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SOUTH CENTRAL WATERFRONT
V I S I O N F R A M E W O R K P L A N
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Alan Holt, AIA, Principal Planner 
City of Austin, Urban Design | PAZ

Design Commission – December 19, 2016

South Central Waterfront – 1872 

Image courtesy of Austin History Center 

SCW YESTERDAY: Sand Beach (1872 Survey)
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Image courtesy of Austin History Center 

SCW YESTERDAY: “New” 1910 Concrete Bridge
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Image courtesy of Austin History Center 

SCW YESTERDAY: Cattle and Spinach 
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Image courtesy of Austin History Center 

SCW YESTERDAY: 1930 Flood
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Industrial (flood area)

Commercial 
(above floods)

Image courtesy of Austin History Center 

SCW YESTERDAY: 1949 Zoning Map
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Image courtesy of Austin History Center 

SCW YESTERDAY: 1950’s
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SCW TODAY: Location, Location, Location
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E. Bouldin Creek

Blunn Creek

LONG 
CENTER

CITY 
HALL

TEXAS 
SCHOOL FOR 
THE DEAF

SCW TODAY: X marks the spot
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118 acres* equals
33 downtown blocks

* Gross total acreage of properties, right‐
of‐way, & easements.

SCW TODAY: Bone Structure
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81 % 
Impervious
Cover

SCW TODAY: Skin Condition

SCW TODAY: Meager Open Space & Public Realm

right-of-way

open space

8%
18%

Existing
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1 City of Austin 
property

SCW TODAY: A Patchwork of Parcels

32 private properties + 1 city‐owned @ One Texas Center
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SCW TODAY: Change is Happening

2016 2015 2014
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SCW TOMORROW: Bigger Changes are Coming
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SCW TOMORROW: Under Current Entitlements

Theoretical 
Baseline
5.1 M sf

Existing 
Total

3.2 M sf

Theoretical
BASELINE
buildout
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SCW TOMORROW: Financially Feasible Baseline

Current 
total

3.2 M sf

Feasible
Baseline
4.6 M sf

• No improved open space
• No improved connectivity
• No affordable housing
• Continued piecemeal development pattern

Current Baseline

Office 1.22 2.25

Retail 0.13 0.26

Hotel 0.60 0.60

Residential 1.30 2.02
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Square Feet Buildout
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Feasible
BASELINE
buildout

SCW TOMORROW: Under Current Entitlements

Existing

right-of-way

open space

18%
8%

23%

9%

Baseline
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SDAT: an alternative scenario

Imaging a better future: 2012 AIA | SDAT

19

Imaging a better future: 2013 UT | HUD Study

20

TEXAS URBAN 
FUTURES LAB

University of Texas
School of Architecture
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Imaging a better future: 2014 Interim Report
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Imaging a better future: 2015/16 EPA Study
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Engaging the Community: 6 Walkshops

23
23

Engaging the Community:  6 Public Lectures
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Engaging the Community: Charrettes
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Engaging the Community:  Vision Sessions
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Engaging the Community:  Open Houses

27
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Engaging the Community: 1600+ people
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All Together Now: 2016 SCW Vision Framework Plan

2014
Interim 
Report

2013 
UT/HUD

2012 
AIA/SDAT

2015/16 
EPA

30

SCW Framework Plan: Adopted June 2016



12/9/2016

16

Three requirements for successful transformation:

 A Financial Framework: district-wide value 
capture, strategic capital investments and 
bonus entitlements to fund public realm and 
affordable housing.

 A Proactive City Framework: public-private 
partnerships and leverage city assets in order to 
achieve community goals.

 A Physical Framework: green streets, 
pedestrian connections & open space for a 
great public realm.

31

SCW Framework Plan: The three legged stool

PHYSICAL FRAMEWORK: A network of streets, pedestrian 
connections and open spaces for a great public realm

32
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Existing Waterfront 
Open Space
New Waterfront 
Open Space

Existing Waterfront 
Open Space

1.   Expanded Waterfront Open Space1. Expanded Waterfront Open Space
2. Catalyst Open Space, Trails & Green Streets

1. Expanded Waterfront Open Space
2. Catalyst Open Space, Trails & Green Streets
3. Developer added Green Streets

1. Expanded Waterfront Open Space
2. Catalyst Open Space, Trails & Green Streets
3. Developer added Green Streets
4. Existing Roadway Improvements

1. Expanded Waterfront Open Space
2. Catalyst Open Space, Trails & Green Streets
3. Developer added Green Streets
4. Existing Roadway Improvements
5. Public Realm Framework for development

Public Realm First for Rational Development

33
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Key Placemaking Prospects: Catalyst Anchors

1

2

4

1.  Trail @ the Texas School for the Deaf

2. Barton Springs Plaza

3. Crockett Square

4.  Open Spaces @ Statesman site 34
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Rim Rock
Mid Block Crossing & 

Bouldin Creek Overlook

Public Multi-use Trail

Texas School of the Deaf 
Campus Disc Golf Course

Crosswalk & Trail
Connection

Stormwater Treatment
“Hazards”

Bouldin Creek 
Canopy Walk

Bridge

Bouldin Creek Overlook & 
Bus Stop with Crosswalk

Texas School 
for the Deaf
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Key Placemaking Prospects: Bouldin Creek Trail
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* Image below included in the adopted City of Austin SCW Plan
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Key Placemaking Prospects: Bouldin Creek Trail
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* Image below included in the draft Texas Facilities Commission TSD Master Plan
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Looking from Congress Avenue to the Texas School for the Deaf 
(Bouldin Creek @ right)

