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425 W. Riverside — Planned Unit Development (PUD)

Submission for Development Assessment
e “The purpose of the 425 West Riverside PUD is to embody the spirit of
the South Central Waterfront Vision Framework Plan...”

e Update #3 received August 4t
e Staff review is underway

* Tentatively planning to present the PUD to the Environmental Commission,
October 4th, Upon receiving their recommendation/review staff will present
the proposed development to the South Central Waterfront Advisory Board
(October 16). It will then proceed to Planning Commission (November) and
City Council (December).

e (Question before SCWAB: For this location, what has the SCW Plan modeled,
and what does the SCW Plan require?



SCW Initiative: 425 W. Riverside
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Dollars & Sense: Funding Toolkit
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Making Density Work: The Financial Toolkit

Transportation Parks & Affordable Housing
Infrastructure | Open Spaces 20% all new units

Privately Funded

Public Improvement District v

Transfer of Development Rights

Philanthropy v v

Publicly Funded

Tax Increment Financing v v v
CIP Funds v v
Parking Fund v v
Affordable Housing (tax v
abatements/credits, REIT)

SCW Plan
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Making Density Work: Value Capture & Cost Sharing

Financial
Framework
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Making Density Work: Test Scenario for Development
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Testing:

v’ Return on Investment

v’ Potential cost sharing

.m/_Potential tax increment
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SCW Plan - Residential
99-103 ’ Existing Feasible Test

Scenario Baseline Scenario
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Attachment 3: Development Assumptions

Making Density Work: Test Scenario example

Residential Commercial
Residential - rental, 60’ Residential - rental 7+ story | Residential - condo [ 60" Office (Low) 185’ Office (Mid and High) Retail (Ground Floor)
(stick over podium) (Low) | (Mid-rise and High-rise) Operating Revenues and Expenses

Operating and Rent Per NSF NNN, annual $29 $32 (mid) $35

Rent/Sales Price Per $2.50 $2.85 (mid) $550 (avg for downtown)- $35 (high)

NSF $3.10 (high) $700 highest end projects OpEx Per NSF $12 $15 (mid) $35

(Source: Terry Mitchell) Terry $17 (high)
Mitchell's workforce project, NE Teasing Commission Teasing commission is AUstin is capped at 6% gross. 4% for
side of downtown: $475/SF

Parking Revenue Per | $750 (surface) $750 (surface) $750 (surface) tenant rep and 2% for landlord.

Space $1,500 (podium) $1.500 (podium) $1.500 (podium) Real Growth Rate 3.0% 3.0% 3.0%
$1,500 (underground) $1,500 (underground) $1,500 (underground) Parking Revenue Per Space Same as res Same as res Same as res
$1.500 (wrap) $1.500 (wrap) $1.500 (wrap) Development Cost

Operating Cost Per SF | $5 $5 (mid) - $6 (high) 30 Average Height Per Floor 12.5° 12.5' 18

OpEx Per NOF 36% 36% (mid) - 40% (high) 31% Hard Cost Per GSF. $125 $140 (mid) - $160 (high) $130

Inflation Factor 3% 3% 3% Soft Cost Per GSF as % of Hard 20% 20% 20%

Cost Assume wood frame Assume steel and concrete Assume steel and concrete Costs

Average height/floor 105 105 Gk Parking Cost Per Space Same as res Same as res Same as res

Square feet per Unit 850 (low) 850 (mid and high) 1,250 Landscaping Cost 30 $0 30

Unit Mix Studic: 40% Studio: 40% Contingency Costs (% of Total) 5% 5% 5%

;'Szgf %: ;ﬁ 2% Developer Fees (% of Total) ;% g% 5%
— i Tenan rov Allowan

Gross to NetSF Ratio | 75% 80% (mid) / 85% (high) 85% Rit:" ::z‘:t?u:trig:né os:t:‘?s: = sigo sigo :i'go

Hard Cost Per GSF $120 $190 (mid) / $225 .

