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You are invited to submit your Statements of Qualifications for the Step 1 (SOQ) Submission of this solicitation package,
in accordance with the instructions in this Request for Proposals (RFP) No. P1511-005-KR, Development Proposal for
Mixed-Use 3-Acre Site at Travis County’s North Campus, located at 5325-5335 Airport Blvd., Austin, Texas.
An original Step 1 Qualifications Statement, one (1) original and three (3) printed copies and one (1) electronic copy
must be submitted to the Travis County Purchasing Agent, 700 Lavaca, Suite 800, Austin, Texas no later than 2:00 p.m.,
Central Standard Time, on February 10, 2016.
A PRE-PROPOSAL meeting will be held for this Project on January 6, 2016 at 2:00 p.m., Central Standard Time,
at 700 Lavaca, 8th Floor, Room 821, Austin, Texas 78701. It is strongly encouraged that an individual from
respondent’s firm attend.
Upon review and evaluation of the Step 1 (SOQ) Submissions, up to but no more than five (5) teams may be shortlisted
and invited to participate in the Step 2 (Proposal) Submission process of this solicitation package. “Step 1 (SOQ)
Submission” and “Step 2 (Proposal) Submission” are defined in Section 4.0 of this RFP.
There is no expressed or implied obligation for Travis County or the Travis County Development Authority to reimburse
respondents for the preparation of either the Step 1 (SOQ) Submission or the Step 2 (Proposal) Submission, for
participating in the Negotiation Process, or for any other part of the procurement process. For clarity, Travis County and
the Travis County Development Authority wi1l not reimburse such expenses.
For any information related to this RFP, the respondent may contact only the following individuals: Kimberly
Roohms, Purchasing Agent Assistant IV; Marvin Brice, CPPB, Assistant Purchasing Agent; or Cyd V. Grimes,
C.P.M., CPPO, Purchasing Agent. Potential respondents may NOT direct any inquiries regarding this RFP to
members of the Travis County Commissioners Court, members of the Travis County Development Authority Board
of Directors, staff of the Development Authority, or Travis County staff (other than the individuals listed above),
Failure to comply with this request may result in disqualification from participation in the procurement process for
this Project.
The Step 1 (SOQ) Submission and the Step 2 (Proposal) Submission (one (1) original, three (3) printed copies, and
one (1) electronic copy) must be submitted to the Travis County Purchasing Agent in a sealed envelope addressed to:
CYD V. GRIMES, C.P.M., CPPO
TRAVIS COUNTY PURCHASING AGENT
700 LAVACA, SUITE 800
AUSTIN, TEXAS 78701
and the envelope in which the Qualifications Statements are enclosed must be marked:
REQUEST FOR PROPOSAL – STEP 1 (Statement of Qualifications) SUBMISSION
Development Proposal for Mixed-Use 3-Acre Site at Travis County’s North Campus
P1511-005-KR
DO NOT OPEN IN MAILROOM
Sincerely,
Cyd V. Grimes, C.P.M., CPPO
Purchasing Agent
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Introduction
The Travis County Commissioners Court (County) and the Travis County Development Authority (TCDA)
are seeking proposals from prospective developers interested in a development opportunity on a 3-acre
site in Central Austin located at 5325-5335 Airport Boulevard, at the northeast corner of Airport
Boulevard and 53rd 1/2 Street (the “Site”).
The Site, owned by Travis County, was recently cleared by the County to allow for redevelopment. The
vision for this Site includes a mixed-use development, including County office space, mixed-income
housing, and supportive parking.
TCDA is a public, non-profit corporation governed by a Board of Directors, currently composed of the
Travis County Commissioners Court (the “Commissioners Court”). TCDA and the Commissioners Court
envision the County retaining ownership of the Site and leasing to the developer. Following a review of
initial qualifications submitted by interested respondents in Step 1 of a two-step process, the Travis
County Purchasing Agent (Purchasing) will contact a short-list of respondents determined by the
Evaluation Team and the evaluation process to be best suited to develop the Site to meet the objectives
of Travis County and the community.
In Step 2, Purchasing will request that shortlisted respondents prepare a more detailed but still
conceptual project proposal for review and participate in an interview with the Evaluation Team to be
scheduled before a final selection is made.

Background
Between 2003 and 2010, Travis County assembled four parcels of land on Airport Boulevard in Central
Austin. These sites were purchased to create a new general government campus for Travis County
departments, which were at the time located at dispersed locations. While initially conceived as the
primary government campus for the County, the purchase of new downtown real estate in 2010
modified that plan. Instead of becoming the primary government campus for Travis County, the Airport
Boulevard sites were developed as a “North Campus” to include general government offices that could
effectively be relocated out of downtown Austin.
Today there are three distinct areas of the North Campus. The southern end is the subject of this
solicitation.
•

North end. At the far north, 5555 Airport Boulevard is a large renovated structure that houses
Central Command for the Travis County Sheriff as well as offices for the Fire Marshal.

•

Middle area. In the middle is a very large structure at 5501 Airport Boulevard. The northern
section of the structure houses client services (Counseling and Education Services, Jury Office) as
well as general government offices (Emergency Services). The southern section is primarily
occupied by the County Clerk and Tax Office, both of which draw an extraordinary number of
visitors daily to the Site.
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•

Southern end (the subject of this solicitation). At the southern end of the Site, there are 3 acres
that have been cleared and are currently vacant. A vacant furniture store and convenience store
were demolished to prepare the Site for future development required by the County. This
vacant Site is the subject of this Request for Proposals.

While the County could develop a small office and parking structure on this southern section to meet
the County’s space needs at North Campus, the Court recognized that this Site has significantly greater
development potential. The County elected to explore alternative development options and strategies
to better harness the Site’s development capacity to include mixed-income housing while seeking an
alternative to debt financing for costs of County space.

2|Request for Development Proposal

5325-5335 Airport

Introduction to the Property

5325-5335 Airport Boulevard is located in Central Austin at the intersection of Airport Boulevard and
53rd ½ Street, a major urban crossroads with high accessibility. The Site is currently used for overflow
parking for activities located in the adjacent County buildings.
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The Site is in close proximity to the desirable and eclectic North Loop District immediately to the west,
the rapidly redeveloping Highland Mall Campus directly to the north (home of the newest Austin
Community College branch), and the award-winning, mixed-use Mueller District to the east that
continues to expand and provide the city with walkable retail, housing, and employment. The Site is also
adjacent to Austin’s one and only commuter rail line.
The Site is located in Austin’s Airport Boulevard Corridor, a corridor that for several years has been the
focus of visioning and planning efforts that seek to create a more aesthetically pleasing, pedestrianfriendly streetscape. While much of this corridor is currently a typical auto-centric thoroughfare with
high-speed traffic and underutilized, commercial strip-retail, the area is rapidly changing and the
surrounding neighborhoods would like to see better development. This corridor has been planned for
the past five years as a pilot, form-based code planning district by the City of Austin, but those planning
efforts have since been rolled into the citywide CodeNEXT land development re-write effort that is still a
few years away from completion.
As one of the fastest growing cities in the nation, property values in Austin have steadily climbed over
the past several years. Rising costs, limited housing, and traffic congestion have put an ever-growing
premium on land in Central Austin that is close to downtown, transit options, and major thoroughfares.
The favorable location of this Site makes it an optimal opportunity to redevelop more intensively, adding
both jobs and housing.
Zoning
The 3-acre Site is comprised of two tax parcels, identified as lot 221925 (2.73-acres) and lot 221926
(0.36-acres) by the Travis Central Appraisal District. This Site has a flexible base zoning (Commercial
Services, Vertical Mixed-Use, Conditional Overlay, Neighborhood Plan [CS-V-CO-NP]), which permits
mixed-use development, maximum building heights across the Site of 40 feet to 60 feet, and a floor-area
ratio of 2-to-1. Base zoning on this Site permits up to 218,000 net building square feet, which excludes
parking facilities.
Also, development proposals on this Site with mixed-income housing that meets City of Austin
affordability criteria will receive greater flexibility and fewer dimensional and parking requirements as
part of the Vertical Mixed-Use Overlay District zoning (V) as well as the Neighborhood Urban Center
Special Use option available to this Site. The complexity of Austin’s Land Development Code may
necessitate a negotiated process. For more information related to zoning and land use regulations,
please review Appendix A (Area Zoning Map), Appendix B (Zoning Ordinances), and Appendix C
(Neighborhood Urban Center Option).
Transportation Context
5325-5335 Airport Boulevard is located in a Core Transit Corridor of Austin (See Appendix D for Core
Transit Corridors Map). This designation indicates that all development within the corridor should be
transit-oriented in nature, promoting the needs of transit users, including pedestrian-oriented urban
design and pedestrian connectivity.
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This Site is also located directly across the street from Austin’s sole commuter rail line, the Red Line,
which provides service between downtown Austin and the northern suburbs. The nearest existing Red
Line stop is located about one-mile north on Airport Boulevard (Highland Station, located at Airport
Boulevard at E. Highland Mall Boulevard). While there is currently no transit stop adjacent to this Site,
Capitol Metro is considering a potential additional stop along the Red Line across Airport Boulevard from
the Site as part of a “Fiskville Station Transit-Oriented Development.” This has major implications for
both the desirability of housing at this location, as well as transportation choices and mode-share of
residents, employees, and visitors in the future.
In consideration of this transportation context, parking should be provided in a manner that is
secondary to alternative transportation accessibility and should be as flexible and efficient as possible to
account for the potential decline of parking needs in the future. This Site is an excellent candidate to
take advantage of Austin’s shared parking ordinance or reduced parking requirements available to the
Site based on zoning (See Appendix E for information regarding Austin’s Shared Parking Ordinance).
Additionally, a corridor study was completed for Airport Boulevard in 2014, indicating a vision for future
infrastructure improvements, including a landscaped median, 15-foot sidewalks, and protected bike
lanes. Funding for these improvements has not yet been allocated by the City of Austin. Further
information on the corridor development program is available in Appendix F.
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Site Development Principles
Context-sensitive Design- In addition to meeting all legal requirements established for the Site by the
City of Austin, the County and TCDA seek a development proposal that is context-sensitive. Travis
County staff has met with surrounding neighborhoods and maintained conversations with neighborhood
residents regarding the future of the Site. There is a shared vision for a mixed-use, catalytic project at
this Site with superior design that can further the corridor’s transformation. There is support for a “step
down” approach from west to east across the Site, consistent with the transect principles of new
urbanism that have been proposed for the area and consistent with zoning.
Development should “wrap” Airport Boulevard and 53rd ½ Street.
Airport Boulevard: Pedestrian-oriented design is encouraged along Airport Boulevard, with
minimal setbacks. This side of the Site should frame the street.
53rd ½ Street: This side should also provide a comfortable pedestrian environment with good
street frontage and minimal setbacks to support a walkable environment.
Helen Street: The east side fronting Helen Street should be designed with care, ensuring
compatibility with the single-family and multifamily housing directly across the street. The
County and TCDA are open to a variety of concepts and encourage creative solutions, including
but not limited to park space or townhome-style housing.
Please see Appendix G and Appendix H for more details on the neighborhood vision and plan for this
area.
Value to Travis County- While a mixed-use project at this location leverages the Site’s development
potential better than a single County office building, the County and TCDA are also proposing a mixeduse project to reduce the debt costs to Travis County of developing additional office space. County space
needs exceed the expected capital available for facility construction, and the County is seeking
alternative strategies to create the space it needs to deliver County services with limited financial
resources.
A successful proposal will leverage this Site’s development potential to provide County office space at a
reduced cost to the County.

6|Request for Development Proposal

5325-5335 Airport

Project Objectives
As a critical corner Site in a popular and growing area of Central Austin, the County and TCDA envision a
project that will enhance the character of the area, fulfill the neighborhood vision, and meet service
needs identified by Travis County.
The County and TCDA have established the following project objectives and desired features:
Provide County Office Space- Travis County has outgrown its office space in the adjacent buildings. To
continue to fulfill its mission and serve County residents, additional office space must be constructed to
accommodate the flagship offices for Travis County’s Tax Office as well as the Health and Human
Services Assistance Center.
Provide Market-Rate and Affordable Housing- In the increasingly congested and costly City of Austin,
housing itself is a community amenity, particularly in highly accessible areas. The County and TCDA
envision a project with a significant housing component, which includes some residential units priced for
households at incomes below the area median income (AMI). The developer may access tax-exempt
private activity bonds through TCDA for financing of the project if appropriate and desired.
Provide Appropriate Amount of Parking- Parking should be provided as efficiently as possible to serve
the needs of the development, including staff, residents, and visitors.
Provide Community Space- Whether shared or separate, space for meetings that serve the
neighborhood and the public are needed at this Site. This could be a separate multi-purpose room space
or one shared during business hours with Travis County.
Exterior public space is also desired as part of this project, such as a pedestrian cut-through from Airport
Boulevard to Helen Street along the northern side of the project.
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Project Components
County Office Space
The Site at 5325-5335 Airport Boulevard is first and foremost a part of Travis County’s North Campus, a
government campus providing services for residents throughout the County. New office construction is
necessary to provide the requisite expansion space to meet County needs at the campus for the next
twenty years. Travis County has determined that providing a new flagship office space for the Tax Office
will provide adequate expansion for all departments currently located at North Campus for at least the
next two decades. Additionally, Travis County would like to relocate its flagship Health and Human
Services Assistance Center to the Site. The requirements for these two offices are detailed below.
The County and TCDA are open to both vertical and horizontal mixed-use options to provide space for
County services.
Tax Office
The Tax Office, currently located on the “middle” portion of the campus, needs to be relocated in its
entirety to a new facility on this development Site. The Tax Office receives hundreds of visitors a day and
is a major trip generator. As an outward-facing service center, the location within the Site and the layout
must be context-appropriate and meet the needs of customers arriving from around Travis County. Tax
facilities also have unique requirements, including secure building ingress/egress and higher ceiling
requirements, among others. The developer’s proposal should accommodate the unique needs of a Tax
Office facility.
We estimate the need for approximately 30,000 net square feet for this department within the 20-year
planning horizon. Note that due to Vertical Mixed-Use District zoning, the drive-through facility at the
existing building may not be recreated at 5325-5335 Airport Boulevard. Consequently, this drive-through
facility may be left in its current location or eliminated. If drive-through is eliminated, additional waiting
and public service space may be required inside the facility to accommodate more walk-in traffic.
Health and Human Services and Veterans Services
The Health and Human Services (HHS/VS) offices will accommodate the relocation of the department’s
activities currently housed at Palm Square in downtown Austin. Approximately 80 staff from multiple
divisions (Community Services, Children’s Services, Veterans Services, and Family Support Services)
would be relocated to the Site. While there is some general office function, it will primarily serve as a
client service center. The layout and location within the Site will be similar to the Tax Office orientation,
i.e., an outward-facing facility configured to welcome clients arriving from around Travis County.
We estimate the need for approximately 23,000 net square feet for this department within the 20-year
planning horizon.
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Housing
Initial modeling by TCDA suggests base zoning capacity of approximately 150 housing units as part of
this project, depending on unit size and type. As mentioned in the zoning section above, the Vertical
Mixed Use Overlay and Neighborhood Urban Center Special Use designation may provide additional
flexibility to accommodate housing beyond this amount, particularly if more than ten percent of housing
units meet the city’s affordability criteria.
Of primary importance to the County and TCDA is the financial feasibility of proposals to ensure a
successful project that includes office space for the County functions identified. Of secondary priority is
ensuring a significant number of housing units are built to support the city’s need for more affordable
housing.
TCDA and its Board also prioritize the provision of resident services and encourage applicants to provide
information on services typically offered to residents at other properties within their portfolio.

