
ZONING CHANGE REVIEW SHEET 
 
CASES:  C14-2018-0026 - E Riverside DR and S Pleasant Valley Rd Tract 4 
     C14-2018-0027 - E Riverside DR and S Pleasant Valley Rd Tracts 3 & 5 
     C14-2018-0028 - E. Riverside Dr and 1109 S. Pleasant Valley Road Tracts 1 and 2 
     C14-97-0010(RCT) - E. Riverside Dr. and S. Pleasant Valley Rd. Tract 4 
     C14-72-204(RCA4) - E. Riverside Dr and S. Pleasant Valley Rd. Tracts 1-5  
 
DISTRICT: 3 
   
ZONING REQUESTS FROM: East Riverside Corridor (ERC) district - Neighborhood Mixed 
Use (NMU) and Urban Residential (UR) subdistricts   
 
TO: East Riverside Corridor (ERC) district – Corridor Mixed Use (CMU) subdistrict 
 
ADDRESSES: 1600 Wickersham Lane, 1515 Wickersham Lane, 4700 E Riverside Drive, 4600 
Elmont Drive, 1109 S Pleasant Valley Road 
 
SITE AREA: 97.6 Acres 
 
OWNERS: NRE Town Lake Property Owner LLC, Ballpark Austin LLC, BP Riverside West 
LLC, NRE Zone, NRE Edge 
 
APPLICANT: Armburst & Brown, PLLC (Michael Whellan) 
 
CASE MANAGER: Jerry Rusthoven, 512-974-3207 jerry.rusthoven@austintexas.gov  
 
STAFF RECOMMENDATION: 

For the geographic area of the zoning requests within one half mile of the intersection of 
Riverside and Pleasant Valley, as delineated by the private drive north of 1401 S Pleasant Valley 
Road (Dollar General Store), and south of 1109 S Pleasant Valley Road (the Town Lake 
apartments), Staff recommends:  
• Amendment 1 – (ERC Plan, Figure 1-2, Subdistrict Map) – Change the ERC subdistricts 
of the properties from Neighborhood Mixed Use (NMU) and Urban Residential (UR) subdistricts 
to Corridor Mixed Use (CMU)  
• Amendment 2 – (ERC Plan, Figure 1-6, Hub Map) Include designated area in the Hub 
boundary 
• Amendment 3 – (ERC Plan, Figure 1-8, Bonus Height Map) Make designated area 
eligible for up to 160 feet of height, with development bonus 
• Amendment 4 – (ERC Plan, Figure 1-4, Active Edge Map) – Extend active edges north 
on Pleasant Valley to Elmont, and on Riverside from Wickersham to Crossing Place  
• Amendment 5 – (ERC Plan, Figure 1-7, Base Height Map) Amend to reflect changes to 
Figure 1-2 above, described in Amendment 1 
• For the area of the rezoning requests beyond one half-mile from the intersection of 
Riverside and Pleasant Valley, Staff does not support zoning changes or changes to the ERC 
regulating plan. 
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• Staff supports amending restrictive covenant C14-72-204(RCA4), to remove the subject 
properties from the restrictive covenant, which limits the number of dwelling units. Staff 
supports termination of restrictive covenant C14-97-0010(RCT), which requires one parking 
space per bedroom, and a six-foot fence around the property.  
• Staff recommends that the rezoning requests described in this report be subject to the 
conditions outlined the attached traffic impact analysis (TIA) memorandum. Please see Exhibit 
L- TIA Memorandum. 
Copies of the Figures listed above are attached with this report. Please see Exhibits C through H 
– Subdistrict Map, Active Edges Map, Collector Street Map, Hub Map, Base Height Map, 
Bonus Height Map. 
 
For a summary of the basis of Staff’s recommendation, see page 10. 
  
PLANNING COMMISSION ACTION / RECOMMENDATION: 

June 11, 2019: 
 
CITY COUNCIL ACTION: 

August 8, 2019: 
 
ORDINANCE NUMBER(S):  
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ISSUES: 

The rezoning requests outlined in this Staff Report propose to rezone the subject tracts and 
amend to the East Riverside Corridor (ERC) Regulating Plan. When the ERC plan was adopted 
in 2013, the adopting ordinance established that any changes to Figure 1-2 (subdistrict 
designation) would then be reflected in Figures 1-7 (base height) and 1-8 (bonus height). These 
changes are subject to rezoning procedures, including notification and public hearings at 
Planning Commission and City Council. 

Per scheduling requirements set out in City Code § 25-2-282 (E), the public hearings of these 
rezoning cases must be heard at the June 11, 2019 Planning Commission meeting. 

City Code does not allow a rezoning request to cross public right-of-way (ROW), so the related 
rezoning requests have been filed under three separate applications. The associated restrictive 
covenant termination (RCT) and restrictive covenant amendment (RCA) requests also apply to 
several of the properties. The Staff Report for all five cases are combined into one, with 
distinctions made where appropriate. Please see Exhibits A and B- Tract and Application Map, 
Aerial Exhibit. 
 

