
ZONING CHANGE REVIEW SHEET 

CASE: C14-2018-0128 – 2323 South Lamar  DISTRICT: 5 

ZONING FROM:  LO-CO, GR-CO and GR-V-CO, as amended  

TO:  LO-V-CO and GR-V-CO, as amended  SITE AREA:   1.858 Acres 

ADDRESS:  2323 South Lamar Blvd., 2421 Bluebonnet Ln., and 2315 South Lamar Blvd. 

PROPERTY OWNERS: AGENT:  
2323 South Lamar, LTD Armbrust & Brown, PLLC 
(Kirk Rudy)  (Richard Suttle) 

CASE MANAGER: Heather Chaffin (512-974-2122, heather.chaffin@austintexas.gov) 

STAFF RECOMMENDATION: 
Staff supports the Applicant’s request for rezoning from LO-CO, GR-CO and GR-V-CO 
to LO-V-CO and GR-V-CO, with the following conditions:  
1. The following land uses shall be prohibited: automotive repair services, automotive sales,
automotive rentals, automotive washing (of any type), pawn shop services, exterminating
services, and funeral services.
2. The property will be subject to the conditions outlined in the attached Traffic Impact
Analysis (TIA) Memorandum.
For a summary of the basis of staff’s recommendation, see case manager comments on page 2.

PLANNING COMMISSION ACTION / RECOMMENDATION: 
August 13, 2019: 
July 23, 2019:  TO GRANT POSTPONEMENT TO AUGUST 13, 2019, AS REQUESTED BY 
NEIGHBORHOOD, ON CONSENT. 
July 9, 2019:  TO GRANT POSTPONEMENT TO JULY 23, 2019, AS REQUESTED BY STAFF, ON 
CONSENT. (11-0). [SEEGAR- 1ST, SCHNEIDER-2ND; HOWARD, LLANES-PULIDO-- ABSENT] March 
12, 2019:  TO GRANT APPLICANT’S REQUEST FOR INDEFINITE POSTPONEMENT APPROVED 
ON CONSENT, (12-0). [SEEGAR- 1ST, MCGRAW-2ND; DEHOYOS HART- ABSENT] February 26, 
2019:  TO GRANT APPLICANT’S REQUEST FOR POSTPONEMENT TO MARCH 12, 2019, 
APPROVED ON CONSENT, (12-0). [SEEGAR- 1ST, ANDERSON-2ND; DEHOYOS HART- ABSENT] 
February 12, 2019:  NO ACTION TAKEN – NO QUORUM 

CITY COUNCIL ACTION: 
August 8, 2019: 
March 28, 2019:  TO GRANT INDEFINITE POSTPONEMENT AS REQUESTED BY APPLICANT, ON 
CONSENT (11-0) [ Renteria- 1st, Flannigan-2nd] 
March 7, 2019:  TO GRANT POSTPONEMENT TO MARCH 28, 2019 AS REQUESTED BY STAFF, 
ON CONSENT (11-0) [ Pool- 1st, Flannigan-2nd] 

ORDINANCE NUMBER: 

mailto:heather.chaffin@austintexas.gov
riveraa
Text Box
  Item # 112 PAZ
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ISSUES: 
The rezoning request was originally filed to rezone 0.642 acres of land but has been revised to 
include an adjacent tract, totaling 1.858 acres. All three tracts are under the same ownership and 
are intended to be developed as a cohesive mixed use project. While a portion of the site already 
has GR-V-CO zoning, it has been brought into the application in order to address transportation 
and other issues in a cohesive manner that reflects the intensity of the overall project. 