Parking
Parking at the Site must meet the needs of staff, residents, and visitors. The developer should feel free
to propose parking provision in any manner they find most suitable and efficient, including
underground, structured, and podium-style. Surface parking, however, is discouraged.
County staff and visitor parking needs
A detailed assessment of peak parking counts for these two County departments (Tax Office and
HHS/VS), coupled with projections for future growth in staff and visitors, indicates the need to provide
approximately 160 parking spaces within this project. This number includes efficiencies created by
unreserved parking as well as modest anticipated growth in transit ridership. This could potentially be
offset by shared parking agreements with housing units in the new development if the developer is
interested, which is permitted by City of Austin ordinance.
Parking for housing
Parking for housing should be provided in a manner that meets demand and city zoning requirements,
taking into consideration reduced parking requirements for projects that meet the city’s affordable
housing criteria and the reduced residential parking requirements that would be available to the
developer through the Shared Parking Ordinance option.

9|Request for Development Proposal

5325-5335 Airport

Other Needs
In addition to the stated County needs, Travis County seeks to provide community amenities that have
been requested by the adjacent neighborhoods. The new development should expand the public realm
by providing outdoor amenities, such as a pocket park, campus plaza, and/or additional pedestrian
space. Additionally, the community desires indoor meeting space for public meetings, which could be
accommodated through shared use with County offices at the Site.
While it is not a requisite element, the County and TCDA will entertain the potential for ground floor
retail as part of this project, provided all other project needs can be met.
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Step 1: Statement of Qualifications Submission
The County and TCDA are seeking qualifications from developers interested in partnering with the
County and TCDA to develop a mixed-use project with mixed-income housing at this Site. The County
and TCDA have particular interest in developers with a demonstrated, successful track record with
similar projects in redeveloping urban settings. Interested developers are invited to provide a
Statement of Qualifications, responding to the topics described below. Please organize the Statement
of Qualifications as follows, responding to all of the sections and subsections in (A) through (D).

A. Development Entity
1. Transmittal Letter
Provide a 1-2-page transmittal letter that summarizes respondent’s Statement of Qualifications.
The transmittal letter should be in the form of a standard business letter on official business
letterhead and signed by an authorized representative of the respondent.
2. Developer Description
Provide a brief description (two to three pages) of the developer including narrative and
quantitative metrics such as number of employees, dollar volume per year, and office locations,
among other descriptive information. Submission should include portfolio information such as
locations and status of projects, project type, and number of housing units among other descriptive
information.
3. Development Team
In two to three pages, identify the development team, including key participants to be involved in
the project. The primary focus should be on the developers and investors (if known), and key team
consultants and contractors.
4. Team Roles
In two to three pages, identify the roles and submit resumes for the project manager and key
individuals who will be involved in the designing, development, implementation, and operation of
the development.
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B. Financial Qualifications
Note that the County and TCDA and their consultants will maintain the confidentiality of certain financial
information provided by respondents as a part of the Statement of Qualifications review process.
Respondents may provide proprietary financial information under separate cover (please review TERMS
AND CONDITIONS, Opening of Proposals and Release of Information Section and the Confidentiality
Section).
1. Financial Capacity
Respondent should be prepared to fund/finance the full cost of the project. Provide a description
of developer's financial capacity and backing, including general financial capabilities and
partnerships. Describe the developer's need for and ability to raise equity and additional capital
sources. Describe how pre-development costs will be funded.
2. Detailed Financial Qualifications
In order to demonstrate access to equity capital and financing resources to carry out entitlement
and development of the property, provide the information indicated below.
2.1. Composition of current real estate portfolio.
2.2. Recent history (last five to seven years) in obtaining financing commitments, detailing type of
project, financing source, and amounts committed.
2.3. Projects in pipeline, including status, development schedule and financial commitment required
of developer, and a description of project financing methods, sources, and amounts.
2.4. Audited financial statements for the past three years. Place in separate, sealed envelope
marked “Confidential” if respondent would like Purchasing to maintain the confidentiality of
this portion of the response. (See TERMS AND CONDITIONS regarding the limits of
confidentiality )
2.5. Specific sources of debt/equity capital that may be used for this project, including relationship
to the developer (outside lender, parent company, etc.) and contact information.
2.6. Adverse actions if any, taken by any funding sources or financial institutions against the
developer or joint venture partner, such as terminating or restricting the use of funds anytime
during the past five years.
2.7. Litigation, if any, in which developer (and any related affiliated entities) is involved or settled
litigation over the last five years.
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C. Experience
1. Respondent Experience
Describe the relevant development experience of the respondent. List a minimum of two and a
maximum of five projects that are most comparable to this project. Similar projects include those with
one or more of the following types of attributes: (1) mixed-use, (2) mixed-income, (3) public and private
uses, (4) development on long-term ground lease, and (5) substantive public outreach process, among
others.
For each project identified by the developer, please provide the following information:
1.1. Project name and type.
1.2. Location, including address, and photograph(s).
1.3. Size, mix of uses, and key tenants.
1.4. Development timeline (from developer selection/site control to completion of construction,
indicating phasing as relevant).
1.5. Project cost, capital and financing sources used, and indications of economic performance.
1.6. General description, including role of development team and key project personnel, unique
challenges of project, occupancy and history.
1.7. Identification of developer and team and explanation if different from the proposed team for
this project.
2. Respondent Honors
Please also identify a maximum of three (3) completed projects of any type for which the
respondent received an award for design excellence, market performance, or sustainability from a
recognized organization and provide background information for each project.
3. Respondent Team Members’ Experience
Please provide relevant experience of the development team members, identifying key team
member firms and staff members assigned to this project. Provide no more than three projects per
team member. Provide information, including the project name, location, description, services
provided, dates of service, and outcome of work effort. These projects may be, and are encouraged
to be, the same as those submitted under sections C.1. Respondent Experience and C.2.
Respondent Honors.
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4. Local Experience
Provide a statement describing the team’s knowledge and experience with the City of Austin Land
Development Code and ordinances, State of Texas law, and other applicable laws relevant to the
respondent’s ability to implement the project. Also describe experience with development in urban
environments and past experiences with governmental and/or non-profit entities.
5. References
Please provide at least three references for the developer, including public and private entities.

D. Project Understanding and Approach
1. Physical and Market Context and Development Opportunities and Constraints
Describe the key opportunities and constraints as you see them from a market and planning
perspective, and your experience addressing such issues or opportunities on past projects.
2. Regulatory, Political and Community Context
Summarize the developer's understanding of the regulatory, political, and community context.
3. Approach to Developing a Plan
Summarize the developer's understanding of the process required for redevelopment of the
property, including the context for investigating, planning, and entitling the property. Include
examples from projects described in Section C, Experience, to illustrate successful strategies applied
in previous planning efforts. Include key project milestones or achievements that will help to
achieve a successful project. Note that Site diagrams, “bubble” plans, plan renderings or any other
design work are not required in this Step 1 response.
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Evaluation Criteria
As part of selecting the top-ranked respondents, the County and TCDA and their consultants, under the
guidance of Purchasing will utilize a formal evaluation process involving consideration of the responses
provided to the RFP Step 1 categories described below.
A) Financial Qualifications
The Evaluation Team will evaluate the developer’s demonstration of a credible ability to provide and/or
leverage adequate funds to support all costs, including pre-entitlement and other pre-development
costs. Financial strength at this stage will be based upon the developer’s financial record and successful
financing of comparable projects.
B) Firm and Individual Team Member Experience
Selection panel will evaluate the experience of the developer and the specific individuals proposed for
assignment on this project.
C) Comparable Project Experience
Experience working on similar projects in similar contexts will be evaluated. Experience with a public
entity landowner will be valued strongly. This criterion will include demonstrated experience with
successful mixed-income residential components as well as office space development and public partner
experience.
D) Project Understanding and Approach
The Evaluation Team will prioritize respondents demonstrating superior understanding of conditions
affecting the development opportunity, and with appropriate experience and ideas for addressing those
conditions.

References
The Evaluation Team will also consider responses from the references provided. These references will be
contacted and interviewed by Purchasing, the County and TCDA for feedback related to the developer’s
performance as well as funding and financing. The Evaluation Team also reserves the right to contact
individuals not listed by the respondents as references but who have material knowledge of the process
and outcomes of the respondents’ past projects.
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Weighting Criteria for Evaluation:
Criteria
A) Financial Qualification
B) Comparable Project Experience
C) Firm and Individual Team Member Experience
D) Project Understanding and Approach

Points

30
30
20
20

The Evaluation Team will recommend up to five (5) respondents deemed most qualified to develop the
land at the County’s North Campus property. Those “short-listed” respondents will be notified in writing
of their advancement to “Step 2” of this Request for Proposals, which will involve more detailed
proposals for the development project and terms of the transaction between the respondent and the
County. Instructions and expectations for Step 2 are provided in the following section, and may be
updated in writing when the short-listed respondents are informed of their advancement.
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Step 2: Proposal Submission
Selected respondents short-listed in Step 1 will be given a period of time in which to further define their
initial development concept, financial projections, and proposed business terms for the project.
The County and TCDA acknowledge that the development concept (use, design, etc.) and the financial
projections and terms proposed for the Site will be refined over time and through additional due
diligence and negotiations. However, the information provided in response to this RFP Step 2 will
describe the respondents’ current intent and will serve as a major consideration in the selection of a
preferred developer partner for Travis County and TCDA. As such, all future adjustments to the
proposed concept and financial terms must be justified as a result of additional information and input
received during the planning and negotiation process.

A.

Development Concept

Provide, in a narrative and graphic description, your development concept for 5325-5335 Airport
Boulevard. This concept must correspond with the financial proposal described in Section B below. The
concept should, to the maximum extent practicable, be based upon the Site development principles
articulated in the Statement of Qualifications (SOQ). The submittal should include tabular and narrative
descriptions as well as supporting maps and graphics. At a minimum, the development concept should
include the following elements (in no particular order):
1. Development plan diagram(s) that clearly indicates the proposed roadway pattern, open space
system, drainage ways, and distribution of land uses, keyed to a table that quantifies:
a. The mix and distribution of proposed Site uses (i.e., County office square footage,
residential dwelling units, parking, open space, etc.)
b. The utilization of land, in square feet, by land use (if appropriate).
2. Diagram(s) with supporting text, which describe the proposed development phasing.
3. A diagram, supporting table, and narrative describing the County office component, referring to
office location(s) on the Site and total square footage by department.
4. A diagram, supporting table, and narrative describing the proposed housing component,
referring to the housing location(s) on the Site, the total number of units, number of units by
unit types and income levels, unit sizes, length of affordability commitment, and any social or
special services or programs proposed for the affordable component.
5. A diagram, supporting table, and narrative describing the parking component(s), with an
indication of the type of parking provided and total number of spaces by location (i.e.,
underground, on-grade, structured, and/or by supporting use).
6. Narrative explaining any additional community benefits proposed in the project, which may
include physical amenities or programmatic elements that benefit the future residents of the
project as well as the larger community.
7. Perspectives, graphics, and/or images, with supporting text that describes:
17 | R e q u e s t f o r D e v e l o p m e n t P r o p o s a l

5325-5335 Airport

a.
b.
c.
d.
e.

The Site context and relationship with surrounding streets and buildings
Building types
Building character
Building quality / standards
Other key identity elements, amenities, or other features.

8. Narrative explaining the rationale for the Site concept described in (1) through (5) above. The
narrative may make reference to market information, emerging real estate trends, developer
experience on similar projects, or other logic for the scale and mix of uses proposed in the Site
development concept. In the narrative, describe how the concept responds to the County’s and
TCDA’s objectives for the Site.
9. If the Site concept exceeds current City of Austin base zoning for the property, please provide a
narrative under which the developer would work with existing City of Austin code to receive
alternative restrictions or regulations.
10. Describe your anticipated involvement in the vertical development of the Site (i.e., whether you
will complete all or some of the vertical development or partner with builders, making reference
to diagrams as applicable).
11. Describe the development strategy, including how you will implement the development concept
described above. At a minimum, the development strategy should include the following
elements:
a. Pre-development and Development Periods. Include a schedule and narrative of the key
steps that you intend to take to complete the pre-development and development
processes, including attainment of all entitlements, approvals, and agreements with
third parties; refinement of all plans and engineering; refinement of budgets, pro
formas, and cost projections; attainment of funding commitments; commencement of
construction; and completion of the project. This section should make clear which
activities will take place sequentially and which will take place contemporaneously.
b. Infrastructure Approach. Some background infrastructure materials have been provided
in this document under Appendix I. Please provide a narrative describing your review
and comment on the types of needed improvements. Please note that you will be
responsible for all negotiations and approvals with relevant agencies for access
improvements and other infrastructure for the project.
c. Project/Infrastructure Phasing. Describe how you will approach project phasing.
d. Marketing/Tenanting Strategy. Please describe the marketing initiatives you intend to
put in place to attract residents to the Site for both market-rate and affordable housing,
as well as tenants for any ancillary private commercial uses (if applicable).

e. Expectations and Commitments for Timely Development. Describe how you intend to
ensure that development is initiated and completed in a timely manner, including any
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suggestions of performance guaranties or other terms that can benefit Travis County
and TCDA in the event of delays. The final terms for such guaranties will be negotiated
after developer selection, but this information will provide a sense of your initial
position. Please provide your proposed deadlines for the development agreement/
lease for the following:
i. Commencement of construction; and
ii. Completion of the project.
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B.