Case Number Type Case Name Address(es) 
C14-2018-0026 Rezoning 

 
E Riverside DR and S 
Pleasant Valley Rd 
Tract 4 

1600 Wickersham Lane 

C14-2018-0027 Rezoning 
 

E. Riverside Dr and S. 
Pleasant Valley Rd. 
Tracts 3 & 5 

4700 E Riverside Drive; 
1515 Wickersham Lane 

C14-2018-0028 Rezoning 
 

E. Riverside Dr and 
1109 S. Pleasant Valley 
Road Tracts 1 and 2 

1109 S Pleasant Valley 
Road; 4600 Elmont 
Drive 

C14-97-
0010(RCT) 

Restrictive 
Covenant 
Termination 

E. Riverside Dr. and S. 
Pleasant Valley Rd. 
Tract 4 

160 Wickersham Lane 

C14-72-
204(RCA4) 

Restrictive 
Covenant 
Amendment 

E. Riverside Dr and S. 
Pleasant Valley Rd. 
Tracts 1-5 

Includes all addresses 
above 

 
APPLICANT REQUEST: 

The Applicant proposes redeveloping these properties as a cohesive mixed use development or 
activity center that would be built on a new street grid (See Exhibit I). The proposal as outlined 
in a letter provided by the Applicant includes the following elements: 

• Approximately 4,709 multifamily units 
• Approximately 600 hotel rooms 
• Approximately 4,000,000 square feet of office 
• Approximately 60,000 square feet of medical / dental office space 
• Approximately 435,000 square feet of ground floor commercial space 

In order to implement their proposal, the Applicant proposes the following changes to the current 
zoning on the properties: 
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• Change the ERC subdistricts of the properties from Neighborhood Mixed Use (NMU) 
and Urban Residential (UR) subdistricts to Corridor Mixed Use (CMU)  
• Include the entire property in a Hub (a portion of the property that fronts on Riverside 
Drive is already within the Hub– (See Exhibit F) to allow participation in the density 
bonus/community benefits program 
• Allow a maximum of 160 feet in height through the density bonus program (a portion of 
the property that fronts on Riverside Drive is currently eligible for bonus height up to 65 ft) 
• Terminate restrictive covenant C14-97-0010, which requires one parking space per 
bedroom, and a 6 foot fence around the property 
• Amend the restrictive covenant C14-72-204, which limits dwelling units and density; to 
remove the subject properties  

Additional requirements to any rezoning or site plan in the ERC area:  Figure 1-5 in the ERC 
shows existing streets and required new collector streets (See Exhibit E). Relevant to this 
application are the extension of Lakeshore Boulevard east of Pleasant Valley, the extension of 
Elmont east of Wickersham to Crossing Place, and the extension of Wickersham north of Elmont 
to connect with the extension of Lakeshore Boulevard. The ERC also establishes minimum block 
lengths and perimeters for any new development. In consideration of this requirement the 
Applicant proposes a revised street grid and has submitted a preliminary plan subdivision for the 
same area. Per City Code, the preliminary plan may not be approved prior to the approval of the 
zoning case. Please see Exhibit J- Applicant Letter. 
 
EXISTING CONDITIONS: 

There are currently five apartment complexes located on the subject properties:  The Ballpark 
North, Town Lake, and the Quad East, West, and South. These complexes include a total of 
1,308 rental units which includes one, two, three, and four-bedroom units. A unit breakdown is 
shown in the table below.  Altogether, there are a total of 3,702 bedrooms across the five existing 
developments. 

The existing apartments were constructed between 1995 and 2003.  For 2019, the median rent in 
the City of Austin is $1,170/month for a one-bedroom unit. The monthly rent for a one-bedroom 
unit at the existing complexes vary but are generally below the Citywide median. The units are 
not currently regulated in terms of rent; consequently, rents can rise at any time. The only avenue 
to ensure that the existing units remain affordable over the long term would be to purchase 
and/or subsidize the preservation of the units (at a likely cost of over $150 million). These 
properties are subject to the City's Tenant Relocation Ordinance, which requires advance 
notification of demolition to residents, but does not require the payment of relocation expenses. 
Funds may be available from the City’s Tenant Relocation Assistance Program for tenant 
displacement.  

Table 1: Existing Apartments Units 
 1 bed 2 bed  3 bed 4 bed Units Beds 
Town Lake 36 36 36 108 216 648 
Ballpark North 78 24 78 102 282 768 
Quad West 24 144 0 120 288 792 
Quad East 30 60 60 120 270 810 
Quad South 48 72 36 96 252 684 

Totals     1,308 3,702 

4 of 110Item C-01



C14-2018-0026, C14-2018-0027, C14-2018-0028, C14-97-0010(RCT), C14-72-204(RCA4)    5 
 

 
If the properties are rezoned and the ERC density bonus program is utilized the properties could 
potentially result in the creation of 200 – 334 income-restricted affordable units [based on the 
Staff recommendation in addition to fees in in-lieu for affordable housing that would calculated 
at the time of site plan]. However, the creation of these affordable units or in-lieu fees is 
dependent on the final proposed development, not the zoning entitlements granted. 

