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• HERITAGE TREES: There are several large trees around the perimeter of the softball 

field, however most of the trees are Cottonwood trees, which do not qualify as 

Heritage Trees.  They would be considered Protected Trees and removal would 

require approval of PARD Urban Forestry and a tree removal permit from the city 

arborist department. 

 

• PARKING REQUIREMENTS: The 26-acre site does have connectivity to the west 

end of Riverside Drive, Lamar Blvd. and Toomey Road.  Due to traffic along Lamar 

Blvd. and its median divided layout, access to northbound Lamar is difficult other 

than for the signalized intersection at Riverside Drive.  This drive currently serves 

PARD’s headquarter building along with some multi-use parking.  Creating an 

internal loop connecting with the on-site parking off of Toomey Street with the drive 

leading to this signalized intersection would be beneficial from a traffic standpoint.  

 

As it appears approximately 40-50 existing parking spaces will need to be removed 

for the proposed arts center, the table below shows the current parking provided and 

parking required for existing uses on the site.  The parking demand for the proposed 

arts center would need to be added to this count in providing an overall parking plan 

meeting city codes.  There is a 20% parking reduction from standard parking 

requirements for sites with the Urban Corridor, for which this site is within.   
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• STRUCTURAL SYSTEM FEASIBILITY: The most relevant structural and foundation 

system would be dependent on further geo-technical study, but that selected during 

design would likely involve a void-formed, pier-supported, suspended reinforced 

concrete slab foundation. The second floor for the building would likely involve 

reinforced concrete supported by concrete columns or steel beams and columns 

supporting a metal formed concrete slab. The garage would likely be cast-in-place 

concrete columns and beams with either a pre-cast plank or post-tensioned concrete slab. 

The roof structure would be influenced by the architectural design, but could be expected 

to be steel beams with steel bar joists supported by the steel structure. 

 

The final designs would be based on building size, height, fire-ratings and the 

economically-viable construction method at the time of design. Requirements for the 

earthwork and paving construction on the site would also be based on geotechnical 

exploration. 
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5. BUILDING SCOPE ASSUMPTIONS 

 
• The assumed basis of this study would be to provide similar or expanded space for the 

existing uses: 

 

o Classroom space for various programs including ceramics, digital and fine art, 

performing arts, and sculpture. 

o Theater and seating for 150 (current capacity) to 200 (proposed expanded capacity) 

and adequate back of house facilities. 

o Black Box and rehearsal facilities. 

o Lobby/Gallery space for community gatherings, performances and art exhibits. 

o Outdoor exhibit or social space. 

o Connection to the Children’s Garden adjacent to the facility.  

o Commercial kitchen and café /concession service.  

o Office space for administration activities. 

o Restroom facilities meeting ADA and programmed spaces requirements. 

o Adequate storage, support and utility services space. 

o Adequate drop-off facilities for children and adult patrons. 

o A parking facility accommodating additional parking for staff and building users. 

The entire facility, including sidewalks, access, restrooms, parking and building elements, will 

be required to be compliant with current building and accessibility codes. As a facility with a 

large user population of children, TAS standards for children should be assumed to be included 

in portions of the building primarily used by children.  

 

The presumed design and construction would be of a quality level meeting the City’s 

expectations for LEED silver sustainability and maintenance requirements for Capital 

Improvements Projects.  All site elements should be assumed to comply with State and City of 

Austin site development permit requirements. 

 

 

 

 

 

 

 

 

 

 

  

 

 

 



DOUGHERTY ARTS CENTER  SITE ASSESSMENT STUDY 

ARCHITECTURE + PLUS  Page 21 of 29 

Program Square Footage 
Some space uses such as the theater, kitchen and ceramics classrooms will require equipment 

(kitchen equipment, kilns, etc) which will impose specific building code limitations for location, 

mechanical, plumbing and electrical services, construction type and code compliance. 

 
• The existing building is approximately 24,000 square feet.  

• The existing space allocation with square footages for the existing building uses is shown 

on the Table below. 

• As mentioned in Section 3. Development Constraints, the maximum square footage 

allowable for the ground floor of the building without variances would be constrained by 

existing development, trees and easements to appropriately 75,000 square feet.  

• The new building accommodating similar but expanded activities would need to be 

approximately 36,000 square feet.  

A comparison of accommodated functions (including associated storage, circulation, 

mechanical services  and construction  factor) providing current  and  proposed space 

allocations, based on a new 36,000 sf facility  is: 

Space                      Current SF  Proposed SF 

o Classrooms       8,000    12,000  

o Arts/Crafts Classrooms    5,600     8,000  

o Office space     3,200     3,200  

o Gallery      3,200     3,200  

o Theater ( 200 seats)   4,000      8,000  

o Black Box facilities   0       1,600  

 

o TOTAL                        24,000 SF    36,000 SF 

 

Parking for the new facility would be based on the requirements for each function included. 