CASE MANAGER COMMENTS: 
The proposed rezoning is for property at the northeast corner of Bluebonnet Lane and South 
Lamar Boulevard. The rezoning area is comprised of three separate lots that are under the same 
ownership. The rezoning request proposes adding vertical mixed use building (-V) to the existing 
zoning on the property, which is currently zoned LO-CO, GR-CO, and GR-V-CO zoning. The 
property is currently developed with an automotive repair shop, a disused parking lot and 
undeveloped land. Northeast of the rezoning tract is property zoned CS-V that is developed with 
affordable multifamily land use (Bluebonnet Studios). East of the rezoning tract is property 
zoned LO that is developed with multifamily land use. Southeast of the property is land zoned 
MF-2-CO that is currently under construction with multifamily land use. Further east of these 
properties are SF-3 lots developed with single family land uses. South and west of the property, 
across Bluebonnet Lane, are properties zoned LO-MU-CO and MF-2 that are each developed 
with multifamily land use. Northwest of the rezoning tract, also across Bluebonnet Lane, is 
limited retail land use (Walgreens). Please see Exhibits A and B—Zoning Map and Aerial 
Exhibit. 
The subject property was rezoned in 2008, and conditional overlays were attached. Please see 
Exhibit C- Zoning Ordinance. The Applicant proposes retaining the list of prohibited land uses 
from the current ordinance, which includes automotive repair services, automotive sales, 
automotive rentals, automotive washing (of any type), pawn shop services, exterminating 
services, and funeral services. A Traffic Impact Analysis (TIA) was created to address 
transportation issues that are currently addressed via a conditional overlay. The TIA will be 
attached to the rezoning ordinance via a public restrictive covenant. Please see Exhibit D- TIA 
Memorandum. 
A private restrictive covenant (RC) was also placed on the property in 2008. The RC is between 
the property owner and the South Lamar Neighborhood Association and is still binding. Since it 
is a private RC, the City is not responsible for enforcement. The RC establishes: 
1. No “fast-food” restaurants;
2. Drive-thru facilities are prohibited (all types);
3. Buffering between Tract 1 and adjacent single family use (note- adjacent property is under
construction as multifamily use);
4. Redevelopment shall comply with COA Neighborhood Compatibility Standards and Tree
Ordinance; and,
5. At time of site development permitting, the owner shall work with COA staff to detain/grade
to address site conditions and “make reasonable efforts to improve existing offsite drainage
conditions.”
Staff has received correspondence regarding the requested rezoning, including questions about 
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existing encumbrances—liens, easements, deed restrictions, etc. The property owner has 
provided this information to Staff, and it has been passed on to the requestor(s). Staff is attaching 
a copy of the subdivision plat which shows all existing easements. Please see Exhibits E, F, and 
G- Correspondence, Private Restrictive Covenant, and Subdivision Plat. 
 
STAFF RECOMMENDATION: 
Staff supports the requested rezoning to LO-V-CO and GR-V-CO, with the conditions listed 
above. Adding vertical mixed use on the rezoning tract will allow the rezoning tract to be 
redeveloped as single development with the remainder of the lots. If rezoned, the three lots 
would have more cohesive zoning that includes the V designation that is permitted along South 
Lamar Boulevard. This would allow redevelopment consistent with other mixed use and 
multifamily projects along this Core Transit Corridor. 
 
BASIS OF RECOMMENDATION: 
1. Granting of the request should result in an equal treatment of similarly situated 

properties. 
Adding the V designation to the rezoning tract will result in equal treatment as the remainder of 
the lots they are a part of. The addition of V to these tracts reflects the similar treatment of 
several other properties in the vicinity, which is a Core Transit Corridor. 

2. The proposed zoning should be consistent with the goals and objectives of the City  
Council. 
Currently, the LO-CO and GR-CO zoning on the subject tract does not allow residential 

development. Adding the V designation will allow the development of a cohesive multifamily 
project along a Core Transit Corridor, meeting many of the goals of the Strategic Housing 
Blueprint. 

 
EXISTING ZONING AND LAND USES: 

 ZONING LAND USES 

Site LO-CO, GR-CO Undeveloped 
North GR-V-CO, CS-V Parking lot, Automotive repair services 
South MF-2-CO, SF-3 Multifamily (under construction), Single family residential 
East LO, SF-3 Multifamily residential, Single family residential 
West GR-CO, LO-CO, 

LO-MU-CO, MF-2 
Limited retail services, Multifamily residential 

 
NEIGHBORHOOD PLANNING AREA: South Lamar Combined (Suspended) 
 
TIA: See attached memorandum 
 
WATERSHED:  West Bouldin Creek    
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NEIGHBORHOOD ORGANIZATIONS:  
Homeless Neighborhood Association AISD 
Austin Neighborhoods Council Bike Austin   
Friends of Austin Neighborhoods Preservation Austin 
Neighborhood Empowerment Foundation South Central Coalition 
PERRY GRID 614  Sierra Club    
Friends of Zilker  Save our Springs Alliance 
South Lamar Neighborhood Association The Village at Kinney Court 
TNR BCP – Travis County Natural Resources SELTexas 
 
AREA CASE HISTORIES:  

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2008-0070 – 
South Lamar and 
Bluebonnet; 2323 
and 2315 South 
Lamar Boulevard, 
2421 Bluebonnet 
Lane 

SF-2 and CS 
to GR 

08-26-08- Rec LO-
CO for Tract 1, 
GR-CO for Tract 
2, GR-V-CO for 
Tract 3. 