Financial Proposal

Development teams are requested to provide as much detail as possible on the financial aspects of their
development concept, including a pro forma. The pro forma should provide a full set of project
economics based on available information and the developer’s own judgment, recognizing that the pro
forma will be refined as the development plan is developed. The ultimate business deal will be based on
a refined pro forma, to be developed as part of negotiations with the selected developer. Key financial
aspects of the proposal will include:
1. Development Costs and Revenues Narrative.
a. Development Costs. Provide a narrative to describe estimated pre-development costs,
conceptual infrastructure costs, building costs, and other identified project costs. Make note of
major uncertainties that may lead to significantly different costs than those estimated.
b. Project Revenues. Describe all anticipated project revenues, including projected building rents
and/or sale revenues, parking revenues, land sale/lease proceeds from third-party developers,
and anticipated absorption rates. Provide a pro forma operating budget to summarize the
income expected for your project for the full term of financing.
2. Development Financing Plan. Provide an explanation of the likely financial structure of the
project, including potential sources and amounts of equity and debt financing, as well as any
expected public financing (e.g., for County office space and affordable housing). Please identify the
minimum preferred return requirements for you as well as your financing partners. Specifically,
describe how the pre-development costs and the initial phases of Site improvements and
construction investments will be funded. The proposed financing plan must include tables for both
construction (interim) and permanent financing. The totals for construction and permanent
financing must equal the Total Development Cost.
3. Pro Forma. The pro forma provides an opportunity for development teams to illustrate how to
maximize development feasibility while meeting the goals and business objectives of Travis County
and TCDA. A preliminary forecast of the revenues and expenses of the proposed project in the form
of a pro forma Statement of Cash Flows for each year up to expected build-out of the plan should be
provided. Please fill out the Excel document “Financial Tables” referenced in Appendix J. Be sure to
consider all known project costs, including applicable fees, and make note of assumed funding that
is contingent on another agency’s action (e.g., tax credits for affordable housing). Note that the
purpose of the pro forma is to allow Travis County and TCDA to understand the developer’s
approach and expectations of project economics and to provide a basis for business terms to be
negotiated later. The line items can be modified and expanded as appropriate for this purpose.
4. Projected Value to Travis County. Based on the pro forma cash flow of the overall project, please
provide projections for cost (upfront and ongoing) to Travis County for the construction of County
office space and related parking.
5. Financial Commitment. With respect to financial commitment, please provide an estimate of the
amount of money that will be invested by your development team before the project begins to
produce positive cash flows, including pre-development and operations costs as well as investments
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in capital improvements. Please identify the anticipated source of your development team’s upfront funding.
6. If applicable, describe any exceptions or clarifications to Travis County’s and TCDA’s key
objectives described in Section 3.

C.

Project Management Proposal
A management plan should be provided that identifies the composition of the management team,
including the roles of key personnel and the percentage of their time devoted to this project, and
the decision-making process within the organization. The management plan should include, at a
minimum, the following elements:
1. Key Personnel. Describe key personnel as part of your team. If needed, provide updated resumes
to highlight project experience particularly relevant to the Project Concept or simply refer back to
information provided in the Statement of Qualifications (SOQ).
2. References. Please supplement the references provided in the SOQ with public sector clients that
have experience working with the key project personnel on projects similar to the Airport Boulevard
Site.
3. Community Engagement. The management plan must specify how interaction with the
community will be accomplished over the course of the development, and highlight examples of
projects in which you have successfully integrated community input into the design or operation.
The selected developer shall be responsible for presentations regarding the proposed project to the
Travis County and TCDA evaluation committee, the Travis County Commissioners Court, the Travis
County Development Authority Board of Directors, the Ridgetop Neighborhood Association, the
Northfield Neighborhood Association, and any other presentations as required by Travis County.
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Selection Criteria and Process
This is the second step in selecting a qualified developer to lease and develop the property. The RFP
responses will be reviewed by the Travis County and TCDA Evaluation Team, interviews will be
conducted under the supervision of the Purchasing Agent and the top-ranked team will be
recommended for Travis County Commissioners Court and Travis County Development Authority Board
approval to negotiate a Lease Agreement. In the event Travis County cannot agree on transaction terms
with the approved developer, Travis County may select the next-highest-ranked respondent.
Criteria and weighting for evaluation of proposals consist of the following:
Criteria

Points

A) Project Design Concept and Strategy
1. Well-considered development concept with strong rationale.
2. Achievement of Travis County and TCDA goals for the project, including
adequate County office space, mixed-income housing, supportive
parking, community amenities, and superior urban design.
3. Realistic and creative architectural approach to achieving successful
mixed-use development, including approach to marketing and
tenanting residential units.
B) Timeliness of Development
Expectations and commitments to initiate and complete development in a timely
manner, including the developer’s suggested guaranties or penalties.
C) Affordable Units Proposed and Community Benefits
Number and/or type of affordable units by income levels served, and additional
physical or programmatic elements proposed to benefit the existing and future
community.
D) Financial Proposal
1. Well-considered approach to and assessment of pre-development and
infrastructure costs, including identification of potential challenges and
uncertainties and corresponding mitigation/risk management
strategies.
2. Complete project financial pro forma demonstrating a feasible project.
E) Maximum Present Value to Travis County
Proposed current economic benefit to Travis County as indicated by cost savings
related to County office space development and County-related parking.
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F) Management Proposal
1. Demonstrated success of assigned personnel in executing projects with
similar characteristics to the concept proposed.
2. Proactive and inclusive approach to public engagement and
community involvement.
Subtotal, Written Proposal Only
G) Interview. Criteria to be determined based on questions developed for interview.
Total
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Selection Schedule
Purchasing has established the timeline summarized in Table 1 for selecting a developer for exclusive
negotiations.
Table 1 Selection Schedule Summary (subject to amendment)
Milestone
1. RFP Step 1 Issued
2. Pre-submission Conference
3. Deadline for Receipt of RFP Step 1
Questions

4. RFP Step 1 Acceptance Period
5. RFP Step 1 Submission Deadline

6. RFP Step 1 Submission Review Period
7. RFP Step 2 Shortlist Announcement and
Notification
8. Deadline for Receipt of RFP Step 2
Questions

9. RFP Step 2 Submission Deadline

10. RFP Step 2 Submission Review Period
11. Interview Session with Step 2
Respondents
12. Target Date for Travis County
Commissioners Court/Travis County
Development Authority Board Approval
and Notification of the Step 2 Respondent
Ranking
13. Negotiation Period
14. Target Date to Present Final Agreement
to the Travis County Commissioners

Date or Timeframe
December 17, 2015
A Pre-submission conference will be held at 2:00
p.m. CST on January 6, 2016 at 700 Lavaca, Room
821, Austin, TX 78701
Questions will be accepted through January 13,
2016. Questions may be mailed/emailed to
Kimberly Roohms, Purchasing Agent Assistant IV,
700 Lavaca, Suite 800, Austin, TX 78701,
Kim.Roohms@traviscountytx.gov
December 17, 2015 – February 10, 2016
Submissions are due by 2:00 p.m. CST Februay 10,
2016. Submissions must include one original and
three printed copies and one electronic copy.
Submit to Cyd Grimes, Purchasing Agent, 700
Lavaca, Suite 800, Austin, TX 78701
February 10 – March 9, 2016
March 9, 2016
Questions will be accepted through March 18,
2016. Questions may be mailed/emailed to
Kimberly Roohms, Purchasing Agent Assistant IV,
700 Lavaca, Suite 800, Austin, TX 78701,
Kim.Roohms@traviscountytx.gov
Submissions are due by 2:00 p.m. CST May 18,
2016. Submissions must include one original
and three printed copies and one electronic
copy. Submit to Cyd Grimes, Purchasing Agent,
700 Lavaca, Suite 800, Austin, TX 78701
May 18, 2016 – June 15, 2016
Interviews will occur June 8-9, 2016 at 700 Lavaca,
Room 1.113, Austin, TX 78701
June 15, 2016

June 15 – November 14, 2016
November 15, 2016
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Court/Travis County Development
Authority Board for Consideration and
Action
15. Target Date for Approval of Agreement by November 22, 2016
Travis County Commissioners
Court/Travis County Development
Authority Board
16. Target date to sign the Agreement
November 22, 2016
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Terms and Conditions
Selection Process
This Request for Proposal (RFP) includes a two-step process: the first step in selecting a qualified
developer to develop the site at 5325-5335 Airport Boulevard is a Statement of Qualifications
Submission. Screening and ranking responses based on the criteria outlined above will allow Travis
County and TCDA to shortlist a very limited number of finalists. A Step 2 Proposal Submission will be
issued to these shortlisted finalists, which will request a more advanced development concept and
business plan for the project. The RFP responses will be reviewed by the selection panel, interviews may
be conducted, and the top-ranked team will be contacted to negotiate terms of the transaction with
Travis County and TCDA. Should negotiations prove unsuccessful, Travis County and TCDA will maintain
the right to negotiate with the next-highest-ranked respondent.
Reservation of Rights
Travis County and TCDA, at their discretion, reserve the right to:
a. Change or cancel this RFP;
b. Accept and/or reject any or all responses received in response to this RFP;
c. Determine whether a response submitted in response to this RFP fails to meet the requirements
of the RFP in some material aspect;
d. Obtain modification or clarification necessary to properly evaluate a response;
e. Obtain references regarding any respondent’s past performance from any source; and
f. Execute a Contract or Development Agreement with a successful respondent.
Neither issuance of this RFP nor evaluation of any responses obligates Travis County and TCDA to award
a contract based on this RFP.
Submission of Statement of Qualifications
By submitting a Statement of Qualifications, respondents warrant and represent that they have read
and are familiar with the contractual requirements set forth in the RFP and its attachments, the
provisions of which are expressly incorporated into this RFP by reference. Furthermore, the submission
of a proposal constitutes an incontrovertible representation by the respondent that the respondent will
comply with every requirement of the RFP, and that the RFP documents are sufficient in scope and
detail to indicate and convey reasonable understanding of all terms and conditions of performance of
the work.
Before submitting a Statement of Qualifications, each respondent must:
a. Examine the solicitation documents thoroughly. Solicitation documents include this RFP, its
attachments, and plans referred to herein, and any other relevant documents; and
b. Be familiar with federal, state, and local laws, statutes, ordinances, rules, and regulations that
may, in any manner, affect cost, progress, or performance of the work.
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Opening of Proposals and Release of Information
All materials submitted to Travis County and TCDA become public property and are subject to the Texas
Public Information Act, Texas Government Code Chapter 552, upon receipt. Proposals shall not be
released until a contract is executed. If respondent does not wish the County and TCDA to disclose
information in its proposal that respondent considers proprietary,, respondent must identify and mark
each page containing such information “proprietary” at time of submittal. Travis County and TCDA will,
to the extent allowed by law, endeavor to protect such information from disclosure. The final decision as
to what information must be disclosed, however, lies with the Texas Attorney General. Failure to
identify proprietary information will result in all unmarked sections being deemed non-proprietary and
available upon public request.
Confidentiality
If a respondent believes that any portion of its proposal, response, specification or correspondence
contains information that should be withheld as confidential, Travis County and TCDA should be so
advised in writing and provided with legal justification to support the confidentiality claim.
A respondent shall request, in writing, nondisclosure of designated trade secrets or other proprietary
data considered confidential by law. Such information shall accompany the proposal, be clearly marked,
and be readily separable from the proposal in order to facilitate eventual public access of the nonconfidential portion of the proposal. Further, it is the obligation of the respondent to make such a
request to retain confidentiality to the Office of the Texas Attorney General.
Respondents may not mark an entire proposal as confidential. Should a proposal be submitted in this
manner, Travis County and TCDA reserve the right to treat the entire proposal as non-confidential
except as may be required by applicable law.
Responsibility of Respondents
The highest-scoring respondent must, at the time of award, be compliant with all laws governing entities
doing business in Texas, including, but not limited to: tax clearance, unemployment insurance, workers
compensation, temporary disability insurance, prepaid health care, certificates of compliance, etc.
Additional Terms and Conditions
Approvals. Any agreement arising out of this RFP may be subject to additional approvals required by
statute, regulation, rule, order, or other directive.
Nondiscrimination. No person performing work under this Agreement, including any subcontractor,
employee, or agency of the contractor, shall engage in any discrimination prohibited by any applicable
federal, state, or county law.
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Competency of Respondent. Travis County and TCDA will determine whether the successful respondent
has the financial ability, resources, skills, capability, and business integrity necessary to complete the
project. For this purpose, either before or after the deadline for submission of the RFP, Travis County
and TCDA may require respondent to submit answers to questions regarding facilities, equipment,
experience, personnel, financial status or any other factors relating to the ability of the respondent to
satisfactorily fulfill the RFP requirements. Whenever it appears from answers to the questionnaire or
otherwise, that the Successful Respondent is not qualified and able to fulfill the RFP requirements, a
written determination of non-responsibility of a respondent shall be made. The unreasonable failure of
a respondent to promptly supply information in connection with an inquiry with respect to responsibility
may be grounds for a determination of non-responsibility with respect to such respondent. The decision
of non-responsibility shall be final.
Preparation of Offer. A respondent may submit only one offer in response to this RFP solicitation. If a
respondent submits more than one offer, then all such offers may be rejected.
Travis County and TCDA reserve the right to amend or supplement the terms and conditions of this RFP
and Contract at any time before the date and time by which submittals are due. These terms and
conditions will not affect the submittals’ evaluation. Travis County and TCDA also reserve the right to
approve amendment(s) to the selected respondent’s proposal, and any such changes or amendments
shall not nullify the selection process that was used to select the developer(s) for the project.
Cancellation. Travis County and TCDA reserve the right to cancel this RFP without liability when it is
determined by the Travis County Commissioners Court and TCDA’s Board of Directors to be in their best
interest. The respondent assumes the sole risk and responsibility of all expenses connected with the
preparation of its responses.
Rejection of Responses. Travis County and TCDA reserve the right to reject any and all responses, in
whole or in part, without liability, when it is determined by the Travis County Commissioners Court and
TCDA’s Board of Directors to be in their best interest. The respondent assumes the sole risk and
responsibility of all expenses connected with the preparation of its response.
Financial Obligations. Any brokerage or consulting fees expended by or on behalf of the respondent will
not be paid by Travis County or TCDA. Each respondent is responsible for all costs incurred in
responding to this RFP. Travis County, TCDA, and their agents and advisors have no financial
responsibility for any costs or fees incurred by respondent in responding to this RFP or any transaction
that may be consummated as contemplated by this RFP.
Disclaimer in Event of Reliance on Material in this RFP. The information and data included in this RFP
and related documents are for informational purposes only and are deemed reliable but are not
guaranteed. Travis County and TCDA and their advisors provide no representations, assurances, or
warranties pertaining to the accuracy of the information. Detrimental reliance on this information is at
the respondent’s sole risk.
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Purchasing Information, Instructions and Forms. Respondent is required to complete Attachment 1
and agree to the terms and conditions in Attachment 2.

29 | R e q u e s t f o r D e v e l o p m e n t P r o p o s a l

5325-5335 Airport

ATTACHMENT 1
STATE OF TEXAS
COUNTY OF TRAVIS

}
}
ETHICS AFFIDAVIT

Date:
Name of Affiant:
Title of Affiant:
Business Name of RESPONDENT/DEVELOPER:
County of RESPONDENT/DEVELOPER:
Affiant on oath swears that the following statements are true:
1.

Affiant is authorized by
RESPONDENT/DEVELOPER.

RESPONDENT/DEVELOPER

to

make

this

affidavit

for

2.

Affiant is fully aware of the facts stated in this affidavit.