(/o parking) $220 (high) Market Assumptions ___ _ ___

SoR Coatsas s S0% 20% (mid) 5% Vacancy Total building: 8% Total building 8% Total building: 5%

percent of total costs 17% (high) Cap Rate 6.5% 6.5% 9%

Parking Requirements | 1 parking space for the first bedroom and 0.5 space for each 1 parking space for the first
additional bedroom. 1 parking space for an efficiency dwelling bedroom ad 0.5 space for each
unit (Source: Austin zoning code 25-2-1556) additional bedroom. 1 parking

space for an efficiency dwelling .
Several rental projects that decouple parking and charge $175- | unit (Source: Austin zoning Othel’ Assumptlons
$200 extra per space per month code
252-1556) Exhibit 17. Debt Service Assumptions

Parking Cost Per $5.000 (surface) $5.000 (surface) $5,000 (surface) InterestRate %

Space $25,000 (podium) $25,000 (podium) $25,000 (podium) Toan o Value Ratic 07
$40.000 (underground) $40,000 (underground) $40,000 (underground) Toan Amortization (Years) 3'0
$15,000 (wrap) $15,000 (wrap) $15,000 (wrap) Infiation Rate 3%

Retail Construction $130 $130 $130

Costs Per Square Foot

Retail Tl Allowance $40 $40 $40

Contingency Costs (% 5% 5% 5%

of Total)

Developer Fees (% of 5% 5% 5%

Total)

Market

Vacancy Total building. 2% Total building. 4% N/A

Cap rates 5.5% 5.5% N/A

Percent of Condo N/A N/A 85%, 100% sold after 6 months

Units Sold at Closing
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Making Density Work: Test Scenario example

425 W. Riverside

Attachment 4: Test Scena

Acres

rio Results

for 195’ height modeled

6.08 2.3c 0.73 1.4¢
PUD? ¥ Y
Entitlement Assumptions
FAR i 5 : 5.3 3.0 8.5 8.4 7.0 7.0 4.5
Height (Stories) 13 l3< 14 9 Sto B 15 15 to 18 17 to 26 24 Tto21 7to21 8
Use Mix ——
Office SF 360,000 250,000 270,525 e} 10,000 347,600 371,000 812,900 0 0 o} 0
Hotel SF ] 0 0 0 0 ] 0 o 254,500 o 0 o]
Retail SF 20,000 16,000 21,045 9,000 7,000 10,000 32,000 38,000 12,000 25,00¢ 25,000 12,000
Residential SE ] 0 13,800 162,000 166,975 0 387,000 ] 3] 430,75¢ 430,750 102,000
Total SF 380,000 260,000 305,370 161,000 172,975 357,600 790,000 850,900 266,500 455,75( 455,750 114,000
Residential Units
Market Residential Units o 0 9 152 0 o 344 o [ T
Affordable Residential Units 0 0 0 52 150 o] 88 0 0 0 0 40
Total Units 8] 0 <] 204 180 o] 430 8] 8] 430 430 142
Affordable Housing Subsidy ~ $ o = = $ 5460000 $ 4,050,000 $ 2 $ 4300000 $ = $ = Z $ - $ 1,400,000 $
Per Unit Subsidy $ = = 5 $ 105,000 $ 27,000 $ = $ 50,000 $ = $ = = $ - $ 35,000 %
Parking
Surface 3] 0 0 s} e} 0 0 3] s} 0 0 o]
Structure 170 520 772 202 128 476 824 918 340 287 287 140
Underground 0 0 26 0 0 238 412 459 170 143 143 0
Total Spaces 170 520 868 222 128 714 1,236 1378 510 430 430 140
Development Cost
Building Cost $109 M 86 M 108 M $55 M $31 M $123 M 258 M $281 M $108 M $143 M $143 M $30M
Parcel Infastructure Cost $0.0M $0.0M A $0.0 M $26 M $13M $4.8M $17M $0.5M $3.3M $29M $0.9 M
DistrictMaster Planning Fee $3.8 M $2.6M < $1TM $36M $7.9M $B.5M $2.7M $48M $486M $11M
Financial Results
Return on Cost 8.1% 8.1% 7.0% 8.1% 7.6% 8.1% #N/A 7.0% 7.0% 7.0%
Building Value $141 M $109 M $39 M $155 M $327T M $354 M $145 M $177 M $ATTM $39 M
Total Land Value $32 M $16 M $0M $18M $33M $50 M $13M $8 M $8M $3M
Total Value
(Land + Building) $173 M $125 M $39 M $173 M $381 M $404 M $158 M $185 M $185 M $43 M
Resldual Land
Value / SF $200 $220 50 3260 34135 3500 $400 3125 $125 $125
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$3.1 M community benefit contribution calculated




