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ISSUES: 

 

This is not a standard zoning case; rather, it is a set of amendments to the East Riverside 

Corridor (ERC) Regulating Plan. When the ERC plan was adopted, the adopting ordinance 

provided that amendments to Figure 1-2 (subdistrict designation) would be subject to zoning 

procedures; and any changes to 1-2 would then be reflected in Figures 1-7 (Height) and 1-8 

(Bonus Height). Therefore, for purposes of public notice, staff review, and consideration by 

the Planning Commission and City Council it will be processed as a zoning case. See Exhibit 

C for a reference map of existing subdistricts, hubs, and bonus height. 

 

Another zoning case was submitted for a property approximately 500 feet to the west – Town 

Lake Circle I (C14-2018-0065), located at 2215 and 2315 Town Lake Circle. For both cases 

– Town Lake Circle I and II – the property owner and agent are the same, and the requests 

for zoning changes and amendments are as well. Therefore, the staff reports for both cases 

will be somewhat repetitive, and differ on points related to the context of the two properties. 

 

The applicant is making a set of requests with the intention of redeveloping the subject property 

with more density than is currently allowed in the NMU subdistrict. Though preliminary, the 

applicant has proposed that Town Lake Circle II could include multifamily units with the 

possibility of additional commercial and pedestrian oriented uses permitted in the ERC 

Regulating Plan. Structured parking would be interior of the residential and any other 

components.  

 

The applicant provided transportation staff with numbers of dwelling units and square footages 

of retail based on a maximum buildout of the site, and land uses which are associated with the 

most trips per day. (See Exhibit F, TIA memo). The applicant’s preliminary plan uses smaller 

numbers - approximately 415 total units (See Exhibit D, EIS). However, it should be noted that 

these are subject to change. The proposed zoning category does not require housing; the 

applicant could opt for a predominantly office mix as well. 

 

In order to achieve their preliminary plan, the applicant is making the following requests.  

 Designate the property with the ERC subdistrict of Corridor Mixed Use (CMU)  

 Include the entire property in a hub (the southern portion, 2423 Town Lake Circle - is 

already in a hub), thus allowing participation in the density bonus / community 

benefits program 

 Allow a maximum of 120 feet in height through the density bonus program (the 

southern portion, 2423 Town Lake Circle – has a current maximum of 65 feet) 

 

Approved in 2015, ordinance 20151015-086 requires a public meeting to be held to inform 

neighbors of the requested amendments. For this case, the public meeting was held on 

November 7, 2018 at the Montopolis Recreation Center. Notification procedures were 

followed, and property owners, residents, and registered organizations within 500 feet of the 

property were notified of the meeting.  

 

At the meeting, staff spoke about procedures for rezoning and opportunities for input into the 

process. The applicant then spoke about items included in the request and the potential to 
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redevelop. A question and answer session followed, and the applicant addressed questions 

about likely development options, how the density bonus program would be used, and 

required affordable housing and fees in lieu for the density bonus program. The 

Neighborhood Plan Contact Team ultimately sent a letter to express that they were not in 

opposition to the zoning change or proposed amendments to the ERC (See Exhibit E). 

 

A Traffic Impact Analysis (TIA) was required for this zoning case. The applicant completed a 

TIA and proposed mitigation for the additional trips generated by the project. The proposed 

mitigation is a traffic circle / roundabout to be constructed at Tinnin Ford Road. This proposal 

was reviewed by the Austin Transportation Department and the Development Services 

Department, who made comments, and ultimately accepted the design (See Exhibit F). The 

memo includes a clause which states that if the roundabout is not buildable for any reason, the 

committed funds can be used for other equivalent transportation improvements. Per the TIA 

memo, fiscal for these improvements shall be posted prior to third reading at City Council. 

 

Specific to Town Lake Circle II, the TIA memo states that, at the time of subdivision or site 

plan, the applicant shall dedicate 17.5 feet of right of way along the eastern edge of the 

property, from Elmont Drive to its southern boundary, to comply with the ERC requirement 

to provide a pedestrian priority collector street. 

 

An Education Impact Study (EIS) was conducted for this site. All schools have adequate 

capacity to handle the projected students (See EIS, Exhibit D).  

 

 

 

CASE MANAGER COMMENTS: 

 

The subject property is approximately 2.8 acres, located north of East Riverside Drive, south 

of Lady Bird Lake, along Town Lake Circle and bordering on Elmont Drive (see Exhibits A 

& B). The property is comprised of three parcels, and the current resident of the site is a 

multifamily complex called Mesh III; Mesh I and II are part of the zoning case for Town 

Lake Circle I. Apartment units are available at market rates, with no locked in affordability. 