The Applicant request proposes that the existing apartments be demolished and replaced with the 
new development to include buildings, roads, and infrastructure. The Applicant has stated that 
construction would begin in approximately 2023, and the full buildout could take as many as 20 
years, to 2043. 
 
SURROUNDING CONDITIONS: 
The subject properties comprise approximately 97 acres in the ERC Regulating Plan area. The 
properties are located north of E Riverside Drive, east of South Pleasant Valley Road, south of 
Roy G. Guerrero Park, and West of Crossing Place. The properties have ERC district zoning. 
The area is within two different subdistricts – Neighborhood Mixed Use (NMU) for the area 
fronting on Riverside, and for the area south of Elmont Drive and west of Wickersham; and 
Urban Residential (UR) for the remainder. 

Lakeshore Boulevard currently tees into Pleasant Valley Road – to the east of that intersection is 
the southwest corner of Roy G. Guerrero Park, which is zoned (P) Public. The Country Club 
Creek Trail ends at Pleasant Valley Road approximately 30 feet north of the subject property. 
Also to the north in this section of the park is part of a disc golf course. Further north are the 
Krieg baseball fields and Lady Bird Lake. The eastern edge of the 97 acres includes another 
section of the Country Club Creek Trail, and West Country Club Creek. Currently, this area is 
privately owned and is treated as part of the zoning case. However, this section is in the 100-year 
flood plain and Critical Water Quality Zone (CWQZ), and therefore no structures will be 
permitted in this area. Further east are tracts zoned MF-3-NP, and MF-2-NP, the site of two- and 
three-story multifamily complexes which take access to Crossing Place and Faro Drive. On the 
south side of Riverside, southeast of the subject properties are tracts zoned ERC-UR, the site of a 
two-story multifamily complex. Directly south of the subject property are tracts zoned ERC-
NMU with a service station and food mart at the corner, and a three to four story multifamily 
complex in the rear. Fronting on Riverside, west of Wickersham and extending west to Pleasant 
Valley is a strip that is zoned ERC-CMU, which is the site of two and three-story multifamily 
apartments. At the northeast corner of Pleasant Valley and Riverside is a gas station.A pharmacy 
is at the southeast corner of Pleasant Valley and Riverside. On the west side of Pleasant Valley 
Drive and south of Elmont Drive are tracts zoned ERC-CMU. At the intersection of Riverside is 
an HEB grocery. North of the HEB is a lot that is currently vacant and appears to be used as a 
storage and staging area for construction. North of that is a five-story multifamily complex. West 
of Pleasant Valley and north of Elmont Drive is a tract zoned ERC-NMU, the site of a gas station 
and food mart at the corner, and two two-story multifamily complexes. North of these, and 
extending up to South Lakeshore Boulevard, is a tract zoned Public (P) that is the current site of 
the Parks and Recreation Department’s Central Maintenance Complex. North of Lakeshore 
Boulevard is park land, including a hike and bike trail, and further north is Lady Bird Lake. 
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APPLICABLE ADOPTED PLANS: 

East Riverside Corridor Master Plan 
The ERC Master Plan sets forth a vision for development along East Riverside Drive that will 
support mass transit and walkable development. The ERC Master Plan also establishes design 
guidelines that exceed basic Code standards for streetscapes, building articulation, active outdoor 
space and other elements that create a walkable and vital community. The plan supports the 
development of dense development and affordable housing through density bonuses which are 
available in the CMU areas at Activity Hubs. The properties addressed in this report are currently 
designated as the NMU and UR subdistrict on the on the future land use district map. The area is 
adjacent to the CMU subdistrict and just outside of a designated activity Hub area. A description 
of these subdistricts is provided below, as well as a table that compares some of the differing 
regulations among the subdistricts.  

Urban Residential – UR is a residential subdistrict that allows for a range of housing types, 
including townhouses, rowhouses, condos, or multifamily dwellings. This subdistrict does not 
promote mixed use development; uses such as retail or office are not permitted but civic uses are. 
The majority of the proposed rezoning area is currently in the UR subdistrict. Development 
bonuses are not available in this subdistrict. 

Neighborhood Mixed Use – The NMU subdistrict is intended to provide a transition between 
high-density activity hubs and lower density residential uses. The NMU subdistrict was 
envisioned to occupy the areas at edge and outside of a CMU district and allows opportunities 
for residential and smaller-scale commercial uses. The NMU area is intended to be denser than 
the predominantly single family residential districts and less dense than in the CMU district. 
Proposed uses include small commercial developments that would serve the local community, 
such as coffee shops.  Recommended residential development includes townhouses, condos, or 
multifamily dwellings limited to 50 feet in height and a maximum density of 45 dwelling units 
per acre. 

