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1. Introduction

The Lime Creek Quarry is an approximately 216-acre 

site located on the western side of the City of Cedar 

Park bisected by Anderson Mill Road. The site is active, 

with ongoing quarrying and processing of materials 

used predominantly for construction fill. The City 

acquired the property in 2015, at which time it entered 

into an agreement with Ranger Excavating, LP, to 

continue operations of the quarry until June 2023.

The quarry presents a unique opportunity for the 

city in many respects. As a large, city-owned piece 

of property within a city whose boundaries and ETJ 

are largely developed, there is potential to create 

a meaningful impact on the future of Cedar Park 

through this asset. Further, the unique physical 

nature of the site, while challenging in many ways, 

presents potential for many uses that might not 

otherwise be present – the exposed rock walls, large 

ponds, and expansive views present opportunities for 

creative development proposals that harness these 

physical attributes.

As this exit point approaches, the City of Cedar Park 

engaged Perkins and Will, HR&A Advisors, and Pape 

Dawson engineers to conduct a feasibility study 

for the redevelopment of the Lime Creek Quarry 

property. Beginning in July of 2019, the consultant 

team conducted site visits, performed preliminary site 

analyses, assessed market conditions, and tested land 

use and real estate scenario modeling to inform the 

direction of this redevelopment.

The document presented here lays out the results of 

this study, beginning with site and market conditions, 

proceeding to land use alternatives and scenario 

modeling, and concluding with a set of next steps 

recommendations. Rather than recommending 

a single path forward, this study presents three 

divergent alternatives to inform the City, allow them 

to weigh options, and determine the most appropriate 

strategy for the redevelopment of this unique site.
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City of Cedar Park Context
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2. Existing Site and 
Market Conditions
In order to assess the development feasibility of the 
quarry property, the team analyzed both the amount of 
buildable land, and the suitability of that land for 
development as measured by several factors. First, the 
team subtracted all areas unsuitable for vertical 
development in order to create a buildable areas map. 
Then, the team prepared a development cost map that 
looks into hardships on the site in order to identify areas 
with the least difficulty or costs for construction.
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Ongoing mining operations on the western portion 

of the site continue to change the structure of the 

land and reshape areas that may be suitable for 

development. The consultant team recommends that 

continued mining operations take into consideration 

the need for infrastructure, roadway access, and other 

site preparation that will support future development 

in this area.

Existing Site Conditions  

Fill and Mineable Areas

Two ongoing activities on site effect developability 

in the future: mining operations on the western side 

of the site and fill deposits. These activities have a 

substantial impact on the suitability of the site for 

development. The City of Cedar Park should continue 

working with the mine operator to prepare the site for 

future development and reduce negative impacts such 

as dumping unsuitable fill deposit.

As part of their operations, the mining operator has 

stored uncompacted fill with unknown contents. Due 

to the uncertainty of the contents of this material, 

the fill areas shown in the following map may not be 

suitable for any development without remediation 

and therefore are excluded from the buildable 

areas on site.

Google Earth Image, 
Date Captured: 1/2018

Quarry Boundary

NN

Fill Area

Mineable Areas

Drone Survey Image, 
Date Captured: 9/2018
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Existing Site Conditions  

Existing Walls and Safety Buffers

Mining operations on site have created multiple 

high walls presenting potential hazards that should 

be evaluated to determine necessary remediation. 

Continued fissures as a result of mining activity can 

create a risk of landslide on the edges of the high 

walls. Safety buffers take into consideration the 

hazards of the land giving in on top of the wall and 

rockfall at the bottom. The consultant team assumed 

that any future development be placed beyond a 

safety buffer of the high walls. Continued operations 

within the mineable areas will shift the shape of the 

land and future suitability for the development. The 

following map shows where future high walls will likely 

be based on the areas of ongoing mining operations.

For the purpose of this study, the consultant team 

assumed safety buffers extending 30 feet from the 

foot of the wall and 50 feet for walls with a height 

drop over 25 feet. It’s important to note the safety 

buffers assigned in this study are based on the overall 

height of the existing walls which vary from 25 to 75 

feet. Safety buffers for each wall need to be studied 

separately in detail based on individual stability, 

height, and slope for final construction.

In addition to the high walls, the sloped wall areas 

around the lakes on the east side of the site are likely 

unsuitable for development. However, because these 

walls aren’t too steep, the project team did not assume 

a safety buffer around them.

Wall Buffer Section

Quarry Boundary

Quarry High Walls

Wall Buffers

Lake Perimeter Wall

Mineable Areas

50 feet.

