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Based on this comparison, Dripping Springs currently requires a higher retail parking ratio than 

any of the comparable communities surveyed and approximately 22% more parking than the 

regional average reflected in the provided table. These municipalities share many of the same 

characteristics as Dripping Springs, including similar retail development patterns, suburban 

growth trends, and customer travel behaviors. Given these similarities, we have not identified 

any traffic, safety, or market conditions that would warrant requiring a parking ratio 

meaningfully above the prevailing regional standard. 

 

The current parking requirement also exceeds the parking demand anticipated by many 

prospective tenants. Throughout the leasing and site planning process for the Headwaters 

commercial tract, we have reviewed tenant-specific parking demand criteria and found them to 

be consistently below the City's current standard. By way of example, one of our prospective 

home improvement retailers requires only 3.3 spaces per 1,000 square feet under its internal 

parking model, well below both the existing City requirement and the 4.0 per 1,000 ratio 

requested through this variance. Based on our experience with the anticipated tenant mix, we 

expect this trend to be representative of many future retail users at the project. 

 

When parking requirements exceed demonstrated demand, the result is not improved customer 

convenience or public safety. Instead, valuable land is devoted to underutilized pavement that 

generates little public benefit while increasing development costs and limiting opportunities for 

more productive uses. Excess parking also increases impervious cover, contributes to stormwater 

runoff, and can exacerbate heat island effects during the summer months. 

 

Reducing the parking ratio to align with regional standards would allow the project to achieve a 

more efficient and balanced site design. A lower parking requirement would support improved 

pedestrian connectivity and a more walkable retail environment while continuing to provide an 

adequate parking supply for customers and tenants. It would also allow a greater portion of the 

site to be devoted to retail buildings and other productive uses that generate property tax value, 

sales tax revenue, and economic activity for the City. These outcomes are consistent with the 

planning objectives established for Headwaters and the vision that has guided the project 

throughout the entitlement process. 

 

For these reasons, Marathon Equity respectfully requests approval of a variance reducing the 

required retail parking ratio for the Headwaters commercial tract from 5.0 spaces per 1,000 

square feet to 4.0 spaces per 1,000 square feet. We appreciate the Department's consideration of 

this request and would welcome the opportunity to provide additional tenant parking data or 

answer any questions regarding the proposed variance. 
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Should you have any questions, please contact Daniel Campbell at daniel@marathon-equity.com. 

 

Sincerely, 

Marathon Equity 

 

 

Daniel Campbell 

President 
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