Corridor Mixed Use – This subdistrict is intended to be centered around primary transit stops 
along East Riverside Drive and generally coincides with the central core of the Hubs. It is the 
highest density district designation within the Corridor and ideally will contain buildings with 
multiple uses. Mixed use development is vital in this district. There is the potential for height and 
density bonuses within the hubs with the provision of community benefits.  

Dense development in the ERC is intended to occur in development hubs where residential, 
commercial and mixed use developments will be in close proximity. The maximum density 
recommended by the plan is 55 dwelling units per acre. Additionally, it is envisioned by the plan 
that residents of these areas will be able to walk to a variety of nearby services. The site of the 
proposed zoning change is located about a half mile or less from the transit Hub on East 
Riverside that were planned for either rail or bus rapid transit. Any development in this area will 
have to provide pedestrian infrastructure to support greater walkability and access to transit. 
The ERC Master Plan identifies a significant need for more housing along the corridor, 
particularly more affordable housing. CMU areas allow additional entitlements provided that the 
developer builds or pays for affordable housing in the corridor area. 
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Table 2: Comparison of ERC Subdistricts 
Permitted Land Uses in ERC Subdistricts 

  UR NMU CMU 
Residential, attached Permitted Permitted Permitted 
Residential, detached Not Permitted Not Permitted Not Permitted 
Smaller-scale Retail (less 
than 50,000 sq ft) 

Not Permitted Permitted Permitted 

General Retail Not Permitted Not Permitted Permitted 
Office Not Permitted Permitted Permitted 
Warehousing & Light 
Manufacturing 

Not Permitted Not Permitted Not Permitted 

Education/Religion Permitted Permitted Permitted 
Hospitality (hotels/motels) Not Permitted Permitted Permitted 
Civic Uses (public) Permitted Permitted Permitted 

Development Standards in ERC Subdistricts 
 UR NMU CMU 
Maximum Building Height * 40 ft 50 feet 60 feet 
Maximum FAR* 0.75 to 1 1 to 1 2 to 1 
Desired Minimum FAR 60% 60% 60% 
Impervious Cover 65% 80% 90% 

* Maximum FAR waived and maximum height increased with development bonus. 

Imagine Austin 
Imagine Austin addresses density, walkability, mobility, and transit on a Citywide scale. The 
plan has established goals and guidelines applicable to the ERC area.  One of the primary themes 
of the IACP is to support the growth of Austin as a compact, connected city. Major challenges 
identified by the plan, and relevant to this case, include how to plan for additional population 
growth that is anticipated, how to increase housing supply near employment centers, and how to 
improve access to transit.  

The Imagine Austin Growth Concept Map (IACP) identifies East Riverside Drive and South 
Pleasant Valley Road as suitable for High Capacity Transit. These corridors identify locations for 
rail or bus rapid transit that may provide transportation options and impact where businesses and 
people choose to locate. The map also identifies the East Riverside District as being within a 
Town Center. Town Centers are envisioned by the plan to be areas where people live and work 
as well as being important hubs in the transit network. Please see Exhibit K- Growth Concept 
Map. 
The following Imagine Austin Comprehensive Plan policies are applicable to this case: 
• LUT P3. Promote development in compact centers, communities, or along corridors that 
are connected by roads and transit, are designed to encourage walking and bicycling, and reduce 
healthcare, housing and transportation costs. 
• LUT P7. Encourage infill and redevelopment opportunities that place residential, work, 
and retail land uses in proximity to each other to maximize walking, bicycling, and transit 
opportunities. 
• LUT P32. Assure that new development is walkable and bikable and preserves the 
positive characteristics of existing pedestrian friendly environments. 
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• HN P4. Connect housing to jobs, child care, schools, retail, and other amenities and 
services needed on a daily basis, by strategies such as:  
• Directing housing and employment growth to sites appropriate for Transit Oriented 
Development. 
• Coordinating and planning for housing near public transportation networks and 
employment centers to reduce household transportation costs and vehicle miles traveled. 
• HN P7. Reuse former brownfields, grayfields and vacant building sites to reduce negative 
impacts of vacancy and provide new mixed use and/or housing options. 
The Imagine Austin policies referenced above and the Growth Concept Map support growth 
along High Capacity Transit Corridors.  
 
PUBLIC INPUT 

One of the conditions for rezoning in the ERC area is that a public meeting in the community is 
required, in addition to the public hearings at Planning Commission and City Council. Per 
Ordinance 20151015-086 a public meeting for this case was held on March 27, 2019 at the 
George Washington Carver Museum. Notification procedures were followed, and property 
owners, residents, and registered organizations within 500 feet of the property were notified of 
the meeting.  