30 feet.
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Existing Site Conditions  

Hydrology

Both sides of the site have large pools that serve as 

detention areas for stormwater management. In order 

to plan for future storm events, an area large enough 

to serve as detention for a 100-year storm event needs 

to be reserved to supplement the existing ponds at 

their baseline pool heights.

For water quality considerations, the team 

recommends filtration basins for the detention pool 

areas. The following map shows proposed areas which 

need to be reserved for filtration basins and removed 

from the buildable areas map. 

Proposed filtration basin areas are footprints that will 

be needed for treating the first flush of runoff from 

developed areas. 

The team recommends placing the filtration basins 

slightly above the detention pools in order to treat 

water from the basin or water that bypasses the 

basin (water exceeding the first flush) flowing into 

the detention ponds. All water quality ponds will 

be subject to approval by the Texas Commission on 

Environmental Quality (TCEQ).

Quarry Boundary

Existing Pool

Proposed Pool

Proposed Filtration Basin

Discharge ZoneN
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Existing Site Conditions   

Buildable Areas

In order to identify buildable areas on the site, the 

team combined analyses from the previous pages 

regarding areas of fill, safety buffers, and hydrology 

to remove portions of the property from consideration. 

All areas larger than 1 acre with a width larger than 

50 feet, are considered potentially suitable for future 

vertical development. This leaves approximately 142 

acres of potentially developable areas within the site.

Certain portions of areas that were deemed 

unbuildable and excluded from the following map 

could potentially be utilized for open space, parking 

areas, or other purposes if conditions allow.

Fill and Mineable   
Area 

Hydrology

Walls and Buffers

Buildable areas

Site Buildable Area

142 acres 
Quarry Boundary

Buildable Areas
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Existing Site Conditions  

Mapping Cost of Development

For the second step of analysis, the team 

analyzed several factors that create 

hardships for construction in order to identify 

areas that are more or less difficult to 

develop. This analysis will help in 

understanding the potential costs involved in 

redeveloping the site.

For this analysis the team considered 

accessibility, elevation, slope, and areas to be 

regraded. The team made assumptions for 

planning purposes only; these are based on 

estimated values and are not exact 

calculations. 
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Existing Site Conditions  

Accessibility - Horizontal Distance

Proximity to access points reduces costs of road and 

infrastructure development within the site and should 

be considered when planning future development. 

Needing to extend services further into the site will 

require developing a larger network of roads and 

infrastructure, which consequently will increase 

the cost of development. Additionally, certain land 

uses may benefit from more direct access to existing 

roadways, potentially increasing the value of land 

near the site access points.

The team mapped the horizontal proximity to existing 

and planned access points using 400 foot incremental 

buffers (euclidean distance) from existing and planned 

access points of the site. This distance is based on 

an approximate dimension of the length of a typical 

urban block.

400 feet

Access Point

800 feet

1200 feet

1600 feet

Greater than 1600 feetN
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Existing Site Conditions  

Accessibility - Elevation Difference

Elevation difference measures the lack of continuity 

between the surrounding property and the quarry 

site. Elevation difference measures the vertical 

distance required to extend services further into 

the site, which may require a larger network of 

infrastructure and roads, consequently increasing 

the costs of development. The team measured the 

height difference from the benchmark at the highest 

elevation access point of the site using 25 foot 

increments. 

Mineable areas within the western side of the site will 

be further excavated, so the project team assigned a 

likely elevation to them. Within areas that are currently 

closer than 50 feet to the benchmark elevation, the 

project team assumed that they be regraded to 50-75 

feet lower than the benchmark category.

50-75 feet

25-50 feet

Less than 25 feet

Benchmark

75-100 feet

Greater than 100 feet

Detention Pool

Mineable AreasN
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Existing Site Conditions  

Site Elevation Difference
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50-75 feet

25-50 feet

Less than 25 feet

Benchmark

75-100 feet

Greater than 100 feet

Detention Pool
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Date Captured: January, 2018
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Existing Site Conditions  

Slope

Slopes on the site are one of the greatest challenges  

and costly obstacles to development. Property with 

extreme slopes can increase the cost of construction 

due to necessary site work, structural requirements, 

and present uncertainty to developers. Areas with 

lower slopes will be easier to regrade and less costly 

to develop. The project team categorized slopes using 

5% increment categories from lowest hardship (0-5% 

slope) to most hardship (above 20%).

