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Town Creek is a Traditional Neighborhood Development (TND) on 65.5 acres of undeveloped land 
within the heart of downtown New Braunfels, Texas, one of the fast growing satellite cities in the Austin 
– San Antonio corridor.  Town Creek will complement the existing New Braunfels Downtown urban 
fabric in style, density and function.   

Mission 
The mission of Town Creek is to create a neighborhood that harmonizes with the existing local 
architecture and environment of the downtown New Braunfels area.  
 
Location:  Located in the heart of downtown, the proposed development provides convenient access to 
all New Braunfels has to offer including downtown restaurants, shopping, Landa Park (with an 18 hole 
golf course) and the Comal River.  In addition, due to the location, the required infrastructure for a 
development of this nature is readily available.  New Braunfels is a 45 minute commute to downtown 
Austin and a 25 minute commute to downtown San Antonio. 
 
Concept:  The design concept of Town Creek is what sets it apart from conventional suburban 
development.   The Development Team will create a pedestrian-friendly environment that is not as 
dependent on automobiles for peoples’ daily needs, including work, shopping, recreation and 
entertainment.   
 
Socio-Economic Factors:  The projected regional growth of the Austin-San Antonio corridor creates a 
truly unique opportunity for the project.  All areas in the corridor are expecting huge population gains in 
the next ten years, with New Braunfels’ Comal County expecting a 50% increase over this period.  In 
addition, TND is tailor-made for the Baby Boomer generation and young professional because of the 
choices it provides.  Finally, the Austin-San Antonio Commuter Rail District ( www.lonestarrail.com ) is 
now studying a site in the downtown area of New Braunfels for a commuter rail station.  All of these 
factors provide an excellent opportunity for successful Traditional Neighborhood Development. 
 

 
“A Sense of Place” 
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, urbanist developments are a rich mix of local activities, aesthetic design, 
quality, and price. 
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Physical Characteristics of the property  
The property is on the Comal Creek, a spring-fed creek that joins the Comal River a short 
distance downstream, and is the sole remaining undeveloped piece of land in the heart of 
downtown New  Braunfels.  The Downtown area holds the “Historic Main Street” designation, 
and with many historically significant buildings is bustling with a wide variety of restaurants, 
businesses, retail storefronts and government offices.  Additionally, the property is within 
walking distance to the proposed New Braunfels station of the new Austin-San Antonio 
Commuter Rail, created by the Texas Legislature. The northern boundary of the property is along 
the Union Pacific Railroad track and the southern/eastern boundary is a large bend in the Comal 
Creek.  To the west is Walnut Avenue.  The area immediately adjacent to the creek is a deep 
ravine that is captivating in its physical beauty with a number of large trees including Cypress.  
The creek side is the only portion of the property in the FEMA flood plain and is therefore 
suitable for recreational,while the remaining 80% of the tract is raised, nearly level and ready for 
development.  

 
 
Figure 1. New Braunfels’ Main Plaza, the Comal River and Landa Park are all within a 
five minute walk of Town Creek.  
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Infrastructure    
Owing to the property’s central location in downtown New Braunfels, basic infrastructure such 
as water, sewer and electricity are readily available.  There are currently no public roads on the 
property, but the City’s Thoroughfare Plan calls for a “minor arterial” running through the center 
of the tract that connects Academy Avenue with Fredericksburg Avenue with a 70 foot right of 
way.   

Access to the property 
Primary access will be via Walnut Avenue, a major arterial on the western edge of the property 
that provides direct access to Interstate 35 and State Highway 46.  For additional access, we 
propose to fund and construct an at-grade railroad crossing where Fredericksburg Ave. meets the 
railroad.  The Town Creek Master Plan calls for a new Academy Avenue Bridge over Comal 
Creek.  Our development plans will work satisfactorily with Walnut as the sole access point, but 
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will experience a higher assurance of success with the access via Academy Avenue as that access 
insures immediate� identification with the heart of downtown. There is also a single-lane creek-
level bridge at Guenther Avenue that is suitable for pedestrian access, a private driveway, or 
emergency entry/exit.  

Concept 
The chief aim of the design concept is to create a new Traditional Neighborhood Development 
(TND) that complements the existing New Braunfels Downtown urban fabric in style, density 
and function.  What we are proposing is in stark contrast to the sprawling suburbia that exists 
beyond the Downtown area.  Specifically, here is what makes TNDs different from conventional 
suburban development: 
 

·  The architecture will be in the same or similar style and character as the best, time-tested 
downtown architecture 

·  A variety of housing types will be provided so that a person or family can “move up” 
without moving out.  This ensures a sustainable neighborhood both socially and 
ultimately in terms of lasting real estate value. 