The entire property was designated as Neighborhood Mixed Use (NMU) in the East 

Riverside Corridor (ERC) Regulating Plan. 

 

North of Elmont Drive is a large Planned Use Development - Lakeshore PUD – which contains 

a mix of uses. Directly north of the subject property across Elmont are tracts which are 

currently under construction with office buildings and apartments. North of this is a large office 

complex which is maintained by Oracle Corporation, and is also part of the PUD. To the 

northeast is a block zoned ERC-NMU, with two story apartment buildings, at a similar scale 

to Mesh. 

 

West of the subject property, between Elmont Drive and Town Lake Circle, is a wedge-shaped 

block which was rezoned to ERC-CMU in 2017, but is vacant at the time of this writing and 

does not yet have an approved site plan. To the east, and fronting on Elmont Drive is a property 

zoned ERC-CMU, which has a large four-story multifamily structure. Also to the east and 
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fronting on Pleasant Valley Road is a large lot zoned ERC-CMU that is currently undeveloped 

and appears to be used for construction staging. 

 

To the south and east are additional apartment complexes of similar scale to Mesh. Due to the 

boundaries of the hub, many of the surrounding properties – to the south, east and west – are 

eligible for a height and density bonuses through the ERC (See Exhibit C).  

 

The following table highlights differences in uses and site development standards of the CMU 

and NMU subdistricts.  

 

Table I: Comparison of ERC Subdistricts 

Permitted Land Uses in ERC Subdistricts 

  NMU CMU 

Residential, attached Permitted Permitted 

Residential, detached Not Permitted Not Permitted 

Smaller-scale Retail (less than 50,000 sq ft) Permitted Permitted 

General Retail Not Permitted Permitted 

Office Permitted Permitted 

Warehousing & Light Manufacturing Not Permitted Not Permitted 

Education/Religion Permitted Permitted 

Hospitality (hotels/motels) Permitted Permitted 

Civic Uses (public) Permitted Permitted 

Development Standards in ERC Subdistricts 

 NMU CMU 

Maximum Building Height * 50 feet 60 feet 

Maximum FAR* 1 to 1 2 to 1 

Desired Minimum FAR 60% 60% 

Impervious Cover 80% 90% 

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

 

 

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 could provide additional entitlements. 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 
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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 meeting multiple public benefit criteria will be 

granted cumulative Bonus Area for all benefits for which the criteria is met. 

 

 

 

BASIS OF RECOMMENDATION: 

 

Staff recommends East Riverside Corridor district, Corridor Mixed Use (CMU) subdistrict; 

inclusion in a hub; and eligibility for a development bonus up to 120’ in height.  

 

Amendment # 1 – Subdistrict Designation (ERC Plan, Figure 1-2) 

 

Staff recommends the Corridor Mixed Use (CMU) subdistrict. The first basis of the 

recommendation is that the proposed zoning is consistent with the purpose and intent of the 

district sought. The existing NMU subdistrict provides for mid-rise residential with 

neighborhood-oriented retail and smaller employers, with opportunities for attached residential 

and small-scale commercial uses. In contrast, Corridor Mixed Use (CMU) is the ERC’s highest 

density subdistrict, and would typically have residential or office uses over commercial ground 

floor uses, such as retail or office. In CMU, Mixed use development is key, because it helps to 

create a walkable environment with a variety of land uses located in a compact area. 

 

Part of the intention of the NMU subdistrict is to provide a transition between higher density 

activity hubs and lower density residential uses. Considering the original ERC regulating plan 

for the area, these transitions stepped down from west to east (i.e. higher closer to IH-35), and 

from south to north (higher closer to Riverside). Changes to the area include the rezoning of 

2222 Town Lake Circle to the north, 1500 S. Pleasant Valley to the east, and the construction 

of the Oracle campus to the north. The area is now more diversified in terms of subdistricts 

and entitlements, and thus transitions are less essential. 

 

The second basis is 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. The property is located close to major arterials - approximately 1000 feet north of 

East Riverside Drive and 500 feet west of Pleasant Valley. Additional developments on Elmont 

Item C-15 5 of 29



C14-2018-0064 

  6 

Drive have elevated the use and importance of that street recently as well. The current NMU 

subdistrict prohibits general retail, whereas the proposed CMU subdistrict would allow it. 