Planning and Zoning (PAZ) Staff delivered a presentation that covered information about the 
zoning process, the proposed rezoning, and the applicant’s proposal. Staff also offered options 
for attendees to ask questions or provide input on the case. Staff from several other departments 
were in attendance and available for questions. Please see Exhibits O and P- Comment Cards, 
Correspondence. 
 
TRANSPORTATION: 

The alignment for the proposed segment of Lakeshore Boulevard, east of Pleasant Valley has 
been reviewed by the Austin Transportation Department. ATD indicated a preferred alignment 
which would allow traffic to flow straight through the intersection, and not “jog.” This alignment 
would take the street first onto an existing unbuilt right of way which runs parallel to the 
property line, and then onto the subject property itself. 

ATD first looked at the applicant’s full request for height and density and determined the type of 
street and intersection that would be needed. It was determined that more right of way would be 
needed beyond the existing 90 feet in width, primarily around the intersection, and totaling 
approximately 11,000 square feet. Because this area is within existing parkland - the Roy G. 
Guerrero Park - state law would require a Chapter 26 process to convert it to public right of way 
(Texas Parks and Wildlife Code, Title 3, Ch. 26). The Chapter 26 process is separate from 
zoning and goes to the Parks and Recreation Board, which makes a recommendation to Council. 
The Staff recommendation proposes less development than what the Applicant has proposed. 
ATD’s assessment of the Staff recommendation has therefore resulted in fewer estimated trip 
movements through the intersection. It was determined that, with Staff’s recommendation, a 
narrower cross section of roadway would be sufficient to accommodate projected traffic. This 
cross section would fit entirely within the existing 90’ public right of way, thus avoiding the 
need for a Chapter 26 process. In sum, if Staff’s recommendation, or some lower density, is 
approved, the Chapter 26 will be unnecessary.  
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A Traffic Impact Analysis (TIA) was performed for this set of zoning cases and a Staff TIA 
Memorandum is attached as Exhibit L. A key concept of the TIA is that any new development 
will have traffic impacts on the area in which it is located. The TIA considers the existing traffic 
patterns and volumes, and based on a model of the applicant’s proposal, compares the potential 
future traffic patterns and volumes.  
If these future volumes exceed certain thresholds, mitigation may be needed in order to improve 
the transportation network so that it can accommodate the projected level of use. This mitigation 
– in the form of specific projects - is then required of the applicant, in an amount that is roughly 
proportional to the level of impact. Also included as part of this TIA was a Transportation 
Demand Management Plan (TDM), which applies strategies to reduce or redistribute travel 
demand.  
 
CASE MANAGER COMMENTS: 

As shown in the tables above, CMU generally allows for higher buildings, a denser floor-area-
ratio (FAR), and higher impervious cover allowances. 
The ERC density bonus program provides additional entitlements if utilized. The program is 
intended to: 
• Encourage construction of projects with height or density greater than is allowed in the 
ERC Subdistrict in exchange for the provision of community benefits; 
• Encourage the provision of affordable housing and mixed income communities; 
• Encourage additional density while allowing new development to support public benefits 
that are important to achieve as the East Riverside Corridor area transforms into a pedestrian-
friendly urban neighborhood. These public benefits include affordable housing, open space, 
improved bicycling facilities, commercial or office uses, and improved flood and water quality 
controls. 
To be eligible for the development bonus described in Subsection 6.3.3, the Applicant must 
provide public benefits as described below: 
• A minimum of 50% of the Bonus Area shall be earned through the provision of on-site 
affordable housing or payment of an in-lieu fee for affordable housing, as described in 
Subsection 6.4.1; and 
• A minimum of 25% of the Bonus Area shall be earned through the provision of publicly 
accessible open space, as described in Subsection 6.4.2; and 
• The remainder of the Bonus Area shall be earned through the provision of any 
combination of public benefit options for which the project is eligible, as described in Section 
6.4. 
• A project providing a public benefit that meets certain criteria will be granted cumulative 
Bonus Area for all benefits for which the criteria is met. 

Restrictive Covenants 
There are two restrictive covenants (RCs) being considered along with the zoning cases. Staff 
supports the requested termination and amendment of these RCs. Please see Exhibit M- 
Restrictive Covenants.  
1. C14-72-204, originally dating from 1975, and applied to 497 acres, of which the subject 
properties are a part. The restrictive covenant limits the total number of units. The Applicant 
requests that their property be released from the restrictive covenant. This has been done in prior 
cases such as C14-72-204 (RCA3). 
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2. C14-97-0010, originally dating from 1997, concerns only Tract 4, at 1600 Wickersham Lane. 
The restrictive covenant requires a 6-foot fence around the entire property and one parking space 
for each bedroom. The Applicant has requested termination of this restrictive covenant, citing 
that with the redevelopment of the property, parking requirements would need to be followed 
and that fencing would not be needed. 
 
