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$ 89M Tax Base
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(~130 net parcel acres)

12% Commercial
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PUBLIC ENGAGEMENT

Exposure at Manorpalooza
~4,100

Online
Responses

12

Responses
+150

Public
Workshops

3One-on-one 
interviews
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KEY OPPORTUNITIES
Downtown Manor is centrally located 
within the city of Manor and the 
northern boundary is located on US 
290, a major highway between Austin 
and Central Texas, which creates 
regional accessibility and an expanded 
trade area.

Manor is also situated next to Austin 
which is the the second fastest-
growing metro area in the United 
States and the 26th most populated 
metro area in the country.

Downtown has the ability to become a 
regional draw that can harness a huge 
amount of market capacity.
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• Downtown Manor has a large 
amount of undeveloped and 
underutilized parcels.

• Many of these are 
strategically located in prime 
locations suitable for infill 
development.

Vacant Parcels

KEY OPPORTUNITIES



• Downtown Manor is 
surrounded by large 
greenbelts, nearby regional 
trail connections, and a future 
rail stop.

• Downtown can function as a 
regional trailhead for local and 
a super-regional trail network 
that can accommodate multi-
modal means of 
transportation, including hike, 
bike, and rail.

KEY OPPORTUNITIES



• Downtown Manor consists of 
an array of properties in 
various conditions. A number 
of parcels are vacant, 
underutilized, and/or poor 
quality.

• New investment can 
increase the tax base and 
stimulate private investment 
and restore integrity and 
livability in the Downtown 
district.

KEY OPPORTUNITIES



• Gateways can enhance the identity 
and sense of place.

• Gilliland Creek and Wilbarger 
greenbelts are huge assets that 
Downtown can create strategic 
connections

• Events and programming should be 
encouraged and expanded Downtown 
ton increase tourism.

• Downtown is surrounded by TxDOT 
controlled facilities. Removing 
Lexington  and Parsons off system will 
enable greater traffic calming 
interventions and greater pedestrian 
friendly designs.

• There is a lack of economic 
development tools to foster Downtown 
private investment.

• The proposed network of trails will 
make Downtown an epicenter for 
multi-mobility and outdoor recreation.

• Downtown is an epicenter of history 
and culture that has huge potential for 
placemaking and tourism.

• Infrastructure improvements are 
needed to accommodate regional 
drainage and street improvements

KEY OBSERVATIONS
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MARKET OPPORTUNITIES
Manor Retail Primary Trade Area

2023 Population 672K

2028 Population 738K

2023-28 Population 
Growth 9.9%

Median HH Income $79.4K

Average HH 
Income $108.0K

Current Retail 
Inventory 30.0M SF

5 Yr Retail Growth 6.34M SF

Manor’s exponential growth will 
drive demand  for new residential, 
commercial, and other uses that can 
support downtown.



Market Opportunities

Retail Owner-Occupied
Residential

Renter-Occupied
Residential Office

Opportunities

• Local operators
• Restaurants
• Destination
• Entertainment

• Infill
• Pocket neighborhoods
• Cottage courts

• Infill • Second floor
• Small corporate

Challenges

• Lack of analog
• Parking
• Population
• Lack of existing space 

(1.3% vacancy)

• Lack of scale
• No adjacency 

predictability

• Availability of land for 
traditional multifamily 
(size)

• Market conditions

Annual Demand • 25-35,000 square feet
• 811 single family 

detached 
• 142 attached owner-

occupied product

• 447 traditional 
multifamily

• 135 alternative renter-
occupied product

• 4,860 square feet
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Downtown Manor is the heart of the city and holds the 
historic assets that Manor was founded on - a safe and
vibrant hub for history, culture, activity, and recreation.
Downtown is a nexus of activity. A highly-desirable 
place to live, visit, and shop due to a diverse and 
inclusive collection of businesses, housing, and 
connections.

VISION



Welcoming & Safe

Vibrant & Active

Authentic & Historic

Diverse & Mixed-Uses

Sustainable & Resilient

Connected Hub

CORE VALUES
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STRATEGIC DOWNTOWN CONNECTIONS
Downtown Manor is
uniquely positioned in
Central Texas at the nexus
of regional trails and open
space. With fledging park
space, and soon to come
multimodal regional trails,
opportunity to utilize these
amenities as opportunities
for recreation and
connection will only
continue to grow.
Furthermore, there is
unpaved existing ROW in
the downtown grid that can
be utilized as trail corridors
to connect downtown
residents internally and
externally to various parks
and open spaces.