Although specific types of commercial envisioned for the project are unknown, staff does not 

see the need to preclude this type of retail. 

 

Amendment # 2 - Hub boundary (ERC Plan Figure 1-6)  

Amendment # 3 - Maximum Height Available under Development Bonus (ERC Plan 

Figure 1-8) 

 

Staff recommends inclusion of the entire property in a hub, and a maximum height of 120 feet 

with a development bonus.  

 

Currently, the southern portion of the property (2423 Town Lake Circle) is already part of the 

hub, and has a 65 foot maximum available height. The northern portion (2439 Town Lake 

Circle, 2425 Elmont Drive) is not included in the hub. 

 

Per the ERC Regulating Plan, only properties within hub boundaries are eligible for 

development bonuses, which are provided in exchange for specified community benefits. Hubs 

were originally designated in anticipation of a rail transit line along East Riverside Drive. 

Although this rail line has not emerged, hubs can still serve an important function to 

concentrate development in key areas, create denser mixed use development, and may serve 

as placeholders for future increased transit service. 

 

The first basis of the recommendation is that zoning should promote clearly-identified 

community goals, such as creating employment opportunities or providing for affordable 

housing. The inclusion of the full property in the hub will make available the density bonus, 

and very likely a taller, mixed use building or buildings. Regulations for ERC density bonuses 

are listed in Article 6 of the ERC Regulating plan. Leveraging the density bonus will, at a 

minimum increase affordable housing citywide, and at a maximum provide for affordable 

housing onsite. 

 

The second basis is that the proposed zoning should be consistent with the goals and objectives 

of the City Council. As of this writing, development bonuses are some of the most important 

tools which are used by the City to achieve public benefits, especially affordable housing. By 

granting inclusion in the hub and setting a higher maximum height, there is effectively room 

for the potential developer to leverage the bonus through public benefits, of which affordable 

housing constitutes a major portion. 

 

The third basis is that zoning should be consistent with approved and existing residential 

densities. The applicant requested 120 feet as a maximum height, achievable through a density 

bonus. Staff finds this request to be a reasonable one, given that there are two large properties 

close by which have a 120 height maximum – to the west between Town Lake Circle and 

Elmont, and to the east, fronting on Pleasant Valley Road (See Exhibit C). Additionally, it is 

important that the density bonus be set to an adequate level to increase the likelihood that it 

will be used. 
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EXISTING ZONING AND LAND USES: 

 

 ZONING Subdistrict LAND USES 

Site ERC NMU Multifamily 

North Elmont Dr, then 

PUD 

N/A Elmont Dr, then Vacant 

South ERC NMU Multifamily 

East ERC CMU Multifamily, Temporary Industrial 

West Town Lake Circle, 

then ERC 

CMU Town Lake Circle, then Vacant 

 

 

NEIGHBORHOOD PLANNING AREA: Riverside  

 

TIA: Required, Received, and Accepted (See Exhibit F) 

 

WATERSHED: Lady Bird Lake 

 

OVERLAYS: East Riverside Corridor Regulating Plan 

 

SCHOOLS: Metz Elementary School, Martin Middle School, Eastside Memorial HS at 

Johnston 

 

NEIGHBORHOOD ORGANIZATIONS 

  

  

Austin Independent School District Homeless Neighborhood Association 

Austin Innercity Alliance  

Austin Neighborhoods Council Neighborhood Empowerment Foundation 

Bike Austin Pleasant Valley 

Crossing Gardenhome Owners Assn (The) Preservation Austin 

Del Valle Community Coalition Seltexas 

East Austin Conservancy Sierra Club, Austin Regional Group 

East Riverside / Oltorf Neighborhood Plan South Lakeshore Neighborhood Association 

East Riverside Corridor Staff Liaison Southeast Austin Neighborhood Alliance 

Friends of Austin Neighborhoods Tejana Bilingual Community 

Friends of Riverside Neighborhood Waterfront Condominium Homeowners 
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AREA CASE HISTORIES:  

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-05-0112 

East Riverside 

Neighborhood Plan 

Rezoning – City 

Initiated  

Neighborhood Plan 09-26-06 – Fwd to 

Council without 

recommendation 

11-16-06 – 

Approved NPCD 

for Riverside NP 

area 

C14-2012-0111 

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 

C14-2016-0115 

2222 Town Lake 

2225 Elmont Drive 

From ERC-NMU to 

ERC-CMU  

03-28-17 – Apvd 

CMU, inclusion in 

hub and eligible for 

120' height density 

bonus 

04-20-17 - Apvd 

CMU, inclusion in 

hub and 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 
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RELATED CASES:  

 

The subject property is part of the East Riverside Neighborhood Plan, approved in 2006. The 

Neighborhood Plan ordinance does not call out the subject property for any special 

regulations. 