Key Placemaking Prospects: Bouldin Creek Trail
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4

1.  Trail @ the Texas School for the Deaf

2. Barton Springs Plaza

3. Crockett Square

4.  Open Spaces @ Statesman site 38
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Key Placemaking Prospects: Barton Springs Plaza
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39

Looking from Congress Avenue towards Barton Springs Road 
(@ location of existing “free right”)

Image from EPA Report 
& the SCW Plan

Key Placemaking Prospects: Barton Springs Plaza
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Image from Lake|Flato
Fall 2015
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Looking from Congress Avenue towards Barton Springs Road 
(@ location of existing “free right”)

Key Placemaking Prospects: Barton Springs Plaza
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Image from Lake|Flato
Fall 2015
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Looking from Congress Avenue towards downtown
(Barton Springs Road to left)

Key Placemaking Prospects: Barton Springs Plaza
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1

2

4

1.  Trail @ the Texas School for the Deaf

2. Barton Springs Plaza

3. Crockett Square

4.  Open Spaces @ Statesman site 42
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Key Placemaking Prospects: Crockett Square
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Key Placemaking Prospects: Crockett Square
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1

2

1.  Trail @ the Texas School for the Deaf

2. Barton Springs Plaza

3. Crockett Square

4.  Open Spaces @ Statesman site 44
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Key Placemaking Prospects: Statesman Open Spaces
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0’ 150’ 300’

Key Placemaking Prospects: Statesman Open Spaces
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Key Placemaking Prospects: Bat Theatre
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Key Placemaking Prospects: Great Lawn
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Key Placemaking Prospects: Pontoon Landing
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Existing

right-of-way

open space

18%

8%

23%

9%

26%

13%

SCW
Vision

Baseline
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Placemakers + Green Streets: The Public Realm
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BEFORE
AFTER

Asakura Robinson / 
Design Workshop / 
Walter P Moore

BAGBY STREET 
Houston, TX
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Placemakers + Green Streets: The Public Realm
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Circulation & Transportation: Street Classification
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Circulation & Transportation: Street Classification
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Trails

Protected Bikeways

Bike Lanes
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Circulation & Transportation: Layered Connectivity
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Circulation & Transportation: Transit
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Other District‐Scale Possibilities: Water Resources
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Other District‐Scale Possibilities: Water Management
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Other District‐Scale Possibilities: Integrated Systems
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Building Rainwater Reuse District Stormwater Reuse

Reclaimed Water District Cooling
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Other District‐Scale Possibilities: Water Resources
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District Charging (PEV)
District Solar
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Other District‐Scale Possibilities: Electric

Three requirements for successful transformation:

 A Financial Framework: district-wide value 
capture, strategic capital investments and 
bonus entitlements to fund public realm and 
affordable housing.

 A Proactive City Framework: public-private 
partnerships and leverage city assets in order to 
achieve community goals.

 A Physical Framework: green streets, 
pedestrian connections & open space for a 
great public realm.

60

SCW Framework Plan: The three legged stool



12/9/2016

31

Estimated Costs: Value of a quality of Public Realm

Open Space  = $20.8 Million

Existing Streets = $33.4 Million

New Streets  = $44.8 Million

Total Cost = $99 Million

61
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South Central Waterfront Vision 
Illustrative Plan

Making Density Work: Value Capture & Cost Sharing
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Transportation 
Infrastructure

Parks & Open 
Spaces

Affordable Housing

Privately Funded

Public Improvement District   

Transfer of Development Rights  

Philanthropy  

Publicly Funded

Tax Increment Financing   

CIP Funds  
Parking Fund  
Affordable Housing (tax 
abatements/credits, REIT)



Making Density Work: Financial Toolkit
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South Central Waterfront Vision 
Illustrative Plan

Testing:
Return on Investment
Potential cost sharing
Potential tax increment
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Making Density Work: Test Scenario for Development 
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Making Density Work: Testing Tax Increment
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33%

67%

Paying for Public Realm

PID / TIF On Site

Open Space  = $20.8 Million

Existing Streets = $33.4 Million

New Streets  = $44.8 Million

Total Cost = $99   Million
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Making Density Work: Financing the Public Realm
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SCW Goal: 20% of net new units as affordable

67

Leadership: Commitment to Affordable Housing
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SCW Initiative: Imagining the Future



12/9/2016

35

P
h
ys
ic
al

Fr
am

e
w
o
rk

Making Density Work: Onsite @ Triangle Site
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Circulation & Transportation: METRO’s TOD Priority
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Circulation & Transportation: METRO’s TOD Priority
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Making Density Work: Onsite @ Triangle Site
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Making Density Work: Onsite @ Triangle Site
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ROW dedication on 
Riverside Drive and 
Barton Springs Road for 
mobility and green 
infrastructure
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Making Density Work: Onsite @ Triangle Site
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ROW dedication on Riverside Drive and Barton Springs Road for mobility 
and green infrastructure
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Testing:
Return on Investment
Potential cost sharing
Potential tax increment

75

Making Density Work: Test Scenario @ Triangle Site
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Making Density Work: Test Scenario @ Triangle Site
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Up to $3.1 M in funding for onsite and
offsite Master Plan improvements & 

benefits
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77

South Central Waterfront Vision Plan

SCW Initiative: www.austintexas.gov/waterfront

77

South Central Waterfront Vision 
Illustrative Plan