BASIS OF RECOMMENDATION: 

The first basis of the recommendations is that a rezoning should be consistent with the policies 
and principles adopted by the City Council or Planning Commission. The subject properties are 
located in an area identified for higher density through several planning efforts and adopted 
plans. In Imagine Austin, the area is within a town center, defined as areas where many people 
live and work as well as being important hubs in the transit network. 

The East Riverside Corridor master plan and regulating plan indicate that the intersection of 
Riverside and Pleasant Valley is intended as a center or hub. Although the Hub is not drawn as a 
perfect circle around the intersection, close proximity to the existing Hub is a key factor to be 
considered.  

The Strategic Housing Blueprint was adopted as the city’s 10-year housing policy in 2017. The 
blueprint calls for 135,000 new housing units, and to make 60,000 of these available to 
households earning 80% or below of Austin’s median family income. The blueprint also 
identifies preventing households from being priced out of Austin as a key community value. 
Here, the implications of this zoning decision must be carefully weighed; many people could 
potentially be displaced in this location. However, using the density bonus tools could result in 
the construction of new units that are required to remain affordable at levels described in the 
blueprint. 

The second basis is that intensive multi-family zoning should be located on major arterials and 
highways; and that zoning should promote the policy of locating retail and more intensive zoning 
near the intersections of arterial roadways or at the intersections of arterials and major collectors. 
In the Austin transportation network, Riverside and Pleasant Valley are both designated as 
arterial roadways. In addition, the Austin Strategic Mobility Plan (ASMP) labels the roadways as 
Level 3 roadways, typically associated with increased need for transit.  

The East Riverside Corridor master plan and regulating plan were developed between 2010 and 
2013, when it was expected that a rail line would be constructed along Riverside Drive. 
Although the political will was not present for the rail to be approved and funded by the time of 
this writing, a rail line, bus rapid transit, or some other form of higher efficiency transit would 
make sense to go along Riverside, one of the main arterials south of the river and leading directly 
into downtown. 

The third basis is that the rezoning achieves the compact and connected goals of Imagine Austin 
and the ERC Plan. This citywide plan and this small area plan both focus on provide safe and 
convenient opportunities for bicycle and pedestrian connectivity beyond standard City Code. The 
proposal also increases connectivity for vehicular access in the area that will provide route 
options. The mixed use nature of the rezoning will allow retail, service, and employment 
opportunities in close proximity to residences. 
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EXISTING ZONING AND LAND USES: 
 ZONING ERC 

Subdistrict 
LAND USES 

Site ERC NMU, UR multifamily 
North P-NP - parks and recreation 
South Riverside, then 

ERC 
CMU, NMU Riverside, then commercial, 

multifamily 
East Country Club 

Creek West, 
then ERC, MF-
3-NP 

UR Country Club Creek West, then 
multifamily 

West Pleasant Valley, 
then ERC 

CMU, NMU Pleasant Valley, then commercial, 
multifamily 

 
NEIGHBORHOOD PLANNING AREA: Pleasant Valley 
 
TIA: Required, Received, and Accepted (See Exhibit K) 
 
WATERSHED: Country Club West 
 
OVERLAYS: East Riverside Corridor Regulating Plan, Scenic Roadways (Riverside) 
 
SCHOOLS: Baty Elementary School, Ojeda Middle School, Del Valle High School  
 
SCHOOL DISTRICT:  An Education Impact Study (EIS) was conducted for this site by the Del 
Valle Independent School District. (See EIS, Exhibit N).  
 
NEIGHBORHOOD ORGANIZATIONS: 
Austin Independent School District Austin Innercity Alliance 
Austin Neighborhoods Council Bike Austin 
Crossing Gardenhome Owners Assn (The) Del Valle Community Coalition 
Del Valle Independent School District East Austin Conservancy 
East Riverside Corridor Staff Liaison Preservation Austin 
East Riverside/Oltorf Neighborhood Plan Friends of Austin Neighborhoods 
El Concilio Mexican-American  Neighborhoods Seltexas 
Friends of Riverside ATX Neighborhood   Tejana Bilingual Community 
Homeless Neighborhood Association River Bluff Neighborhood Assoc 
Neighborhood Empowerment Foundation Sierra Club, Austin Regional Group 
Pleasant Valley  
Riverside Farms Road Neighborhood Assn 
South Lakeshore Neighborhood Association 
Waterfront Condominium Homeowners Association 
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RELATED CASES:  

NUMBER REQUEST COMMISSION CITY COUNCIL 
C14-2012-0111,  
NPA-2011-0021.02 
East Riverside 
Corridor (ERC) 
Regulating Plan 

ERC Zoning, land 
use recs of ERC 
Master Plan 

10-23-12 – Apvd 
ERC zoning, with 
conditions 

05-09-13 – Apvd 
ERC with conditions 
on 3rd reading 

NPA-2012-0021.02 
East Riverside 
Corridor Regulating 
Plan (EROC NPA) 