11-20-08 - LO-CO for 
Tract 1, GR-CO for Tract 
2, GR-V-CO for Tract 3 
(CO for 2,000 vpd, access 
to Bluebonnet limited to 1 
driveway, prohibited uses 
–automotive, pawn shop, 
exterminating, funeral 
services) 

C14-2008-0019 – 
South Lamar 
Vertical Mixed Use  

CS to CS-V 05-13-08 - Rec CS-
V 

06-18-08 – Apvd CS-V 

C14-2013-0056 – 
2505 & 2507 
Bluebonnet 
Rezoning 
 

SF-3 to MF-2 09-10-13 –Rec MF-
6-CO 

10-17-13 – Approved MF-
2-CO (CO – limit to 18 res 
units, 20 units/ acre, max 
height of 30 ft or 2 stories, 
rooftop access limited) 

C14-2009-0039 
Danziger 2 
2305 Bluebonnet 
Lane 

LO to MF-3-
CO 

06-23-09- Rec MF-
3-CO (CO for bldg. 
coverage (50%) and 
impervious cover 
(65%).  

07-23-09 – Approved MF-
3-CO (CO for 200 trips, 
max of 7 res units, max 
bldg. coverage 50%, max 
impervious coverage 65%)  
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EXISTING STREET CHARACTERISTICS: 

Name ROW Pavement Classification Sidewalks Bicycle 
Route 

Capital Metro 
(within ¼ 
mile) 

Bluebonnet 
Lane 

Varies 
(55’-64’) 

25’ Collector Yes Yes, 
shared 
lane 

Yes, Routes 3, 
300, 484 

 
OTHER STAFF COMMENTS: 
 
COMPREHENSIVE PLANNING 
Connectivity: Public sidewalks are located along both sides of South Lamar Blvd. A Cap Metro 
Transit Stop is located less than 100 ft. away from the project area. Bike lanes are located 
intermittently along South Lamar Blvd. There is no urban trail within a quarter mile of this 
property. The Walkscore for this property 79/100, Very Walkable, meaning most errands may be 
accomplished on foot. The connectivity and mobility options in the area are above average. 
Imagine Austin: The Imagine Austin Growth Concept Map identifies this section of South Lamar 
Boulevard as an Activity Corridor. Activity corridors are the connections that link activity 
centers and other key destinations to one another and allow people to travel throughout the city 
and region by bicycle, transit, or automobile. Corridors are characterized by a variety of 
activities and types of buildings located along the roadway — shopping, restaurants and cafés, 
parks, schools, single-family houses, apartments, public buildings, houses of worship, 
mixed-use buildings, and offices. Along many corridors, there will be both large and small 
redevelopment sites. The following Imagine Austin policies are applicable to this case and 
support ‘complete communities.’ 
 LUT P3. Promote development in compact centers, communities, or along corridors that are 
connected by roads and transit that are designed to encourage walking and bicycling, and reduce 
health care, housing and transportation costs. 
 HN P10. Create complete neighborhoods across Austin that have a mix of housing types and 
land uses, affordable housing and transportation options, and access to healthy food, schools, 
retail, employment, community services, and parks and recreation options. 
 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. 
Based upon the property: (1) being located along a major Activity Corridor, which supports 
vertical mixed use and residential projects; (2) the project including an affordable housing 
component, which is much needed throughout Austin; and (3) the above average mobility and 
connectivity options in the area, contributing toward making this corridor a ‘complete 
community’ this proposed vertical mixed use project appears to support by the Imagine Austin 
Comprehensive Plan. 
 
ENVIRONMENTAL 
1. The site is not located over the Edwards Aquifer Recharge Zone. The site is located in the 
West Bouldin Creek Watershed of the Colorado River Basin, which is classified as an Urban 
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Watershed by Chapter 25-8 of the City's Land Development Code.  
2. Zoning district impervious cover limits apply in the Urban Watershed classification. 
3. According to floodplain maps there is no floodplain within or adjacent to the project location. 
4. Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 
25-8 for all development and/or redevelopment. 
5. Some trees may 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 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, caves, sinkholes, and wetlands. 
6. This site is required to provide on-site water quality controls (or payment in lieu of) for all 
development and/or redevelopment when 8,000 s.f. cumulative is exceeded, and on site 
control for the two-year storm. 
 