An estimate of the parking required based on the proposed 36,000 SF facility is: 

o Classrooms    46 spaces 

o Office space   10 spaces 

o Gallery      8 spaces 

o Theater ( 200 seats )  88 spaces 

o TOTAL 152 spaces 

 

• An efficient parking structure housing approximately 100 cars would have a minimum 

two stories with a minimal footprint of approximately 130 x 150 or 39,000 square feet. 

The remaining 60 required spaces can be accommodated by a portion of the existing 57 

spaces along Dawson and the addition of 14-22 head-in spaces along Dawson. 
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• The TOTAL assumed building square footage based on the above is 75,000. 

 

o Occupied Building           36,000 sf  

o Garage      39,000 sf 

o TOTAL     75,000 sf 

 

• A larger facility is possible given the allowable heights at the site. A larger facility would 

require more parking as required by the final square footage proposed. 

 

 

 

CONCEPT FOOTPRINTS: The optional concept building footprint exhibits on the following 

pages are to be used as an illustrative placeholder for this feasibility, and a selected option would 

be developed further at a later date.   

Options 1, 2, and 3 are shown with an assumed two story building accommodating a 36,000 sf 

building and a 39,000 sf parking structure on a footprint of 37,500 sf.  

The 37,500 sf assumption is due to the available space for the building site as constrained by the 

existing setbacks, development restrictions, parking, drives, park improvements, trees and 

overhead electrical easements.  

To include additional footprint would require relocation of existing improvements, removal of 

additional trees or variances. Additional total building square footage and parking could be 

accommodated by adding floors to the facility. 
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Option 1  

Option 1 (See Exhibit 13) provides a new facility at the existing location. The facility is pulled to 

the street to comply with Subchapter E commercial design standards, however due to the 

floodplain elevation, the likely first floor level would be approximately 8’ above the street.  The 

facility could provide 36,000 sf of space with a parking facility of 39,000 sf, accommodating 100 

cars. Option 1 can only meet the egress access by providing a pedestrian bridge across Dawson 

Road as shown on the site plan. 

Rebuilding at this location would require the existing programs at the facility to be completely 

relocated, possibly to multiple facilities, for a period of 18-24 months while demolition, landfill 

removal and construction of the facility is completed. The disruption to staff and facility users 

could not be measured in this report. In addition, Option 1 would require additional expense for 

multiple moves, lease space, user notifications and communications. 

The facility and site are shown on the following page and would have the following 

opportunities and constraints 

Opportunities 

• Increased and more efficient square footage could be provided within the same 

impervious cover footprint 

• A parking facility of 100 cars could be accommodated to facilitate parking needs 

• Additional parking might be accommodated by an additional floor allowed by staggered 

floors created by the height differences of floor-ceiling heights from parking levels and 

adjacent occupied spaces  

• Additional parking could be located along Dawson Rd 

• Flood model study would be less difficult with the new volume versus the existing 

volume in the same location of the floodplain 

• Fewer and smaller trees would be required to be removed 

• Total impervious cover could be reduced from the existing  

Constraints 

• Finish floor would be required to be 2’ above floodplain, approximately 8’ above grade, 

requiring additional ramps for access 

• There would be major disruption to on-going programs while demolition and new 

construction occurs 

• Complete landfill mitigation would be more extensive and costly 

• Safe egress from the building during flooding requires a bridge structure across Dawson 

Road 

• The second floor space layout would be constrained by the parking facility 
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Option 2 

Option 2 (See Exhibit 14) provides a new facility relocated at a new location east of Dawson Rd. 

The facility is pulled to the street to comply with Subchapter E commercial design standards, 

however due to the floodplain elevation, the likely first floor level entry would be approximately 

4’ above the street. The footprint shown is constrained only by the existing trees. The existing 

brick plaza and tree circle have been relocated. This allows the facility to provide 36,000 sf of 

space with a larger parking facility of 39,000 sf. accommodating 100 cars. Option 2 can provide 

the required emergency pedestrian egress from the north side of the facility. 

Rebuilding the facility at this location will allow on-going programming to continue unimpeded, 

meeting the needs of the current users in a location which is familiar, contiguous and convenient.  

