2.1

Public Workshops, Public Surveys, & Focus Group Meetings

2.2

section
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

2.0
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Previous Studies

the results of the evaluation, the 1911 district was then

In order to achieve this vision, the Original Heart of Hutto

opportunity to preserve a piece of its heritage while

Looking in depth at past studies and efforts has allowed

divided into five smaller districts (later revised in our

Plan cited the need to improve public infrastructure such

creating a vibrant mixed-use district. The Co-op Property

our team to analyze the community’s interest and

Public Involvement process by the community). Each

as sidewalks, drainage upgrades to key streets, and the

Vision Plan proposes a series of recommendations

evolving input prior to crafting our Public Involvement

district was analyzed by walking the site and taking

redesign of parking in the downtown area. The plan also

that would strengthen the viability and cohesion of the

portion of the project. Two key studies have contributed

inventory of select components which were then

named important city landmarks such as the silo and gin

area by giving a framework to the landuses, scale,

significantly to the forming of the Heart of Hutto Old Town

recorded in GIS (Geographic Information System).

buildings located on the Co-op property. It was recognized

massing, transportation and open space components

Master Plan presented in this manual. An overview of the

The Original Heart of Hutto Plan integrated the feedback

that structures such as these are an important part to

of development within and abutting the Co-op Property.

two previous studies is below.

received from community members with an analysis

maintaining the characteristics of Hutto which set it apart

The purpose of the Co-op Vision Plan was to establish an

from other communities.

appropriate context which can attract development that
cultivates live, work, and play. The Co-op Vision Plan set
forth the City’s desire to locate a new Municipal Complex
(City Hall and public gathering space) on the Co-op

THE ORIGINAL HEART OF HUTTO PLAN

property to give a civic anchor to downtown. The City
also recognized that the Co-op and the historic business

The Original Heart of Hutto Plan

core are intrinsically linked and needed to be studied as

The Original Heart of Hutto Plan was developed internally

a single unit so that infill in either area complements the

THE CO-OP VISION PLAN

by the City of Hutto and was prompted by an in depth

other. The Co-op Vision Plan also recommends that a
single Master Developer be sought through a Request for

review of the Growth Guidance Plan which had revealed
the need for the integration of a comprehensive Downtown

The Co-op Vision Plan

Proposals (RFP) process for the development of the City

Plan with the larger community vision for the city of Hutto.

The reuse and development of the City owned Co-op

owned property, including coordination of the proposed

In order to achieve an understanding of the community

property provides the City of Hutto with an exciting

Municipal Complex.

vision for the Heart of Hutto, communication with residents
became a key component to the project process. The
goal was to use a wide variety of interactive media types
(podcasts, website, and newsletters) which, would allow
residents access to the progress of the project as well as

The map above illustrates the original Heart of Hutto
districts which served as a base for the Heart of Hutto Old
Town Master Plan.

supply a forum for public discourse with City officials.
of the existing city of Hutto urban fabric. The results
Investigation Through Dialogue

of these two components coming together was the

Once a dialogue with community members had been

realization that the Hutto community desired a walkable

established, a careful evaluation of urban components

community that preserved and perpetuated the historic

such as transportation nodes, geographic boundaries,

Hutto charm.

and cultural characteristics was conducted. The study
area boundary was established by following the edge of
the original 1911 incorporated Hutto district. Based on
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Example of
appropriate building
characteristics and
densities for Old
Town.
Public Involvement

Previous Studies
© 2009 ERO International, LLP + Gateway Planning Group, Inc. in association with TXP, HDR/WHM

2.1

Public Workshops, Public Surveys
& Focus Group Meetings

into how residents perceived their city. (Figure 2.1)

Workshops. In these smaller sessions, key constituents
were brought together to collaborate on specific issues

The second exercise performed at the “Shared Vision”

effecting the design of the Old Town Master Plan. For

The importance of Public Involvement

Workshop utilized a “Community Image Survey”. Here,

instance, early focus group meetings included members

The development of the 2009 Old Town Hutto Master

community members were shown categories of urban

from City Council, the Historic Commission, and Property

Plan was fostered by public involvement from Hutto

elements; open space, residential districts, commercial

and Business Owners. As the project progressed, Focus

residents. Through a series of public workshops, the

districts, paths, and transportation. Each category

Group Meetings served as a forum for the collaboration of

expectations and perceptions of Hutto residents were

displayed several photographs illustrating different

interested parties to discuss challenges in the conception

recorded and integrated into the Old Town Master Plan

examples of each element. Community members were

of the Old Town Vision. For example, one meeting which

design process. In conducting the public workshops, we

asked to rate the images as either “appropriate all districts”,

occurred later in the process was conducted between

were able to collaborate with Hutto community members

“appropriate in some districts”, or “not appropriate in

HDR/ WHM, ERO International, LLP, Gateway Planning

in developing an understanding of what Hutto residents

any district”. Similar to the mental mapping, the results

Group, TxDOT, CAMPO, County representatives, and

feel are community resources and challenges. This

of the voting were compiled to create an understanding

City of Hutto Officials to discuss the design and feasibility

Figure 2.2
Results from the Community Image Survey became a
valuable tool in understanding what Hutto residents feel
are appropriate examples of urban elements.

architecture | engineering | interior design | urban design

enabled residents to participate in the planning process

of what Hutto residents felt was appropriate in their

of implementing a slip street to the north of US-79. The

PLANNING
SURVEY

Heart of Hutto Old Town Master Plan
What is the best thing about living in Hutto?

which informed the overall Old Town Hutto Vision. Three

community. (Figure 2.2) This exercise also helped define

Focus Group meetings were a valuable tool for team

main goals of the public workshops were 1) to develop

the recommendations for character zones within the Old

members to efficiently collaborate on key issues.

a Vision which meets the needs of the Hutto community

Town Master Plan. (See section 5.0 for discussion of the

2) to refine the shared Vision to ensure that changes

Old Town Character Zones).

_____
_____
_____
_____
_____

stable community
good park system
safety and security
easy to get around
I have a job here

_____
_____
_____
_____
_____

good private schools
good public schools
nice people
my family lives here
great place to raise a family

Where do you currently live?
_____ in Old Town Hutto
_____ in Williamson County
_____ within walking distance of Old Town Hutto _____ in a surrounding County
_____ in Hutto, but not close enough to walk

Which age bracket are you in?
_____ 18-24
_____ 25-34

COMBINED MENTAL MAP OF
OLDTOWN HUTTO

_____ single; no kids in household _____ single parent with kid(s)
_____ couple, no kids in household _____ single or couple; retired or semi-retired
_____ couple with kids
_____ none of the above

What reason do you come to Old Town most often?

© 2008 ERO International, LLP
October 8th, 2008
Concepts presented within are for planning purposes only.
GIS Information provided by the City of Hutto.
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as a planning survey conducted during Workshop #2

so

I work or live downtown
_____ to participate in Old Time Days or other
to visit a government office
special events
to visit a private office/bank _____ to use the park or ball fields
to dine out
_____ this is my first time downtown
to meet friends for a night out

Exit Surveys were handed out at the end of the Public
Workshops and an in depth Planning Survey was issued
at Public Workshop #2.

d

hn

_____
_____
_____
_____
_____

Chu

In the first public workshop, “A Shared Vision” held on

nwoo
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et

Eas

surveys provided at the close of each workshop, as well
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members were asked to supply information through exit

readily identifiable objects
which serve as reference
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landmarks
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In addition to the planning exercises, community

strategic focal points,
concentrations of activity

nodes
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community’s shared Vision will be adhered to.

districts

distinct boundaries between two kinds
of areas

ee

Exit Surveys / Planning Surveys

distinct single-family or multifamily residentail, commercial,
mixed-use or industrial areas

Cr

3) to develop an implementation plan that ensures the

edges

transportation infrastructure of all types
around which environmental elemnts are
arranged and related

ood

to the public realm are in the public’s best interest and

and participated in a mental mapping exercise. Mental

_____ 35-54
_____ over 55 (but feel much younger)

What household type do you live in?

major
minor

commercial

civic
object/structure

LANDMARKS

place/site

industrial
historic

H

industrial

NODES

commerical

historic

G

gateway

Figure 2.1
Results from the Mental Mapping Excercise give
insight into how Hutto residents perceive and
navigate their community.

Results from the Exit Surveys and the Planning Survey
were compiled and integrated into the design of the Old
Town Master Plan.

Public Workshops,
Public Surveys,
& Focus Group Meetings
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2.2

A Vision for Old Town Hutto

Section 3.0
Old Town Hutto Illustrative Plan

3.0

Hutto Old Town Illustrative Plan

3.1

Elements of the Hutto Old Town Master Plan

3.2

The Significance of the Co-op Site

3.4

Hutto Old Town Districts

3.5

section
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

3.0

© 2009 ERO International, LLP + Gateway Planning Group, Inc. in association with TXP, HDR/WHM

Hutto Old Town Illustrative Plan

8

Old Town
Illustrative Plan
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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3.1

Commercial Infill
and revised street section
at East Street
Proposed Roundabout
at Farley Street/
Taylor Street/
FM 1660 intersection

Proposed Slip Street at
north side of US-79
Reconstruction of Farley
as East/West Corridor

adapt to changes in use as market conditions fluctuate.

development and can be methods for creating those

Regulations need to allow for a storefront to evolve

desirable “in between spaces” which aid in the success

from one use to another and then back again. The Old

of the programmed, built environment.

Town Master Plan aims to extend the use of Mixed Use
Building types in the historic Old Town core and most

In addition, carefully designed and located open spaces

prominently at the Co-op site. A single building may

can enhance adjoining development. The Old Town

Proposed Civic Plaza
located at Co-op Site
Proposed location for
new City Offices

have commercial uses

Master Plan provides several

on the ground floor with

introduction of a diverse scale of open space. Many

office, residential, or both

Public Workshop participants expressed a desire to

above.

Offering a wide

improve opportunities for larger scale civic functions

range of housing choices

and community events such as the annual “Olde Tyme

is a necessary part of

Days” and a semi-permanent farmers market.

building a flexible and vibrant downtown that is active

largest

during morning, noon and night time hours. Residents

open space, the

and office workers often utilize the retail, restaurant and

Civic Plaza, would

other amenities during different times of day, allowing

anchor

Hutto to take advantage of shared parking scenarios.

City

(Refer to Section 6: Transportation Infrastructure for

serve as a prime

parking recommendations.)

location for hosting

Hutto Old Town Illustrative Plan

The

proposed

the

new

offices

and

large events.