SITE PLAN 
SP 1. Site plans will be required for any development other than single-family or duplex. 
SP 2. Any development which occurs in an SF-6 or less restrictive zoning district which is 
located 540 feet or less from property in an SF-5 or more restrictive zoning district will be 
subject to compatibility development regulations. 
SP 3. Any new development is subject to Subchapter E. Design Standards and Mixed Use. 
Additional comments will be made when the site plan is submitted. 
 
TRANSPORTATION 
TR1. Per Ordinance No. 20170302-077, off-site transportation improvements and mitigations 
will be required at the time of site plan application. Coordination will be required with Austin 
Transportation Department and Corridor Planning Office to determine the mitigations at the 
time of the site plan application. 
TR2. Additional right-of-way maybe required at the time of subdivision and/or site plan. 
TR3.Janae Spence, Urban Trails, Public Works Department, Mike Schofield, Bicycle Program, 
Austin Transportation Department may provide additional comments regarding bicycle and 
pedestrian connectivity per the Council Resolution No. 20130620-056. 
TR4. According to the Austin 2014 Bicycle Plan approved by Austin City Council in November, 
2014, a bike lane is recommended for Bluebonnet Lane. Mike Schofield, Bicycle Program, 
Austin Transportation Department may provide additional comments and requirements for 
right-of-way dedication and bicycle facility construction in accordance with LDC 25-6-55 and 
LDC 25-6-101. Please review the Bicycle Master Plan for more information. 
TR5. Existing Street Characteristics: 
 
Name ROW Pavement Classification Sidewalks Bicycle 

Route 
Capital Metro 
(within ¼ 
mile) 

Bluebonnet 
Lane 

Varies 
(55’-64’) 

25’ Collector Yes Yes, 
shared 
lane 

Yes, Routes 3, 
300, 484 
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WATER UTILITY 
1.  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, utility relocations and or abandonments required 
by the land use.  Water and wastewater utility plans must be reviewed and approved by the 
Austin Water Utility for compliance with City criteria.  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 fee once the landowner 
makes an application for a City of Austin water and wastewater utility tap permit. 
 
 
INDEX OF EXHIBITS TO FOLLOW 
A: Zoning Map 
B. Aerial Exhibit 
C. Zoning Ordinance 
D. TIA Memorandum 
E. Correspondence 
F. Private Restrictive Covenant 
G. Subdivision Plat 
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MEMORANDUM 

Date: July 17, 2019 
To: Heather Chaffin, Zoning Case Manager  
CC: Kathy Smith, P.E., PTOE, HDR Engineering, Inc  

Eric Bollich, P.E., PTOE, Austin Transportation Department 
Upal Barua, P.E., P. Eng., PTOE, Austin Transportation Department 

Reference: 2323 South Lamar Boulevard 
Transportation Impact Analysis Final Memo 
C14-2018-0128 

Summary of the Transportation Impact Analysis (TIA): 

The Austin Transportation Department (ATD) has thoroughly reviewed the “2323 South 
Lamar Alternant TIA” dated June 8, 2019, prepared by HDR Engineering, Inc. The proposed 
development includes about 205 units of multifamily housing (mid-rise) and 25,000 square 
feet of shopping center at the southeast corner of South Lamar Boulevard and Bluebonnet 
Lane, in southwest Austin. The development is anticipated to be completed by 2021. 

Below is a summary of our review findings and recommendations: 

1. The applicant shall design and construct the improvements identified in Table 2.
below as part of their site development application. Improvements to be built by the
applicant should be included with the site plan. No temporary certificate of
occupancy (TCO) or certificate of occupancy (CO) shall be issued until the
construction of the identified improvements is complete. Note: Cost estimates
should not be assumed to represent the maximum dollar value of improvements
the applicant may be required to construct. If improvement’s identified for
construction have been built or are in construction as part of the South Lamar
Corridor Improvement Project at the time of site development permit, an additional
fee in-lieu shall be paid to the city to reimburse the construction cost of these
improvements.