3.

Affiant can read the English language.

4.

RESPONDENT/DEVELOPER has received the list of Key Contracting Persons associated with this
Contract, which is attached to this affidavit as Exhibit 1.

5.

Affiant has personally read Exhibit 1 to this Affidavit.

6.

Affiant has no knowledge of any Key Contracting Person on Exhibit 1 with whom
RESPONDENT/DEVELOPER is doing business or has done business during the 365-day period
immediately before the date of this affidavit.
Signature of Affiant
Address
SUBSCRIBED AND SWORN TO before me by

on

, 20__.

Notary Public, State of ________
Typed or printed name of notary
My commission expires:
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EXHIBIT 1
LIST OF KEY CONTRACTING PERSONS
November 20, 2015
CURRENT
Position Held

Name of Individual
Holding Office/Position

County Judge ............................................................. Sarah Eckhardt*
County Judge (Spouse) ............................................. Kurt Sauer*
Chief of Staff ............................................................. Peter Einhorn*
Executive Assistant ................................................... Loretta Farb*
Executive Assistant.................................................... Joe Hon*
Executive Assistant.................................................... Maya Reisman*
Commissioner, Precinct 1 .......................................... Ron Davis
Commissioner, Precinct 1 (Spouse) ........................... Annie Davis
Executive Assistant.................................................... Deone Wilhite
Executive Assistant.................................................... Felicitas Chavez
Executive Assistant.................................................... Sue Spears
Commissioner, Precinct 2 ......................................... Brigid Shea*
Commissioner, Precinct 2 (Spouse) ........................... John Umphress*
Executive Assistant ................................................... Barbara Rush*
Executive Assistant ................................................... Kristian Caballero*
Executive Assistant ................................................... Melissa Velasquez*
Commissioner, Precinct 3 .......................................... Gerald Daugherty
Commissioner, Precinct 3 (Spouse) ........................... Charyln Daugherty
Executive Assistant.................................................... Bob Moore
Executive Assistant.................................................... Martin Zamzow
Executive Assistant.................................................... Madison A. Gessner
Commissioner, Precinct 4 .......................................... Margaret Gomez
Executive Assistant.................................................... Edith Moreida
Executive Assistant.................................................... Norma Guerra
County Treasurer ....................................................... Dolores Ortega-Carter
County Auditor ......................................................... Nicki Riley
County Human Resources ......................................... Debbie Maynor
County Executive, Administrative ............................. Vacant
County Executive, Planning & Budget ...................... Jessica Rio*
County Executive, Emergency Services .................... Danny Hobby
County Executive, Health/Human Services ............... Sherri E. Fleming
County Executive, TNR ............................................ Steven M. Manilla, P.E.
County Executive, Justice & Public Safety ............... Roger Jefferies
Director, Facilities Management ............................... Roger El Khoury, M.S., P.E.
Chief Information Officer .......................................... Tanya Acevedo
Director, Records Mgment & Communications ........ Steven Broberg
Travis County Attorney ............................................ David Escamilla
First Assistant County Attorney ............................... Steve Capelle
Executive Assistant, County Attorney ....................... James Collins
Director, Land Use Division ...................................... Tom Nuckols
Attorney, Land Use Division ..................................... Julie Joe
Attorney, Land Use Division ..................................... Christopher Gilmore
Director, Transactions Division ................................ John Hille
Attorney, Transactions Division ................................ Daniel Bradford
Attorney, Transactions Division ................................ Ann-Marie Sheely*
Attorney, Transactions Division ................................ Barbara Wilson
Attorney, Transactions Division ................................ Jennifer Kraber
Attorney, Transactions Division ................................ Tenley Aldredge
Director, Health Services Division ............................ Beth Devery
Attorney, Health Services Division ........................... Elizabeth Winn*
Attorney, Health Services Division ........................... Prema Gregerson
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Attorney, Health Services Division ........................... Randy M. Floyd
Attorney, Health Services Division ........................... Barbara E. Misle*
Attorney, Health Services Division ........................... Ruben Baeza, Jr.*
Purchasing Agent ...................................................... Cyd Grimes, C.P.M., CPPO
Assistant Purchasing Agent ....................................... Elaine Casas, J.D.
Assistant Purchasing Agent ...................................... Marvin Brice, CPPB
Assistant Purchasing Agent ....................................... Bonnie Floyd, CPPO, CPPB
Purchasing Agent Assistant IV .................................. CW Bruner, CTP, CPPB
Purchasing Agent Assistant IV .................................. Lee Perry
Purchasing Agent Assistant IV .................................. Jason Walker
Purchasing Agent Assistant IV .................................. Vacant
Purchasing Agent Assistant IV .................................. Patrick Strittmatter, CPPB
Purchasing Agent Assistant IV .................................. Lori Clyde, CPPO, CPPB, CTPE
Purchasing Agent Assistant IV .................................. Scott Wilson, CPPB
Purchasing Agent Assistant IV .................................. Jorge Talavera, CPPO, CPPB
Purchasing Agent Assistant IV .................................. Loren Breland, CPPB
Purchasing Agent Assistant IV .................................. John E. Pena, CTPM, CPPB
Purchasing Agent Assistant IV .................................. Kimberly Roohms*
Purchasing Agent Assistant IV .................................. Jonathan Harris*
Purchasing Agent Assistant IV .................................. Jesse Herrera, CPPB, CTPM, CTCM, CTP
Purchasing Agent Assistant III .................................. Anthony Webb *
Purchasing Agent Assistant III .................................. David Walch
Purchasing Agent Assistant III .................................. Jean Liburd*
Purchasing Agent Assistant III .................................. Sydney Ceder
Purchasing Agent Assistant III .................................. Ruena Victorino
Purchasing Agent Assistant III .................................. Rachel Fishback
Purchasing Agent Assistant II ................................... L. Wade Laursen
Purchasing Agent Assistant II ................................... Sam Francis
HUB Coordinator ...................................................... Sylvia Lopez
HUB Specialist .......................................................... Betty Chapa
HUB Specialist .......................................................... Jerome Guerrero
HUB Specialist .......................................................... Paula Ann Pitifer*
Purchasing Business Analyst ..................................... Scott Worthington
Purchasing Business Analyst ..................................... Rosalinda Garcia
Strategic Planning Manager………………………..,Belinda Powell
Planning Project Manager…………………………..Mark Gilbert
Corporations Manager…….………………………..Andrea Shields
Assistant Corporations Manager……………………Karen Thigpen
FORMER EMPLOYEES
Name of Individual
Position Held
Holding Office/Position
Date of Expiration
County Judge ............................................................... Samuel T. Biscoe .............. ............. ............. 12/31/15
County Judge (Spouse) .... ............. ............................ Donalyn Thompson-Biscoe ............ ............. 12/31/15
Executive Assistant ..................................................... Cheryl Brown ..... .............. ............. ............. 12/31/15
Executive Assistant...................................................... Josie Z. Zavala ... .............. ............. ............. 12/31/15
Executive Assistant...................................................... David Salazar ..... .............. ............. ............. 12/31/15
Commissioner, Precinct 2 ........................................... Bruce Todd ........ .............. ............. ............. 12/31/15
Commissioner, Precinct 2 (Spouse) ............................. Elizabeth Christian ............ ............. ............. 12/31/15
Executive Assistant .......... ............. ............................ Sara Krause ........ .............. ............. ............. 12/31/15
Purchasing Agent Assistant III .................................... Michael Long, CPPB ........ ............. ............. 01/15/16
Attorney, Transactions Division ..... ............................ Mary Etta Gerhardt ........... ............. ............. 01/31/16
Interim County Executive, Planning & Budget ........... Leroy Nellis ....... .............. ............. ............. 03/30/16
Purchasing Agent Assistant III .................................... Ashley Waffer .... .............. ............. ............. 09/04/16
Purchasing Agent Assistant IV .................................... Angel Gomez ..... .............. ............. ............. 09/04/16
Purchasing Agent Assistant IV ..................................... Richard Villareal............................................10/31/16
- * Identifies employees who have been in that position less than a year.
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Respondent/Developer acknowledges that Respondent/Developer is doing business or has done
business during the 365 day period immediately prior to the date on which this proposal is due
with the following key contracting persons and warrants that these are the only such key
contracting persons:

If no one is listed above, Respondent/Developer warrants that Respondent/Developer is not
doing business and has not done business during the 365 day period immediately prior to the
date on which this proposal is due with any key contracting person.
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ATTACHMENT 2
PURCHASING INFORMATION, INSTRUCTIONS, AND FORMS

Indemnification. To the fullest extent permitted by law, the Developer shall indemnify and hold harmless the County
and its officials, agents and employees from and against all claims, damages, losses, causes of action, suits, judgements,
expenses, and liability of any kind, including but not limited to attorneys' fees, arising out of or resulting from the
performance of the services or provision of goods by Developer under this Contract, provided that any such claim,
damage, loss, cause of action, suit, judgement or expense (1) is attributable to bodily injury, sickness, disease, or death,
or to injury to or destruction of tangible property, including the loss of use resulting therefrom, and (2) is caused in
whole or in part by any negligent act or omission of the Developer, any subcontractor, anyone directly or indirectly
employed by any of them, or anyone for whose acts any of them may be liable, regardless of whether or not the injury,
death, damage claim, loss, or expense is caused in part by a party indemnified hereunder. Such obligation shall not be
construed to negate, abridge, or otherwise reduce any other right or obligation or indemnity which would otherwise
exist as to any party or person described in this paragraph.
Wage Rates.
a.

The Travis County Commissioners Court has adopted the prevailing wage rates for Travis County as determined
by the United States Department of Labor in accordance with the Davis–Bacon Act and its subsequent
amendments. The Developer will be required to pay the prevailing wage rates in effect at the time of
construction, for any construction work performed.

Civil Rights and Equal Opportunity in Employment. The Developer agrees, during the performance of the services
under this Contract, that Developer shall provide all services and activities required in a manner that complies with the
Civil Rights Act of 1964, as amended, the Rehabilitation Act of 1973, Public Law 93-1122, Section 504, the provisions of
the Americans with Disabilities Act of 1990, Public Law 101-336 [S.933], and all other federal and state laws, rules,
regulations, and orders pertaining to equal opportunity in employment, as if the Developer were an entity bound to
comply with these laws. The Developer shall not discriminate against any employee or applicant for employment based
on race, religion, color, sex, national origin, age or handicapped condition. In accordance with Title VI of the Civil Rights
Act of 1964:
a.

Compliance with Regulations: Developer shall comply with the requirements relative to nondiscrimination in
Federally-Assisted programs, including but not limited to Title VI of the 1964 Civil Rights Act (42 USC Section
2000d, et. seq.), and 49 CFR Part 21, both as explained in Federal Transit Administration (FTA) Circular 4702.1A,
as they may be amended (the “Regulations”), which are herein incorporated by reference and made a part of
this Contract.

b.

Nondiscrimination: Regarding the work performed by Developer under this Contract, it shall not discriminate on
the grounds of race, color, or national origin in the selection and retention of subcontractors, including
procurements of materials and leases of equipment. Developer shall not participate either directly or indirectly
in the discrimination prohibited by section 21.5 of the Regulations, including employment practices.

c.

Solicitations for Subcontracts, Including Procurements of Materials and Equipment: In all solicitations either by
competitive bidding or negotiation made by the Developer for work to be performed under a subcontract,
including procurements of materials or leases of equipment, each potential subcontractor or supplier shall be
notified by the Developer of the Developer’s obligations under this Contract and the Regulations relative to
nondiscrimination on the grounds of race, color, or national origin.
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d.

Sanctions for Noncompliance: If Developer does not comply with the nondiscrimination provisions of this
Agreement, County shall impose the sanctions that it determines are appropriate, including, but not limited to,
withholding of payments to Developer under the Agreement until Developer complies, or until cancellation,
termination or suspension of the Contract, in whole or in part.

e.

The Developer further agrees that the County or its duly authorized representatives shall have access to any and
all books, documents, papers, reports and records of the Developer, which the County deems are directly
pertinent to the services to be performed under this Contract for the purposes of making audits, examinations,
excerpts, and transcriptions, and to ascertain compliance with federal and state employment discrimination
laws. Developer shall provide all information and reports required by Title VI of the 1964 Civil Rights Act (42 USC
Section 2000d, et. seq.) and any regulations or directives issued pursuant to them. Developer shall permit access
to its books, records, accounts, other sources of information and its facilities as County may determine to be
pertinent to ascertain compliance with these regulations, orders, and instructions. Where any information
required of Developer is in the exclusive possession of another who fails or refuses to furnish this information,
Developer shall so certify to the County, as appropriate, and shall state what efforts it has made to obtain the
information.

f.

Incorporation of Provisions: Developer shall include the provisions of sections a - f (regarding nondiscrimination)
in every subcontract, including procurements of materials and leases of equipment, unless exempt by the
Regulations, or directives issued pursuant to them.

Disbursements to Persons with Outstanding Debt.
a.

In accordance with Section 154.045 of the Local Government Code, if notice of indebtedness has been filed with
the County Auditor or County Treasurer evidencing the indebtedness of the Developer to the State, the County
or a salary fund, a warrant may not be drawn on a County fund in favor of the Developer, or an agent or
assignee of Developer until:
1. the County Treasurer notifies the Developer in writing that the debt is outstanding; and
2. the debt is paid.

b.

"Debt" includes delinquent taxes, fines, fees, and indebtedness arising from written agreements with the
County.

c.

County may apply any funds County owes the Developer to the outstanding balance of debt for which notice is
made under section a, par. a.1. above, if the notice includes a statement that the amount owed by the County to
the Developer may be applied to reduce the outstanding debt.

HUB Program General Requirements.
a.