Site Slope

0-5% slope

5-10% slope

10-15% slope

15-20% slope

Greater than 20% slope

The site currently contains a high amount of extreme 

slopes. About 60% of the existing land area (water 

areas excluded from the site) has a slope higher than 

20%. Intermediate slopes may be mitigated with 

an appropriate grading plan to create more easily 

developed property. Grading, where feasible, should 

be undertaken during the existing lease with the 

mining operator to minimize the future costs to the 

City or potential developers.
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Existing Site Conditions  

Areas to be Regraded

The team anticipates that several of the areas with 

high slopes will be regraded by the mining operator. 

These include the internal walls on the west side of 

the site that fall within the mineable areas, and the 

large storage mounds on the southern portion of the 

east pit which will no longer be needed once mining 

operations cease. 

The project team assumed lower slopes for these 

areas because of the likelihood that they will be 

removed or flattened by the mining operator, 

overriding the slope analysis categorization shown on 

the previous diagram. 

Areas to be Regraded
N
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Existing Site Conditions  

Development Cost

In order to understand the level of difficulty to 

redevelop the buildable areas of the site, the project 

team combined the accessibility, elevation, slope, 

and areas to be regraded maps into one composite 

development cost map that weights areas from 

lowest cost of development (green) to highest cost of 

development (red).  Thus, the areas with the lowest 

cost of development would typically be easier to 

access, with elevations close to the benchmark and 

have low slopes that are conducive to build while 

areas with the highest cost of development indicate a 

higher prevalence of the opposite conditions on site. 

The ‘no-build’ areas include areas of fill, safety buffers 

and hydrology that could potentially be utilized for 

open space, parking, roadways, or other purposes if 

conditions allow.

Buildable Areas

Slope

Areas to be Regraded

Access-Horizontal

Access-Vertical

Development Cost

Highest Cost: 14 acres

Medium Cost: 33 acres
Medium High Cost: 22 acres

Medium Low Cost: 42 acres
Lowest Cost: 31 acres

No-build areas: 67 acres
Total buildable areas: 142 acres Highest Cost of Development

Low Cost of Development

No-Build Areas
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3. Land Use 
Alternatives and 
Scenario Modeling
Based on potential development areas estimated in the previous 
chapter, three land use alternatives are presented on a single 
infrastructure development framework with potential phasing 
within a 50 year time frame to capture development on the Lime 
Creek Quarry site. In order to evaluate the three alternatives for 
their potential future benefits, a model was developed for each 
alternative, projecting the financial revenue impacts for the City 
of Cedar Park. This financial modeling combined with a 
qualitative analysis of each alternative’s community benefit, can 
serve as a high-level decision making tool for weighing the 
opportunities and risks accompanied with each scenario.
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Land Use Alternatives

Framework Plan

Over the course of an interactive design charrette 

held at the City of Cedar Park, the team established 

a conceptual roadway framework that is consistent 

across each of the land use alternatives explored in 

this chapter. Based on the site analysis described 

in the previous chapter, the framework deals with 

the challenging topography of the site to create 

connections internally and externally, and create a 

flexible, accessible framework for development. 

While many potential variations could be possible, or 

even more beneficial based on an individual scenario, 

consistency was maintained for comparative purposes 

of the real estate analysis.

The framework plan creates three at-grade 

connections for each side of the quarry, along with 

a below-grade tunnel connection between the two 

pits that can also serve as a utility corridor. Five site 

access points are located along Anderson Mill Road 

(3 to the western pit, and 2 to the eastern pit), along 

with an additional access to the east pit from the 

planned extension of Park Street, west of Lakeline 

Boulevard. This connection from Lakeline Boulevard to 

Anderson Mill Road, is on the City’s Roadway Plan, and 

would lead to a primary road connecting both sides 

of the site.

The road framework maximizes the development 

opportunities within the 142 acres of buildable area on 

site to create most value for development scenarios. 

Due to the realignment of Anderson Mill Road, the 

areas within the previous right of way (ROW) can be 

added to the quarry site boundary to create a larger 

total land area and additional real estate with ground 

level frontage to the main access points to the site.

With the addition of the previous Anderson Mill Road 

ROW, the total site area is 216 acres. The roadway and 

trails framework comprise 48 acres of land, while 33 

acres are contained in ponds, and 46 acres remain 

no-build areas. This leaves 89 acres of valuable 

land considered “development opportunity” for the 

purposes of this study.