8

opportunities for the

It would also create a complimentary

The Master Plan also calls for the adaptive reuse of

western reflection to the existing Fritz Park. These

existing buildings, such the old school buildings located

larger open spaces are supported by a series of “pocket

on College Street. Homes evolving from residential

parks”, intended to offer community spaces for smaller

to commercial uses are encouraged to be maintained

gatherings.

and reused to reinforce the transition from the historic
and neighboring cities. Placemaking is an attempt to

Placemaking

recognize, highlight and reconnect citizens with what
The main goal of

makes their particular community a unique destination.

this

Plan

With immense growth pressures, Hutto must strive to

is to offer a vision

retain and enhance the elements that create its unique

for Old Town Hutto

sense of place. The future design of mobility, land use,

which highlights the

housing types, building scale and massing, parks &

community’s unique

recreation, etc., in Old Town will all have an impact on

attributes while enhancing Old Town’s appeal as a

Hutto’s ability to create a unique and desirable downtown.

destination for Hutto residents and visitors. This is the

This is essential to creating a context sensitive vision,

underlying aim of all the elements of the Heart of Hutto

supported by regulations and implementation tools.

Master

Old Town Master Plan. In many American cities there
has been a loss of citizen identity with both the physical

Mixed Use Development and Economic Vitality

and social elements of their city. Homogenized building

Hutto’s economic vitality is dependent on its ability to

types, little access to public gathering space, and few

evolve and adapt to the changing financial market.

choices for mobility has led to communities which

The built environment (buildings, streets and open

offer little to no differentiation between themselves

spaces) must also be diverse and have the ability to

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

neighborhoods to the downtown core. Higher density

Utility Infrastructure

residential development of townhomes and small

Some of the most influential

apartment or condo buildings are encouraged south of

elements

US 79 and flanking Fritz Park. The diverse public realm

environment

and open space options illustrated in the Master Plan,

which lie below the feet and

will aid in supporting and fostering a wide range of uses

above the head of downtown

and densities necessary to ensuring Old Town Hutto

pedestrians.

remains vibrant over the next 50 years.

include

of

the
are

urban
those

These elements

powerlines,

cabling

infrastructure, and waste and
Open Space

sewage infrastructure. Despite

Access to and integration of open space in Old Town is

the fact that these elements are

essential to redevelopment efforts and plays a vital role

often overlooked, they serve a vital role in the ability for

in organizing appropriate development patterns. This

Hutto to realize its Vision for growth over the next 50

can be seen in the Illustrative Plan with the proposed

years. The City of Hutto’s Civil Engineering Consultant

City Hall and public gathering spaces on the Co-op

collaborated with us to determine utility infrastructure

site. Creating moments for relaxation, meeting, public

capacity and upgrade needed to the water, wastewater

functions, and play are a vital aspect of a successful

Elements of the Hutto
Old Town Master Plan
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3.2

Commercial Infill
and revised street section
at East Street
Proposed Roundabout
at Farley Street/
Taylor Street/
FM 1660 intersection

Proposed Slip Street at
north side of US-79
Reconstruction of Farley
as East/West Corridor

Proposed Civic Plaza
located at Co-op Site
Proposed location for
new City Offices

the Old Town Master Plan proposes regulations to

Hutto does have some challenges to overcome if it is

introduce mandatory architectural standards which offer

to provide a safe and easily traversable transportation

both functional and aesthetic guidelines that respond to

network for cars, bicyclists and pedestrians. The most

the unique historic character of buildings in downtown

challenging issue lies in US 79 being a wide, high speed

Hutto. These Architectural Design Standards provide

barrier which, with the aid of the Pacific Union Railroad,

direction for new and re-development efforts to be

divides Old Town Hutto into north and south with few

integrated into Old Town Hutto while allowing for modern

connections between.

day construction conventions. (Refer to separate City

linking north and south is a pedestrian underpass at

document: SmartCode Hutto, TX and Architectural

the creek in Fritz Park.

Design Standards).

second pedestrian underpass is proposed at the Co-op

One connection currently
To increase connectivity, a

site, which will help create a loop for pedestrians and
Links and Connectivity

bicyclists who want to utilize amenities on both sides on

Connectivity in Old Town Hutto is created primarily

the highway and railroad.

through its transportation infrastructure. The current
size of city blocks is a comfortable length for both cars

Another major area of concern relates to the TxDOT’s

and pedestrians. The city of Hutto should maintain this

current plans to widen US 79 to a divided, grade

scale of blocks in the redevelopment of the Co-op site

seperated, six lane highway. If the project proceeds

and should retain existing right-of-way for streets and

as designed by TxDOT, the US 79 R.O.W. will be

alleys throughout Old Town as development pressures

extended north and several existing Old Town buildings

mount.

This public right-of-way network needs to

will be demolished. Working with TxDOT, CAMPO, and

be extended into the Co-op site and on through to

County Officials is imperative to proposing an alternative

Exchange Boulevard to help disperse traffic and

solution that provides roadway capacity while offering a

alleviate congestion at any one intersection. Adequate

workable built environment for businesses on the north

sidewalks, crosswalks and transportation markings are

side of the highway. The proposed design utilizes a slip

necessary to provide linkages from one destination to

street which will run parallel and to the north of US 79.

another.

The slip street allows business and pedestrian traffic in

8

Hutto Old Town Illustrative Plan
and storm sewer systems.

The Old Town Master

Architectural Scale and Compatibility

Plan has integrated these important elements through

One of the most influential

the Old Town area to be buffered from the higher speed

careful investigation of existing utilities and their

urban elements in Placemaking,

and heavier traffic flow along US 79. The slip street is

ability to support a changing downtown. The existing

is the architectural scale and

a necessary step to offering an accessible downtown to

infrastructure has been weighed against prospective

massing of buildings. Old Town

US 79 traffic while also assuring a walkable environment

densities in the downtown and recommendations have

Hutto is used by a wide variety of people and like most

for community members and visitors to the City of

been provided for upgrading and maintaining utility

products designed for humans, the built environment

Hutto.

infrastructure which can successfully support growth in

must take into consideration the scale of its occupants.

the downtown area. (Refer to Appendix ‘A’ for more

The Old Town Master Plan provides the framework

Citizens throughout the Public Involvement process

information).

for integrating new development with the existing

also identified the desire to create a more meaningful

architectural character and massing found in downtown

linkage between Farley and Taylor Streets. Currently,

Hutto. By proposing “Character” or “Transect” Zones

however, this intersection falls short of providing a

which regulate building height, placement of buildings on

strong connection due to the offset of the two streets.

lots, parking locations and signage, etc., the Old Town

To address this, the Old Town Master Plan recommends

Master Plan suggests appropriate transitions of density

a Roundabout be employed. For more transportation

and use from the Historic Core and Co-op site to the

and parking recommendations, refer to Section 6:

established single family neighborhoods. In addition,

Transportation
Infrastructure.

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Elements of the Hutto
Old Town Master Plan
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3.3

The Significance of the Co-op Site

the city. The Plan recommends that they be saved and

The Co-op and Placemaking

worked into future development on the site. In particular,

One of the most coveted traits of any successful community

the largest silo makes for an excellent focal point for the

is the clear identity it embodies, making it unique from all

Co-op district.

Potential
Focal Point
Potential
Focal Point

others around it. The silo and gin structures on the Coop site have served in an identifying role for Hutto for

In addition, those buildings outlined in orange have the

many years. As the Co-op Site is redeveloped, several of

potential to be incorporated into future development if

the silos, original gin building, and accessory structures

desired and financially feasible. For instance, the original

can be reused and renovated for private or public use

cotton gin building occupies a critical location in the

and can again contribute as placemaking elements in

site where Farley Street could connect the new Co-op

Old Town.

The potential identity gained through the

development with Exchange Boulevard but, the significant

redevelopment of the Co-op Site will be a significant

cost it would take to bring it up to an acceptable level

opportunity for enhancing the city’s individuality. The

for occupancy could hinder the development of the site.

Co-op’s location and connective opportunities will create

However, the historical significance of the building and its

a symbiotic relationship both between old and new Hutto,

possible utilization as a focal point for a terminated vista

and from the city core to the surrounding region.

at the end of Farley street allows for the possibility re-

Figure 5.2: Co-op Property site analysis (Co-op Vision Plan)

using the structure. It is recommended, however, that the
Figure 5.1 below illustrates the proposed future of the co-

support buildings, outlined in red, be removed to allow for

op structures. Those structures outlined in green, hold

proper connectivity between the Co-op site and the Old

a strong historical identity and act as a visual marker for

Town core.

The Co-op redevelopment also offers potential for large

The unique character as well as the historical significance of the
structures on the Co-op site make them valuable resources for
the Hutto community to preserve their unique sense of place.

community gatherings and events through the creation
of a new civic center anchored by City Hall and public
open space. The extension and integration of the Co-op
site development with downtown will allow for a larger
composition of open spaces, activities and commerce
that will spur the emergence of a vibrant mixed-use city
center for all Hutto citizens to enjoy.

East Street Today and in 1880.

Figure 5.1: Recommendations for Co-op Structures
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

The integration of any new development into the existing
historical East Street is vital to the continuation of the unique
Hutto charm within Old Town.

The Significance of
the Co-op Site

© 2009 ERO International, LLP + Gateway Planning Group, Inc. in association with TXP, HDR/WHM

3.4

Parking Lots/Garages
help to alleviate parking
City Hall & Town Square, which
concerns in Old Town

preserves original gin building as
Pavilion or other Public use

Detention Area is developed
as public amenity

range of development options
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Co-op District
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Continued Commercial Development along Front

Cottage Homes with Courtyards

Street.
Proposed Neighborhood Pocket Park
Town Homes and Lofts
Town Homes and Lofts
Existing City Facilities
Brushy Street Boulevard Improvements

Existing Neighborhood Church

Old Town Illustrative Plan

South Old Town
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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Market Conditions

expects GDP to continue to shrink for at least the first

This section provides an initial evaluation of the market

half of 2009, followed by very modest improvement by

conditions under which revitalization in Hutto will

next summer. Over the next five years, GDP should

occur, as well as an assessment of the potential size,

move toward expansion in the 2.5 to 3.0 percent range

scope, and preliminary feasibility of specific initiatives.

annually, as the economy’s potential growth of 3.5
to 4.0 percent per year (based in part on enhanced

Evaluation of Market Conditions

productivity associated with information technology) is

The National Economy

tempered by slower labor force growth and the lingering

The cumulative effects of a weak housing sector, lack

impact of the financial crisis and recession.