Pursuant to the Travis County Historically Underutilized Business (HUB) Procurement Program, the Travis County
Commissioners Court adopted goals for Certified HUB Subcontractor participation. The goals for the various
components of this project (professional services and construction) are as defined in Attachment 3,
HISTORICALLY UNDERUTILIZED BUSINESS (HUB) PROGRAM SUBCONTRACTING DECLARATION. Respondents to
this RFP are required to complete the attached HISTORICALLY UNDERUTILIZED BUSINESS (HUB) PROGRAM
SUBCONTRACTING DECLARATION and provide it with their Qualifications Statement.
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Conflict of Interest Questionnaire
If required by Chapter 176, Texas Local Government Code, the CONSULTANT shall complete and file the Conflict
of Interest Questionnaire with the County Clerk, Elections Division, 5501 Airport Blvd., Austin, Texas 78751. The
CONSULTANT shall update this Questionnaire by September 1 of each year for the duration of the Agreement, as
required by Chapter 176 of the Local Government Code. In addition, if any statement on a submitted
Questionnaire becomes incomplete or inaccurate, the CONSULTANT shall submit an updated Questionnaire. The
CONSULTANT should note that the law requires the County to provide access to a filed Questionnaire on the
official Travis County Internet website.
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ATTACHMENT 3

HISTORICALLY UNDERUTILIZED BUSINESS (HUB) PROGRAM SUBCONTRACTING DECLARATION
SECTION 1

BIDDER AND SOLICITATION INFORMATION

Bidder Company Name:

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Project Name:

Total Bid Amount:

Solicitation #:

Is your company a certified HUB?
Yes

Indicate Gender & Ethnicity:

No

Certifying Agency (Check all applicable):

State of Texas (HUB)

City of Austin
(M/WBE)

Texas Unified Certification Program
(TUCP) (DBE)

Definitions:
HUB – Historically Underutilized Business ▪ M/WBE – Minority/Women-Owned Business Enterprise ▪ DBE – Disadvantage Business Enterprise
The policy of the Travis County Purchasing Office is to ensure a “Good Faith Effort” (GFE) is made to assist certified HUB vendors and contractors in
receiving contracts in accordance with the HUB Program policies and the Minority and Woman-owned Business (M/WBE) goals adopted by the Travis
County Commissioners Court. Travis County encourages all Bidders to register as a County vendor through the county’s online vendor registration.
*Prime Contractors who are awarded contracts with the county are required to make a “Good Faith Effort” to subcontract with HUBs. This includes
professional services associated with the projects.
SECTION 2

SUBCONTRACTING INTENTIONS

Percentage to be subcontracted to Certified HUBs:
Total MBE Dollars:

Total MBE Percentage:

Total WBE Dollars:

Total WBE Percentage:

Check the box that applies to the Bidder:
We are able to fulfill all subcontracting opportunities with our own resources. If circumstances necessitate the use of any subs, I agree to seek
the timely authorization by the county and adhere to the submission of any required documentation. (Complete Sections 5, 6 and 8)
We plan to subcontract some or most of the opportunities of this project and meet or exceed the set goals. (Complete Sections 3, 4, 6 and 8)
We plan to utilize subcontractors on this project, but will not meet the set goals. (Complete Sections 3, 4, 5, 6 and 8)
The HUB Program policies and Minority and Woman-Owned Business subcontracting goals shall be applicable to the eligible procurement dollars
spent in the areas of Construction, Commodities, Services, and Professional Services.
COMMODITIES
Overall MBE Goal: 3.5%
Sub-goals:
Overall WBE Goal: 6.2%
0.3% African-American
2.5% Hispanic
0.7% Asian/Native-American
CONSTRUCTION
Overall MBE Goal: 13.7%
Sub-goals:
Overall WBE Goal: 13.8%
1.7% African-American
9.7% Hispanic
2.3% Asian/Native-American
SERVICES
Overall MBE Goal: 14.1%
Sub-goals:
Overall WBE Goal: 15.0%
2.5% African-American
9.9% Hispanic
1.7% Asian/Native-American
PROFESSIONAL SERVICES
Overall MBE Goal: 15.8%
Sub-goals:
Overall WBE Goal: 15.8%
1.9% African-American
9.0% Hispanic
4.9% Asian/Native-American
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SECTION 3

DISCLOSURE OF CERTIFIED HUB SUBCONTRACTORS

(Duplicate as necessary)

Travis County exercises the right to verify subcontractors listed on this project. It is the county’s practice to consider ethnicity before gender when
distinguishing HUB certifications and calculating goal achievement.
Note: To be considered “certified” with the State of Texas, City of Austin or the Texas Unified Certification Program, please attach a current and valid
certificate. Sub-goals are included to assist you in diversifying your subcontractors.
Sub Company Name:

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Is your company a certified HUB?
Yes

No

Certifying Agency (Check all applicable):

Indicate Gender & Ethnicity:
State of Texas (HUB)

City of Austin
(M/WBE)

Sub Company Name:

Texas Unified Certification Program
(TUCP) (DBE)

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Is your company a certified HUB?
Yes

No

Certifying Agency (Check all applicable):

Indicate Gender & Ethnicity:
State of Texas (HUB)

City of Austin
(M/WBE)

Sub Company Name:

Texas Unified Certification Program
(TUCP) (DBE)

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Is your company a certified HUB?
Yes

No

Certifying Agency (Check all applicable):

Indicate Gender & Ethnicity:
State of Texas (HUB)

City of Austin

Texas Unified Certification Program

(M/WBE)
Sub Company Name:

(TUCP) (DBE)

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Is your company a certified HUB?
Yes

No

Certifying Agency (Check all applicable):

Indicate Gender & Ethnicity:
State of Texas (HUB)

City of Austin
(M/WBE)
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SECTION 4

DISCLOSURE OF NON-HUB SUBCONTRACTORS

(Duplicate as necessary)

Travis County exercises the right to verify subcontractors listed on this project.
Sub Company Name:

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Sub Company Name:

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Sub Company Name:

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

Sub Company Name:

State of Texas VID#:

Address:

City:

State:

Zip Code:

Contact:

Phone No.:

Fax No.:

E-mail:

Subcontract Amount:

Percentage:

Description of Work:

SECTION 5

NON-COMPLIANT FOR MEETING SET HUB GOALS CHECKLIST

If you were unable to meet the set goals for this project, select the box by the response(s) that best fits your situation.
All subs to be utilized are “Non-HUBs.”

HUBs solicited did not respond.

HUBs solicited were not competitive.

HUBs were unavailable for the following trade(s):

SECTION 6

DETERMINATION OF “GOOD FAITH EFFORT” (GFE) CHECKLIST

The following checklist shall be completed by the Bidder and returned with the response. This list contains the minimum efforts that should be put forth by
the Bidder when attempting to achieve or exceed the HUB goals. The Bidder may go beyond the efforts listed below. If additional information is needed,
the Bidder will be contacted by the HUB Program Staff. Select the box that describes your efforts.
Divide the contract work into the smallest feasible portions to allow for maximum HUB Subcontractor participation, consistent with standard and prudent
industry practices.
Notify HUBs of work that the prime contractor plans to subcontract, allowing sufficient time for effective participation?
The HUB Program encourages that three or more HUBs be notified per scope of work and given no less than five working days to respond.
(The notification should contain adequate information about the project i.e. plans, specifications, and scope of work; Bonding and insurance
requirements of the HUB subcontractor; and a point of contact within the Bidders organization.)
If a bid was requested from a HUB and then rejected, was a written rejection notice detailing the reasons why they were not selected issued?
If yes, provide a copy of the rejection letter.
Provide notices of opportunities to minority or women trade organizations or development centers to assist in identifying potential HUBs by disseminating
the information to their members/participants? If yes, attach correspondence.
Bidder has (0) zero HUB participation. Provide an explanation
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SECTION 7

RESOURCES
TRADE ASSOCIATIONS
Asian Construction Trade
Austin Black Contractors

PHONE (512)
926-5400
467-6894

FAX
926-5410
467-9808

E-mail/website
www.acta-austin.com
www.abcatx.com

Austin Metropolitan United Black Contractors

784-1891

255-1451

unism@sbcglobal.net

Natl. Assoc. of Women in Construction
US Hispanic Cont. Assoc. de Austin

476-5534
922-0507

476-8337
374-1421

www.ushca-austin.com

CERTIFYING
AGENCIES
RECOGNIZES

TRAVIS

CERTIFYING AGENCIES
VENDOR DATABASE WEBSITES

COUNTY

State of Texas Centralized Master Bidders List

www.cpa.state.tx.us/business.html

City of Austin Minority Vendor Database

www.austintexas.gov/department/small-andminority-business
www.dot.state.tx.us/business

Texas Unified Certification Program
SECTION 8

CMBL includes certified
HUBs.
Certified Vendors Directory
TUCP DBE Directory

AFFIRMATION

As evidenced by my signature below, I certify that all the information provided is correct to the best of my knowledge. I am an authorized
representative of the Bidder listed in SECTION 1, and that the information and supporting documentation submitted with HUB Forms are
correct and true to the best of my knowledge.
Bidder understands and agrees that, if awarded any portion of the solicitation:
The Bidder must either utilize Travis County HUB Programs Vendor Tracking System (VTS) to report payments to subcontractors on a monthly basis or submit monthly Payment Reports as requested by the HUB Program Coordinator.

§
§
§

The Bidder must seek pre-approval from the HUB Program Coordinator prior to making any modifications to their HUB Subcontracting Plan. The Bidder must complete a HUB Subcontractor/Subconsultant Change Form obtained from the HUB Program
Staff. Return form via fax to 512-854-9185 or email hubstaff@co.travis.tx.us.
Travis County HUB Program Staff will perform a Good Faith Effort (GFE) Review, documenting the efforts put forth by the Bidder.

Name and Title:

Date:

E-mail Address:

Signature:

Provide contact information for the individual in your office who will handle invoicing for this project:
Name and Title:

E-mail Address:

Phone No.:

Fax No.:

Please be reminded that Travis County is not party to your agreement executed with the subcontractors and subconsultants.
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Appendix A
Area Zoning Map

Appendix B
Zoning Ordinances

ORDINANCE NO. 020523-31
AN ORDINANCE REZONING AND CHANGING THE ZONING MAP TO ADD A
NEIGHBORHOOD PLAN COMBINING DISTRICT TO THE BASE ZONING
DISTRICTS ON APPROXIMATELY 614.97 ACRES OF LAND GENERALLY
KNOWN AS THE NORTH LOOP NEIGHBORHOOD PLAN AREA ("NORTH
LOOP") AND TO CHANGE THE BASE ZONING DISTRICTS ON 101 TRACTS
OF LAND IN NORTH LOOP.
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF AUSTIN:
PART 1. The zoning map established by Section 25-2-191 of the City Code is amended to
add a neighborhood plan (NP) combining district to each base zoning district within the
property and to change the base zoning districts on 101 tracts of land within the property
described in File C14-02-0009, as follows:
Approximately 614.97 acres of land, in the City of Austin, Travis County, Texas,
more particularly described and identified in the attached Exhibit "A", (the
"Property"),
generally known as the North Loop Neighborhood Plan (NP) combining district, locally
known as the property bounded by Koenig Lane on the north, IH-35 on the east, Lamar
Boulevard on the west and 45th Street, Red River Street and 51st Street on the south, in the
City of Austin, Travis County, Texas, and generally identified in the map attached as
Exhibit "B".
PART 2. The base zoning districts for the 101 tracts of land are changed from family
residence (SF-3) district, multifamily residence low density (MF-2) district, multifamily
residence medium density (MF-3) district, limited office (LO) district, general office (GO)
district, neighborhood commercial (LR) district, community commercial (GR) district,
community commercial-conditional overly (GR-CO) combining district, general
commercial services (CS) district, general commercial services-conditional overlay (CSCO) combining district, commercial-liquor sales (CS-1) district, and commercial-liquor
sales-conditional overlay (CS-1-CO) combining district to family residence-neighborhood
plan (SF-3-NP) combining district, multifamily residence low density-neighborhood plan
(MF-2-NP) combining district, multifamily residence medium density-neighborhood plan
(MF-3-NP) combining district, multifamily residence moderate high density-conditional
overlay-neighborhood plan (MF-4-CO-NP) combining district, neighborhood officeneighborhood plan (NO-NP) combining district, limited office-neighborhood plan (LOPage 1 of 12

NP) combining district, limited office-mixed use-neighborhood plan (LO-MU-NP)
combining district, limited office-conditional overlay-neighborhood plan (LO-CO-NP)
combining district, limited office-mixed use-conditional overlay-neighborhood plan (LOMU-CO-NP) combining district, general office-mixed use-conditional overlayneighborhood plan (GO-MU-CO-NP) combining district, neighborhood commercialconditional overlay neighborhood plan (LR-CO-NP) combining district, neighborhood
commercial-mixed use-neighborhood plan (LR-MU-NP) combining district, neighborhood
commercial-mixed use-conditional overlay-neighborhood plan (LR-MU-CO-NP)
combining district, community commercial-mixed used-conditional overlay-neighborhood
plan (GR-MU-CO-NP) combining district, community commercial-conditional overlayneighborhood plan (GR-CO-NP) combining district, general commercial servicesconditional overlay-neighborhood plan (CS-CO-NP) combining district, general
commercial services-mixed use-conditional overlay-neighborhood plan (CS-MU-CO-NP)
combining district, commercial-liquor sales-conditional overlay neighborhood plan (CS-1CO-NP) combining district, and public-neighborhood plan (P-NP) combining district, as
more particularly described and identified in the chart below.

TRACT ADDRESS
5607LAMARBVN
1a
5501 LAMAR BV N
1a
600 NELRAY BV
1b
5555 LAMAR BV N
1c

1d
2

3
4a
4a

4b

4c

5a
5b
6

FROM
CS

LO
CS

CS-CO-NP
CS-CO-NP
CS-CO-NP
CS-CO-NP, CS-1CO-NP
LO-MU-NP
CS-CO-NP

CS
CS
CS

CS-CO-NP
CS-MU-CO-NP
CS-CO-NP

CS&GR

CS
CS.CS-1.&
LO

700 NELRAY BV
707, 709 NELRAY BV; 0 LAMAR BV N (LOT 38
NORTHFIELD ADDITION); 5403, 5409, 5415, 5417 LAMAR
BVN
5301 ,5319 LAMAR BVN
701 NORTH LOOP BVE
5237, 5241 LAMAR BV N; 5253 LAMAR BV N (LOT 18-19,
20-21 LOT 22 *LESS 987 SF INTO ROW BLK B MURRAY
PLACE)
5225 LAMAR BV N

0 LAMAR BV N (LOT 6-7 BLK B MURRAY PLACE); 0
LAMAR BV N (LOT 8-9 BLK B MURRAY PLACE); 5201 &
5209 LAMAR BV N; 702 ZENNIA ST
5101,5115, 5117LAMAR BVN; 62051 STW
703 ZENNIA ST
703, 705 NELRAY BV ; 702, 704, 710, 712 FRANKLIN BV
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TO

CS, LR, LO, CS-CO-NP, LR-MUNP, LO-MU-NP, MFMF-3
3-NP
CS-CO-NP
CS

CS
LO
SF-3

CS-CO-NP
LO-NP
MF-3-NP

|

7
8
9
10
11
12

13
14
15
16
17

612 NORTH LOOP BVW
301 KOENIG LN W
101,111,115,211KOENIGLNW
201 ,501 KOENIG LNE
702 56 STE; 5600 AIRPORT BV
601 , 605 56 ST E; 5500, 5504 MARTIN AV; 0 56 ST E (LOT
32 BLK 33 *LESS N 10FT HIGHLANDS THE PLUS ADJ 1/2
VAC ST) ; 0 MARTIN AV (S12.5FT OF LOT 24 * & N12.5FT
OF LOT 25 BLK 34 *LESS E5FT HIGHLANDS THE)
5501 ,5509, 5511 MARTIN AV
711 56 ST E; 5500, 5502, 5504, 5506, 5508 MIDDLE
FISKVILLE RD
J500, 5512, 0 AIRPORT BV (N TRI OF BLK 1 HILL LOU H
dRS SUBD)
701 55 STE
5408, 5410, 5414, 5416, 5418, 5420 MIDDLE FISKVILLE RD