·  Lots sizes will be of a scale that permits the continuation of the pedestrian-friendly 
pattern of downtown.  Children will have the ability to walk to two elementary schools 
and one junior high school near the Town Creek development 

·  There will be a mixture of building types that includes single-family residences, lofts, 
town homes, condominiums, live-work units, apartment buildings, and offices or retail 
buildings with apartments above.   
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To accomplish the proper mix of these elements and to ensure optimum marketability, we chose 
Gateway Planning Group, a nationwide leader in new urban planning.   
 
The creation of Traditional Neighborhoods is meant to resurrect the time-tested art of place-
making that used to be prevalent in all industrialized countries, prior to the time when traffic 
flow, parking counts and segregation of buildings into single-use pods became the primary 
criteria for making urban design decisions.  The results of TND are a balance between the needs 
of people and their cars, a new appreciation for the best examples of Old Traditional 
Neighborhoods and a host of New Traditional Neighborhoods that are extremely successful in 
the marketplace.  Here are examples of Old Traditional Neighborhoods that most people have 
heard of and/or visited: 
 

·  Charleston, South Carolina 
·  The Garden District in New Orleans, Louisiana 
·  Lincoln Park in Chicago, Illinois 
·  Carmel by the Sea, California  
·  The Heights in Houston, Texas 
·  Any of the hundreds of historic downtown areas in small towns across the country  
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And here are some examples of New Traditional Neighborhoods that are already substantially 
built-out: 

·  The Denver Stapleton Airport Redevelopment  
·  The Austin Robert Mueller Airport Redevelopment, in early stages. 
·  Seaside, Florida (www.seasidefl.com/) 
·  I’On, South Carolina (www.ionvillage.com/) 
·  Kentlands, Maryland (www.kentlandsusa.com/) 
·  Prospect, Colorado (www.prospectnewtown.com/ProspectStory/Main.asp) 
 

The list of neighborhoods that are in early stages of build-out is substantial, and the number in 
the planning stages is even larger.    
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Traditional Neighborhood Development is part of a broader movement commonly known as 
Urbanism or New Urbanism.  One of the best descriptions of this movement we have found to 
date comes to us from Jon Hockenyos, principal at Texas Perspectives, Inc.: 
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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.”1  
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.”2  Underlying urbanist 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.  Some of 
the key factors of urbanist architecture are outlined below. 
�
Quest for Community  
Thinking about public space in new ways that encourages sociability among residents and 
creates a sense of community is a key component of urbanist design.  Numerous studies 
have pointed to Americans’ growing dissatisfaction with the feeling of “separateness” 
that comes from living and working in conventional suburbs and have identified a “quest 
for community” that is felt across society.  Urbanist developments fulfill this need and, if 
properly designed, have become magnets for residents and visitors alike.  As Bohl notes,  
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Whereas many conventional developments, such as shopping malls or retail strip centers, 
are focused exclusively on trade, Bohl notes that urbanist market and town squares are 
designed to be not only “consumer space,” but are clearly recognized and experienced as 
“public space,” with a civic character that transcends the commercial activities that take 
place there. 
�
Land Use Implications 
A critical component of achieving better 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. 
 

                                                 
1 Bohl, Charles C. (2002).  Place Making:  Developing Town Centers, Main Streets, and Urban Villages.  Washington, DC:  ULI – the 
Urban Land Institute. 
2 Muschamp, Herbert (1996).  Can New Urbanism Find Room for the Old?  New York Times, June 2, 1996. 
3 Bohl, Charles C. (2002).  Place Making:  Developing Town Centers, Main Streets, and Urban Villages.  Washington, DC:  ULI – the 
Urban Land Institute. 
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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 urbanist development:   
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Pedestrian Orientation 
At the heart of urbanist 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 that users feel at home and can navigate easily by foot within an area.  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.”   
 
Parks and Natural Areas 
Greenspace or “open space” is broadly referred to in urbanist design to mean natural 
areas both in and surrounding developments that provide 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. 
 