2. Fee in-lieu contribution to the City of Austin shall be made for the improvements
identified in Table 2. totaling $266,000.00, before the site development permit is
issued.

3. The applicant is required to achieve a vehicle trip reduction as described in Table 1.
The applicant commits to implement the Transportation Demand Management
measures to achieve the identified reduction. A site plan application submitted
under this zoning should provide a memorandum demonstrating compliance with

EXHIBIT D
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the TDM reduction requirement. If reduction targets are not met, a new TIA may be 
required. 

4. Development of this property should not vary from the approved uses or deviate
from the approved intensities and estimated traffic generation assumptions within
the finalized TIA document, including land uses, trip generation, trip distribution,
traffic controls, driveway locations, and other identified conditions. Any change in
the assumptions made to the TIA document shall be reviewed by ATD and may
require a new or updated TIA/addendum.

5. The applicant shall provide two copies of the final, updated version of the TIA before
3rd reading, matching Council’s approved intensity recommendation.

6. City of Austin reserves the right to reassign any or all the monies to one or more of
the identified improvements in the TIA.

7. The findings and recommendations of this TIA memorandum remain valid until five
(5) years from the date of this memo, after which a revised TIA or addendum may
be required.

Site Location and Existing Conditions 

The proposed site is located at 2323 South Lamar Boulevard, which falls in the south east 
quadrant of the intersection of South Lamar Boulevard and Bluebonnet Lane. The site has 
proposed access on Bluebonnet Lane and South Lamar Boulevard. The surrounding 
roadways are described further below. 

South Lamar Boulevard is a four-lane divided major arterial road (ASMP: Level 3) that 
provides north-south movements; but due to the skew at the intersection located near the 
proposed development, it appears to be functioning as an east-west roadway. The posted 
speed limit on South Lamar Boulevard between West Oltorf Road and Manchaca Road is 
40 miles-per-hour (mph). Based on TxDOT’s traffic counts database, average daily traffic 
(ADT) south of Dickson Drive was approximately 42,900 vpd for the year 2017. Sidewalks 
and bike lanes currently exist on South Lamar Boulevard. The ASMP recommends wider 
sidewalks and protected bike lanes along South Lamar Boulevard and in the vicinity of the 
site. Some of the key improvements identified in the corridor plan are: 

• Construction of a median and removal of the two-way center left-turn lane.
• Construction of shared use paths along both sides of the roadway.
• Construction of protected bike lanes, where feasible.
• Construction of an eastbound right-turn lane at Bluebonnet Lane.
• Construction of a median on Bluebonnet Lane, east of S. Lamar Boulevard to

prohibit left-turn movements onto S. Lamar Boulevard.
• Installation of a traffic signal at S. Lamar Boulevard and Del Curto Road.

Bluebonnet Lane is a two-lane undivided collector (ASMP: Level 3) that provides east-
west movements (due to skew) in the vicinity of the Project. The posted speed limit on 
Bluebonnet Lane is 30 mph. Based on TxDOT’s traffic counts database, ADT west of South 
Lamar Boulevard was approximately 4,700 vpd for the year 2015. As per the ASMP plan, 
protected bike lanes are recommended along Bluebonnet Lane. 

Del Corto Road is a two-lane undivided collector that connects South Lamar Boulevard 
and Bluebonnet Lane near the southern side the Project. The posted speed limit on Del 
Corto Road is 30 mph. Based on TxDOT’s traffic counts database, ADT east of South Lamar 
Boulevard was approximately 1,900 vpd for the year 2015. As per the ASMP plan, 
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protected bike lanes are recommended along Del Corto Road. The corridor plan also 
proposes a roundabout at the intersection of Bluebonnet Lane and Del Corto Road to 
improve traffic safety. 

Assumptions: 

1. The development will be built by the year 2021.
2. Internal capture rate for the site is 10% reduction during the PM peak hour.
3. 34% pass-by reduction for shopping center during the PM peak hour.
4. Transportation Demand Management (TDM) measures would reduce trips by 15%.

Proposed Conditions: 

Trip Generation and Land Use 

Based on the Institute of Transportation Engineers (ITE) Trip Generation Manual (10th 
Edition), the development will generate approximately 3,458 unadjusted average daily 
vehicles trips (ADT) at full build out. 

Due the significant number of vehicle trips and the anticipated traffic load on the roadway 
network, the applicant has committed to a Transportation Demand Management (TDM) 
Plan to reduce their site vehicle trips by 15%. Table 1 shows the adjusted trip generation 
after applying pass-by, internal capture and transit reductions. 