Land Area Area (Acres)

Roadway/Trails 48

Ponds 33

No-build 46

Development Opportunity 89

Total Site Area 216

Quarry Boundary

Development Opportunity

Site Access Point

Site Connection (below grade)

Primary Road

Secondary Road

Local Road

Pedestrian Path



33

           A
n

d
erso

n
 M

ill Ro
a

d

Whitestone Boulevard

La
kelin

e B
o

u
leva

rd

Park Street



34

The three land use scenarios represent varying 

approaches to development on the 89 acres of 

land considered ‘development opportunity.’ Each 

alternative has a different timing strategy for 

development to occur which will create a varied mix of 

uses and density on site.

The first scenario is based on a fast-paced 

development approach which focuses on current 

opportunities available in the local market context, 

characterized mainly by residential development.

The second scenario seeks to hold development for a 

short period in order to find an operator for the entire 

western side of the site, creating a unique destination 

for the city, also acting as a “first mover” to create 

added value for development on the rest of the site.

The third scenario seeks to hold the land for a longer 

period in order to create value on site, allowing for 

land remediation and market maturation. This would 

allow potential future market conditions to take 

advantage of the more valuable site to create a higher 

density mixed-use development in order to maximize 

utilization of the unique nature of the site.

Land Use Alternatives

Three Scenarios 1: “Current Market”

Land Use Composition 
Comparison (Acres)
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2: “Destination 
       Recreation”

3: “Land Bank”

Low Density Residential Neighborhood Commercial Hospitality Quarry Boundary

Medium Density Residential Destination Recreation Open Space

High Density Residential Office Water
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Near Term A (1-5 years)

Land Use Alternatives

Scenario 1: Current Market

The first land use scenario explores developing the 

majority of site as soon as the operator leaves the 

property in 2023. This approach takes advantage of 

existing market opportunities, including conventional 

real estate products currently familiar in and around 

the City of Cedar Park. These products include low 

density single family housing, and unique medium and 

high density residential, along with a small amount of 

neighborhood commercial uses.

This scenario assumes a compressed development 

timeline which spans a 15 year period after the quarry 

is decommissioned. Each phase in this scenario 

represents only 5 years, as development is absorbed 

faster than scenarios 2 and 3.

During the first five years, development is mainly 

focused on the eastern side of the quarry, creating 

low-density residential in areas of opportunity 

while the at-grade frontage of Anderson Mill 

Road is designated for neighborhood commercial 

development. To add value to the site and the 

surrounding context, a public open space is assumed 

around the existing lakes on site which could serve as 

an area-wide attraction.
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Near Term B (6-10 years) Mid Term (11-15 years)

Low Density Residential Neighborhood Commercial Quarry Boundary

Medium Density Residential Open Space

High Density Residential Water
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Land Use Alternatives

Scenario 1: Current Market (continued)

The second stage of development within the 6-10 year 

window will include areas designated for medium 

density housing in order to create more compact 

development with higher values. At this phase small 

community spaces will take shape, creating both 

added value to site development and improving 

residents quality of life.

Within the last five years of development, as the site 

matures, there is the greatest opportunity to create 

higher value development typologies with higher 

density mixed-use housing which would increase the 

return value for the city on a per acre basis.

Land Use Composition (Acres)

Quarry Boundary

Low Density Residential

Medium Density Residential

High Density Residential

Neighborhood Commercial

Open Space

Water

34

30

9
5

1189
acres

Land Use Area (Acres)

Low Density Residential 34

Medium Density Residential 30

High Density Residential 9

Neighborhood Commercial 11

Open Space (Additional) 5

Total Developed Area 89
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Land Use Alternatives

Scenario 2: Destination Recreation

Near Term (1-10 years)The second scenario explores the opportunity to 

establish a regional destination that takes advantage 

of the unique qualities of the quarry site. This could 

create a distinctive attraction for the city as well 

as a valuable asset with high financial return if the 

right large-scale operator can be found to develop a 

substantial portion of the site for their use.

This scenario assumes the City will work to attract 

a major operator as the first big mover on the 

western half of the site. Further market study and 

exploration needs to be done to determine what the 

most viable opportunities for this operator would 

be, and it may take time, effort, imagination, and 

involvement to identify the best fit for the city. Once 

established, this operator would help induce demand 

for the eastern portion of the site. This operator is 

anticipated to assume control of the western half 

during the first 10 year period, while the remainder of 

development happens within the next 10 years (mid- 

and long-term).