Chart 4.2: Percent change in non-farm employment, from beginning of recession

seasonally adjusted
0.5

0.5

-0.0

-0.0

-0.5

-0.5
December 2007
-1.0

-1.0
July 1990

of liquidity in the financial markets, slow employment
growth, and higher prices largely brought on by the

Austin MSA Economic Forecast

spike in energy costs suggest that the national economy

Short-Term Outlook

is well into recession. As the Chart 4.1 below from the

After relatively slow job growth during 2008, TXP

Federal Reserve Bank indicates, the current trend is

anticipates that the MSA job base will decline during

fairly negative.

2009, before resuming positive growth the following
year.

March 2001

Construction and other development related

industries will decline, while the bulk of any new net

National Outlook

-1.5

-1.5

-2.0

-2.0

-2.5

-2.5
-6 -5 -4 -3 -2 -1 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24
month
*Note: Business cycle peak as determined by the National Bureau of Economic Research
Source: Federal Reserve Bank

and

jobs will be in the secondary sectors of services, trade,

slower demand growth worldwide all indicate that the

and government. On the one hand, recent economic

production side of the local economy. On the other hand,

and downtown. While population growth

recession will be in force for some time. Following a

development announcements will lead to job creation

growth in consumer spending, both for retail purchases

tends

modest decline in the third quarter of this year, TXP

over the next several years, which will help bolster the

and real estate, is being shaken by national recession

to some degree, the longer-term outlook

Housing

market

problems,

financial

crisis,

and the financial crisis. Tourism will continue to make

Chart 4.1: Leading Economic Indicators Signal a Deepening Recession

a solid contribution, as new infrastructure, lower costs,

Percent

to follow the local economic cycle

is for Austin to remain an attractive site
for relocation, especially for those whose

and momentum/buzz all contribute to strong growth.

10

income is not tied to the local economy.
Attraction of people is arguably as important

Longer-Term Outlook

8
6
6-month change in

Real GDP growth

4
2

Over the longer term, growth in the Austin region

to Austin’s economic future (and tax base)

should remain relatively strong, as the region moves

as attraction of firms, and the community

toward a sustainable trend. Following 2009 expansion

will be well served by remaining a desirable

of 2.1 percent, the local job base should expand at a

destination for those who can afford to live

compound annual rate of 2.4 percent from 2010 through

wherever they choose.

2040. Similarly, total MSA personal income will rise 6.3
percent annually over the same period. The national

0

economy remains an important determinant of Austin’s

•

Maintenance of the current “hard”
technology base.

economic outlook. Other key factors that will help shape

-2

the course of the economy include:

-4

Given the increasingly competitive
2000
2002
2004
2005
2001
2003
2006
SOURCES: Conference Board and Bureau of Economic Analysis

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

2007

2008

•

Continued migration to the region

Economic Viability
Market Conditions
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4.1

environment for semiconductors and other

Real Estate Market Demand

Retail/Restaurant

Figure 4.3: Hutto as a percentage of Williamson County
3.50%

manufactured technology products, the recent

Aggregate Market Projections for

The

3 .1 8 %
3.00%

announcements of several expansions and

Williamson County

forecast

restaurants

2 .7 2 %

for

is

retail/

predicated

2.50%

relocations bodes well for the future of “hard”
technology in Austin. On the other hand, Dell
remains something of a wildcard as it seeks to

Over time as job growth and household formation create

on expected growth in retail

2 .2 3 %
2.00%

both the need for space and the means to pay for it,
1 .3 5 %

demand for any type of real estate becomes largely a
1.00%

and

food

services

employment (which in turn is tied to population growth).

1 .2 9 %

1 .1 9 %

1 .0 5 %

A blended American Planning Association (APA) ratio of

function of demographics and economics. According to
recover from its recent slowdown.

trade

1 .8 0 %

1 .7 7 %
1.50%

0.50%

TXP projections, the total Williamson County population

0 .2 1 %

0 .3 3 %

0 .2 0 %

675 s.f. / employee was used to estimate aggregate new

0.00%
2002

will exceed 600,000 by 2020, while during the same

•

Growth in activity related to research

period, the local job base will move past 171,000. To

and development and creative industries.

support this population and employment growth, the

While the creative sector has hit Austin’s

number of housing units and non-residential space in

2003

2004

2005

P o p ula tio n

2006

2007

development required. This yields the estimate of total

Re ta il S a le s

new county-wide retail/restaurant development at just
over 5.4 million s.f. through 2020. The planning exercise

Figure 4.4: Per Capita Retail Sales

projects a total of 305,500 s.f. of retail/restaurant at

$7,000

$ 6 ,2 9 9

economic development radar screen,

$6,000

the region must expand.

$ 5 ,9 5 4

$ 5 ,6 7 3

$ 5 ,6 0 7

$ 5 ,8 6 8

$ 5 ,5 8 2

$5,000

the business of the equation has
yet to reach its full potential. Meanwhile,

commercialization) may soon join
more traditional areas of R&D where
Austin enjoys a concentration of activity.

•

Regionalization of the “local” economy.
A number of regional events will

of approximately of 5.7% of this growth. This suggests

Indications of market demand, conversations with
$4,000

$ 3 ,1 8 5

$3,000

Table 1: Williamson County Economic/Demographic Variables

2009

Popula on
406,731

Personal Income
($millions)
$14,079,264

Total Employment
123,813

2010

423,633

$14,774,128

127,376

2011

440,683

$15,540,220

131,225

2012

457,883

$16,410,255

135,192

2013

475,236

$17,329,189

139,280

2014

492,743

$18,299,781

143,494

2015

510,407

$19,324,944

147,837

2016

528,230

$20,407,759

152,312

2017

546,215

$21,551,479

156,925

2018

564,362

$22,759,545

161,680

2019

582,676

$24,035,588

166,580

2020

601,157

$25,383,450

171,631

activity related to medicine (both
on the academic side and through

$ 3 ,3 0 9

occur beyond the forecast horizon with slightly above

$2,000

$1,000

$ 1 ,1 0 2

$840

half of the ultimate capacity put in place by 2020.

$ 1 ,0 3 4

$0
2002

2003

2004

Hutto

2005

2006

2007

Office/Commercial

W illia m so n

storefront, for example, could easily be used as a retail

for

on

office/commercial

information,

financial

demand

is

activities,

services employment. The standard APA ratio of 350

Residential
As

shown

above,

net

San Antonio’s continued explosive

that the Williamson County
local real estate professionals, and analysis of current

area will need approximately

centers of activity, planned projects and infrastructure

64,000

point toward development/rehabilitation over the next

units by 2020 (assuming the

in Round Rock, Williamson County and

ten years. This development will consist of office space,

current average of 3.04 people/household). The Old

Texas A&M in San Antonio), and efforts to

residential, and retail/entertainment uses. For purposes

Town Hutto Master Plan projects a total of 862 housing

enhance transportation infrastructure (both

of this analysis, it is assumed that the downtown core

units at build-out in downtown Hutto, the equivalent of

rail and highway) will all influence the

of Old Town Hutto can capture between 1 and 3% of

approximately of 1.4% of this growth. It should be noted

longer-term outlook.

the new net demand during this period. This level is

that this projection is predicated on baseline growth

consistent with what has been accomplished in a

and does not include demand that may be induced as

number of other communities as well as Hutto’s current

a result of downtown revitalization or other economic

share of population and retail activity. By the same

development initiatives.

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

forecast

professional/business services, and education/health

Source: TXP

token, some of these categories are fungible; a given

The

predicated

outlet, an office space, and a restaurant over time.

population growth suggests

education in the area (witness Texas State

that build-out for this segment of the market will likely

$ 2 ,9 8 3

have an economic impact on Austin, as

growth, ongoing growth of higher

build-out in downtown Old Town Hutto, the equivalent

additional

housing

s.f. /employee was used to estimate aggregate new
development required. This yields the estimate of total
new county-wide retail/restaurant development of just
over 4.5 million s.f. through 2020. The planning exercise
projects a total of 180,000 s.f. of office/commercial at
build-out in downtown Old Town Hutto, the equivalent
of approximately of 4.0% of this growth. This suggests
that build-out for this segment of the market will likely
occur beyond the forecast horizon, with two-thirds to
three-fourths of the ultimate capacity put in place over
the next ten years.

Economic Viability
Market Conditions
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4.2

Figure 4.5: Illustration of Tax Increment Financing

The Co-op Site
The

Co-op

greenfield
Old

Town

is

site

the
in

Hutto

largest

downtown
and

offers

the opportunity to become a
signature catalyst project that

•

Table 3: Co-op Site Land Values and Revenue Generated at Buildout
Retail/Entertainment
Oﬃce/Commercial
Residen al

Units/Sq. Ft.

Unit Values ($2008)

Total Values ($2008)

152,000

$130

$20,670,000

56,000

$145

$7,975,000

213

$165,000

$35,145,000

County participation can increase leverage
and enhance overall deal.

Conclusion
With its emphasis on mixed-use, urbanist (including

Total Property Value
Taxable Retail Sales

$63,790,000
152,000

$225

residential) land use and development, the market

$35,775,000

helps spur revitalization within the

Annual Prop. Tax Revenue

$314,820

concept behind the revitalization of downtown Old Town

entire downtown Old Town Hutto

Annual Sales Tax Revenue

$715,500

Hutto reflects current market trends and conditions and

area.

The land use program

that emerged from the planning

is consistent with similar projects elsewhere across the
Source: Gateway Planning, TXP

process is as follows.
Table 2: Co-op Site Land Use at Buildout
Retail/Entertainment

Sq. Ft./Units
152,000

Mixed-use

106,000

Live/Work
Cinema

23,000
23,000

Oﬃce/Commercial

28,000

Marketplace

27,000

Civic
Gin Building
City Hall

Residen al
Live/Work
Lo s/Apartments

the range and mix of land uses desired. A financing

economy and aggregate local demand for real estate

package over and above the TIF and/or PID will likely be

validate estimates of demand parameters. Unit values

There are three main areas of potential public-private

required and should be structured as a Ch.

380/381

are adjusted to reflect the full cost of development, and

partnership in the redevelopment of downtown Old

agreement. The following are key points to consider in

are combined with a conservative assumption on inflation

Town Hutto:

structuring a relationship.

to generate the expected incremental tax base values

1) infrastructure; 2) financial incentive

3) the Co-op site.

46,000
12,000
34,000

213

Town homes

Public-Private Partnership
Parameters

•

the Old Town Hutto Master Plan implementation.