Table 1: Adjusted Trip Generation 

Proposed Land Use Size / Unit 
24-Hour Two
Way Volume

(Approximate) 
AM PM 

221 
Multifamily Housing 
(Mid-Rise) 205 DU 1007 66 75 

820 Shopping Center 25 KSF 1773 156 110 
Total Overall Proposed 2780 222 185 

Transportation Demand Management (TDM) 

The applicant has committed to a 15% TDM reduction to meet certain vehicle trip reduction 
targets. In the TDM plan the applicant has identified several measures that could be done 
with the site to achieve the vehicle trip reduction. Additionally, the applicant has identified 
and committed to active and transit improvements for a 5% TDM reduction.  
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The applicant has identified the following key TDM measures that may be used to achieve 
additional 10% reduction to reach the 15% reduction target.  

o Provide Bicycle Parking
o Limit Parking Supply all land use types
o Car Share Parking
o Priced Parking all land use types
o Unbundled parking for all land use types

The applicant has the flexibility to pick and choose other relevant TDM measures at the time 
of site plan.  

Transit 

To facilitate transit, the South Lamar Corridor Bond Project plans to install a bus queue 
jump at multiple intersections along the corridor including one at the intersection of South 
Lamar Boulevard and Bluebonnet Lane. Additional improvements include constructing 
northbound right-turn lane, curb-ramps, removal and replacement of bus stops, etc.  

The applicant will contribute $266,000 towards these improvements since the intersection 
is adjacent to the proposed site. The identified improvements can be seen in Table 4. 

Improvements to Active Modes (Pedestrian and Bicycle Infrastructure) 

Currently, there exists infrastructure for pedestrians and bicyclists in the area with gaps in 
the connectivity. The analysis further identified many active modes infrastructure needs 
that would help to meet the goals of Austin Strategic Mobility Plan (ASMP) and also fill the 
gaps to provide seamless connectivity for pedestrians and bicyclists. The following were 
identified as needs in the area based on City identified plans and studies. 

1. Curb-ramps reconstruction at:
a. S. Lamar Boulevard and Bluebonnet Lane – southwest and southeast

corners.
b. S. Lamar Boulevard and Goodrich Avenue – northwest corner.
c. S. Lamar Boulevard and La Casa Drive – southwest corner.
d. Bluebonnet Lane (West) – 14 locations between S. Lamar Boulevard and

Zilker Elementary
2. Pedestrian and bicyclists connectivity as required by the South Lamar Boulevard

Corridor plan.

As part of the proposed site construction, the applicant shall construct the South Lamar 
Corridor Bond improvements behind the curb along the site frontage. These improvements 
include a 7-foot sidewalk along northern and western project boundary as shown in S. 
Lamar Blvd. Corridor Plan. Including curb ramps at the intersection on the development’s 
frontage. The applicant shall also construct protected bike lane along northern project 
boundary as shown in S Lamar Blvd Corridor Plan. ROW may also need to be provided at 
the time of site plan. 
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Summary of Recommended Improvements: 

Table 2: Recommended Improvements and Applicant’s Share 

Intersection Improvements Applicant’s 
Requirement 

S. Lamar Boulevard
and Bluebonnet
Lane

Construction of a northbound right-turn 
lane including bus pad/bus stop remove and 
replace. 

$253,240  
(Fee In-Lieu) 

Reconstruction of curb ramps (4 ramps) on 
the northeast and northwest corners of the 
intersection. 

$12,760  
(Fee In-Lieu) 

Along S. Lamar 
Boulevard and 
Project Boundaries 

Reconstruct sidewalk along northern and 
western project boundary as shown in S 
Lamar Blvd Corridor Plan. Sidewalks along 
the western boundary need to be extended 
south until the site boundary. Including curb 
ramps at the intersection on the 
development’s frontage. 

Construction 

Reconstruct protected bike lane along 
northern project boundary as shown in S 
Lamar Blvd Corridor Plan 

Construction 

Total Fee Amount $266,000 

If you have any questions or require additional information, please contact me at 
512-974-1449.