The facility and site are shown on the following page and would have the following 

opportunities and constraints 

Opportunities 

• Increased and more efficient square footage could be provided 

• No disruption to on-going programs as construction will occur across Dawson Road 

• A parking facility could potentially exceed a 100 car capacity to accommodate parking 

needs 

• The  parking facility’s upper deck could function as an event space with a possible view 

of downtown and the lake. 

• Access to the proposed Children’s Garden would be more direct and connected to the 

new facility 

• Additional parking could be located along Dawson Road 

• Additional vehicle access could be accommodated from the Palmer driveway and provide 

flow through vehicular circulation 

• Landfill mitigation and expense can be minimized 

• Water quality structures could be partially accommodated in the landfill excavation area 

• The floodplain extent might be reduced by the removal of the volume of the existing 

facility on the west side of Dawson Road. 

Constraints 

• Finish floor would be required to be 2’ above floodplain, approximately 4’ above grade, 

requiring additional ramps for access 

• The second floor space layout would be constrained by the parking facility 

• Flood model study  would be more complex with the new volume in a different location 

in the floodplain 

• Existing trees and the brick plaza would need to be removed and/ or relocated 
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Option 3 

 
Option 3 (See Exhibit 15) provides a new facility relocated at the ball fields near the ZACH 

Topfler Theater on Toomey Road 

The facility is pulled to the street to comply with Subchapter E commercial design standards, 

The footprint shown is constrained only by the existing trees, limits desired by the Owner, the 

street and the existing theater and PARD facilities. The tract of land is 26.65 acres, with 

approximately 3.5 acres leased to Zachery Scott Theatre (ZACH). We assume there are license 

agreements, easements, or unified development agreements between these tracts as they appear 

to share facilities, such as parking. The area of the proposed site is approximately 80,000 square 

feet between the softball field and Toomey Road to the south.  This area is currently used for 

parking and there is a pre-manufactured building located here which is used by the ZACH 

Theater. Further conversations with ZACH would be needed to determine whether or how to 

replicate this storage use. North of the site is the PARD Headquarters Building, which currently 

experiences flooding due to drainage issues on site.  

The existing parking is utilized by the ball fields, the theaters and the surrounding commercial 

uses and is insufficient across the site for the current uses. Based on previous art center layouts, 

the art center required about 36,000 square feet and about 39,000 square feet for a parking 

garage, so space appears limited given site constraints and considering that the above square 

footage allocations do not include ancillary drives, walkways, landscaping, and water quality 

facilities. Toomey Road is a two lane street which is in need of improvements to function better.  

The facility and site are shown on the following page and would have the following 

opportunities and constraints 

Opportunities 

• Increased and more efficient square footage could be provided.  

• Providing a connector street could create a festival street venue that could be closed 

without impacting any adjacent private commercial or residential property.  

• A promenade connection with a focal point at the shore could be created. 

• No disruption to on-going programs as construction will occur away from the current  site 

• Development could enlarge the drainage swale behind the PARD headquarters building, 

providing drainage relief and some pedestrian rain garden amenities 

• Relocation of the existing programs would allow for demolition of the existing building. 

• Relocation of the existing facility would allow partial mitigation of the landfill 

• The parking could possibly be recessed into grade and the  upper deck could function as 

an event space. 
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Constraints 

• The development at Toomey Rd. would be subject to the same subchapter E design 

standards, core transit corridor requirements, waterfront overlay and stormwater 

requirements previously discussed. The core transit corridor extent in the following 

Exhibit 15 is based on previous discussions with City staff on Options 1 and 2. The 

building location shown directly fronting Toomey St is likewise based on discussions for 

Options 1 and 2. A drainage management pond based on the proposed footprint will be 

required, 

• The location off Toomey St is in a 500 year floodplain, and is also subject to the Butler 

Shores development regulations. These are similar but less strident than the development 

restrictions that would apply to Options 1 and 2. 

• There are no concerns with utility service available to the site. However, utility lines 

crossing the site to the west of the ball fields could be a constraint on the building 

location and a utility line serving the PARD building would need to be relocated. 

• Lot lines do not appear to exist at this time, and an assumed limits of construction would 

need to be identified to limit the scope of the project in meeting development restrictions 

including subchapter E. 

• Creation of a connector road on parkland would be controversial and potentially require 

negotiations for a land swap to allow the additional impervious cover on park land.  

• A parking facility would need to be investigated to verify if the size could meet or exceed 

a 150- 160 car capacity to accommodate parking needs. 
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6. COST ESTIMATE  
 

 

• A Statement of Probable Cost for the construction costs of each proposed facility  option 

would be: 

 

o Option 1 - $27,600,000 

o Option 2 - $23,600,000 

o Option 3 – Not Included  

 

 

 

 

 

 

 

 

 

 

 

 

 