 

The subject property is part of the East Riverside Corridor regulating plan, which was 

adopted in 2013 to implement the goals and recommendations of the ERC Master Plan. New 

development in the ERC area must adhere to the intent and design standards described by the 

Regulating Plan. The property was zoned ERC and given a Neighborhood Mixed Use 

(NMU) subdistrict. 

 

 

EXISTING STREET CHARACTERISTICS: 

 

Street ROW Pavement Classificati

on 

Sidewalks 

 

Bike Route Capital 

Metro 

(within ¼ 

mile) 

Elmont ~80’ ~44’ ERC 

Pedestrian 

Priority 

Collector 

Yes No Yes 

Town 

Lake 

~60’ ~38’ ERC 

Urban 

Roadway 

(Local) 

One side No Yes 

New 

Pedestrian 

Priority 

Collector 

17.5’ None 

existing 

PPC 

(Future) 

No No Yes 

 

 

 

OTHER STAFF COMMENTS: 

 

Comprehensive Planning 

 

This zoning case is located at 2425 Elmont Drive  and 2437 Town Lake Circle which is south 

of Elmont Drive between Tinnin Ford Road and Pleasant Valley Road, 2.8651 acres of land, 

located in the East Riverside Corridor. Surrounding land uses include multifamily housing to 

the east, and west, and multifamily housing, retail, and commercial uses to the south. North 

of the property, across Elmont Drive, is multifamily housing as well as a PUD that is 

proposed to be the new Oracle campus. The proposed use is a multifamily project with more 

than 400 units of residential housing. (This figure is from the concept plan, and is not 

finalized – SG). 

Item C-15 9 of 29



C14-2018-0064 

  10 

 

Connectivity. The Walkscores for the Elmont and Town Lake Circle sites are 66 and 60 

respectively, meaning some errands can be accomplished on foot and public transportation is 

located within walking distance to this property. There are public sidewalks located along 

Elmont Drive, East Riverside Drive, and on the east side of Pleasant Valley Road that would 

provide future residents with connections to the adjacent commercial uses. 

 

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 (p. 6).  Additionally, the plan supports 

the development of dense development and affordable housing through density bonuses 

which are available in the Corridor Mixed Use areas at ‘activity hubs’. 

 

The East Riverside Corridor Master Plan identifies this portion of the planning area as 

‘Neighborhood Mixed Use’ on the future land use district map. It is adjacent to areas of 

Corridor Mixed Use and inside designated activity hub area.  Although the intention with this 

type of land use was to provide a transition between the high-density activity hubs and lower 

density residential uses, the development that has occurred since the plan was adopted in 

2010 has significantly changed the uses and character of this area of the plan.  

The plan identifies suggested initial investments and catalyst projects with the potential to 

spur additional private investment and redevelopment (p 83).  The development of the Oracle 

Campus is a “catalyst project” that is drawing additional private investment to the area. As 

this project will change the character and use of this area of the FLUM from that which was 

envisioned by the FLUM, it follows that the land uses adjacent to the site be reevaluated for 

their alignment with the Master Plan. 

 

Key Themes/Recommendations: 

 Enable transit-supportive redevelopment that supports higher levels of 

development around primary transit stops. (p viii) 

 Encourage private sector funding and/or construction of affordable housing 

through the provision of density bonuses. (p xix) 

Land Use Districts 

Corridor Mixed Use – This land uses 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 currently partially included in 

one of the hubs identified in the plan. Additionally, the site is south of a major 

employment center and north of a retail area. Any development in this area will have to 

provide pedestrian infrastructure to support greater walkability and access to transit. 
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The ERC Master Plan identifies a significant need for more housing along the corridor, in 

particular more affordable housing. CMU areas are afforded additional entitlements 

provided that the developer builds or pays for affordable housing in the corridor area.  

 

Design considerations 

Chapter 5 of the ERC Master Plan makes many urban design recommendations that were 

later incorporated into the ERC Regulating Plan. Thus, any new development in this area 

would have to meet the urban design guidelines that include: Wide sidewalks and 

improved streetscape; building step backs; build to the street; Street level windows and 

doors; shade for pedestrians; accentuate primary building entrances; façade articulation; 

active outdoor space amenities; new development that respects the scape and  character 

of neighborhood edges. 