Austin Jones, P.E. 
Austin Transportation Department 
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UNRESOLVED QUESTIONS, FEB 12, 2019 

Rezoning request at 2323 South Lamar, Case C14-2018-0128 

(To add V overlay and change existing CO on GR and LO parcels to accommodate a VMU 

project with 180 residential units) 

 

1. Prohibition of residential development. Existing subdivision notes restrict these parcels “to 

other than residential development.”  

a) Why did the City of Austin impose these restrictions on this subdivision? Additional 

research would be required to determine the issues in this specific case, but this note was 

typically added to plats to avoid paying parkland dedication fees at time of subdivision. 

b) What is the procedure for removing or amending subdivision notes? An amended plat 

would be required. 

c) Does the Planning Commission need to consider the subdivision amendments 

concurrently with the rezoning? No, they can occur after zoning and prior to/concurrent 

with site plan approval. 

 

2. Limits on Bluebonnet traffic. Existing CO restricts the entire property (total 1.86 acres in 

three parcels) to 2,000 trips per day, “considered cumulatively with all existing or previously 

authorized development and uses,” and limits access to Bluebonnet to one driveway cut.  

 The conditions reflect a neighborhood traffic analysis in June 2008. The analysis 

assumed that the site would be developed with only 3,800 sf of retail use (no residential), which 

would generate 1,026 vehicle trips per day (vpd). In 2008, Bluebonnet and Del Curto were rated 

as residential collector streets with pavement widths of only 20 feet, which means they were 

limited to 1,200 vpd under LDC 25-6-116. The analysis calculated that 70% of trips would be on 

Lamar and 30% would be on Bluebonnet, with 540 vehicles turning right toward Lamar and 60 

turning left to Del Curto. It also assumed that Bluebonnet would be widened from the driveway 

to Lamar, increasing the operating capacity on that part of the street to 4,000 vpd. 

a) How many VMU residential units can be built on this property under the existing 2,000-

trip limit? It is unclear exactly how many residential units could be built as it depends on 

the other uses associated with the development. The first floor of the development would 

not allow residential units. What is the minimum nonresidential use required for a VMU 

project? The non-residential use would be on the first floor and potentially the second 

floor. It is unclear at this time what the minimum use or associated vehicle trips would 

be. The combination of the residential trips and vehicle trips could not exceed 2,000 trips 

with the conditional overlay. In other words, how would one maximize the residential 

component and minimize the commercial traffic to keep the project within the 2,000-trip 

limit? There are too many variables to make a reasonable determination. To get a better 

idea, 2,000 daily vehicle trips = 367 dwelling units of 221 mid-rise apartments or 270 DU 

of 220 low-rise apartments using standard ITE trip generation rates. Realistically, 250-

300 DU might be a best guess for the maximum amount of residential. 

b) What is the current vpd estimate for Walgreens, very rough estimate at between 1300 – 

1600 daily trips using ITE rates. It would be expected that much of this traffic comes in 

off Lamar. the other existing uses on Bluebonnet, More specifics are required to 

determine which developments that the public is interested in; also more time would be 

required to research the size and specifics of each land use, and the 18 residential units 

proposed at 2505 Bluebonnet, produce 95 daily trips? Is the western part of the street 



already maxed out at 4,000 vpd? It is unclear as traffic counts would be required to 

determine the existing traffic. More time is required to determine if counts are available 

or previous traffic studies have been conducted on the street. 

c) Are the eastern part of Bluebonnet and all of Del Curto still rated as residential collectors 

with a limit of 1,200 vpd? Both street would be rate Level 2 (functionally a collector) per 

the draft Austin Street Design Guide, with a typical ADT range of 2000 – 5000 vpd. 

d) Is the Transportation Department moving forward with the left-turn restrictions proposed 

in the South Lamar Corridor plan, detouring all southbound traffic to a new traffic signal 

at Del Curto? How does that change the 70/30 split for Lamar/Bluebonnet trips at this 

property? Yes, this is the Austin Transportation Department’s plan going forward. Any 

westbound left-turn traffic on Bluebonnet would re-route and use the new signal at Del 

Curto to make the left. 

e) Will the policy of eliminating all driveways on South Lamar be applied to the VMU 

project (or any other project) proposed at this site? If so, will an additional driveway be 

required on Bluebonnet? It is anticipated that driveway access would not be allowed on 

Lamar and that only one access would be permitted onto Bluebonnet. However, this 

determination would be made with a site plan. 

f) Where and when does the City expect to acquire additional rights-of-way to widen 

Bluebonnet and Del Curto, reconfigure the intersection of Bluebonnet and Del Curto, and 

reconfigure the intersection of Bluebonnet and South Lamar, as proposed in the South 

Lamar Corridor Improvement Program? There is not specific plan at this time other than 

what is mentioned in the South Lamar Boulevard Corridor Improvement Program Final 

Report. The ROW may be required of developments at the intersection as mitigation. 