18
19
20
21a

5406 MIDDLE FISKVILLE RD
5402 MIDDLE FISKVILLE RD
5400 MIDDLE FISKVILLE RD
5420 AIRPORT BV

21b
22
23a
23b

5324, 5400, 5410 AIRPORT BV
5306 MIDDLE FISKVILLE RD
5639 AIRPORT BV; 901, 909, 921 REINLI ST
5619 AIRPORT BV

23c
23d
24

5520 HELEN ST
5555 AIRPORT BV
5501 AIRPORT BV

25a
25b
26a
26b
26c

5335 AIRPORT BV
5325 AIRPORT BV
5307 AIRPORT BV; 819 53 1/2 ST E
818 53 STE
823 53 1/2 STE

27a
27b
28

5205, 5207 AIRPORT BV
81 9, 821 53 STE
5201 AIRPORT BV

29
30

LO
CS
CS
CS
CS
CS

LO-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-CO-NP

CS
CS

CS-CO-NP
CS-CO-NP

CS

CS-CO-NP

CS
CS

CS-CO-NP
CS-CO-NP

SF-3

813, 815 52 ST E; 5105 AIRPORT BV
51 01 AIRPORT BV
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CS-CO-NP
CS
CS-CO-NP
SF-3
CS-CO-NP
CS, CS-1 CS-CO-NP.CS-1-CONP
CS
CS-CO-NP
CS
CS-CO-NP
CS-CO-NP
CS
CS-CO-NP, CS-1 CS, CS-1 &
CO-NP &CS-1-COCS-1 -CO
NP
CS-MU-CO-NP
CS
CS-CO-NP
CS
CS & CS-1 CS-CO-NP & CS-1 CO-NP
CS
CS-CO-NP
CS-1 -CO-NP
CS-1
CS-CO-NP
CS
LO
LO-CO-NP
LR&CS LR-CO-NP & CS-CONP
CS-CO-NP
CS
LO-CO-NP
LO
CS&CS-1 CS-CO-NP &CS-1CO-NP
CS
CS-CO-NP
CS-CO-NP
CS

31
32
33

808 51 ST E
5009, 5011 AIRPORT BV
5001 ,5003 AIRPORT BV

34
35
35

4917 AIRPORT BV
4909, 4915 AIRPORT BV; 908 49 1/2 ST E
0 49 1/2 ST E (LOT 3 *RESUB OF LT A NORTH HARMON
TERRACE)
4905 AIRPORT BV; 907 49 1/2 ST E
4901 AIRPORT BV
902.90449STE

36a
36b
36c

37
38
39a
39b
39c

40
41 a
41 b
41 b
41 b
42
43
43
44
45
45
46
47
48
49

50
51
52
53

CS-CO
CS
CS&CS-1

90349STE
4801 , 4803 AIRPORT BV; 909 48 1/2 ST E
4715, 4721 , 0 AIRPORT BV (LOT 2 DYESS SUBD). 908 48
STE
4712 HARMON AV
4608 HARMON AV
108, 110 A, 112, 114 A NORTH LOOP BVE
100, 104, 106 NORTH LOOP BVW
100, 102, 0 NORTH LOOP BV W (W 85FT OF LOT 30-32
BLK 44 HIGHLANDS THE)
110 NORTH LOOP BVE
120 NORTH LOOP BVW
200 53 STE; 5303 AVENUE F
204 53 STE
5300 AVENUE G
5301, 5303 AVENUE G
5302 AVENUE H
5300 AVENUE H

5303DUVALST
5300, 5302 EVANS AV
600 54 ST E; 600 53 ST E (LOT 1-8, LOT 9-16, LOT 25-32
BLK 26 HIGHLANDS THE)
704, 706, 708 53 ST E; 5301 MARTIN AV; 0 53 ST E (LOT
17-18 *& 10 FT ADJ ALLEY BLK 27 HIGHLANDS THE); 0 53
ST E (LOT 19-20 *& 10FT ADJ ALLEY BLK 27 HIGHLANDS
THE)
225 NORTH LOOP BV W; 5219 LERALYNN ST
209 NORTH LOOP BVW
101, 103, 109, 111 NORTH LOOP BV E; 117 NORTH LOOP
BV W; 5208, 5210, 5212 AVENUE F
201 53 STE
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CS
GR
LR&GR
GR
CS
CS&CS-1
LR&CS
CS
CS

GR
CS&CS-1

CS-CO-NP
CS-CO-NP
CS-CO-NP &CS-1CO-NP
CS-CO-NP
GR-CO-NP
GR-CO-NP
GR-CO-NP
CS-CO-NP
CS-CO-NP &CS-1CO-NP
CS-CO-NP
CS-CO-NP
CS-CO-NP

SF-3
GR,LO
CS

GR-CO-NP
CS-CO-NP &CS-1CO-NP
GR-CO-NP
GR-CO-NP
CS-CO-NP

LR,CS
LR
LR
GR
LR
LR
LR
CS
LO
CS
CS

CS-CO-NP
CS-CO-NP
LR-CO-NP
GR-CO-NP
GR-CO-NP
LR-CO-NP
GR-CO-NP
GR-CO-NP
LO-CO-NP
CS-CO-NP
CS-MU-CO-NP

CS

CS-CO-NP

LO
CS
CS

LO-MU-CO-NP
CS-CO-NP
CS-CO-NP

CS

CS-CO-NP

54
55
56
57
58
59a
59b
60
61
62
63
64
65
66
67
68
69
70
71
72
73

20753STE
5213 AVENUE G
5214 AVENUE H
40153STE
50153STE
521 3 EVANS AV
60153STE
5211 MARTIN AV
70553STE;5210BRUNINGAV
5201 , 5203, 5205, 5207 EVANS AV
5206EILERSAV
5211EILERSAV
5204 CLARKSON AV
5102DUVALST;40451STE
5100BRUN1NGAV
0 BRUNING AV (LOT 1 BLK 14 HIGHLANDS THE)
50051STE
51 01 EVANS AV
51 02, 51 06 CLARKSON AV
4701RED RIVER ST #101 - 304; 4705 RED RIVER ST
4700DEPEWAV

74
75
76
77a
77b
78
79
80a
80b
81
82
83
84
85

86b

4625 RED RIVER ST
4624DEPEWAV
900 51 ST E
94051STE
944 51 ST E
905 & 907 51STE
4817 HARMON AV
4705, 4707, 4709, 4715 HARMON AV
471 9 HARMON AV
4701 HARMON AV
4610, 4612 CONNELLY ST
4606 CONNELLY ST
90649STE;909491/2STE
822, 908 REINLI ST ; 919 KOENIG LN E; 5804, 5812, 5816
INTERSTATE HY 35 N
5510, 5526, 5610, 5656, 5740 INTERSTATE HY 35 N; 0
INTERSTATE HY 35 N (LOT 2 *RESUB LOT 41-42 LESS
W45.57FT AV DUVAL HEIGHTS); 925, 959 REINLI ST
922561/2STE

86c
86d

5500 INTERSTATE HY 35 N
5330 INTERSTATE HY 35 N

86a
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LR
LR
CS
LR
GR
LR
LR

CS
LO
LO
LO
LO
LO
CS

LR-CO-NP
LR-CO-NP
CS-MU-CO-NP
LR-CO-NP
GR-CO-NP
LR-MU-CO-NP
LR-CO-NP
LR-MU-CO-NP
GR-CO-NP
LO-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
LO-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP
CS-MU-CO-NP, MF2-NP
CS-MU-CO-NP
CS-MU-CO-NP
GO-MU-CO-NP
LO-MU- NP
GR-MU-CO-NP
LO-MU-NP
SF-3-NP
CS-MU-CO-NP
LO-MU-CO-NP
LO-MU-CO-NP
LO-MU-CO-NP
LO-MU-CO-NP
LO-MU-CO-NP
CS-CO-NP

CS

CS-CO-NP

LO&CS

LO-CO-NP& CS-CONP

MF-3&CS

NO-NP; CS-CO-NP

CS

CS-CO-NP

SF-3, LR

GR
LO
CS
CS
LO
CS
CS
CS
CS
CS.
CS
CS
CS, MF-2

CS
CS
GO
LO
GR
LO
MF-2

87
88a

1011, 1015 53 1 / 2 STE
1014 53 ST E (LOT 2 * 2022 SF LOT 3
MASTER FSUBD
LOT 1 *107X170FT AV *RESUB PT
HILL LOU H MRS SUBD)

88b

1014 53 ST E (LOT 1 MASTER F SUBD
E 50'LT 1 BLK 0 RIDGETOP SUBD)
100052STE;100953STE
5210 INTERSTATE MY 35 N

89a
89b

90
91
91
91
92a
92b

93
94
95a
95b
95c
96

97
98
98
99
100
101

100051STE;100352STE
100050STE
100650STE
1008 50 ST E ; 0 INTERSTATE HWY 35 N (LOT 2 * 272 SQ
FT OF BLK B RIDGETOP)
4911 HARMON AV
4920 INTERSTATE MY 35 N

CS

cs

CS-CO-NP
CS-CO-NP

GR-CO

GR-CO-NP

GR

GR-CO-NP
GR-CO-NP & CS-CONP
GR-CO-NP
CS-CO-NP
CS-CO-NP
CS-CO-NP

GR&CS

GR
LR&GR

LO
LR
LO

LO-CO-NP
LO-CO-NP& CS-CONP
CS-CO-NP
CS
4916 INTERSTATE HY 35 N
CS-CO-NP
CS
4900, 4904, 4908, 4912 INTERSTATE HY 35 N
LR
CS-CO-NP
4834 INTERSTATE HY 35 N
GR-CO, GR, GR-CO-NP, CS-CO4812 INTERSTATE HY 35 N
NP, LO-CO-NP
CS,LO
GR-CO-NP
GR
4806 INTERSTATE HY 35 N
CS & CS-1 CS-CO-NP &CS-14800 INTERSTATE HY 35 N
CO-NP
CS
CS-CO-NP
4600, 4704, 4706 INTERSTATE HY 35 N
CS, CS-1 CS-CO-NP, CS-1100146STE
CO-NP
CS-CO-NP
CS
1003, 1007, 1011, 101946 ST E ; 4507, 4511 AIRPORT BV ;
451 2 INTERSTATE HY 35 N
901.90351STE
GR-CO-NP
SF-3
P-NP
SF-3
0 BRUNING AVE (BLK 17 HIGHLANDS THE)
MF-4-CO-NP
MF-3
5413GUADALUPE
LO&CS

PA RT 3. The following applies to an existing legal lot with single-family residential use
wit hin the boundaries of the NP combining district:
1 . The minimum lot area is 2,500 square feet.
2. The minimum lot width is 25 feet.
3. For a lot with an area of 3,500 square feet or less, the impervious coverage may not
exceed 65 percent.
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PART 4. Secondary apartment special use is permitted on lots in residential districts
within the boundaries of the NP combining district as set forth in Sections 25-2-1462 and
25-2-1463 of the Code
PART 5. Corner store special use is permitted on lots in residential districts within the
boundaries of the NP combining district as set forth in Sections 25-2-1482 through 25-21485 of the Code.
PART 6. Tracts 2, 3, 4a, 4b, 4c, 5a, 5b, 9 through 22, 24, 25a, 25b, 26a, 26b, 26c, 27a,
27b, 28 through 35, 36a, 36b, 36c, 37, 38, 39a, 39b, 39c, 40, 41a, 41b, 42 through 49, 51
through 58, 59a, 59b, 60, 61, 66 through 69, 84, and 99 may be developed as a
neighborhood mixed use building special use as set forth in Sections 25-2-1502 through
25-2-1504 of the Code:
PART 7. Tracts la, Ib, lc, 11 through 22, 24, 25a and 25b may be developed as
neighborhood urban center special use as set forth in Sections 25-2-1521 through Section
25-2-1524 of the Code.
PART 8. The Property within the boundaries of the conditional overlay combining district
established by this ordinance is subject to the following conditions.
1.

The following uses are conditional uses on Tracts la, Ib, lc, 2, 3, 4a, 4b, 4c, 5a, 8, 9,
and 10:
Adult oriented businesses
Automotive sales
Commercial blood plasma center
Convenience storage
Equipment sales
Vehicle storage

2.

Agricultural sales and services
Campground
Construction sales and services
Equipment repair services
Kennels

The following uses are prohibited uses on Tracts 11 through 22, 23a, 23b, 23c, 23d,
24, 25a, 25b, 26a, 26c, 27a, 28, 29, 30, 32, 33, 34, 36b? 36c, 37, 38, 39a, 39c, 80a, 85,
86a, 86b, 86c, 86d, 87, 88a, 89b, 91, 92b, 93, 94, 95a, 95b, 96, 97, and 98:
Pawn shop services
Transitional housing

Adult oriented businesses
Residential treatment
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3.

The following uses are conditional uses on Tracts 16 through 22, 23c, 23d, 24, 25a,
25b, 26a, 26c, 27a, 28, 29, 30, and 31:
Agricultural sales and services
Campground
Construction sales and services
Equipment repair services
Kennels

4.

Automotive sales
Commercial blood plasma center
Convenience storage
Equipment sales
Vehicle storage

The following uses are conditional uses on Tracts 11 through 15, 23a, 23b, 32, 33, 34,
36b, 36c, 37, 38, 39a, and 39c:
Agricultural sales and services
Commercial blood plasma center
Convenience storage
Equipment sales
Vehicle storage

Campground
Construction sales and services
Equipment repair services
Kennels

5.

A site plan or building permit for the Tract 31 may not be approved, released, or
issued, if the completed development or uses of Tract 31, considered cumulatively
with all existing or previously authorized development and uses, generate traffic that
exceeds 300 trips per day.

6.

Vehicular access from Tract 31 to 51st Street is prohibited. All vehicular access to the
Property shall be from other adjacent public streets or through other adjacent property.

7.

The following uses are prohibited uses on Tract 31:
Adult oriented businesses
Residential treatment
Transitional housing

8.

Pawn shop services
Restaurant (drive-in, fast food)

The following uses are prohibited uses on Tract 23b:
Cocktail lounge

9.