Per the ERC Master Plan policies and text above, it appears that it supports the development 

of Corridor Mixed Uses at 2425 Elmont Drive and 2437 Town Lake Circle, improving the 

potential for mass transit and affordable housing in this part of the plan. Redevelopment in 

this area will support walkability and connectivity and follow the urban design guidelines 

established by the ERC regulating plan.  

 

East Riverside Corridor Regulating Plan 

 

The ERC Regulating Plan was adopted in 2013 in order to implement the goals and 

recommendations established by the ERC Master Plan. New development in the ERC area 

must adhere to the intent and design standards described by the Regulating Plan. 

 

The ERC Regulating Plan designates 2425 Elmont Drive and 2437 Town Lake Circle as 

Neighborhood Mixed Use. The parcels to the immediate east, west, and south are also 

designated as NMU. As in the Master Plan, the area is not designated as a hub. It is 

immediately adjacent to two hub areas and one block north of the Core Transit (East 

Riverside). However, since the time the Regulating Plan was adopted, the area north of 2425 

Elmont Drive and 2437 Town Lake Circle has become the new Austin Oracle Campus which 

has created a de facto activity hub in the area.  

 

The intentions of the ERC Regulating Plan that are applicable to this case are listed below. 

 

1.1.3. To improve the area’s access to transit services and create an environment that 

promotes walking and cycling. (p. 1) 

1.1.4. To promote transit-supportive development and redevelopment within the ERC 

Hubs in order to successfully integrate land use and transit by providing greater 

density than the City of Austin average, a mix of uses, and a quality pedestrian 

environment around defined centers. (p. 1) 

1.1.6., 2.1.6. To allow for and encourage dense mixed-use and residential uses to 

accommodate some of the region’s expected population growth. (p. 1, 29) 

Item C-15 11 of 29



C14-2018-0064 

  12 

2.1.1. Allow for creation of dense and vibrant Hubs, or areas where the most intensive 

development within the corridor is encouraged, with urban form and uses that require 

less reliance on the automobile and are more accommodating of pedestrian, transit, 

and bicycle transportation. (p. 29) 

2.1.2. Provide for and encourage development and redevelopment that achieves a 

balance of jobs, housing, retail, open space and community facilities within close 

proximity to each other and to both current and future transit. The essence of a mixed-

use area is that it creates opportunities to live, work and play within the same area. (p. 

29) 

3.1.1. Increase mobility both within the East Riverside Corridor area and to 

surrounding areas by improving connectivity and accommodations for pedestrians, 

cyclists and transit. (p. 39)   

4.1.1. Ensure that buildings relate appropriately to the surrounding area, create a 

cohesive visual identity and attractive street scene, and frame the pedestrian 

environment. (p. 57) 

6.1.3. Encourage additional density while allowing new development to support 

“public benefits” that are important to achieve as the East Riverside Corridor area 

transforms in to 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. (p. 99) 

 

As per the regulating plan policies identified above, it appears that the plan supports Corridor 

Mixed Use development at 2425 Elmont Drive and 2437 Town Lake Circle, improving the 

potential for mass transit, walkability, and affordable housing in this part of the plan. Dense 

development at this site would be compatible with the Oracle campus to the north and 

provide additional opportunities for affordable housing and other community benefits in the 

district. 

 

Imagine Austin 

 

Imagine Austin addresses the issues of density, walkability, mobility, and transit at a City-

wide scale. The plan has established goals and guidelines that relate to the specifically to the 

ERC area.  First, one of the primary themes of the plan is to support the growth of Austin as a 

compact, connected city (p.10). The plan notes that the population of the City has boomed, 

but that much of this growth has offered around the edges and suburban areas of the City. 

Major challenges identified by the plan, and relevant to this case, include how to plan for the 

additional population growth that is anticipated, how to increase the supply of housing near 

employment centers, and how to improve mobility and access to transit.  

 

The Imagine Austin Growth Concept Map identifies the subject property as being located 

along a High Capacity Transit Corridor (East Riverside). These corridors identify 

locations for rail or bus rapid transit and will provide greater transportation options and 
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impact were 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 many people live and work as well as being important hubs in the transit 

network. 

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. 

 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. 

 

Based upon Imagine Austin policies referenced above and the Growth Concept Map, which 

supports growth along High Capacity Transit Corridors, staff believes that this proposed 

zoning change is supported per the Imagine Austin plan.  Staff also encourages the applicant 

to thoroughly review the vision and detailed design guidelines for in this area, as specified in 

the ERC Regulating Plan. 