The existing downtown
park spaces – Manor Art
Park, Jennie Lane Park
and Ben Fisher Park are
quality spaces that can be
enhanced or expanded to
better serve as downtown
destinations.



INNOVATIVE CORE INFRASTRUCTURE

One of Downtown Manor’s greatest assets is the historic street  grid  that  
provides  high  levels  of  connectivity. However, one of the limitations 
of that is that for the most part the existing streets are designed to only 
serve vehicle and commercial truck traffic. Over time, there is the 
opportunity to update these streets to serve all user types and discourage 
large semi-truck traffic. In addition, the recent investment in trails can be 
paired with the street improvements to create a complete network that 
can provide the opportunity to spur redevelopment and infill development.



PARSONS & LEXINGTON
C A T A L Y T I C  O P P O R T U N I T Y

While many of the downtown parcels in Manor provide 
opportunities for infill development, the 4-block “Main & Main” 
intersection of Parsons Street and Lexington Street provides the greatest 
opportunity for catalytic infill development. The north- east and south-
west quadrants of this block are not currently under best-use 
conditions. Infill development of vertical mixed use including office, 
commercial, and civic buildings can help enclose the pedestrian realm 
while providing a sense of arrival to Manor’s “core”. Additionally, the 
existence of the historic downtown storefronts, Manor art park, water 
tower, and future trail connections to Austin make this focus area a top 
priority for redevelopment. Improvement of the Art Park, with potential for 
expansion, can provide a communal space for downtown events, tying 
the downtown core to the larger future trail network.



Residential Infill Example
E n h a n c i n g  L i v a b i l i t y

With downtown Manor’s advantageous proximity to Austin, coupled
with Austin's growth pressures and housing affordability crisis, Manor is
poised to see in increase in demand for infill housing development. The
urban block structure and historic platted alleys provide ample
opportunity for a variety of infill housing types to meet the demand of
current and future residents of Manor. With the incremental
development of “missing middle” housing, gentle density can help
address housing affordability while increasing the overall activation of
downtown by adding residents within its boundaries. Additionally, the
opportunity exists to allow live-work and first floor retail on units fronting
primary corridors such as Lexington Street.
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ENHANCED STREETS FOR 
PEDESTRIANS AND ACTIVATION



WESTERN GATEWAY



NORTHERN GATEWAY



EASTERN AND SOUTHERN GATEWAY



A COMPREHENSIVE STRATEGY
Downtown Manor is
uniquely positioned in
Central Texas at the nexus
of regional trails and open
space. With fledging park
space, and soon to come
multimodal regional trails,
opportunity to utilize these
amenities as opportunities
for recreation and
connection will only
continue to grow.
Furthermore, there is
unpaved existing ROW in
the downtown grid that can
be utilized as trail corridors
to connect downtown
residents internally and
externally to various parks
and open spaces.

The existing downtown
park spaces – Manor Art
Park, Jennie Lane Park
and Ben Fisher Park are
quality spaces that can be
enhanced or expanded to
better serve as downtown
destinations.
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Establish Downtown as 
a livable residential 
district, doubling 
residential population 
by 2034.

Number of 
residential units 
delivered annually

GOAL

KPI

GOALS

Establish regulations to 
create adjacency 
predictability and design 
standards that aligns 
with the Downtown 
Master Plan.

Updated Form-
Based or Character 
Based Code

GOAL

KPI

Establish Downtown as 
a vibrant destination 
district, increasing 
commercial retail, 
restaurants, and 
entertainment.

Number of 
commercial SF 
delivered annually

GOAL

KPI

Establish financial tools 
to enable financing of 
public infrastructure and 
jumpstart catalytic 
projects.

Established TIRZ 
and other sources 
of funding 
mechanisms

GOAL

KPI

Update the parks plan 
to accommodate 
greenspace nodes and 
additional open space.

Updated parks plan

GOAL

KPI

Update the Master 
Thoroughfare Plan to 
accommodate the 
Downtown trails and 
updated road networks.

• Adopted MTP
• # of trail miles 

completed annually
• Adopted phasing plan 

for new roads

GOAL

KPI

Increase downtown 
activation.

• Tactical 
urbanism 
installations

• # visitors per 
year

GOAL

KPI

Develop standards for 
downtown gateways 
and wayfinding.

Approved gateway 
monument 
standards.