2) market feasibility; 3) level of public

That being said, these projections are just that –
forecasts based on the best available current information

benefits; and 4) the financial

related to market conditions. This is subject to change.

stability/resources of the

Given the unique nature of this project, high visibility

in the CIP.
development group.

for example, the substantial commitment of a few large

Public infrastructure is generally the

developers could have a significant positive impact on

Improvement District

most desirable incentive to offer – followed

both the level and timing of future growth. Moreover,

The City of Hutto should strongly consider creating a

by fee waivers, then tax abatements and

the financial projections make no allowance for positive

Tax-Increment Financing District (TIF), as well as the

cash payments. The deal should

“spillover” to the value of other properties in other areas

possibility of a public improvement district (PID) with

be coordinated with overall CIP.

Tax-Increment Financing District / Public
The implementation of this program will have a very
positive impact on Hutto’s tax base, with a total projected
taxable property value of $63.8 million ($2008) at buildout. By the same token, recaptured retail sales and
new retail demand will also make a contribution of an
Given

these forecasts, at current tax rates, the combination of

existing firms. Proceeds from these type of programs

•

•

as a result of new development (beyond inflation), which

In general, Hutto should seek to “get more

easily could occur. At the same time, a slowdown in
development as a result of a weaker national economy,

are typically used (on a pay-as-you-go basis) for

than it gives.” However, the time horizon

streetscaping, facade improvements, and incentives/

for that analysis can span a number of

assistance for existing business.

negative changes in key drivers of Central Texas (such
as Williamson County-based technology firms), new

years – allows “front-loading” of a deal.

developments in the region, or other unforeseen issues

Deal structure should be largely

could materially reduce the volume of construction put

The City of Hutto should consider issuing an RFP for

performance-based – incentives

in place over the forecast horizon.

firms to act as developer of the Co-op site and should

are provided in compliance with terms of

use the Old Town Hutto Master Plan as guidance for

contract struck.

property and sales taxes collected at the Co-op site at

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

a potential development partner should

Infrastructure needs will be identified/prioritized as part

Source: Gateway Planning, TXP

would amount to just over $1 million annually.

TXP believes these forecasts reflect a likely outcome of

be: 1) responsiveness to the master plan;

to come from existing sources and/or with its inclusion

33
147

The main evaluation criteria for evaluating

Infrastructure

of overall Old Town Hutto Master Plan. Funding is likely

33

estimated $35.8 million in taxable retail sales.

and attendant revenues to the community. As a result,

structure for the downtown Old Town as a whole; and

56,000

General Commercial

nation. Meanwhile, the overall projections of the local

Co-op Site

•

Economic Viability
Public/ Private Partnership
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4.3

50 Year Build-Out Density
Calculations for Old Town

Old Town North
Retail

•
•
•

The Old Town Hutto Illustrative Plan shows one scenario
of how Old Town Hutto could build out over the next
50 years. With this 50 year horizon in mind, we have
made assumptions on the amount of growth that will or
could occur in Old Town. The Illustrative Plan indicates
specific building types for appropriate uses for each
transect zone. Below are development projections that
correlate with the maps of the Co-op District, Central Old
Town and South Old Town found on sheets 3.5, 3.6, &
3.7. Refer to Appendix A: SmartCode Hutto, Texas and
Architectural Design Standards for regulations governing
the built environment.

Retail
In mixed use buildings
In live/work units

Commercial/office
• Cinema
• General commercial
• Market place
Original gin building
City Hall

Urban residential
• Town Homes
• Live/Work Units
• Lofts and apartments

Urban residential
• Town Homes
• Live/Work Units
• Courtyard apartments
• Adaptive reuse
• Multi-Unit Homes
• Flats
• Lofts and apartments

90 Units
89 Units
60 Units
40 Units
16 Units
10 Units
42 Units

Commercial/office
• General commercial
• In mixed use buildings

132 K SF
13 K SF

1.
2.

Average loft/apartment size 1,000 SF
Breakdown between Town Home (TH) and
Live Work (L/W) units – 50/50
3.
Average TH or L/W units size 1,650 SF
4.
Retail in L/W units – 600 SF per unit
5.
Land uses in mixed use buildings
a) Retail on the entire first floor
b) Office – 30% of the rest
c) Residential – 70% of the rest

106 K SF
23 K SF
30 K SF
28 K SF
27 K SF

Civic

•
•

58 K SF
8.7 K SF
39.8 K SF

Assumptions:

Co-op District
•
•

In live/work units
In mixed use buildings
On East Street

12 K SF
34 K SF
33 Units
33 Units
147 Units

South Old Town
Retail

•
•

8

In mixed use buildings
In live/work units

25 K SF
45 K SF

Urban residential
• Town Homes
• Live/Work Units
• Courtyard apartments
• Cottage homes w/courtyard
• Multi-Unit Homes
• Flats

80 Units
75 Units
53 Units
8 Units
12 Units
74 Units

Commercial/office
• South of SH 79

112 K SF

Hutto Old Town Illustrative Plan

50 Year Build-Out Density
Calculations for Old Town
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

© 2009 ERO International, LLP + Gateway Planning Group, Inc. in association with TXP, HDR/WHM

4.4

Implementation and Regulation

Section 5.0
Land Use & Regulation

5.0

Regulating Development in Hutto Old Town

5.1

Sample Regulating Plan (Character Zones)

5.3

Sample Regulating Plan (Special Requirements)

5.4

Guide to Proposed Old Town Character Zones

5.5

section
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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Regulating Development
in Old Town Hutto

Existing Zoning

and form of a neighborhood and that because of this, an

and dimensional lot assignments which eventually lead

The existing zoning in Hutto follows conventional

overlay is required to preserve those qualities which fall

to development that contradicts the unique form and

The Old Town Hutto Master Plan proposes a different

zoning practices. Within this philosophy of zoning, land

outside the prescriptive dimensional use standards.

qualities that create a distinctive Hutto.

approach

the

use is segregated into specified geographic districts.

conventional use based zoning practices utilized in the

Dimensional standards such as setbacks, height limits,

The use of the conventional zoning code has created

What are Transect Zones?

existing Hutto Zoning Map. (Figure 5.1) The Old Town

minimum lot sizes, lot coverage, etc. are then applied to

a development pattern in Hutto where the commercial

In order to provide a regulating tool which responds to a

Hutto Master Plan proposes a form-based code which

the lots within each type of district.

areas along both sides of US 79 are zoned B-1 (local

particular urban form, the Old Town Hutto Master Plan

business), with some SF-2 (Two Family Residential)

recommends the replacement of conventional zoning

to

regulating

development

than

achieves a particular urban form, rather than strict
segregation of a particular use.

The most common conventional zoning districts are

along the southern edge of Front Street. Most of the

districts with a Transect-based regulatory environment.

Figure 5.1: Current Hutto Official Zoning Map

residential (single-family), residential (multi-family),

historic residential Old Town area is zoned SF-1 (single

A Transect organizes the elements of the urban

business and industrial.

family residential - standard lot). In addition, all existing

environment on a scale from rural to urban. (See Figure

The current City of Hutto

zoning districts in Old Town Hutto require building

5.2) The Transect has six zones (T1-T5) which begin

Zoning Ordinance

setbacks and buffers, which permit a suburban form of

with a completely rural setting in T-1 (such as a rural

incorporates these basic

development. These standards have actually limited

preserve) and transition to a completely urban setting in

districts

with

the type of development in Hutto and dictated building

T-5 (such as a dense city).

Special

Purpose

additional
and

Overlay Zoning Districts.

types and land uses which are inconsistent with the
Old Town Hutto is envisioned as a series of transect

existing character of Old Town Hutto.

zones in which each particular zone has been calibrated

Special Purpose Zoning
Districts such a Planned

Form-Based Zoning

to accommodate a specific urban form which in turn

Unit Development (PUD)

The Old Town Hutto Master Plan supports a Form- Based

results in the reinforcement of distinct and appropriate

and

approach. Instead of relying on the strict regulation

areas within the Old Town Hutto. Figure 5.3 on the

the

and segregation of uses, a Form-Based approach

following page illustrates each proposed Old Town

Historic Overlay (H) are

regulates with the goal of creating a specific urban form.

Hutto Transect Zone, to be adopted in a seperate action

intended to offer more

Accordingly, the relationship between building facades

by City Council.

choices for development

and the public realm, the form and mass of buildings

by trumping the zoning

in relation to one another and the scale of streets and

requirements

blocks become the driving force behind regulation and

Overlay

Districts

such

Zoning
as

in

a

particular district. In reality,

Figure 5.2: Diagram Illustrating Transect Zones

implementation.

the overlay and special

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

purpose zones are applied

The Old Town Hutto Master Plan explores a new system

as an acknowledgement

for the community of Hutto to regulate development

that conventional zoning

in a way which responds to the existing positive

districts do not respond

characteristics of the city of Hutto. This is different than

to the particular character

following generically applied use-based regulations

Regulating Development
in Old Town Hutto

© 2009 ERO International, LLP + Gateway Planning Group, Inc. in association with TXP, HDR/WHM

5.1

Why Implement Form Based Transect Zones?

from which investment can be measured and leveraged.

Creating a vision for Old Town Hutto which reflects the

On the other hand, a regulatory framework that does

expectations of the Hutto community is the starting point.

not require all property owners to meet higher design

Vision without the tools for action provide little benefit.

standards will create an uncertain environment and may

The Form-Based Transect Zones are a regulatory tool

fail to attract new investment. Thus, mandatory design

for future development and redevelopment within Old

standards are an economic development imperative as

Town Hutto. The Old Town Hutto Master Plan provides

opposed to an aesthetic requirement.

Figure 5.3: Possible calibrations of Old Town Transect Zones in this document are for illustrative purposes only.

TABLE 1A. OLD TOWN TRANSECT ZONE DESCRIPTIONS

Hutto, Texas
TABLE 1A: Old Town Transect Zone Descriptions. This table provides descriptions of the character of each Old Town T-zone.

OT-3

OT-3 TRADITIONAL NEIGHBORHOOD
OT-3 Residential zone consists of
traditional residential neighborhood
areas adjacent to the downtown core.
Home occupations and outbuildings
are allowed. Planting is naturalistic and
setbacks are relatively deep. Blocks
may be large and the roads irregular to
accommodate natural conditions.

a framework for this implementation.
Based on the character zone analysis and recommended
Additionally, one of the most critical aspects of

form-based zoning changes, an illustrative Regulating

successful

Plan was developed.

plan

implementation

is

establishing

adjacency predictability for redevelopment.

This

OT-4R

This forms the basis for the

changes to the zoning ordinance and rezoning of all

ensures that property values will increase consistently

property within Old Town.

as redevelopment occurs. A regulatory mechanism such

Plan in this section is for illustrative purposes only and

as the Old Town Regulating Plan which is consistent

are not binding regulatory elements in this master plan

with the community vision is essential for this plan to be

document. The sample regulating plan is intended to

successful.

show how the transect zones apply to Old Town based
on the concepts discussed.