 

 

Environmental 

 

The site is not located over the Edwards Aquifer Recharge Zone.  This site lies on the divide 

between the Country Club West Watershed (suburban) and the Lady Bird Lake Watershed 

(urban).   

 

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. 

 

Item C-15 13 of 29



C14-2018-0064 

  14 

Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 

25-8 for all development and/or redevelopment. 

 

According to floodplain maps there is no floodplain within or adjacent to the project location. 

 

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. 

 

Following are the comments unique to each watershed classification: 

 

Suburban 

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% 

 

Under current watershed regulations, development or redevelopment requires water quality 

control with increased capture volume and control of the 2 year storm on site. 

 

Urban 

Zoning district impervious cover limits apply in the Urban Watershed classification. 

 

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 

 

No site plan comments at this time. Site plan comments will be provided with formal site 

plan application submittal.  
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Transportation 

 

A Traffic Impact Analysis (TIA) is required but has not been received.  A zoning application 

is not complete until the required TIA has been received.  This delay in the submittal of the 

TIA may result in a delay in the scheduling of this zoning change request on a Land Use 

Commission agenda.  The TIA must be submitted at least 26 calendar days (18 working 

days) prior to consideration of this case by the Commission.  Please contact the assigned 

transportation reviewer for this case.  [LDC 25-6-113]. (TIA has been received and accepted, 

See Exhibit F – SG) 

 

Right of way shall be dedicated for a Pedestrian Priority Collector street (PPC) as required by 

the ERC regulation plan along the eastern edge of the property. Dedicate 17.5’ minimum of 

right of way.  Additional right of way or a sidewalk easement may be required at the time of 

site plan or subdivision for the planting and clear zones.  ERC 3.5.2.B 

 

A mid-block pedestrian connection is required running east/west on the property.  This 

midblock pathway should be in a sidewalk easement and 15’ wide minimum.  ERC 3.5.4.C. 

(This comment can be addressed at the time of site plan – SG). 

 

FYI:  Right of way for the continuation of the required PPC will be required at the time of 

site plan submittal for the southernmost lot.  The right of way cannot currently be dedicated 

due to the existing building. 

 

FYI: Per ERC requirements, a connection to adjacent sites with private drives or 

public/private streets will be required at the time of site plan. 

 

FYI:  Per ERC requirements, a curb cut on the PPC shall not occur more frequently than 

every 100 feet.  Joint access may be required at the time of site plan.  This applies to the new 

roadway and Elmont. 

 

FYI: Per the ERC, the maximum driveway width shall be 30 feet, and the maximum curb 

radii shall be 15 feet. 

 

FYI: Per the ERC, the required sidewalk for Elmont and the new PPC collector street will be 

a 7’ planting zone with street trees, and a 5’ clear zone.  The required sidewalk for Town 

Lake will be a 7’ planting zone with a 5’ clear zone, no street trees required. 

 

FYI:  Per the ERC, sidewalks will only be allowed to encroach in right of way to the extent 

that a 6’ wide on-street bicycle lane can be located on both sides of the street.  This applies to 

Elmont and the new PPC collector. 

 

FYI: Per the ERC, direct pedestrian access to each street will be required for each building 

on site. 

 

FYI: Per the ERC, if a parking garage is utilized, access will not be permitted to the principal 

street, Elmont.  ERC 5.3.2.B.2 
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FYI:  Per the ERC, all utilities for the stie and in the right of way shall be placed 

underground. 

 

 

 

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. Zoning Map 

B. Aerial Map 

C. Detail Map from East Riverside Corridor Regulating Plan - Current 

D. Educational Impact Statement (EIS) 

E. Letter from Neighborhood Plan Contact Team 

F. Traffic Impact Analysis (TIA) Memo 
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1

Grantham, Scott

From:
Sent:
To:
Subject:

Malcolm Yeatts <> 
Thursday, January 10, 2019 6:13 PM
Grantham, Scott;  'House, Toni' , Jan Long
RE: C14-2018-0065 - Town Lake Circle I & II

Follow Up Flag: Follow up
Flag Status: Flagged

I apologize for the delay in responding. EROC currently has a number of cases we are reviewing. The EROC Contact Team 
has decided that they would not oppose these requests, since they are adjacent to higher density Corridor Mixed Use 
developments. 

Malcolm Yeatts  Chair, EROC Contact Team 
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