Neighborhood Plan 
Amendment (NPA) 
to change the use to 
Specific Regulating 
District 

10-23-12 – Apvd 
NPA for ERC zoning 
districts 

05-09-13 – Apvd 
with conditions on 
3rd reading 

C14-05-0113 
Pleasant Valley 
Neighborhood Plan 
Rezoning – City 
Initiated  

Neighborhood Plan 
 

06-13-06 – Apvd 
Staff Rec with 
conditions 

11-16-06 – Apvd 
Neighborhood Plan 

C14-05-0113.01 
Pleasant Valley 
Neighborhood Plan 
Rezoning (Tract 300) 
1005 ½ S Pleasant 
Valley Rd 

From MF-3 and MF-
5 to P (initiated from 
Pleasant Valley 
Neighborhood Plan) 

10-25-05 – Apvd P 03-09-06 – Apvd P 

C14-02-0047,  
C14-02-0055 
Jefferson Commons 
1109 S Pleasant 
Valley Rd 
 

From GO to MF-2 
and GR-CO 

06-04-02 – Apvd 
MF-2-CO w/ 
conditions, RR for 
floodplain, GR-CO 
w/ conditions 

06-27-02 - APVD 
MF-2-CO (Tract 1-3) 
and RR (Tract 4),  
CO for limit of 216 
units, limit of 2,000 
trips per day; 08-01-
02 – Apvd GR-CO, 
CO to prohibit auto 
uses, limit of 2,000 
trips per day 
 

C14-00-2044 
JPI at the Ballpark 
(Pleasant Valley 
Sportsplex) 
1225 S Pleasant 
Valley Rd 

From CS to MF-2
  

05-02-00 – Apvd 
MF-2-CO 

06-01-00 – Apvd 
MF-2-CO (Tract 1) 
and RR (Tract 2), 
CO for limit of 17 
residents per acre, 
and 310 overall), 
required fence, limit 
of 2,000 trips per day 

C14-97-0010 
Pleasant Valley 
Student Housing 

MF-3-CO 04-15-97 – Apvd 
MF-3 

06-12-97 – Apvd 
MF-3-CO, CO for a 
limit of 16 units per 
acre 
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Pleasant Valley at 
Elmont 
C14-72-204(RCA3) 
1401 South Pleasant 
Valley Road 

Terminate RC as it 
applies to subject 
property 

01-27-15 – Apvd 
amendment to RC 

02-26-15 – Apvd 
amendment to RC 

C14-2016-0115 
2222 Town Lake 
2225 Elmont Drive 

From ERC-NMU to 
ERC-CMU  

03-28-17 – Apvd 
CMU, inclusion in 
Huband eligible for 
120' height density 
bonus 

04-20-17 - Apvd 
CMU, inclusion in 
Huband eligible for 
120' height density 
bonus 

C14-2014-0099  
1500 S. Pleasant 
Valley 
 

NMU-CMU 
Inclusion in hub, 
Height Map (60ft), 
Development Bonus 
Height Map (65 ft). 
 

Forwarded to 
Council without a 
recommendation 

11-6-14- Apvd 
CMU, Inclusion in 
hub, Height Map 
(60ft), Development 
Bonus Height Map 
(65 ft).  
 

C814-06-0109 
Lakeshore PUD 
S Lakeshore Blvd 

Planned Unit 
Development 

02-27-07 – Apvd 
Staff rec for PUD 
with conditions 

05-03-07 – Apvd 
PUD on 2nd and 3rd 
Readings 

C14-2018-0064 
Town Lake Circle II 
2215 and 2315 Town 
Lake Circle 

ERC-NMU to ERC-
CMU, inclusion in 
the hub, eligibility 
for bonus height up 
to 120’ 

01-22-19 – Apvd 
ERC-CMU, 
inclusion in the hub, 
eligibility for bonus 
height up to 120’ 

04-11-19 – Apvd 
ERC-CMU, 
inclusion in the hub, 
eligibility for bonus 
height up to 120’ 

 
EXISTING STREET CHARACTERISTICS: 
 

Street ROW Pavement Classification Sidewalks 
 

Bike 
Route 

Capital 
Metro 

(within ¼ 
mile) 

E Riverside 
Drive 

120 feet 80 feet 
(divided) 

Arterial Yes Yes, 
shared 
lane, route 
# 60 

Yes 

S Pleasant 
Valley Road 

115 feet 75 feet Arterial Yes Yes, bike 
lane, route 
# 61 

Yes 

Wickersham 
Lane 

70 feet 45 feet Collector Yes Yes, 
shared 
lane, route 
# 961 

Yes 

Elmont 
Drive 

70 feet 45 feet Collector Yes No Yes 
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Crossing 
Place 

100 feet 80 feet 
(divided) 

Collector Yes No Yes 

 
OTHER STAFF COMMENTS: 
 
Environmental- All Cases 
• The site is not located over the Edwards Aquifer Recharge Zone.  The site is in the 
Country Club West Watershed of the Colorado River Basin, which is classified as a Suburban 
Watershed by Chapter 25-8 of the City's Land Development Code.  The site is in the Desired 
Development Zone.  
• Under current watershed regulations, development or redevelopment on this site will be 
subject to the following impervious cover limits: 
  

Development Classification % of Gross Site Area % of Gross Site Area 
with Transfers 

Single-Family  
(minimum lot size 5750 sq. ft.) 