The depicted Regulating

OT-4T

The sample regulating

Implementation Strategies

plan illustrations shown on page 5.3 and 5.4 regulating

The vision for Old Town Hutto identifies various

plan shown is not a part of the adopted Heart of Hutto

redevelopment opportunities and establishes distinct

Old Town Master Plan or the Growth Guidance Plan.

zones, each with its own development goals, character,

(Refer to the SmartCode, Hutto, TX. Exhibit 1A: the Old

intensity, and scale. Common to all of Old Town Hutto is

Town Regulating Plan Transect Zones and Exhibit 1b:

the need to establish functional urban design standards

Old Town Regulating Plan Special Requirements.)

OT-5H

OT-5C

for development that ensure a high quality public realm
– streets, public spaces, and parks.

Since a high

quality public realm is what creates a walkable, mixeduse downtown, the changes to regulatory standards

SMARTCODE

SDA

that affect the built environment will need to be applied
mandatorily. Voluntary standards, will, in the long-term,
undermine the goals of the plan by not requiring adjacent

OT-4R URBAN RESIDENTIAL
OT-4R Urban Residential zone consists
of mixed use but primarily residential
urban fabric. It may have a wide range
of building types: single, sideyard, and
rowhouses. Setbacks and landscaping
are variable. Streets with curbs and
sidewalks de¿ne medium-sized blocks.

OT-4T TRANSITION
OT-4T Transition zone consists of a
mixed use neighborhood that provides
a transition from the downtown core to
d.
the adjoining residential neighborhood.
tial
al that
Buildings are generally residential
s, rowhouses
whouse
accommodate retail, of¿ces,
and apartments.

General Character:
Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

General Character:

OT-5C COOP SITE
OT-5C Coop zone consists of the highest density and height, with the greatest
variety of uses, and civic buildings of
local importance. It has a tight network
of street that have steady street tree
planting and buildings are set close to
wide sidewalks.

SD ARTERIAL
SDA Arterial Special District consists of
lower intensity commercial retail, of¿ce,
and light industrial uses in suburban
form buildings. Blocks may be large
and the roads irregular to accommodate
larger buildings.

ent
nt buildings, with
w corner
co
Mix of Houses, Townhouses & small Apartment
en landscape
dscape and buildings;
buildin
Commercial activity; balance between
presence of pedestrians
ndd side yard Setbacks
S
Shallow to medium front and
oryards
y
Porches, fences, Dooryards
2- to 3-Story
Squares, Greens

Y
L
N
O
E

Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

eral
al Character:
General

L
P
M
A
S
OT-5H
T-5H HISTORIC
OT-5H
T-5H Historic zone consists of
o Hutto’s
downtown
wntown core which is a high
h intensity
with buildmixed
xed use neighborhood
neighbo
ings that
tha acco
accommodate retail, of¿ces,
live-wor and apartments. It has a tight
live-work
n
netw
network
of streets, with wide sidewalks,
steady street tree planting and buildings
set close to the sidewalks.

Lawns, and landscaped yards surrounding detached single-family
houses; pedestrians occasionally
Large and variable front and side yard Setbacks
Porches, fences, naturalistic tree planting
1- to 2-Story
Parks, Greenways

Building Placement:
Frontage Types:
Hei
H
Typical Building Height:
Civ Space:
Ci
Type of Civic

General Character:

Building Placement:

Frontage Types:
Typical Building Height:
Type of Civic Space:
General Character:

Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:
General Character:
Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

rre
Mix of businesses retail,
of¿ce, and lodging located in residential
structures: sing
single-family, Townhomes, live-work; presence of pedestria
trians
Sha
Shallow
to medium front and side yard Setbacks
Porches, fences, Dooryards
1- to 2-Story
Squares, Greens

Historic and new buildings; Shops mixed with restaurants, Of¿ces,
workplace, Civic buildings, live-work, and apartments; predominantly
attached buildings; trees within the public right-of-way; substantial
pedestrian activity
Shallow Setbacks or none; buildings oriented to street de¿ning a
street wall
Stoops, Shopfronts, Galleries
1- to 2-Story
Plazas, Squares
Shops mixed with restaurants, larger Apartment houses, Of¿ces,
workplace, Civic and cultural uses; attached buildings forming a
continuous street wall; trees within the public right-of-way; high level
of pedestrian activity
Shallow Setbacks or none; buildings oriented to street de¿ning a
street wall
Stoops, Shopfronts, Galleries
3- to 5-Story with some variation
Parks, Plazas and Squares, median landscaping
Mix of businesses retail, of¿ce, light industrial located in low density
auto-oriented buildings; some parking permitted along the public
right-of-way; limited pedestrian activity
Medium to deep setbacks; surface parking along the streetl
Sub-urban commercial
1- to 2- Story
Parks, Greens; median landscaping

properties within the same zone to redevelop under
the same basic rules of design and quality; increasing
property values through a coherent, predictable context

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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5.4

TRADITIONAL
RESIDENTIAL

URBAN RESIDENTIAL

TRANSITION

Images presented above represent appropriate character of development for each proposed Character Zone.
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HISTORIC

CO-OP SITE

ARTERIAL
SPECIAL DISTRICT

A Guide to Proposed
Old Town
Character Zones
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5.5

Implementation and Regulation

Section 6.0
Transportation Infrastructure

6.0

Transportation Infrastructure Analysis

6.1

Off-Street Parking & Transportation Improvement Plan

6.6

Recommended Parking Improvements
Co-op Streets

6.7
6.8

Angled Parking Streets

6.9

East Street

6.10

Boulevard Street (Farley)

6.11

Boulevard Street (Main)

6.12

Slip Street

6.13

section
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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Transportation
Infrastructure Analysis

7. Farley Street and East Street

between 28,500 vpd and 31,300 vpd on this roadway

daily volume of 7,600 and 4,700 vpd on this roadway

8. Farley Street and Main Street

in the vicinity of the project site which does account for

north and south of US 79, respectively, assuming the

9. Farley Street and West Street

the planned realignment of FM 1660. These volumes are

construction of the realigned FM 1660 to the east.

significantly lower than the volumes estimated in the traffic

INTRODUCTION
HDR|WHM Transportation Engineering was retained

EXISTING ROADWAY NETWORK

analysis. However, the volumes estimated in the traffic

TRAFFIC ANALYSIS

to provide professional traffic engineering services for

The Heart of Hutto Old Town Master Plan focuses on the

analysis are more conservative and are consistent with

The Co-op site and Old Town area are planned to be

assistance in the development for the Heart of Hutto Old

development of the Co-op site and the redevelopment

the volumes that were forecasted in the FM 1660 Traffic

developed/redeveloped in phases over the next 50 years.

Town Master Plan. This section of the manual summarizes

of the Old Town area of Hutto, bound on the north by

Volume Forecasts project report that was completed by

The Co-op site is expected to be constructed within five

HDR|WHM’s preliminary results of the Transportation

Live Oak Street, on the east by Park Street/FM 1660, on

HDR|WHM in February of 2008 as part of the Williamson

to 10 years (2015), the Old Town area north of US 79 and

Infrastructure phase of the project.

the south by Evans Street, and on the west by Exchange

County Bond Program for Cobb, Fendley, & Associates.

west of FM 1660 within 15 to 20 years (2025), the Old

Boulevard. US 79 and FM 1660 are the only two major

The Heart of Hutto Old Town Master Plan
focuses on the development of the Coop site and the redevelopment of the Old
Town area of Hutto.

Table 6.1: Summary of Adjusted Daily and Peak Hour Trip Generation

roadways that run through the study area. The Capital

FM 1660

Area Metropolitan Planning Organization’s (CAMPO’s)

The

Adopted Mobility 2030 Plan catalogs the classifications

Mobility 2030 Plan

of these major roadways and documents proposed

currently

improvements.

1660 as a two-lane minor

CAMPO

Adopted

classifies

FM

arterial between SH 29
US 79

and FM 3349. 24-hour

The CAMPO Adopted Mobility 2030 Plan currently

tube counts conducted on

DATA COLLECTION

classifies US 79 as a four-lane divided major arterial with

FM 1660 in 2008 recorded

As part of the study, the following data was collected by

a center left-turn lane in the vicinity of the project site. 24-

a daily traffic volume of

HDR|WHM on Tuesday, September 9, 2008:

hour tube counts conducted on US 79 in 2008 recorded

6,100 vpd and 7,700 vpd

Existing 24-hour, bi-directional traffic count

a daily traffic volume of 24,600 and 27,100 vehicles per

on the segments north of

on SH 79, west of FM 1660

day (vpd), east and west of FM 1660 (north segment),

US 79 and south of US

Turning movement counts (7:00 AM - 9:00

respectively. Current Texas Department of Transportation

79, respectively. There

(TxDOT) plans call for US 79 to be upgraded to a six-lane

are plans to realign and

AM and 4:00 PM - 6:00 PM) at the following

divided major arterial before the year 2030. Year 2025

upgrade FM 1660 to a

intersections:

CAMPO traffic model projections estimate a daily volume

four-lane divided major

1. FM 1660 and Front Street

of between 44,300 vpd and 51,300 vpd on this roadway

arterial between SH 29

2. SH 79 and FM 1660

in the vicinity of the project site; however these forecasts

and FM 3349 to the east of

3. SH 79 and East Street

do not take into account the planned realignment of FM

its current location before

4. SH 79 and Main Street

1660. These volumes are consistent with the volumes

the year 2030. Year 2030

5. SH 79 and West Street

estimated in this traffic analysis. Year 2030 CAMPO

CAMPO

6. FM 1660 and Farley Street

traffic model projections estimate a daily volume of

projections

•
•

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

traffic

model

estimate

a

Size
(SF)

Proposed Land Use
Co-op District
Shopping Center
Specialty Retail
Multiplex Movie Theater
General Office Building
National Monument
Governmental Office Building
Residential Condo/Townhouse
Apartments

65
0
0
54
0
151
5
14
289

41
0
0
7
0
29
28
55
160

190
24
82
17
0
12
26
58
409

198
32
50
82
0
25
13
31
431

66,500 SF
16,000 SF
35,000SF
39 DU
42 DU

2,829
709
535
256
340
4,669

43
0
64
4
5
115

27
0
9
18
17
71

120
17
18
17
23
195

125
22
88
8
13
256

15,000 SF
20,000 SF
27,000 SF
66 DU

1,075
886
438
403
2,802

18
0
52
5
75

12
0
7
28
47

44
22
17
26
109

46
27
82
13
168

25,000 SF
67,000 SF
257 DU
245 DU

1,479
2,969
1,365
1,500
7,313

24
0
17
23
64

16
0
82
89
187

59
80
87
99
325

65
92
39
48
244

47,000 SF
115,000 SF

2,229
1,350
3,579

35
167
202

22
23
45

90
35
125

99
155
254

Total
Urban Residential
Shopping Center
Specialty Retail
Res condo/townhouse
Apartments
Total
Special District – Arterial
Shopping Center
General Office Building
Total