As the operator takes over the western half, additional 

value is created for the undeveloped portions on the 

eastern half. This added value sparks development 

for a wider variety of uses with higher densities, which 

would not have occurred on this site if not for the 

attraction of the large operator. 
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Mid Term (11-15 years) Long Term (16-20 years)

Neighborhood Commercial Quarry BoundaryMedium Density Residential

Destination Recreation

Open Space

High Density Residential

Office

Water
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Land Use Alternatives

Scenario 2: Destination Recreation 
(continued)

Land Use Area (Acres)

Medium Density Residential 9

High Density Residential 18

Neighborhood Commercial 14

Destination Recreation 37

Office 6

Open Space (Additional) 5

Total Developed Area 89

Within the long-term period, the higher values created 

as the site matures will provide ideal opportunity 

for higher-density development on remaining 

undeveloped areas on the site. In contrast to the 

Current Market scenario, there is more opportunity 

here for medium and high density residential uses, 

due to value added from the operator as well as 

maturation of the housing market overall. In turn, 

the greater density in residential creates further 

opportunity for retail and office uses in comparison 

to Scenario 1, with a slightly longer time frame for 

buildout of the site.

Land Use Composition (Acres)

Quarry Boundary

Destination Recreation

Medium Density Residential

High Density Residential

Neighborhood Commercial

Office

Open Space

Water

14

9

6

18

37

5

89
acres
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Land Use Alternatives

Scenario 3: Land Bank 

Near Term (1-10 years)The final scenario explores holding all development 

back in the near term while focusing on remediation 

efforts to improve the suitability of the site for 

development and allow the real-estate market to 

mature. This strategy reserves the western side, which 

is the only active quarry site at the moment, for a 20-

year period while development occurs on the eastern 

side after 10 years.

The first 10 years within this strategy will be focused 

on preparing the eastern side of the quarry for 

development. Infrastructure and public amenity 

improvement preparations within this phase 

create the opportunity for a mixed-use dense 

development with retail and office to occur in the mid 

and long term.

The second stage of the development in this scenario 

includes a dense mixed-use development that begins 

to take shape on the eastern side as the site matures, 

capitalizing on potential market opportunities not 

supported under current conditions. Site preparation 

efforts and development of public amenities for the 

western side will occur in the later years of this phase 

to prepare the site and create opportunity for long-

term development.

In the long-term, the western side of the quarry 

is developed with a mix of office, commercial, 

hospitality, and high density residential uses, as 

these products become more viable as the market 

expands. This development could be a high density 

mixed use district, a corporate campus for a large 

employer, or any number of potential uses matching 

future demand.
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Mid Term (11-20 years) Long Term (21-30 years)

Neighborhood Commercial

Hospitality

Quarry BoundaryMedium Density Residential Open Space

High Density Residential

Office

Water
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Land Use Alternatives

Scenario 3: Land Bank (continued)

Land Use Area (Acres)

Medium Density Residential 15

High Density Residential 17

Neighborhood Commercial 18

Office 25

Hospitality 9

Open Space (Additional) 5

Total Developed Area 89

Due to shifting demands in the future as well as the 

up-front improvements necessary to get the site ready 

for development, different land uses and building 

products will begin to emerge as possibilities in the 

final phase of development on the site. This patient 

strategy allows the property to become more valuable 

over time as the demand for these products grows, 

resulting in a higher development yield that is not 

available under current conditions. The full 30-year 

buildout thus becomes a denser, more diverse mix of 

uses than are presently viable on the site were it to be 

developed immediately.

Land Use Composition (Acres)

Quarry Boundary

Hospitality

Medium Density Residential

High Density Residential

Neighborhood Commercial

Office

Open Space

Water

25

15

9

17

5

18

89
acres
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HR&A analyzed the three land use scenarios to estimate their gross assessed 

development value and corresponding property and sales tax impacts. This 

analysis illuminated distinguishing features of each land use scenario.

1: Current Market

The Current Market scenario projects the value created if the site develops at 

the discretion of the private market as soon as viable. This scenario produces 

less value over the long term but begins producing marginal property tax 

revenue more rapidly. 

2: Destination Recreation

The Destination Recreation scenario produces only about a fraction of the 

property tax revenue as the Current Market Scenario over 50 years, but 

produces significantly more sales tax. The Destination Recreation model has 

potential upside in other economic benefits not measured here, including 

in permanent jobs, developing a local identity, and encouraging additional 

tourist and consumer spending outside of the site. However, it is vulnerable to 

the risk of not finding a reliable and productive operator.

