BUILDING MASTERPLAN
Attendee Statistics & Demographics

2.1
4.3
11

On March 08, 2017, Public Meeting #3 was held at the New
Braunfels Public Library. The meeting was broken into two
phases. In the first portion, the City of New Braunfels reviewed
the “Guiding Principles” for the planning effort and Andrew
Douglas with Douglas Architects presented findings from the
second public meeting held July 26, 2016 (see section). The
proposed masterplan was then introduced, along with a
financial summary presented by Jeff Jewel.
For the second part, attendees were asked to visit six
different stations and provide feedback on survey forms.
Station A was a recap of public meetings 1&2, stations B, C,
and D included design aspects at different scales, station E
explained financial summaries, and Station F allowed for any
additional comments.
Public Meeting #3 Agenda:
•
•
•
•
•
•

Welcome & Introductions
Review of Guiding Principles
Recap Public Meeting #2
Introduce Proposed Masterplan
Discuss Financial Summaries
Breakout - Input Session

Guiding Principles:
•
•
•
•
•

High quality
Catalytic
Blended into the fabric of downtown
Receives broad public support
Employs a mix of uses and amenities
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BUILDING MASTERPLAN
Attendee Location Mapping
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Upon arriving, attendees were asked to sign in, classify what type
of interest group they were in and asked to identify their location
on a map of Greater New Braunfels. In addition, attendees were
given a survey form to complete and return.

6%

26%

3%

65%

Location Map
35 Respondents

LEGEND
New Braunfels Resident
Developer
Professional
Public Official
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BUILDING MASTERPLAN
Station A: Recap Public Meeting 1 & 2

MEETING #1

MEETING #1

MEETING #2

2.1
4.3
33

The boards for Public Meeting #1 and Public Meeting #2 were
displayed for the public to review.
The meetings provided information regarding the various
opportunities available for the site, as well as the size and cost
of the development options.
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BUILDING MASTERPLAN
Station B: Program and Plan Diagrams
9%
36%

The cost-efficient layouts as shown, minimize subgrade parking
and feature:

•
•

Program & Plan Feedback
11 Respondents

44

The plan diagrams represent the culmination of various
Stakeholder and Public Meeting input sessions to date. The site
and development were organized based upon those preferences.

•
•
•
•

55%

2.1
4.3

An integrated hotel and convention center site
Housing with retail along Castell
An office building with subgrade parking
Parking required for the development will be in above
grade structures
Access to parking will be off Hill and Garden Streets
A flexible plaza space was added to provide additional
civic area

Attendees were asked to comment on the design. Overall
feedback was favorable, and the design was well-received.
Comments and concerns revolved around parking needs, the
hotel/convention center integration, and the public plaza space.

LEGEND
In Favor
In Favor, with some concerns
Not In Favor

Comments & Concerns
• “Plaza area is nice.”
• “Space is well thought out.”
• “Well done!”
• “I like the integrated hotel/convention center.”
• “Should have project be developed.”
• “Where do the residents park?”
• “Would pay attention to public space”
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BUILDING MASTERPLAN
Station C: Public Right-of-Way Enhancements
6%

During the breakout/input session in Public Meeting #3, attendees
were shown the preferred plan and sectional diagrams based on
input from Public Meetings #1 and #2.

13%

Attendees were asked for thoughts on the following:
•
•
•

Streetscape Zones - Plans and Sections
Flexible Plaza Space
Street Study Plans

81%
Plaza Space Feedback

33%

67%
Comments & Concerns
• “Should use landscaping indigenous to the area”
• “Well thought out.”
• “Spot on!”
• “Like diagonal parking”
• “Pleasant and inviting”
• “Very open, welcoming”
• “Looks too busy for our city”
• “Concerned about traffic impact on neighborhoods”

Streetscape Zone Feedback
16 Respondents
LEGEND
In Favor
In Favor, with some concerns
Not In Favor
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BUILDING MASTERPLAN
Station D: Architectural Character

2.1
4.3
66

At the previous two public meetings, we looked at the historic
nature of New Braunfels and the City Hall site’s history as a
series of lumberyards.
Through the public process, it was determined that the
development should draw inspiration from the unique architecture
and character of the downtown.
The design team reviewed and analyzed the scale, fabric, and
details of the downtown and applied those of Character-Defining
Guidelines to the development’s design.
Attendees were asked to review the various street elevations
and provide feedback. Answers were sorted according to what
aspect of the design they addressed: Roofs, Style/Appearance,
Size, and Facades.

ARCHITECTURAL CHARACTER GUIDELINES:
•
•
•
•
•
•

Articulated Roof Line / Varied Height
Building Massing - Varied Vertical Sections
Facades Expressed - Base, Middle, Top
Recessed Rectangular Windows
Large Glass Storefronts with Canopies
Reinterpretation of Historic Character (not fake)

•
•
•
•
•

Quality Material / Detailing at Base
Stucco / Metal Panel Above First Floor
Full Masonry at Key Locations (corners)
Shutters, Iron Rails, Unique Signage
String Lights

Comment Instances
• 12 - “Roof needs more articulation / height
variation”
• 4 - “Less ‘blocky’ / more historic”
• 3 - “Too modern”
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BUILDING MASTERPLAN
Station E: Financial Analysis

2.1
4.3
77

After hearing the presentation on the financial analysis of the
development, attendees were asked to share their opinion on
whether the project scope was worthy of public investment or not,
and provided additional comments.

8%

92%
Worthy of Public Investment?
12 Respondents

LEGEND
In Favor
Not In Favor

Additional Comments
• “Yes / parts of it, housing scope too big still”
• “Yes / as long as it is managed smartly”
• “Yes / if there is public money used, there
should be a true partnership with the community”
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BUILDING MASTERPLAN
Station F: Added Thoughts

88

Comments from Station

Additional Feedback
•
•
•
•
•
•
•
•
•

2.1
4.3

“Good mix of occupied housing”
“Love the plaza”
“Urban farming / solar / sustainability on rooftops”
“4 stories is appropriate”
“Really glad the hotel/convention center combo was chosen”
“Use native landscaping - planters should be indigenous to the area”
“Space is well thought out”
“Like that the apartment blocks are wrapped on all sides with retail”
“This development will radically change the city. This is not necessarily bad, but it is a change. 		
Overall I do like the designs I saw today. It is well thought-out and considered.”

Attendees were asked to provide additional comments/ feedback
not covered in the other stations. Generally speaking, comments
addressed downtown aesthetics, amenities, streetscape/ public
spaces and site logistics.
Common Themes include the following:
•
•
•
•
•
•
•

Landscaping
Pedestrian friendly design
Parking
Plaza space
Conference/Civic
Conference/Hotel
Residential Design(s)

Comments from Survey Forms

Community

Historic Feel

Varied Rooflines

Articulated Facades

In addition to the “any other thoughts” station, the survey document
had numerous opportunities for additional specific comments. The
hierarchy word document on the left captures common themes
expressed. Larger the text more often mentioned.

Farmer’s Market (Plaza)

Hotel/Convention Center

Plaza/Public Circulation
“Green”
Rooftops
Cafe Seating
Shared Parking

Outdoor Dining

Landscape Buffers

Retail Amenities
Historic Feel

City of New Braunfels Downtown Master Plan

March 23, 2017