PM Peak Hour
Enter
Exit

4,440
1,019
1,473
451
5
2,110
403
913
10,814

Total
Transition
Shopping Center
Specialty Retail
General Office Building
Residential Condo/Townhouse

AM Peak Hour
Enter
Exit

133,000 SF
23,000 SF
30,000 SF
28,000 SF
1 Acre
34,000 SF
66 DU
147 DU
Total

Historic
Shopping Center
Specialty Retail
General Office Building
Residential Condo/Townhouse
Apartments

24-hour
Two-way
Volume

Transportation
Infrastructure Analysis
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6.1

Town area north of US 79 and east of FM 1660 within 20

net growth was equivalent to the expected five percent

volumes will increase as quickly as CAMPO previously

79 needs to be examined further. One option that would

to 30 years (2035), and the Old Town area south of US

annual growth rate to account for transition from a rural

thought. Without the new and planned roadways, the

balance regional mobility goals with placemaking and

79 within 50 years (2060). Table 6.1 shows the land use

area to a more suburban development pattern. Once the

farm-lane arterial volume range could be exceeded

local access would be the use of the “slip street” concept

assumptions and vehicle trip generation for each zone.

growth to a suburban pattern had been established, a

starting under 2015 traffic conditions.

along the northern edge of US 79.

conservative growth rate of five percent and two percent
Table 6.2: Peak Hour and (Daily) Roadway Traffic Volumes

US 79
FM 1660, north of US 79
FM 1660, south of US 79
Jim Cage Ln.
Live Oak St.
Pecan St.
Farley St/Taylor St.
Front Rd.
Austin Ave.
Civic St.
Silo St.
Short St.
West St.

2008
2015
2025
Existing
2,800
4,000
4,900
(27,100) (39,500) (47,900)
600
800
700
(7,300) (9,800) (8,600)
700
1,000
700
(7,700) (10,900) (8,000)
500
600
600
(5,200) (6,300) (6,900)
50
50
50
(500)
(500)
(500)
200
200
300
(2,000) (2,400) (3,500)
200
200
500
(1,800) (2,200) (4,700)
50
50
50
(400)
(400)
(400)
400
400
400
(3,800) (3,800) (3,800)
200
200
(2,100) (2,100)
500
600
(6,600) (7,200)
50
100
200
(400)
(1,800) (1,900)
200
200
200
(1,500) (1,700) (2,200)

2035

2060

5,500
(54,200)
900
(11,000)
800
(9,200)
700
(7,400)
100
(1,400)
300
(3,500)
500
(4,700)
50
(400)
400
(3,800)
200
(2,100)
600
(7,200)
200
(1,900)
200
(2,200)

6,000
(60,000)
1,000
(12,200)
1,100
(12,700)
1,000
(10,900)
100
(1,400)
300
(3,500)
500
(4,700)
100
(900)
500
(5,100)
200
(2,100)
600
(7,200)
200
(1,900)
200
(2,200)

This option is the

most community and business friendly approach. The

was assumed for FM 1660 and US 79, respectively, for

TxDOT’s current plans call for an upgrade of US-79 to

slip street allows a single east-bound lane adjacent to the

the period 2015 through 2025 based on CAMPO traffic

a six-lane divided major arterial before the year 2030.

Old Town Historic Core to be separated by a landscaped

model projections. By the year 2025 the roadways will be

The current design would compromise the vision for

median from the higher-thru traffic. Once a separation

approaching their capacities and growth will subsequently

Old Town Hutto as a vibrant, pedestrian-friendly, mixed

of local and thru traffic is achieved, the buildings and

decrease as motorists will seek alternate routes to avoid

use neighborhood. Not only would it widen the chasm

uses within them can become more compatible with the

congestion. Therefore, a growth rate of one percent was

between the northern and southern edges of the roadway,

desired Old Town Vision and existing character of the

assumed for FM 1660 and US 79 for the period 2025

it would exacerbate the disconnect between the design of

historic framework that gives Hutto its undeniable charm

through 2035 and a growth rate of 0.25 percent was

the street and its land use context. In addition, it would

and identity giving characteristics. While the option of

assumed for the period 2035 through 2060.

require the acquisition of right-of-way along the northern

working with the UP railroad to acquire more right-of-way

edges of 79, further eroding the existing urban fabric

along the southern edge is a long-term option, the city

Roadway Capacity Analysis

of Old Town Hutto. If US 79 is expanded to a 6-lane

should work with CAMPO and TXDOT to evaluate the

Roadway capacity analyses based on both peak hour

divided highway facility as planned, it would eliminate

feasibility of re-designating US 79 in Hutto as a context

and daily traffic volumes were conducted at multiple

local access to all properties and businesses along the

sensitive urban boulevard. This approach would also

Main St.

100
(1,200)

100
(1,200)

200
(1,900)

200
(1,900)

200
(1,900)

locations along each roadway during all phases of the

roadway. Implementation of the current design would

continue to support the regional mobility goals of the

East St.

100
(800)

100
(800)

100
(1,600)

100
(1,600)

100
(1,600)

analysis. Table 6.2 summarizes the highest peak hour

have devastating results for Old Town Hutto.

regional network.

Park Ave.

50
(400)

50
(400)

50
(400)

100
(1,600)

and daily volume for each roadway during each phase

-

-

-

-

-

0

0

100
(1,700)
100
(800)

200
(2,100)
100
(800)

100
(1,600)
50
(500)
50
(100)
200
(2,100)
100
(800)

Proposed Brushy St. extension,
between Front Rd. and Austin Ave.
Market St., at Anthony Street
Market St., at West Street

-

50
(100)
200
(2,100)
100
(800)

of the analysis.

It is recommended that US 79 be upgraded by the year
2015 in a manner compatible with the Master Plan Vision

US 79 –

set forth by the community, while still being designed

The Institute of Transportation Engineers’ (ITE’s)

for an appropriate traffic capacity. The only available

Context Sensitive Solutions In Designing Major Urban

right-of-way (ROW) at this time for the widening of US

In addition to site traffic, existing background traffic was

Thoroughfares for Walkable Communities lists the typical

79 is to the north, unless an agreement can be reached

increased to reflect background growth in the area. Traffic

traffic volume range of a four- to six-lane commercial

with the Union Pacific Railroad to acquire ROW to the

growth rates for the area were examined using previously

urban center/core arterial boulevard, such as US 79, as

south. Widening to six lanes with a center left-turn

collected traffic volumes from TxDOT. Based on available

15,000 to 40,000 vehicles per day (vpd). Additionally, the

lane, as currently planned by TxDOT, will result in the

information, a 3.5 percent annual transportation growth

City of Austin Transportation Criteria Manual (TCM) lists

encroachment of the roadway into to southern most

rate was assumed for existing volumes on FM 1660 and

the typical traffic volume range for a four-lane arterial as

buildings fronting the north side of US 79. Since the

US 79 for the period between 2008 and 2015. With the

3,500 to 35,500 vpd. A careful analysis of the emerging

demolition and removal of many existing buildings along

addition of site traffic to the grown existing volumes, the

roadway network is necessary to determine if these

US 79 is undesirable, an alternative cross-section for US

Market St., at Proposed Roadway

-

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Analysis of existing parking was focused on certain heavily used areas
within Old Town Hutto such as East Street.

Transportation
Infrastructure Analysis
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6.2

FM 1660 –

Typical residential street
in Old Town Hutto

no mobility improvements

This intersection will continue to operate at acceptable

left-turn/through/right turn shared lane. This intersection

Currently FM 1660 is a two-lane arterial both north and

are recommended on Jim

LOS under 2035 traffic conditions assuming the following

currently operates at acceptable LOS. The intersection

south of US 79. The segment of FM 1660 north of US

Cage Lane. The proposed

additional improvements:

will continue to operate at acceptable LOS under 2015

79 is off-set from the segment south of US 79, with the

two lane character street

1. Construction of a left-turn bay on both the

and 2025 traffic conditions, assuming the upgrade of US

southern segment intersecting US 79 approximately

sections

provide

northbound and southbound approaches of FM 1660/

79 to a six-lane roadway. This intersection will continue to

1,400 to the east of the intersection with the north

adequate capacity during

Jim Cage Lane. These approaches will subsequently

operate at acceptable LOS under 2035 traffic conditions

segment. Based on information in TxDOT Environmental

all phases of the analysis;

each provide one left-turn lane and one through right

assuming the construction of a right-turn bay on the

Assessment document (CSJ: 1566-01- 009), FM 1660 is

therefore, no mobility improvements are recommended

turn shared lane.

eastbound approach of US 79. Additional improvements

proposed to be upgraded to a four-lane divided roadway

on any of the Old Town collector streets. Construction

2. Implementation of protected/permissive phasing

to this intersection are likely to be required prior to full

between FM 3349 and CR 101 with the new alignment

of curb and gutter sections and striping of on-street

on the northbound and southbound approaches of FM

redevelopment of Old Town

located to the east of existing FM 1660. The old FM

parking, however, is recommended in conjunction with

1660/Jim Cage Lane and signal timing optimization.

Hutto. It is recommended that the City reserve ROW for

1660 will remain in its existing alignment as a two-lane

the development of the downtown area.

will

undivided roadway. From the FM 1660 Traffic Volume

future construction of additional turn lanes on US 79 and
Additional improvements to this intersection are likely

FM 1660.

Forecasts project report, 60 percent of daily traffic was

Intersection Analysis

to be required prior to full redevelopment of Downtown

assumed to use the new FM 1660 alignment based on

In addition to the roadway capacity analyses, intersection

Hutto. It is recommended that the City reserve ROW for

US 79 and Silo Street – Silo Street is proposed to be

CAMPO 2030 traffic model projections in the area and

analyses were conducted for the following intersections

future construction of additional turn lanes on US 79 and

constructed upon development of the Co-op site. Although

the proposed roadway classification. The City of Austin

during all phases of the development:

FM 1660.

the overall intersection LOS at this location will be

TCM lists the typical traffic volume range for a two-lane

1. US 79 and FM 1660/Jim Cage Ln.

minor arterial as 1,750 to 15,250 vpd. The traffic volume

2. FM 1660 and Farley Street/Taylor Street

FM 1660 and Farley Street/Taylor Street –

is constructed as a one-way stop-controlled intersection,

on FM 1660 remains within this range during all phases

3. US 79 and Park Avenue/FM 1660

This intersection is currently comprised of two offset

the southbound approach of Silo Street will operate at

of the development, both north and south of US 79.