Urbanist developments are designed to protect and preserve open spaces, thereby 
providing environmental quality and health benefits that are significant.  According to 
Smart Growth Online, 
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4 Booth, Geoffrey, Bruce Leonard, & Michael Pawlukiewicz (2002).  Ten Principals for Reinventing Suburban Business Districts.  
Washington, DC:  ULI – the Urban Land Institute. 
 
5 Principles of Smart Growth (n.d.).  Retrieved June, 2005 from http://www.smartgrowthonline.org/about/principles. 
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A public forum called a Charrette was used to bring the citizens of New Braunfels together to 
create a common vision for the development.  The Charrette is intensive, lasting only 3 days, and 
creates a design only after all stakeholders, including neighbors, city staff, civic organizations, 
and interested individuals reach a consensus on the vision for the property.  Our Charrette was 
June 7-9, 2006, with several hundred participants.  We were able to craft a plan that drew 
acclaim from all who attended, including the local press.  The remainder of the approval process 
was similar to most other cities, with a public hearing before the Planning & Zoning Commission 
prior to two votes before City Council.   The final approval of the zoning took place on January 
22, 2007, with a unanimous vote of approval from City Council and the Planning & Zoning 
Commission. 
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We propose to control the architectural styles (facades visible from the street) within Town 
Creek via an Architectural Code and/or an Architectural Review Board.  While the Code and 
Review criteria are still under development, we want potential buyers to be aware they will exist 
because we believe Architectural Codes and Reviews, along with the zoning, are what will 
ensure long-term value for everyone who buys in Town Creek. 

9�	�	��
�
The Zoning created for Town Creek is what both sets us apart from conventional development 
and creates our opportunity for economic gain. The property was first divided into different 
zones that represent varying levels of urban intensity.  T1 is the most rural setting, reserved for 
the park along the creek, and T6 is the most intensely urban setting, which forms the core of 
Town Creek.   

�
�
The remainder of the Town Creek Zoning Ordinance revolves around this zoning map and 
determines what can occur in each zone, including the number of stories allowed, what uses are 
allowed in each building type, which building types are allowed in each zone, what floor to area 
ratios are allowed in each zone, etc.  The chart below gives an example of the power built into 
the Town Creek Zoning Ordinance+�
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��Development Team:  
 
·  Founders: Trace and Shawn Jurica:.  Shawn is a Managing Partner in Tuscan Ridge, a 

successful high-end residential real estate development in New Braunfels.  His contracting firm 
New Braunfels Design Group is the sole contractor at Tuscan Ridge.  He also has ten years 
experience in Software Consulting, Sales and Implementation.  A graduate of Texas Christian 
University, Shawn has a B.S. in Computer Science with a minor in Mathematics.  Trace 
graduated from Tulane University with an MBA in entrepreneurship and finance, and a B.S. in 
Mathematics.  He has five years of real estate experience as both a mortgage broker and a 
licensed real estate agent.  Prior to his involvement in real estate, Trace was an officer in the US 
Navy. 

·  David Wolters:  A principal in Lake Austin Group, Inc., David has been involved in land 
planning and building development over the past 30 years in the Austin area.  David has a 
degree in Architecture from the University of Texas, and will serve as a Town Creek General 
Partner along with Trace and Shawn Jurica.  Although David has retired from the AIA and the 
National Council of Architects Registration Boards, he continues to be involved in real estate 
development projects 

·  Scott Polikov: As a principal at Gateway Planning Group, Scott is responsible for elevating the 
firm to a national player is new urban planning by focusing on Place Making as a key driver of 
economic development. Gateway Planning Group will coordinate the production of the master 
plan for Town Creek. 

·  Consultants: We have contracted with Gateway Planning Group (www.gatewayplanning.com), 
Klein Engineering, and PlaceMakers (www.placemakers.com) for the design, engineering and 
marketing work, respectively.  Jon Hockenyos is performing our fiscal impact analysis, WHM 
Engineering’s Lance Hartland is doing our traffic analysis, and Marcus Jahns is our local 
political advisor. 

 
 
 

TOWN CREEK CONTACT INFORMATION 
 

WEBSITE:  www.towncreektexas.com 
 
OFFICE:  Town Creek 
   979 N.  Academy Blvd       (mailing address) 
   New Braunfels, Texas 
   78130 
 
 
PRINCIPALS: 
 
Trace Jurica  (830) 237 6771 trace@towncreektexas.com 
 
Shawn Jurica  (830) 237 2888 shawn@towncreektexas.com 
 
David Wolters  (512) 633 2245 david@towncreektexas.com 
	
	
	
	
	