Liquor sales

The following uses are prohibited uses on Tracts 35, 36a, 39b, 89a, 90, 95c, and 99;
Pawn shop services

Residential treatment
Page 8 of 12

10. The following uses are prohibited uses on Tracts 41b, 47, 48, 49, 51, 52, 53, 56, 63,
64, and 66 through 75:
Adult oriented businesses
Automotive rentals
Automotive sales
Commercial blood plasma center
Equipment repair services
Exterminating services
Hospital services (general)
Laundry services
Medical offices (exceeding 5,000 s.f.)
Residential treatment
Transitional housing
Transportation terminal

Agricultural sales and services
Automotive repair services
Campground
Convenience storage
Equipment sales
Funeral services
Kennels
Limited warehousing and distribution
Pawn shop services
Service station
Vehicle storage

11. Construction sales and services use is a prohibited use on a site exceeding 8,000
square feet of gross floor area on Tracts 41b, 47, 48, 49, 51, 52, 53, 56, 63, 64, and 66
through 75.
12. The following uses are conditional uses on Tracts 40, 41a, 41b, 43, 45, 47, 48, 49, 51,
52, 53, 56, 58, 61, 63, 64, and 66 through 75.
Congregate living
Drive-in service as an accessory use to a commercial use.
13. The following uses are prohibited uses on Tracts 40, 41a, 43, 45, 58, and 61:
Automotive rentals
Automotive sales
Funeral services
Medical offices (exceeding 5,000 s.f.)
Residential treatment

Automotive repair services
Exterminating services
Hospital services (general)
Pawn shop services
Service station

14. The following uses are prohibited uses on Tracts 7, 42, 44, 46, 50, 54, 55, 57, 59a,
59b, 60, 62, and 65:
Medical offices (exceeding 5,000 s.f.)
Service station
Page 9 of 12

Residential treatment

15. The following uses are conditional uses on Tracts 80a, 85, 86a, 86b, 86c, 86d, 87, 88a,
89b, 91, 92b, 93, 94, 95a, 95b, 96, 97, and 98:
Campground
Convenience storage
Kennels

Commercial blood plasma center
Equipment sales
Vehicle storage

16. Residential treatment use is a prohibited use on Tracts 26b, 27b, 76, 80b, and 81
through 84.
17. The followings uses are prohibited uses on Tract 88b:
Automotive repair services
Pawn shop services
'
Restaurant (drive-in, fast food)

Exterminating services
Residential treatment
Service station

18. The following conditions apply to Tract 88b:
a. The floor area ratio (F.A.R.) may not exceed 1 to 1 for general retail sales (general)
use, general retail sales (convenience) use, and financial services use.
b. The floor area ratio (F.A.R.) may not exceed 0.45 to 1 for restaurant (general) use
and restaurant (limited) use.
c. The floor area ratio (F.A.R.) may not exceed 0.38 to 1 for food sales use.
d. Vehicular access from the Property to 53rd Street is prohibited. All vehicular access
to the Property shall be from other adjacent public streets or through other adjacent
property.
19. The following conditions apply to Tract 101:
a. Hospital services (limited) use is a prohibited use.
b. The maximum height of a building is 40 feet from ground level.
c. The minimum front yard setback is 25 feet.
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d. The maximum building coverage is 55 percent.
e. The maximum impervious cover is 65 percent.
20. The following conditions apply to a 0.510 acre tract of land out of Tract 95b, the tract
of land described by metes and bounds in Exhibit "C" incorporated into this
ordinance:
a. General retail sales (general) and general retail sales (convenience) use may not
exceed 13,260 square feet of gross floor area.
b. Restaurant (general) use may not exceed 9,730 square feet of gross floor area.
c. Restaurant (drive-in, fast food) use may not exceed 3,160 square feet of gross floor
area.
d. Financial services use may not exceed 12,500 square feet of gross floor area.
e. Food sales use may not exceed 2,730 square feet of gross floor area.
f. Vehicular access is prohibited from the property to Harmon Avenue. All vehicular
access to the property shall be from other adjacent public streets or through other
adjacent property.
21. The following condition applies to a 1.26 acre tract of land out of Tract 95b, the tract
of land described by metes and bounds in Exhibits "D" and "E" incorporated into this
ordinance:
Vehicular access is prohibited from the property to Harmon Avenue. All vehicular
access to the property shall be from other adjacent public streets or through other
adjacent property.
Except as specifically restricted under this ordinance, the Property may be developed and
used in accordance with the regulations established for the respective base districts and
other applicable requirements of the City Code.
PART 9. The Council waives the requirements of Section 2-2-3, 2-2-5, and 2-2-7 of the
City Code for this ordinance.
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PART 10. This ordinance takes effect on June 3, 2002.
PASSED AND APPROVED

May 23

, 2002

L^->

Gusraiousruarcia
Mayor

APPROVED:
( ^ Sedora^fel

TTEST;
ShirleyJA. Brown
City Clerk

City KttoVney
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ZONING £xm& n a
CASE #: C14-02-0009

CASEMGR: S.GAGER

r= iooc

ADDRESS: W KOENIG LANE

DATE:

°2"05

SUBJECT AREA (acres}: 614.970

INTLS: SM

CITY GRID
REFERENCE
NUMBER
K25-27

ORDINANCE NO. 20080320-047

AN ORDINANCE REZONING AND CHANGING THE ZONING MAP TO ADD A
VERTICAL MIXED USE BUILDING (V) COMBINING DISTRICT TO CERTAIN
TRACTS OF LAND LOCATED IN THE NORTH LOOP NEIGHBORHOOD PLAN
AREA.
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF AUSTIN:
PART 1. The zoning map established by Section 25-2-191 of the City Code is amended to
add a vertical mixed use building (V) combining district to certain tracts of land (the
"Property") described in Zoning Case No. C14-2008-0002, on file at the Neighborhood
Planning and Zoning Department, as follows:
Approximately 77.45 acres of land in the City of Austin, Travis County,
Texas, more particularly described and identified in the tract map
attached as Exhibit "A" (North Loop Neighborhood Planning Area),
located in the North Loop neighborhood plan area, locally known as the area bounded by
Koenig Lane on the north, North IH-35 on the east, 45lh Street, Red River Street, and 51st
Street on the south, and North Lamar Boulevard on the west, in the City of Austin, Travis
County, Texas, and identified in the map attached as Exhibit "B" (the Zoning Map).
Except as specifically provided in this ordinance, the existing base zoning districts,
combining districts, and other conditions remain in effect.
PART 2. The zoning districts for the Property are changed from neighborhood officemixed use-neighborhood plan (NO-MU-NP) combining district, limited office-conditional
overlay-neighborhood plan (LO-CO-NP) combining district, general office-mixed useconditional overlay-neighborhood plan (GO-MU-CO-NP)
combining district,
neighborhood commercial-mixed use-neighborhood plan (LR-MU-NP) combining district,
community commercial-conditional overlay-neighborhood plan (GR-CO-NP) combining
district, community commercial-mixed use-conditional overlay-neighborhood plan (GRMU-CO-NP) combining district, general commercial services-neighborhood plan (CS-NP)
combining district, general commercial services-mixed use-conditional overlayneighborhood plan (CS-MU-CO-NP) combining district, general commercial servicesconditional overlay-neighborhood plan (CS-CO-NP) combining district, and commercialliquor sales-conditional overlay-neighborhood plan (CS-1-CO-NP) combining district, to
neighborhood office-mixed use-vertical mixed use building-neighborhood plan (NO-MUPage 1 of 6

V-NP) combining district, limited office-vertical mixed use building-conditional overlayneighborhood plan (LO-V-CO-NP) combining district, general office-mixed use- vertical
mixed use building-conditional overlay-neighborhood plan (GO-MU-V-CO-NP)
combining district, neighborhood commercial-mixed use-vertical mixed use building
neighborhood plan (LR-MU-V-NP) combining district, community commercial-vertical
mixed use building-conditional overlay-neighborhood plan (GR-V-CO-NP) combining
district, community commercial-mixed use-vertical mixed use building-conditional
overlay-neighborhood plan (GR-MU-V-CO-NP) combining district, general commercial
services-vertical mixed use building-neighborhood plan (CS-V-NP) combining district,
general commercial services-vertical mixed use building-conditional overlay-neighborhood
plan (CS-V-CO-NP) combining district, general commercial services-mixed use-vertical
mixed use building-conditional overlay-neighborhood plan (CS-MU-V-CO-NP) combining
district, and commercial-liquor sales-vertical mixed use building-conditional overlayneighborhood plan (CS-1-V-CO-NP) combining district, as more particularly described
and identified in the chart below:
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CS-V-CO-NP

CS-MU-CO-NP

CS-MU-V-CO-NP

5201 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

5209 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

223215

0 N LAMAR BLVD
LOT 6-7 BLK B MURRAY PLACE

CS-CO-NP

CS-V-CO-NP

223216

5213 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

223218

0 N LAMAR BLVD
LOT 11-14 BLK B MURRAY PLACE

CS-CO-NP

CS-V-CO-NP

5237 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

5241 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

5253 N LAMAR BLVD

CS-CO-NP
CS-CO-NP;
LR-MU-NP;
LO-MU-NP
CS-CO-NP

CS-V-CO-NP
CS-V-CO-NP;
LR-MU-V-NP;
LO-MU-V-NP
CS-V-CO-NP

CS-CO-NP

CS-V-CO-NP

223219
223220
223221

5

Address

CS-CO-NP

223213
223214

4

'i
COA

ID"'
< "i i ' '!'.:

1

3

j

.„..„„,, ^^

;

51 15 N LAMAR BLVD
51 17 N LAMAR BLVD

Portion of
223217

5225 N LAMAR BLVD

226688

5301 N LAMAR BLVD

226689

5315 N LAMAR BLVD
5319 N LAMAR BLVD

226619

5405 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

226620

5415 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP

226621

5417 N LAMAR BLVD

CS-CO-NP

CS-V-CO-NP
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Address
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226622

541 9 N LAMAR BLVD
5421 N LAMAR BLVD

'C^^l

m

CS-CO-NP

CS-V-CO-NP

226626

0 N LAMAR BLVD
S20FT OF LOT 35 NORTHFIELD
ADDN

CS-CO-NP

CS-V-CO-NP

226520

0 N LAMAR BLVD
LOT A COMMERCE SQUARE ADDN

CS-CO-NP

CS-V-CO-NP

CS-CO-NP

CS-V-CO-NP

629 E KOENIG LN

CS-MU-CO-NP

CS-MU-V-CO-NP

5600 MIDDLE FISKVILLE RD

CS-MU-CO-NP

CS-MU-V-CO-NP

5500 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

221906

0 AIRPORT BLVD
.167AC BLK 1 HILL LOU H MRS
SUBD

CS-CO-NP

CS-V-CO-NP

221907

0 AIRPORT BLVD
.1 6 AC BLK 1 HILL LOU H MRS SUBD

CS-CO-NP

CS-V-CO-NP

5330 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

5324 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

CS-1-CO-NP

CS-1-V-CO-NP

CS-CO-NP

CS-V-CO-NP

CS-NP

CS-V-NP

CS-NP

CS-V-NP

CS-NP

CS-V-NP

5545 N LAMAR BLVD

6

226522

5555 N LAMAR BLVD
5607 1/2 N LAMAR BLVD
5607 N LAMAR BLVD

7

8

226750
226751
221905

221776
221777
9

221778
221779
220253

10

220254
221865

11

5216

1/2 AIRPORT BLVD

5300 1/2 AIRPORT BLVD
5310 AIRPORT BLVD
5312 AIRPORT BLVD
5314 AIRPORT BLVD
5106CLARKSON AVE

CS-MU-CO-NP

CS-MU-V-CO-NP

220252

0 CLARKSON AVE
LOT 1 -2 *& S50 FT OF LOT 3 BLK
10 HIGHLANDS THE

CS-MU-CO-NP

CS-MU-V-CO-NP

4511 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

4507 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

CS-1-CO-NP;
CS-CO-NP

CS-1-V-CO-NP;
CS-V-CO-NP

CS-CO-NP

CS-V-CO-NP

CS-CO-NP

CS-V-CO-NP

re rr\ MD.

rc_\/

216487

359179
13

5410 AIRPORT BLVD

220251

216480
216485
12

0 AIRPORT BLVD
1 89X76FT AV BLK 1 HILL LOU H
MRS SUBD

91 A/H9

0 E 46TH ST
.55ACR OF BLK W OLT 1 7 DIV C
RIDGETOP FOURTH ADDN
4508 N IH 35 SVRD SB
4510 N IH 35 SVRD SB
ylATl

AIDPnDT Rl \/n
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CS-1-CO-NP

CS-1-V-CO-NP

CS-V-CO-NP

4729 1/2 AIRPORT BLVD
216441

4709 AIRPORT BLVD

CS-CO-NP

216442

471 1 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

216457

4801 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

216458

4803 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

CS-CO-NP;

CS-V-CO-NP;
CS-1-V-CO-NP

4807 AIRPORT BLVD
903 E 49TH ST

16

990970

0 E 49TH ST
LOT 66 HARMON TERRACE
4901 AIRPORT BLVD

CS-1-CO-NP
(~c cd MP

4903 1/2 AIRPORT BLVD

18

220273

4905 AIRPORT BLVD

GR-CO-NP

GR-V-CO-NP

220274

4915 AIRPORT BLVD

GR-CO-NP

GR-V-CO-NP

220286

4909 AIRPORT BLVD

GR-CO-NP

GR-V-CO-NP

220275

4917 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

CS-CO-NP;

CS-1-CO-NP

CS-V-CO-NP;
CS-1-V-CO-NP

5001 AIRPORT BLVD
19

220303

5003 AIRPORT BLVD
5005 AIRPORT BLVD

21

22

220287

5009 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

220288

501 1 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

220305

905 E 5 1 S T S T

LO-MU-NP

LO-MU-V-NP

220441

1004 1 / 2 E 5 0 T H S T

CS-CO-NP

CS-V-CO-NP

220442

0 E 50TH ST
LOT 2 *3407 SF BLK L RIDGETOP

CS-CO-NP

CS-V-CO-NP

f r

1006E50TH ST

220444

1008E50THST
0 N IH-35
LOT 2 * 272 SQ FT OF BLK B
RIDGETOP
1000E51STST

CS-CO-NP

CS-V-CO-NP

) )r\AA1

5105 HARMON AVE
24A

220407

940 E 5 1 S T S T

LO-MU-NP

LO-MU-V-NP

24B

220405

944 E 5 1 S T S T

GR-MU-CO-NP

GR-MU-V-CO-NP

GO-MU-CO-NP

GO-MU-V-CO-NP

CS-CO-NP

CS-V-CO-NP

910E51STST
912E51STST
26

220318

900E51STST

27

220260

5101 AIRPORT BLVD
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28

220256

51 1 1 AIRPORT BLVD

CS-CO-NP

CS-V-CO-NP

29

220265
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PART 3. The Property is subject to Chapter 25-2, Subchapter E, Article 4.3 (Vertical
Mixed Use Buildings) as follows:
A.

The Property is exempt from the dimensional standards identified in Article
4.3.3 E.2. (Dimensional and Parking Requirements).

B.

The Property is subject to the parking reductions identified in Article 4.3.3 E.3.
(Dimensional and Parking Requirements).

C.

For property in office districts, the additional uses allowed under Article 4.3.3.
C.2 (Ground-Floor Commercial Uses Allowed) apply.

D.

Ten percent of residential units available for rental in a vertical mixed use
building shall be reserved for households earning no more than 80 percent of
the Annual Median Family Income.