4. US 79 and Proposed Roadway, 1 block west of

T-intersections with Farley Street and Taylor Street

unacceptable LOS. Therefore it is recommended that

Short Street

comprising

approaches.

a traffic signal be installed at this intersection upon

Both intersections will operate at acceptable overall

construction of the Co-op District, assuming signal
warrants are met in the field.

Old Town Collector Streets –

acceptable under 2015 traffic conditions if the intersection

the

unsignalized,

minor

ITE’s Context Sensitive Solutions In Designing Major Urban

US 79 and FM 1660/Jim Cage Lane –

intersection LOS in the near future assuming the existing

Thoroughfares for Walkable Communities lists the typical

This intersection is currently signalized with the

geometry. Alternative intersection configurations have

traffic volume range of two- to four-lane commercial urban

eastbound and westbound approaches of US 79 each

been proposed. See Roundabout Analysis section below

center/ core collector streets as 1,000 to 10,000 vpd. All

providing one left-turn lane, one through lane, and one

for more information.

Old Town collector streets remain within this range during

through/right-turn shared lane.

all phases of the development except for Jim Cage Lane

southbound approaches of FM 1660/ Jim Cage Lane

US 79 and Park Avenue/FM 1660 –

under 2060 traffic conditions. The 2060 traffic volume

each provide one left-turn/through/right turn shared lane.

This intersection is currently signalized with the eastbound

on Jim Cage Lane is estimated to be 10,900 vpd. Due

This intersection currently operates at acceptable level of

and westbound approaches of US 79 each providing

to the inherent inaccuracy of forecasting traffic volumes

service (LOS). The intersection will continue to operate at

one left-turn lane, one through lane, and one through/

50 years in advance and also because the forecasted

acceptable LOS under 2015 and 2025 traffic conditions,

right-turn shared lane. The northbound and southbound

volume exceeds the threshold by less than 10 percent,

assuming the upgrade of US 79 to a six-lane roadway.

approaches of Park Avenue/FM 1660 each provide one

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Figure 6.3: Roundabout Alignments
(Roundabouts: An Informational Guide, 2000)

The northbound and

Transportation
Infrastructure Analysis
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6.3

Table 6.3: Shared Parking Summary

Roundabout Analysis

also generally safer than other intersection types due

District
Urban Residential
Transition
Special District - Arterial
Historic
Co-op District
Land Use
Size
Spaces
Size
Spaces
Size
Spaces
Size
Spaces
Size
Spaces
Retail
133,000 SF 266 25,000 SF 47 15,000 SF
31
47,000 SF
91
66,500 SF 134
Specialty Retail
23,000 SF
17 67,000 SF 49 20,000 SF
15 16,000 SF
12
Office
62,000 SF
123
27,000 SF
53 115,000 SF
212
35,000 SF
70
Residential
213 DU
166
502 DU
419
66 DU
56
81 DU
65
Cineplex
1,650 seats
71
Total
643
515
155
303
281
Total (w/o Res)
477
96
99
303
216
On-Street Provided
314
324
337
186
312
Off-S treet Needed
163
None
None
117
None

to lower entry speeds, similar relative speeds among

*Assumes all residential parking will be self-parked

As a part of the Heart of Hutto Old Town Master Plan,
a roundabout has been proposed at the intersection of
FM 1660 and Farley Street/Taylor Street. (See below/
right) Although they typically require more land area
than other intersection types, Roundabouts can provide
positive traffic control solutions.

Roundabouts are

this may not be essential. Other potential solutions at

on the proposed street sections. All streets except FM

this location include an oblong, oval-shaped roundabout

1660 and those not specifically identified in the proposed

with the major axis along FM 1660 and a “peanut-about,”

street section plan were assumed to allow for parallel

which is comprised of two smaller roundabouts at each of

on-street parking in both directions of travel. Table 6.3

the two T-intersections. Both of these options would likely

shows the parking demand and supply in each of the

vehicles, and fewer conflict points. The proposed

reduce of the overall land area size needed to construct

districts. Based on the assumption that all residential

Roundabout at FM 1660 and Farley Street/Taylor Street

the roundabout. (See illustrations to the left for possible

parking needs would be provided off-street by the land

should be designed according to the design standards

intersection configurations)

developers, approximately 280 off-street parking spaces

Proposed Roundabout
at FM 1660, Farley Street, and Taylor Street

set forth by the Federal Highway Administration (FHWA)
Alternate Configuration ‘A’
at FM 1660, Farley Street, & Taylor Street

in Roundabouts: An Informational Guide. A particular

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

will be needed in the central Old town Hutto area to
PARKING ANALYSIS

accommodate the planned land uses.

concern at this intersection is the offset between Farley

To assess the parking needs of the

Street and Taylor Street on FM 1660. Specifically, the

proposed Heart of Hutto Old Town Master

offset-right alignment of the south leg of FM 1660 could

Plan, Urban Land Institute’s Shared

One of the objectives of the Heart

lead to excessively high speeds of northbound vehicles

Parking:

estimated

of Hutto Old Town Master Plan is

entering the roundabout. Figure 6.3 shows the potential

parking demand based on the proposed

to provide a pedestrian-friendly

roundabout alignments.

Alternate Configuration ‘B’
at FM 1660, Farley Street, & Taylor Street

Total
Size
Spaces
286,500 SF
569
126,000 SF
93
239,000 SF
458
862 DU
706
1,650 seats
71
1,897
1,191
1,473
280

Second

Edition

future land uses of the five planning districts. The land

PEDESTRIANS

environment

that

encourages

use categories consisted of retail, specialty retail, office,

walking. To help achieve this, two pedestrian underpasses

To conform to FHWA standards, the inscribed circle of

residential (owned), residential (rented), and cineplex,

will be constructed under US 79: one located just east of

the roundabout should be centered along FM 1660 and,

where each land use has a specific parking demand rate.

Exchange Boulevard and one located just east of Park

assuming no roadway alignment changes, will need to

Specialty retail was assumed to consist exclusively of the

Street. Due to the high speeds and traffic volumes, no

have a minimum diameter of approximately 160 feet. This

commercial space in the live/work units. All townhomes,

crosswalks will be provided across US 79 at any of the

diameter is required to accommodate turning movements

live/work units, multi-unit homes were assumed to be

intersections. Crosswalks will, however, be provided at

for heavy vehicles at the roundabout. Additionally, it is

residential (owned), with the remaining residential units

all other unsignalized intersections in the Old Town area.

preferable that the centerlines of Farley Street and Taylor

assumed to be rented.

All pedestrian facilities should be designed in accordance

Street align with the radius of the roundabout, though

supply in each of the districts was then estimated based

The future on-street parking

Transportation
Infrastructure Analysis
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6.4

with the recommendations and guidelines presented in

6. Installation of a traffic signal at the intersection

FM 1660.

ITE’s Context Sensitive Solutions in Designing Major

of US 79 and Silo Street. (To be installed when

3. Construction of off-street parking spaces.

Urban Thoroughfares for Walkable Communities and

signal warrants are met in the field - anticipated

(To be constructed as demanded by parking

offer facilities that are compliant with the Americans with

to be before 2015.)

volume.)
4. Construction of the pedestrian

Disabilities Act (ADA). This may include the
Tier 2

addition of sidewalk ramp cuts and/or crosswalk striping

underpasses.

at intersections. Additionally, all newly constructed

1.

pedestrian facilities should be designed in accordance

southbound left turn bays at FM 1660/Jim

completed

Cage Lane and US 79. (To be completed by

along designated bicycle route.)

with the zone principles (e.g., edge, furnishings, etc.)
identified in ITE’s manual.

Farley Street looking west toward Co-op Site.

Construction

of

northbound

and

2. Signal timing and phasing modifications at

BICYCLES

The following list provides three tiers that outline project

FM 1660/Jim Cage Lane and US 79. (To be

In addition to pedestrian facilities, the Heart of Hutto

priority related to the Heart of Hutto Old Town Master

completed with geometric upgrades at this

Old Town Master Plan recommends bicycle facilities to

Plan and its respective timeframe.

intersection.)

routes that have been discussed for the Heart of

roadway

improvements

3. Construction of an eastbound right-turn
Tier 1

bay at US 79 and Park Avenue/FM 1660. (To

Hutto Old Town Plan include a circulation route, which

1. Coordinate with Union Pacific Railroad to

follows Live Oak Street, Park Street, Austin Street,

obtain additional ROW for US 79 widening. (To

Front Street, and the park area west of Co-op Street.

begin before

This route will use the underpasses to be constructed

any construction and continue throughout the

underneath US 79. According to ITE’s Context Sensitive

duration of the project.)

Solutions In Designing Major Urban Thoroughfares For

2. Construction of the slip street on US 79. (To

Walkable Communities, a 13- foot parking/bicycle lane

begin prior to and in conjunction with development

can be provided on streets on which parallel parking is

north of US 79.)

permitted. On sections of the corridor where on-street

3. Construction of curb and gutter sections and

parking is not permitted, street widths of 14 to 15 feet

striping of on-street parking along the downtown

should be provided to accommodate bicycle traffic. It is

collector streets. (Completed in conjunction with

recommended that wide parking lanes be incorporated

downtown development and CIP projects.)

along the recommended bicycle route to the extent

4. Geometric improvements at FM 1660 and

feasible given ROW constraints.

Farley Street/Taylor Street. (To begin with

1. Reserve ROW for future geometric

construction of the Historic or Transition sites

improvements at US 79 and FM 1660 / Jim

and CIP projects.)

Cage Lane.

5. Alternative design for US-79, to be completed

2. Reserve ROW for future geometric

by the 2015 build-out of the Co-op site.

improvements at US 79 and Park Avenue/

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

with

2035.)

PRIORITIZATION OF PROJECTS

encourage bicycle travel in the area. Potential bicycle

5. Construction of bicycle facilities. (To be

be completed by 2035.

New pedestrian underpass proposed at Co-op site and existing underpass
at Fritz Park will create a loop for pedestrian and bicyclists.

Tier 3

Transportation
Infrastructure Analysis
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6.5

Recommended Public /
Shared Parking Locations

P1

329 additional public
parking spaces should
be provided in and near
the Co-op District.