What portion of the $1.45 million cost will be contributed by this property, and will that 

cost change if the 2,000-trip limit is removed from this site? The determination of cost 

participation would be determined as a non-tia mitigation at the time of site plan. If the 

2,000-trip limit is removed a TIA would be required and the mitigations would likely be 

greater. 

g) Will the applicant be required to pay most of the $600,000 cost of constructing a 

northbound right-turn bay and bus queue jump at Bluebonnet and South Lamar, as 

estimated in Table 7-1 of the South Lamar Corridor Improvement Program? How much, 

and when? Will that cost change if the 2,000-trip limit is removed from this site? The 

fiscal requirements of the development would not be determined with this zoning change 

and a 2,000-trip limit. The required mitigations and fiscal participation would be 

determined at site plan as non-tia mitigations following the mitigation ordinance. If the 

2,000-trip limit is removed, the applicant would have to go through the TIA process to 

determine their mitigations. This is a zoning case, and it is difficult to determine 

mitigations until more specifics of the site are established with the site plan. 

 

3. Need for additional drainage easements. Existing regulations, the private restrictive 

covenant, and the Del Curto Storm Drainage Improvement Project effectively prevent any 

construction on much of the unpaved portion of the southeastern parcel. If most of that parcel 

must be dedicated to stormwater detention and drainage, rezoning it would be pointless. 

a) Where is the existing easement? 



There is an existing 10 foot easement along the existing storm drain pipe along the southern 

portion of the property. The screen capture below indicates the approximate location of the storm 

drain pipe. 

 
 

 

b) Where is the City planning to acquire additional easements? 

As part of the Del Curto storm drain project, the City proposes to acquire an additional 15 feet 

along the existing easement. 

c) How much detention is required, and where is the best location for that detention? 

The size and location of required detention will be determined by the design engineer in 

accordance with the Land Development Code, which includes additional detention requirements 

in this geographic area as per section 25-7-66 of the LDC. 

d) Where is the proposed parking garage to be located on the site, and will it conflict with 

the stormwater detention and drainage easements? 

The location of the proposed parking garage will be determined by the design engineer. If the 

proposed location conflicts with the existing or proposed drainage easements, the design 

engineer may offer a different location for the drainage easement if it satisfies the intent of the 

drainage easement. 

 

We have met with the developer and design engineer to discuss the drainage requirements 

regarding the drainage easement and Del Curto storm drain project. We anticipate that these 

discussions will continue as the site design progresses. 

 

4. Inconsistencies in conditional and Vertical Mixed Use overlays. The conditional overlay in 

the current zoning ordinance applies to all three parcels, but the ordinance does not state the 

affordability levels or the parking reduction attached to the existing VMU overlay. 

a) Can the conditional overlay (for example, the 2,000-trip limit) be changed on one of the 

parcels without rezoning the other two parcels? Yes. If the CO is changed, will the case 

have to be reposted to include the entire property (not just the rear parcel)? If the 

Applicant requests changing the trip limit CO for the entire tract, that will be an 

additional zoning case. The Applicant is not requesting that the trip limit be removed at 

this time on the proposed rezoning tract. 



b) Does the existing overlay require 10% of new residential units to be available at 80% 

MFI or 60% MFI? 80% 

c) Must the existing VMU overlay be extended as is to the rear parcels, or may the City 

Council approve additional affordability on the rear parcels? Council cannot require 

affordability on the rear parcels unless the project is participating in a density bonus 

program like VMU. May the City Council approve changes to the VMU overlay on the 

front of the property without reposting the rezoning case? (Same question as 4a above.) 

No, any modification of zoning, including VMU, would need to be a new case since the 

front property is not part of this rezoning request. 

d) Does the existing overlay allow a parking reduction to 60% or only 80%? 60% 

e) May the City Council change the parking requirement as it applies to the entire property 

(not just the two non-VMU parcels)? No, any modification of zoning, including VMU, 

would need to be a new case since the front property is not part of this rezoning request. 
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