3: Land Bank

The Land Bank scenario produces significant long-term value under the 

assumption that future conditions and/or a well-planned mixed-use district 

will unlock greater density and value on a per acre basis. Holding the land 

without development delays revenue generation in the near term, but locks in 

the highest property values for the long-term benefit of the city, providing the 

opportunity for a large corporate campus or other employment uses.

4. Real Estate Scenario Analysis
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Methodology

The methodology for estimating real estate 

value and fiscal revenues depends on four sets of 

assumptions and inputs:

• Comparable Values

• Land Use & Phasing by Area

• Tax Assumptions

• Future Assumptions

The modeled interaction of these inputs produced 

several values used to compare the revenue 

potential of each scenario. The methodology does 

have limitations, primarily that it is a “gross” not 

“net” measure of fiscal impact or revenue potential. 

Each scenario will require costs to implement that 

are currently unknown and outside the scope of this 

exercise. Further, each scenario has the potential to 

produce additional net positive impacts, including 

increasing surrounding property values, generating 

tourism and related spending and creating 

temporary and permanent jobs.
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Land Use & Phasing by Area

The central model inputs were those developed in the 

Land Use Scenarios task: generating a suite of uses 

that could be developed on the site, then enumerating 

the acreage by use with high-level phasing timed in 

five-year increments for the three scenarios.

The following charts demonstrate the land-use 

mix and timing of development for each scenario 

Low Density Residential Office

Open SpaceMedium Density Residential

Neighborhood Commercial

Hospitality

High Density Residential

Destination Recreation

Current Market Destination Recreation Land Bank

and the variability among the three. The Current 

Market scenario favors rapid development of lower-

density and largely residential uses. The Destination 

Recreation scenario relies on the development of a 

large, destination recreation use on the site in the 

mid-term time horizon. The Land Bank scenario offers 

a mixed-use and employment driven vision for the 

site that develops primarily in the mid to long-term 

time horizon.
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Acres Developed by Timeframe

Year

Current Market Destination Recreation Land Bank
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Comparable Values

To faithfully estimate the real estate impacts of different land use scenarios at the Lime Creek Quarry, HR&A 

developed a financial model to measure projected property and sales tax cash flows over time using the assessed 

values of comparable and aspirational properties in the local market today. 

Comparable values were established for each of the seven land use categories used in the land use scenarios: 

Low Density Residential, Medium Density Residential, High Density Residential, Neighborhood Commercial, 

Destination Recreation, Office, and Hospitality. HR&A sourced values from local appraisal districts for properties 

in Cedar Park, Round Rock, and Austin that fit the desired development quality in each land use category today. 

Values were also sourced from denser, or more valuable projects used to capture the potential for denser and 

more valuable development in the future that is not anticipated for or represented in the market today. 

Tax Assumptions

To estimate the property tax revenues produced by each land use scenario, HR&A applied the property tax 

rates from various taxing entities for the Lime Creek Quarry site, including those in Travis County and those in 

Williamson County as appropriate, to the projected future assessed property value. The property tax rates used 

remain static across the analysis, while assumptions of property value increase over time.

2025 2030 2035 2040 2045 20502020 2055
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Sales Tax Assumption Calculation

To estimate the sales tax revenues produced by each land use scenario, HR&A estimated the average sales per 

square foot of retail uses in Cedar Park by dividing the City’s total sales tax receipts reported by the Texas State 

Comptroller for relevant use categories by the total square footage of retail inventory in the City of Cedar Park 

according to CoStar. These per square foot sales were converted to a per acre basis to align with the method 

for estimating land use by establishing an average floor-area-ratio of 0.2:1 for retail space by parcel using 

comparable sites.

Time-Value Assumptions

HR&A applied a standard assumption of 2.5% annual inflationary growth to increase property values  over 

time. In order to  estimate the City’s cost of capital and subsequently the time-value of fiscal revenues, HR&A 

discounted future revenues by 5.0% annually.

Category Gross Sales 2018 Subject to Sales Tax, 2018

Retail Trade $1.6 B $660 M

Accommodation/ Food Services $220 M $210 M

Arts/ Entertainment/ Recreation $27 M $22 M

Other Services $100 M $39 M

Total $2 B $925 M

Total Square Footage 6.8 M 6.8 M

Per Square Foot $287 / sqft $135 / sqft
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Results

HR&A applied these assumptions to model the future fiscal revenues expected to flow from each land use 

scenario. The results of this model demonstrate the variable impacts of time, land use, and density on sales and 

property taxes generated, but, as noted above, do not take into account any public costs that may be required 

to generate these revenues. Cumulative fiscal impacts measure the revenues generated over the next 50 years 

irrespective of the time-value of said revenues. 