50% 60% 

Other Single-Family or Duplex 55% 60% 
Multifamily 60% 70% 
Commercial 80% 90% 

• Standard landscaping and tree protection will be required in accordance with LDC 25-2 
and 25-8 for all development and/or redevelopment. 
• Trees will likely be impacted with a proposed development associated with this rezoning 
case.  Please be aware that an approved rezoning status does not eliminate a proposed 
development’s requirements to meet the intent of the tree ordinances.  If further explanation or 
specificity is needed, please contact the City Arborist at 512-974-1876.  At this time, site specific 
information is unavailable regarding other vegetation, areas of steep slope, or other 
environmental features such as bluffs, springs, canyon rimrock, caves, sinkholes, and wetlands. 
• Please be aware that an approved rezoning status does not eliminate a proposed 
development’s requirements to meet the intent of the tree ordinances.  If further explanation or 
specificity is needed, please contact the City Arborist at 512-974-1876.   
• Under current watershed regulations, development or redevelopment requires water 
quality control with increased capture volume and control of the 2 year storm on site. 
• At this time, no information has been provided as to whether this property has any 
preexisting approvals that preempt current water quality or Code requirements. 

Environmental- Specific Cases 
C14-2018-0026  According to floodplain maps there is a floodplain adjacent to the project 
location. 
C14-2018-0027 - According to floodplain maps there is a floodplain within the project location.   
•According to GIS, there is a wetland CEF on site and associated buffer. 
•A major Critical Water Quality Zone exist on site, the buffer extends 300’ from the creek 
centerline on both sides. 
C14-2018-0028 - According to floodplain maps there is a floodplain within the project location.  
COA GIS indicates Critical Water Quality Zones located within the project location.  
Development is limited within the Critical Water Quality Zone per LDC 25-8-261 and 262. 
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Parks and Recreation – All Cases 
PR1: FYI: The ERC requires parkland dedication at subdivision on large tracts. Due to the 
density being proposed, PARD will require parkland dedication in the form of pocket parks and 
urban plazas.  
Parks and Recreation – Specific Cases 
C14-2018-0028 - Due to the configuration required on ERC pedestrian priority collector streets, 
it is assumed that building edges in these tracts will face the park. Please provide more 
information about potential building frontages along the new Wickersham between Colorado 
River Park and the northernmost buildings.  
PR4: FYI: Aligning Wickersham with Lakeshore Blvd would require a Chapter 26 process to be 
approved by the City Council. ATD would be the sponsoring department. PARD would require 
mitigation for the taking of parkland to be determined during the Chapter 26 process. 
 
Site Plan- All Cases 
This site will be subject to the site development standards of the East Riverside Corridor’s 
Corridor Mixed Use (CMU) Subdistrict (see Figure 1-9 of the ERC Regulating Plan). 
 
Austin Water Utility 
The landowner intends to serve the site with City of Austin water and wastewater utilities. The 
landowner, at own expense, will be responsible for providing any water and wastewater utility 
improvements, offsite main extensions, water or wastewater easements, utility relocations and or 
abandonments required by the proposed land use.  Depending on the development plans 
submitted, water and or wastewater service extension requests may be required. Water and 
wastewater utility plans must be reviewed and approved by Austin Water for compliance with 
City criteria and suitability for operation and maintenance.  All water and wastewater 
construction must be inspected by the City of Austin.  The landowner must pay the City 
inspection fee with the utility construction. The landowner must pay the tap and impact fees once 
the landowner makes an application for Austin Water utility tap permits. 
 
INDEX OF EXHIBITS TO FOLLOW 
A. Tract and Application Map 
B. Aerial Exhibit 
C. ERC, Fig 1-2, Subdistrict Map 
D. ERC, Fig 1-4, Active Edges Map 
E. ERC, Fig 1-5, Collector Street Map 
F. ERC, Fig 1-6, Hub Map 
G. ERC, Fig 1-7, Base Height Map 
H. ERC, Fig 1-8, Bonus Height Map 
I. Proposed Street Grid 
J. Applicant Letter 
K. Growth Concept Map 
L. Traffic Impact Analysis Memorandum 
M. Restrictive Covenants 
N. Education Impact Statement 
O. Comment Cards 
P. Correspondence 
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