Circulation & Transportation: Transit

Physical
Framework
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Physical

Framework

A& METRO | TOD PRIORITY TOOL

Auditorium Shores Station

Circulation & Transportation: METRO’s TOD Priority

Auditsr um Snar a1 soutn of Laty Bird Lake, connes

dowritawm oy First Streat Bridges If servas a ciuster of

and recrestional destnatiors, including Auditorum Shores Pack, the Long Canter for
Parforming Arts, and the Falmar Events Centar, Two hatels anc a nigh-rise residentia
devalopment have ceer bullt narth of tha station. To the east, witkin walking distante,
are key empleyment ceniters he City of Susting Austin Amarican-Slatesman and the
Texas Depariment of Transporfatkon, To the south s Ihe Texas Schogl for the Deaf The
City of Austin's 2014 *Sputh Shore Central Mastar Plan” which covers the
the First Street Bridge, seeks lo anhance the water fron pedestrian 3
and encolrage sirategic devoloomen: One such
immediately south of the s1ation. “Imagine Austin® refers 1o 10ls area a5 an activity oo
noda.

Station Features...

= Digital rezl-time information display

» Shelter/BenchiDestination Map/Lighting
= Fregbike racks (2)

System Connections.

= MelroExpress: 35, 985, 587

s Local bus. 1 71 LG 142 483 484,
= Duher lastmile; B-Sycle Stations. CardGe area

Access to.

1. AucHorium Shoras
2 Lang
3 Palmier Events Centar

anter tor tha Pertorming Arts

4 Tha Catherine Apariments
5. Hyatt Regency Hobe

&. One Texas Ceriler

Missing Elements...
® [Derise, compacl mived-usa davelopment

Funlic realm improvame

inciuding shade, pedestrian-scala lighting, strest turniture
and sidawalk improvemants

= Safe design. including high visibilily at crossings for events

Pedestrizr and bicyele improved carnsetions 2nd crassirgs

Wavfinding

Ridership/Service

Weahday Ridershi | 2015}

129 0n/ 1250it

Saturoay Ridesship lAorh 20 EDon g 104 off
Sunday Ridership [April 201 5) 81 gnd T7 ol
Target Waskday Ridership 250 or

Level of Sarvice

[T SweSuter Soete N8}
W SwnSson Snete (58]
B s R 801

© 1o

i off-pea

Demaographics

Population (2010) 280
Papulatio 40y 4,030
Population Density (2010) 400 pol T s milz

Emplayment (2001
Employment (2040

1a.a1

Maps+ Pholosw

Employment Dansity (2010} 14,600 emp { sq.mils
Housenalds (2010} 1.237
Housenslds (2040 4,550
Medizn HH Size (2010) &

Housing Units i2010]

AMtardzhle Haus

Median HH tncame (2011

$52.510
Fera Car HH (2014} i
Millerial Poputation Age 25-24 (2010} 1218
Senler Populaton dge 65+ (2010] 180

Auditorium Shores | MetroRapid 801

Segrent Central
FACTS Sarvice flnﬂn 04
Target Weekday Ridership 0
Profile Date 0%
PLACE
ooy . central Core
READINESS
S ORE Ready
tnlrnclif'rll‘s"“ Medivm
READINESS =y streag Medium
METRICS Land Avzilability  Hedium
Goverament Support High
Safety and security (Re)development opportunities :

CATALYST
PROJECTS

CATALYST
PROJECTS

= Wario

= Additinral lghting neaded in
parking lots, along sidowalks
and 2bstations

tinding to nearby attractions

nspartation roules

sswalk enfiancemen), pe-

& Hgditing

Streetszape improvements

= Eleycle/pegestnan improva-
MAaNTS 10 300255 1St Sirest
Eringa

® hden s dewalks, improvi

crosswalks

Widsr bike lanes on Barton
Sprirgs Foad and fratic flow
rmanagemant

Address dangerous blind right
urn from Barton Springs Road
@asibound onla Riverside Orive

aasippung
Elkie tanes on Riverside Orive

= Redavelopment of adjacent

triangle parce#l

Austin American-Statesman

potential redevelopmient

= City of Austin scuthside redevel-
cpmient project

Station amenities
* Shade
= Pegesirian-scale lighting

Other amenitizs
= Waylinding 1o nofe areas witin
3 “10 minute waik”

Public/Placemakingidrt Dpportunity

= |imited placemaking opporiy-
nity

Functonal arl, .9, bookend to
zat seulprure at Sauth Cangress
L

= Sale design

21 reconst:

1on and Uity proe|acts

# Variaus park, promanads and iral projects
= Vartous AusiinLakes aquatic plant corirol and restaration projects
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Circulation & Transportation: METRO’s TOD Priority

Auditorium Shores | MetroRapid 801

Segment

Service Open

Target Weekday Ridership
Profile Date

TYPOLOGY

READINESS
SCORE

i Connectivity
READINESS | pariet strength
METRICS '

Land Availability

Government Support

Safety and security

= Additional lighting needed In
parking lots, along sidewalks,
and at stations

= Wayfinding to nearby attractions
and transportation routes

¢ » Cross

alk enhancement. pe-
destrian scale lighting
: Streetscape improvements

= Bicycle/pedestrian improve

ments to access 1st Street

CATM.YST = ‘Widen sidewalks, improve
PROJECTS : . osswalks

Widen bike la

s on Barton

Springs Road and traffic flow

managemaeant

Address dangerous blind right

turn from n Springs Road
eastbound onto Riverside Drive

eastbound

Bike lanes on Riverside Drive

CATALYST
PROJECTS

: = Varjous park, promenade and trail proje

Central
2014
250
2016

Medium
Medium
Medium
High

{Reldevelopment opportunities
= Redevelopment of adjacent

triangle parcal
s AusHr AMETTCaN-S alesmian

potential redevelopment

City of Austin southside redevel
opment project

Station amenities
» Shade

» Pedestrian-scale lighting

Other amenities
= Wayfinding to note areas within

a "1 minute walk®

Public/Placemaking/Art Dpportunity

= Limited placemaking opportu-
nity

* Functional art, 2.0., bookend to
bat sculpture at South Congress
Ave

= Safe design

street reconstruction and utility progjects

Various Auslin Lakes aguatic plant control and restoration projects



Circulation & Transportation: SCW Plan @ Triangle

\\\\ Riverside Drive ' ROW dedication for
f:n = Z Riverside Drive and

Barton Springs Road
5 “—  for mobility & TOD

Fa) : ' improvements, and
green infrastructure
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Circulation & Transportation: SCW Plan @ Triangle

Physical
Framework

Section C - Barton Springs Road (2) D - West Riverside Drive (1)

ROW dedication on Riverside Drive and Barton Springs Road for mobility and TOD
improvements, and integration of green infrastructure
13
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SUBJECT TRACT
1,3954 ACRES
60,783 SF
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SUBMITTAL DATE: 12/30/2016
UPDATED: 08/04/2017

425 WEST RIVERSIDE DRIVE
AUSTIN, TRAVIS COUNTY, TEXAS
EXHIBIT C - LAND USE PLAN

EXHIBIT C

CB14-2017-0001




ot et t1g SNOID35-5S0M0 132UIS -3 IBIHG W
=
.@\SU SWiEL ‘ALNNOD SIAVEL ‘NLSTY | T
JATYQ JAISYIATY LSIM S2b | 15

3 a%w T
2 2
= X
~L QAN

iy b
: o s i
i 3 L e " .um.,...w
v n,_m L S
Y| %
g
i

.................




DRA

STREAM

Open Space 'A’
1,170 SF

Transit Plaza
° \ * M All the same elevation
e Mix of vegetation and hardscape
) Active Retall Frontage
' Adjacent to BRT and B-cycle stations
al . Possible Public Art

NN

LAY
o \.\ -
"

Open Space 'B'
1,255 5F
Buflered Bike Lane On-sile

DT

Open Space Exhibit

Site is 60,783 gross SF
Open Spaces AB,C = 7,385 SF total

Open Space as Shown: 12%
Open Space Minimum PUD: 12%

By )
Open Space 'C'
4,960 SF continuous ouiside required
sidewalk zone
Mix of hardscape and feature raingardens
' Possible Public Art

“Wy  Active Retail or Cafe Frontage
. 1 Same elevalion except for covered patio

425 WEST RIVERSIDE

For Informational Purposes Only




QUESTIONS FOR CONSIDERATION:

1. How is the submission meeting the SCW Plan and what is the
differential value to what’s provided, beyond commercial design
standards?

1. Streetscape and Mobility
2. Open Space
3. Landscape

2. After valuing the SCW Plan contributions above, what balance is left to
the calculated community benefit value requirement?’
1. Without the called-for SCW Public Improvement District
(PID), what mechanism holds these funds?
2. Or, what other SCW Plan Public Realm improvement
might get paid for/built as the contribution?
1. What would be the priority project?
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