City of Cedar Park 
Property Tax

City of Cedar Park 
Sales Tax

50 Year Present Value Adjusted Revenues - City of Cedar Park

0

5

10

15

20

25

30

Current Market Destination Recreation Land Bank

$ 
M

ill
io

n

While the Current Market scenario produces early cash flows, the Destination Recreation and Land Bank 

scenarios generate significantly more annual revenue after the delayed start, since higher land values are 

locked in due to non-residential uses and greater density. Also, while not included in this analysis, non-

residential uses and mixed-use developments have a much higher net positive fiscal impact to the City, 

compared to single family development, which requires a higher level of city services.
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As noted previously, the three scenarios present substantially different development pathways, not only in terms 

of what gets built on the Lime Creek Quarry site, but the timeline for build-out, and the different products  and 

amenities it can add to Cedar Park. 

Under the scenarios explored, the Total Revenue Impact to the City, over a 50 year period varies only slightly 

between the scenarios. Keeping in mind the assumptions made in each scenario, this analysis has not revealed a 

dramatic difference between the different development pathways in terms of Net Present Value (NPV).

Some of the opportunities, risks and potential trade-offs involved in each scenario are discussed in the 

following pages.

Real Estate Scenario Analysis

Scenario Comparison

Opportunity & Risk

Each of the three distinct scenarios comes with opportunities and risks for the City of Cedar Park which should be 

weighed against the City’s vision, timeline, competing development interests, and site capacity. Further detailed 

understanding of the site’s development potential, associated costs, and structures for implementation should 

also be considered.

Scenario Opportunity Risk

Current Market
• Requires little proactive marketing or process 

management

• Produces early cash flows

• Locks in lower value land uses that require more city 

services

• Continues ‘bedroom community’ land use trajectory

• Not consistent with the City’s Comprehensive Plan, 

single family not contemplated in Planning Areas

Destination

Recreation

• Builds identity and fulfills goals from 

Comprehensive Plan

• Generates significant sales tax

• Destination oriented uses may have spillover 

impacts, unlocking additional commercial 

development or creating value premiums for 

adjacent properties

• Requires proactive marketing and management

• Risk of delayed development, not finding operator

• Interim Site Security

Land Bank

• Supports goals in the Comprehensive Plan 

related to Planning Areas

• Future market conditions may unlock valuable 

density, variety of uses

• Flexibility to be responsive to changing city 

needs

• Low up-front costs other than site maintenance 

and security

• Submits to uncertain future market conditions

• Delays cash flow

• Interim Site Security
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Conclusions

The three land use scenarios lay out three very different development paths, with different timelines, users, and 

fiscal impacts. The Current Market scenario is simple and may generate positive cash flows in the near term but 

does not align with the City’s vision, as described in the Comprehensive Plan. The Destination Recreation scenario 

has high-upside and high-risk. It aspires to use the sites unique characteristics to create a destination for Cedar 

Park, which may in turn have significant positive externalities; however, it produces little property tax revenue 

and relies on finding a successful, large-scale operator. The Land Bank scenario permits the City to continue to 

assess its options and track the success of other major developments in other Planning Areas with low risk and 

high upside, but delayed cash flow. It also provides the opportunity to support more employment uses or attract 

a large corporate campus to the site.
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Based on the findings of this study, there are several items that the City of Cedar Park can begin doing to move 

the redevelopment of Lime Creek Quarry forward. Most of these steps can be initiated regardless of the direction 

development ultimately takes, while others may be dependent on the preferred development scenario with which 

the City chooses to proceed.

The physical transformation of the active quarry to a site that is most suitable for redevelopment should begin 

as early as possible while the quarry is still actively being mined to reduce cost of reclamation and improve the 

suitability of the quarry for its intended post-mine use. This process should be a collaborative effort between the 

City and the mining operator. The mining operator’s lease expires in June of 2023, so time is of the essence to 

begin working with the mining operator to identify a mining plan and excavation options that mutually benefit 

both parties to the lease. The ultimate plan should allow the mining operator to profitably operate the quarry 

through the duration of the lease and leave a site that accommodates a range of future development options 

without an onerous amount of future expenditure on behalf of the City or future developers.

In light of this, the next step recommendations are organized into two main categories: the creation and 

execution of an End of Lease Mining Plan, and general Redevelopment Planning Next Steps.