P2

The City should look at
centralized parking
arrangements to accommodate additional Public
Parking in the Historic
Core

P3
P4

Proposed Parking near
Fritz Park to accommodate overflow parking
and potential Urban
Residential development

Transportation Infrastructure
Improvements

3

1

Proposed traffic light at
intersection of US 79 & Silo
Street.

2

Proposed intersection
improvements at:
Front Street / Jim Cage /
US 79 / FM 1660
Farley / FM 1660 / Taylor
Street Connection
Turn Lane Improvements
south of US 79 at 1660

2
1

3

Intersection Improvements
at Park Road and US-79

Transportation Infrastructure

Final Heart of Hutto
H
Old Town Master Plan - Adopted February 19, 2009.

Off-Street Parking &
Transportation Improvement Plan
© 2009 ERO International, LLP + Gateway
Ga
Planning Group, Inc. in association with TXP, HDR/WHM
6.6

RECOMMENDED ON-STREET PARKING PLAN
(WITH STREET RECONSTRUCTION)
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Transportation Infrastructure

Recommended Parking
Improvements
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6.7

Street Trees
Parking Lane
Travel Lane

.
ak St
Live O
n St.
Peca
Short
St.

t.

Silo S

y St.

Farle

section
15’
Sidewalk

8’
Parking
Lane

24’
Travel Lanes

8’
Parking
Lane

15’
Sidewalk

Proposed Location

70’ R.O.W.

Outdoor
Seating

plan

Co-op District Streets

1

Angled Parking Street

2

East Street

3

Boulevard Street
(Farley Street)

4

Boulevard Street
((Main Street))

5

Slip Street

6

Transportation Infrastructure

Street Sections
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6.8

Street Trees

Angled Parking

Main

S
West

St.

t.

section
12’

16’

24’

16’

12’

Sidewalk

Angled Parking

Travel Lanes

Angled Parking

Sidewalk

y St.

Farle

80’ R.O.W.
Proposed Location

Street Trees
Angled Parking

plan

Co-op Street

1

Angled Parking Street

2

East Street

3

Boulevard Street
(Farley Street)

4

Boulevard Street
(Main Street)

5

Slip Street

6

Transportation Infrastructure

Street Sections
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6.9

East
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section
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plan

Co-op Street
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Angled Parking Street
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East Street

3

Boulevard Street
(Farley Street)

4

Boulevard Street
(Main Street)

5

Slip Street

6

Transportation Infrastructure

Street Sections
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6.10
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Transportation Infrastructure

Street Sections
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Sidewalk
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6.12
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6.13

Implementation and Regulation

Section 7.0
Utility Infrastructure

7.0

Utility Infrastructure
Conclusions and Recommendations

7.2

Proposed Street Reconstruction Priorities

7.3

Recommended Underground Utility Phasing

7.4

Off-Site Water System Improvements Map

7.5

On-Site Water System Improvements Map

7.6

Preliminary Drainage Map

7.7

7.1

The City of Hutto retained Hejl Lee Associates, a civil engineering
firm, to work in conjunction with our team to determine utility infrastructure assessment needs and priorities for the Old Town.
Master Plan. Refer to Appendix ‘A’ for more information.

section
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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public portion of the urban streetscape. This includes

Hejl Lee Associates conducted an assessment of the

APPENDIX ‘A’

streets, alleys, and other public right-of-way.

existing infrastructure and provided estimates of future

Table of Contents

placement of utilities within the urban landscape has a

The

utility upgrades needs. (See Appendix A for full report.)

profound effect on place making efforts in Old Town.
I. Introduction

Coordination specifically related to the Co-op property

1

II. Ultimate Build-Out and Living Unit Equivalent

III. Water System Improvements

1

2

IV. Waster Water System Improvements

3

V. Conceptual Storm Water Management

4

VI. Underground Utility Installation Potential

6

VII. Roadway Construction and Reconstruction

VIII. Conclusion and Recommendation

7

Utility Impact on Public Streetscapes

raised important questions. What utilities are needed

The placement and design of utilities within the public

to support infill development? Can the detention area

right-of-way of Old Town has a direct effect not only on

on the west side of the Co-op be reduced? Can Farley

the appearance of the streets, but more importantly on

Street connect over to Exchange Blvd. as it crosses the

their functionality. For instance, telephone, cable and

major gas line? How much will it cost to build the utility

electrical lines often run over head on poles. In many

infrastructure needed

cases these lines are forgotten in the design process and

to support the Co-op

inserted into the streetscape as an afterthought. Poorly

Vision? These issues

designed utility infrastructure can cause visual pollution

require designers and

within the streetscape as well as impede beautification

engineers

improvements such as seating, landscaping, and paving

together to develop

that might compete for space within the sidewalk area.

realistic solutions for addressing their integration into the

While beautification is important in Old Town, the largest

Old Town Vision.

to

work

impact overhead utilities have in downtown is a functional

8

one. Overhead lines often precipitate the cutting of trees

It is our recommendation that the City put all utilities

into unnatural and unsightly bonsai forms. Overhead lines

underground in the redevelopment of the Co-op District.

can also keep the abutting structures from implementing

The cost considerations involved offer the City an

signage, awnings, balconies and canopies necessary to

opportunity to work with a Master Developer in negotiating

One of the key

attract business and create a sense of place in Hutto’s

the best “utility infrastructure plan” to achieve the Co-

elements

most prized part of town.

op Vision for a mixed-use district anchored by a civic

Utility Infrastructure
to

the successful

Municipal Complex including City Hall and community

realization

The Necessity of Collaboration

of the Heart

To achieve a realistic determination of current and future

of Hutto Old

utility needs for Old Town, we collaborated with the City’s

Town Master

consulting Civil Engineers, Hejl Lee Associates. This

Plan is utility infrastructure. Any growth within the city

collaboration became an integral and necessary part of

requires development to expand or tap into existing city

the planning process. Only with proper consideration of

utility systems. Most utility lines, such as gas, phone,

future growth demands on utility infrastructure over the

cable, sewage, electricity, etc., are housed within the

next ~50 years, can the Heart of Hutto Vision be achieved.

open space.

Utility Infrastructure
Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.
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7.1

Table 7.1: Roadway Reconstruction: Preliminary Engineer’s Opinion of Probable Cost
Department and the public.

Conclusions and Recommendations

These cross-sections served as the
The following are the conclusions and recommendations

template(s) for performing preliminary

which resulted from the initial assessment performed by

takeoffs of pavement, curb and gutter, and

Hejl Lee Associates. (See Appendix ‘A’ for full report)

related items that made up the basis of the
probable cost estimates

•

STREET

FROM

TO

APPROX.
LENGTH
(L.F.)

PROP.
CROSS
SECTION
(4)

ESTIMATED
IMPROVEMENT
COST

CO-OP DISTRICT *

N/A

N/A

4,250

3

$ 3,480,000

FARLEY ST.

SHORT ST.

F.M. 1660

1,284

1

1,038,000

WEST ST.

U.S. HWY 79

WEST PECAN
A
ST.

650

1

558,000

MAIN ST.

U.S. HWY 79

WEST PECAN
A
ST.

650

1

563,000

EAST ST.

U.S. HWY 79

WEST PECAN
A
ST.

650

1

552,000

TAYLOR ST.

F.M. 1660

PARK ST.

1,340

2

1,014,000

SLIP ST.

ALONG WEST BOUN
U D
FRONTAGE OF HWY 79

3,700

4

1,960,000

The assessment indicated that the City’s
existing water and wastewater infrastructure

•

The assessment embarked on the task

appeared to be in adequate position

of highlighting issues such as utility

to serve the projected growing

relocation, reclamation of property

needs within the planning area.

west of the Co-op site and storm

By upgrading existing small diameter water

water management. These issues

and wastewater lines and performing

require additional planning,

several water approach main

surveying and engineering to refine

improvements, the Heart of Hutto

their respective hierarchy in the overall

planning area would appear to be poised to

effort to redevelop the Heart of

provide adequate service for the future.

Hutto planning area.

TOTAL ESTIMATED IMPROVEMENT COST

$ 9,165,000

* Co-op District estimated cost does include extension of Farley Street and Live Oak to Exchange Boulevard.

•

The City’s decision to upgrade many of

Based on the above preliminary assessments,

the existing roadways within the planning

•

Perform a comprehensive drainage study

Works Department, City Council and the

Hejl, Lee and Associates (HLA) provides the

and storm sewer management plan for the

citizens who contributed to the numerous public

area was further clarified

following recommendations:

co-op site and property west of it to

meetings.

through this planning process.

Amend the CIP plan to include the proposed

determine if any portion of the detention

The upgrades are to include wider

offsite water system improvements identified in

pond can be reclaimed for development

roads, on-street parking, curb and

this assessment

purposes.

gutter, sidewalks, underground storm water
system, underground utilities, and

•

streetscape design features

•

The roadway improvement costs were

Amend the CIP plan to include a small

•

Initiate utility coordination meeting with

diameter water and wastewater

affected utility providers to discuss

improvement project to support the

utility relocation feasibility.

anticipated development

This assessment and subsequent
recommendations could not have

estimated based on the proposed

•

Conduct further investigation on static and

been performed without the benefit of

particular roadway segments

residual water pressures in the planning

the input from ERO International, the

based on recommendations

area to assess the existing system’s peak

City of Hutto Planning Department,

from ERO, City Planning

and fire flow capacity.

the City of Hutto Public

roadway cross-sections derived for

Final Heart of Hutto Old Town Master Plan - Adopted February 19, 2009.

Conclusions
and Recommendations
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7.2

Street Grid within
Co-op development

highest
East Street
Connection of Taylor
to Farley Street
Existing street grid
between Co-op
development, East

medium

Brushy Street

Live Oak St.
Pecan St.

low

Ross St.
East Austin St.
Evans St.

slip
street

High priority street
for working with TX
DOT, Campo, and
County but may
not be constructed
as quickly as other
priority streets.

Proposed existing streets to receive
storm sewar improvements.
Priority alleys or access easements to
be preserved and paved.
The hierarchy of streets presented
above is only meant to designate
those streets which will require
street reconstruction in the interim
as an integral realization of the Hutto
Old Town Vision. All streets in Old
Town Hutto are proposed to have
curb and gutter reconstruction within
a 50 year time frame.
Utility Infrastructure

Proposed Street
Reconstruction Priorities
Final Heart of Hutto
utto Old Town Master Plan - Adopted February 19, 2009.
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7.7

Special Thanks to:
Past Mayor Ken Love
Hutto City Council
Hutto Planning and Zoning Commission
Hutto Historic Preservation Commission
Hutto City Staff
Citizens &
Stakeholders who participated
in the planning process.
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