GOAL

KPI

ZONING FINANCING THOROUGHFARE PLAN GATEWAYS

RESIDENTIAL COMMERCIAL PARKS PLAN PROGRAMMING



Creating an enabling tool to regulate the 
vision

Urban Core Development

Building Setbacks Minimum front and side setbacks for C-1 and Downtown Business (DB) zoning 
types should be reduced to accommodate the large existing downtown right of 
way (ROW) dimensions.
A minimal front and side setback requirement would allow the required building 
setback and parkways to be absorbed within the existing 80’ downtown ROW, 
consistent with the street section recommendations in this document.

Minimum lot area Minimum lot area restrictions for C-1 and Downtown Business (DB) in Sec. 
14.02.020 restrict development flexibility for retail and office. It is recommended 
that this area is minimized to allow for smaller retail development patterns. 

Unit dwelling size Additionally, reducing the minimum dwelling unit size of C-1 and DB zoning types 
would allow for a better retrofit of existing underutilized parcels downtown.

Open Space Requirements With the limited development space of downtown infill lots and the need for 
downtown streetscape improvements, consideration should be made to grant 
streetscape improvements as satisfying the 5% open space requirements 
outlined in Sec. 14.02.064(18), with council approval.

Parking Requirements Explore commercial parking requirements, including on-street parking and shared 
parking, or joint parking near public facilities.



Creating an enabling tool to regulate the 
vision

Infill Residential Development & Missing Middle Housing

Housing limitations Per Sec. 14.02.019 - Non-residential and mixed-use land use conditions, only 
permitting condominiums in tandem with first floor commercial sets an unrealistic 
standard that
limits development of appropriately scaled condominium units. The current scale 
of
Downtown Manor only supports a modest amount of neighborhood commercial,
therefore, requiring additional commercial in allowance for condominiums hinders 
the
much needed development of condominiums as a missing middle housing type.

Housing diversity Additionally, to address the need for diverse housing options and increase 
vibrancy of downtown, Sec. 14.02.005 should allow single-family attached (2 
units), single-family attached (3 or more units) in SF-1 and C-1 zoning areas. 
Allowance of smaller multi- family units in these districts would accommodate the 
vision of neighborhood-scale multi-family housing and missing middle housing 
needs identified in the comprehensive plan.

Unit dwelling size Additionally, minimum dwelling unit size and maximum units per structure 
restrictions in Sec. 14.02.007, limit flexibility for innovative infill development to 
address market needs.

Accommodate increased density Lastly, to increase housing affordability and limit gentrification in
Downtown Manor, consideration should be made to allow up to 2 dwelling units 
per lot in SF-1 zoned areas within the downtown boundary, opposed to the 
current limitation of 1 dwelling unit per lot listed in Sec. 14.02.007. Revision of 
this code element would promote development of accessory dwelling units within 
SF-1 zoned lots, ensuring access to affordable rental units in the downtown area 
without disturbing neighborhood character through the construction of large multi-
family units.



Creating an enabling tool to regulate the 
vision

Infill Residential Development & Missing Middle Housing

Setbacks Per Sec. 14.02.007 - Residential development standards, reducing the front 
setback
from 25’ to 10’ on single family buildings within the downtown study area will 
greatly
enhance the urban realm by creating a more enclosed, walkable streetscape by 
pulling
architecture and porches closer to the sidewalk. Additionally, reducing the 
minimum 7.5’
side setback for lots within the SF-1 designation would help to address this issue.
Allowing as little as 6’ minimum front setbacks on SF-1 and SF-2 zoned lots, 
allows the
remainder of the building setback and parkway to fall within the existing 80’ ROW 
on
downtown streets.

Parking Parking requirements limit infill development on underutilized lots due to the 
limited size
of infill lots. With developer funded completion of on-street parking improvements, 
on-
street parking shall satisfy the minimum parking requirements for SF-1 zoning 
areas. An
example of this can be seen in the Rector Street and Parsons Street 
recommended
sections of this document.

Minimum Lot Size Per Sec. 14.02.007 - Residential development standards, this plan recommends
reducing the minimum lot width of SF-1 and SF-2 from 70’ and 60’ respectively, to
encourage a more appropriate downtown block length. Additionally, a reduction 
of
minimum dwelling unit sizes in both SF-1 and SF-2 would provide more flexibility 
for
retrofitting housing units into underutilized downtown parcels.



Creating an enabling tool to regulate the 
vision

Placemaking

Tactical Urbanism Tactics such as open streets, temporary bike
lanes, temporary trails, public art, pop-up parks, and low-cost traffic calming can
catalyze public interest and private investment in the downtown before funds 
exist for
major capital improvements. An effort should be made to limit hurdles from code
standards when implementing pilot projects. It is recommended to establish an
administrative process for implementing tactical urbanism plans.