5. Next Steps

End of Lease Mining Plan

Year One

The first step in this process should be to obtain a current topographic and aerial map of the quarry property, 

so the City has the baseline data necessary to create alternative mining scenarios to discuss with the mining 

operator. These discussions with the mining operator will require the parties to share information such as site 

access points, desired redevelopment grading and drainage criteria from the City, as well as the quantity, quality 

and production goals from the mining operator. Based on these factors, an exhibit should be created confirming 

locations, depths, drainage or slope patterns and rough quantities of material to be extracted by the mining 

operator through the end of the lease.

Year Two

With changing market conditions, the mining operator may alter their production rates which could affect the 

agreements made in step one. The City and the mining operator should plan to revisit the “End of Lease Mining 

Plan” any time the mining operator forecasts a significant change to their production needs. These “End of Lease 

Mining Plan” update meetings or discussions should occur at a minimum of once or twice a year even without any 

notice from the mining operator on a change in production forecast. This is an important step in the reclamation 

process to verify compliance with the direction established.
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Year Three

In the last year of the lease or the first part of 2023, there should be on-site verification regarding the final 

disposition of material stockpiles in addition to any changes required to the “End of Lease Mine Plan”. The 

mining operator will also need to demolish and remove all buildings, structures, and equipment on the property. 

Once the lease has expired, a new topographic and aerial map should be created to serve as a baseline for all 

redevelopment planning. 

Depending upon the development direction, the property may remain undeveloped in the near to mid-term. A 

site security and access plan should be undertaken to ensure public safety, limit liability, and consider any access 

to certain areas, if deemed safe, and appropriate.

• Obtain topographic and aerial map of quarry property

• Confirm all site access points and establish grading and drainage criteria needed for 

site development

• Determine mining production goals needed from the mining operator

• Create mining scenarios that meet needs of both parties

• Negotiate and agree to “End of Lease Mining Plan” 

• Monitor market conditions and establish regular communication with the mining operator on 

production needs

• Revisit the agreed “End of Lease Mining Plan” at regular intervals and whenever a change in 

production is forecast

• Monitor compliance with established plan

• Verify final quarry material stockpiles on site

• Demolition and removal of all buildings, structures, equipment on the property

• Obtain new topographic and aerial map of final site conditions after lease expiration

• Prepare Site Security/Access Plan for when the City assumes control of the property
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End of Lease Mining Plan Summary



58

Redevelopment Planning Next Steps

Aside from the steps that should be taken to plan for and execute a mutually beneficial exit of the mining 

operator, there is a set of items the City of Cedar Park can undertake to prepare for the redevelopment of the 

quarry. It is recommended the City undertake the following steps. These items are organized by functional 

category, not chronologically, and in some cases may be run simultaneously with each other or with the End of 

Lease Mining Plan

Additional Evaluation/Discovery

• Detailed Site Inventory / Remediation Study- 

Create a constraints map of the property including 

regulatory overlays, and environmental and 

physical factors influencing redevelopment/

reclamation.

• Stakeholder Engagement Process – At an 

appropriate time determined by the City, develop 

a stakeholder list and conduct interviews and 

engagement sessions to receive input. This 

process could be used to further understand 

community needs and desires, inform citizens 

of near and long term plans for the site, and 

perform outreach to raise awareness of the 

status of the site and potential opportunity in the 

development community.

Site Planning and Land Use

• Confirm Preferred Concept – As market conditions 

change or new opportunities and information 

is presented, the City may revisit the preferred 

concept and make necessary updates on an as-

needed basis.

• Prepare Conceptual Land Use Plan based on 

preferred scenario

• Zoning Update / Modifications – Based on the 

preferred concept identified and developer 

has been selected, the City should begin any 

necessary rezoning of the property to support 

future development. 

• Confirm Internal Streets Network Concept 

– Preliminary engineering studies should be 

undertaken to determine entry drives into the site 

as well as sub-grade connection and utility tunnel. 

This should consider all physical site constraints 

as well as technical criteria in the City’s roadway 

standards. Once engineering studies have 

confirmed entry road locations, necessary updates 

can be made to the internal street concept.
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Strategic Next Steps

• Evaluate Development/Transaction Structures – Determine best approach for preferred development 

scenario, including evaluation of any public funding/financing needs.

• Land Disposition Strategy - Determine anticipated development timeline and land disposition strategy, 

create appropriate marketing plan, market property for sale or lease.

• Budget Considerations - Prepare cost estimates for additional remediation and infrastructure investment, if 

appropriate. 

• Additional Site Investments - Undertake additional land restoration, site preparation and/or infrastructure 

investment if necessary.