PART 4. This ordinance takes effect on March 31, 2008.

PASSED AND APPROVED

March 20

., 2008

^
Will Wymi

Mayor
APPROVED:

TTEST:
f)avid AllaA Smith
City Attorney
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Shirley A. Gentry
City Clerk

Core Transit Corridor
-\—\ Future Core Transit Corridor
NORTH LOOP
Note: The different shading for each
tract (white, grey, and black) is used
solely for the purposes of distinguishing
one tract from another; there is no other
significance to the different shadings.

North Loop Neighborhood Planning Area
Vertical Mixed Use (VMU) Tract Map
VMU Overlay District
C14-2008-0002
Produced by City of Austin
Neighborhood Planning and Zoning Dept
January 9. 2000

A 1,000

2,000

This map has been produced by the City of
Austin for the sole purpose of aiding
regional planning and is ncA warranted for
any other use
No warranty is made
regarding its accuracy or completeness

Core Transit Corridor
Future Core Transit Corridor
NORTH LOOP
Note: The different shading for each
tract (white, grey, and black) is used
solely for the purposes of distinguishing
one tract from another; there is no other
significance to the different shadings.

North Loop Neighborhood Planning Area
Vertical Mixed Use (VMU) Tract Map
VMU Opt-In Properties
C14-2008-0002
sSs ,*
[J*P i
"-••.,>''"

Produced by City of Austin
Neighborhood Planning and Zoning Qept
January9,2008

A 1,000

2,000

This map has been produced by the City of
Austin for the sole purpose of aiding
regional planning and is not warranted for
any other use
No warranty is made
regarding its accuracy or completeness

N LAMAR BOULEVARD

AIRPORT BOULEVARD

ZONING

N

A
"= 1000'

SUBJECT TRACT
ZONING BOUNDARY
PENDING CASE
OPERATOR' S MEEKS

ZONING CASE#
ADDRESS
SUBJECT AREA
GRID
MANAGER

C14-2008-0002
N KOENIG LANE
77.45 ACRES
J26-27 K25-27
A. HOLUBECK

This map has been produced by G I S Services for Ihe sole purpose of geographic reference
No warranty is made by Ihe City of Auslin regarding specific accuracy or completeness

Appendix C
Neighborhood Urban Center
Special Option

NEIGHBORHOOD URBAN CENTER
Applied to Specific Properties

LDC Chapter 25-2-1521 through 1524 and 1551 through 1569

DESCRIPTION

The Neighborhood Urban Center special use permits the redevelopment of an existing commercial center, or development of a
vacant site, into a mixed-use, pedestrian and transit-oriented center. If chosen, this special use is applied to specific
properties of at least one acre but not more than 40 acres in the LO, GO, LR, GR, CS, CS-1 and LI zoning districts.

For a proposed Neighborhood Urban Center development, a development plan showing the location of land uses and the layout
of streets, lots and open space must be approved by the Planning Commission. The following residential uses are permitted:
townhouse, condominium and multi-family. However each plan must show compliance with the following land use mix
requirements:
Land Use
Commercial
Residential*
Community Open Space

Minimum
10% of gross floor area
25% of gross floor area
10% for 1-5 acre Urban Center
20% for Urban Center > 5 acres

Maximum
-------

* At least 20% of the residential units must be townhouses or condominiums.

Additional Regulations:
• There are separate site development regulations for each use within the Neighborhood Urban Center special use.
• Permitted Commercial and Civic Uses are those permitted in the base-zoning district.
• Service stations, if permitted in the base-zoning district, are conditional in the Neighborhood Urban Center.
• Drive-through facilities are prohibited.
• The multi-family development must provide one parking space for the first bedroom of a dwelling unit and 0.5
parking spaces for each additional bedroom. One parking space is required for an efficiency dwelling unit.
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Continue NEIGHBORHOOD URBAN CENTER
Applied to Specific Properties
CONCEPTUAL EXAMPLE OF NEIGHBORHOOD URBAN CENTER IN AUSTIN

Mixed-use
buildings with
ground-floor
retail and
residential
above

Residential

Packaging
Plant

Restaurant

Furniture
Store

Public
Green
Space

Live/Work Units

Existing Development in North
Loop Neighborhood Plan Area

Conceptual Site Layout of Neighborhood
Urban Center on Same Tract
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Appendix D
Core Transit Corridors Map

£
¤
183

LE
IL
YV
LL
JO
RD
NL
AM
AR
BLV
D

MESA DR

WA
NDE
RSO
NLN

FAR
WE
STB
LVD

BURNETRD

35
§
¦
¨

£
¤
W35T
HST

D
V
L

W 38TH ST

VD
L
B
R
A
M
A
L
S

GASTON PLACE DR

E51
STS
T

D
R
R
O
N
MA
VD
L
B
G
N
I
ERK
H
T
U
L
IN
EMART

E7THST

PRIN

E 6TH ST
GS R
D

E 5TH ST

S CO
NGR
ESS

AVE

71
¬
«

BRIARCLIFF BLVD

S1S
TS
T

BAR
TON
S

GUAD
ALUP
EST

W 5TH ST

GUADALUPEST

AMARBLVD
NL

W 6TH ST

RD
N
O
R
E
M
A
C

AIRPORTBLVD

NLA
MA
RB

290

£
¤
290

ER
IVE
RSI
DE
DR

71
¬
«

1 inch = 2,500 feet

WS
LAU
GH
TER
LN

£
¤
183

¬
«
130

45
¬
«

Core Transit Corridors
CITY OF AUSTIN
FULL PURPOSE JURISDICTION

Core Transit Corridor
Future Core Transit Corridor

Updated: 5/13/2013
Filename: core_transit_corridors

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or
surveying purposes. It does not represent an on-the-ground
survey and represents only the approximate relative location
of property boundaries.
This product has been produced by the Planning and
Development Review Department for the sole purpose of
geographic reference. No warranty is made by the City of
Austin regarding specific accuracy or completeness.

PLANNING AND DEVELOPMENT REVIEW DEPARTMENT

Appendix E
City of Austin
Shared Parking Ordinance
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OFF-SITE / SHARED PARKING / EXISTING PARKING
August 2014

A. GENERAL OVERVIEW
BRIEF DESCRIPTION
This packet outlines the procedures and submittal requirements necessary to obtain a site plan permit for off-site or
shared parking on an existing parking lot within the City of Austin full-purpose and limited-purpose jurisdiction. The
regulatory requirements and procedures for approval are defined in Chapter 25 of the Code of the City of Austin.
Additional information about the site plan permitting process and code requirements can be obtained prior to
submitting a site plan application by contacting the Development Assistance Center (DAC) on the first floor of One
Texas Center, 505 Barton Springs Road, phone 974-6370, or by visiting the City of Austin’s Development Process and
One-Stop Shop website at http://www.austintexas.gov/department/development-assistance-center. The City of Austin
encourages people considering site development to request a development assessment to determine design
requirements, project feasibility and permitting requirements. (See Section B, Step 1 below for more information).
WHAT ARE OFF-SITE AND SHARED PARKING?
Off-site parking is the provision of some or all of the parking for a use on a different site from the principal use.
It is authorized under Section 25-6-501 of the City Code and must be approved whether the parking in question is
required or excess parking.
Shared parking is parking which is used by more than one business at different times of the day, week, or year.
It is authorized under Section 25-6-476 of the City Code and is intended for mixed-use developments which have
different peak periods or hours of operation. Additional requirements for shared parking are found in Section
9.6.0 of the Transportation Criteria Manual.
Off-site parking may either be shared between different uses or reserved exclusively for a specific use. Similarly,
shared parking may be either on-site or off-site.
This application packet is for off-site or shared parking facilities that use an existing parking lot. Off-site or
shared parking that includes new construction must be submitted as a consolidated site plan if new
buildings are also proposed (Packet #11) or as a non-consolidated site plan if there are no new buildings (Packet
#20). If approval by the Land Use Commission is required (see following section), application Packet #14 should
be used instead of this packet.
WHO APPROVES OFF-SITE AND SHARED PARKING SITE PLAN PERMITS?
Administrative Approval
 If review by the Land Use Commission is not required, the Director of Planning and Development Review
may approve the site plan administratively.
Land Use Commission Approval
Approval of the land use element of the site plan is required by the Land Use Commission under Section 25-5-142 of
the City Code for:
 Conditional Use Permits when required by Chapter 25-2, Subchapter C
 Construction of improvements within a 1000-foot Hill Country Roadway Corridor
B. SITE PLAN REVIEW PROCEDURES
The procedures for review and approval of Site Plans are based on Volume III, Chapter 25 of the City of Austin
Code. The process is summarized below:
STEP 1. DEVELOPMENT ASSESSMENT

A person may request an assessment of a proposed development prior to formal submittal by contacting
the Development Assistance Center (DAC). The assessment is based on the information provided by the
applicant at the time that an assessment is requested. An assessment of the project includes applicable
code requirements pertaining to the site and identification of major development issues. A Development
Assessment application (Application Packet #01) can be submitted any working day of the week with an
appointment to the Intake Office.
Off-site/Shared Parking/Existing Parking
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Contact:
City of Austin
One Stop Shop – Development Assistance Center
st
505 Barton Springs Road, 1 Floor
Austin, Texas 78704
Phone: (512) 974-6370
Fax: (512) 974-6305
STEP 2: COMPLETENESS CHECK
In order to submit a site plan for review, an application for Completeness Check must be submitted to the Intake
staff. Completeness Check hours are from 8:30am to 10:30 am Monday- Friday. No appointment is necessary.
Intake reviews the application and pertinent information to determine if all required administrative items have been
submitted. Intake then forwards it to the completeness check team, which determines whether the technical items
needed for review have been submitted.
An application for completeness check must include:
 Site Plan Application
 $200.00 review fee (check, cash, money order or credit card)
 2 copies of Site Plan sealed by professional engineer and/or Landscape Architect, as required by
state licensing regulations.
 All Items listed on the completeness checklist, located in the Intake Office and available online at:
http://www.austintexas.gov/sites/default/files/files/Planning/Land_Use_Review/IntSubmit_Offsite_Shared_Parking.pdf
The completeness check review takes a maximum of 10 business days from the date of submittal. The applicant will
be notified via e-mail or fax whether the application is approved or additional information is required for submittal.
When the application packet is approved, the plans can be formally submitted for a detailed review. When the
application is formally submitted, the $200 completeness check fee is credited to the application fee. The
application must be submitted formally within 45 calendar days of the initial completeness check or it will
expire and a new completeness check will be required.
Contact:
City of Austin
One Stop Shop: Land Use Review - Intake Section
th
505 Barton Springs Road – 4 Floor
Austin, Texas 78704
Phone: (512) 974-2681 or (512) 974-2350 or (512) 974-7208 or (512) 974-2689
Fax: (512) 974-2620
STEP 3: FORMAL SUBMITTAL REVIEW PROCESS
The next step is to submit the Site Plan application packet to Intake to start the review process. Electronic copies of
the application packet are available online at:
http://www.austintexas.gov/sites/default/files/files/Planning/Applications_Forms/18_offsite_shared_parking_app.pdf
Applications may be submitted to Intake Monday through Friday. An appointment is necessary. Please contact
Intake at one of the numbers listed above to schedule an appointment. For submittal, the applicant will need to
submit four (4) complete, folded, 24" x 36" copies of the site plan.
A Case Manager with the Land Use Review is assigned to coordinate interdisciplinary reviews and provide guidance
on code requirements and procedures. A review team is also assigned to the project. The team reviews the
plans and prepares a Master Comment Report that contains specific areas of non-compliance. The initial review of
the plans by the team can take up to 28 days from the date that the plans were formally submitted. If it is site
plan complies with the provisions of the code and other applicable state and federal regulations and Commission
approval is not required, the site plan will be approved administratively. The Comment Report can be viewed on the
City of Austin website at https://www.austintexas.gov/devreview/a_queryfolder_permits.jsp.

Off-site/Shared Parking/Existing Parking
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STEP 4: UPDATE
If it is determined that the site plan does not comply, the applicant must file an update to the site plan in order to bring
it into compliance. Contact Intake staff to schedule an appointment and submit the update. Staff reviews the
updates within 14 days of receipt, and the Case Manager will issue additional Master Reports identifying remaining
items to be addressed. Updates will be required until the site plan is in compliance or the site plan expires.
Updates to the plan must be filed by the applicant within 180 days after the site plan has been filed. An applicant
can request an extension to the 180 day update period if the request is made prior to the 180 day deadline. The
request must be made in writing and the reason for the extension should be specified. Extensions may be granted
for good cause at the Director’s discretion for up to 180 days.
STEP 5: SITE PLAN APPROVAL AND RELEASE
Once all Code requirements have been met, the Case Manager will notify the applicant that the site plan can
be approved administratively or scheduled for Commission approval if necessary. If Commission approval is necessary,
the Case Manager will inform you of the date and time of the public hearing. Commission-approved site plans may
be appealed by the applicant or an interested party to the City Council. An appeal must be filed within 14 days of
the Commission’s action. If the plan is appealed, you will be notified of the date and time of the public hearing before
the City Council.
Prior to release of the site plan, an original mylar copy of the plans must be provided which will be signed by the
Case Manager and retained in the City’s files. Copies of the mylar will be made for distribution to other City
departments, and you may request additional copies to be made for your personal use for an additional fee. An
electronic submittal of the final plan is also required (see Exhibit VII).
Prior to site plan approval all fees must be paid. Additional fees may include: Variance, Notification, Phasing Fee,
and Fiscal Surety. The Case Manager will inform you of any required fees prior to preparing the Development Permit.
Once all fees have been paid, plans have been copied, and the appeal period has passed, you will be advised that
the site plan has been released and will be told when you can pick up the approved plans and permit.

Off-site/Shared Parking/Existing Parking
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SUBMITTAL INFORMATION & REQUIREMENTS
COMPLETED APPLICATION FORM
The application must be complete and accurate prior to submittal.
Section 1: PRIMARY PROJECT DATA
Project Name
Street Address
Indicate the address or range of addresses for all streets abutting the property (address information may be
obtained from the Infrastructure Support Services (ISS) Address Section, 2nd floor).
Subdivision Reference and Legal Description
Property description shall accurately describe only the area of the site plan. The description shall be by either:
 lot and block of a recorded subdivision, including plat book and page, or
 brief legal description, i.e., (East 50 feet of Lot l, Block A, Austin Subdivision, or one acre out of the
Santiago Del Valle Grant, as recorded in Volume 1, Page 1, of Travis County Deed Records.)
The site plan will not be released unless it has been determined the tract is a legal lot/tract. This determination will
be made during the review process, and if it cannot be determined the tract is a legal lot/tract, the applicant
will be requested to prove legal lot status or subdivide. If a subdivision is required, it must be recorded prior to the
release of the site plan.
Grid Number
st
This can be found from a Mapsco, a grid map located on the 1 floor, or the GIS viewer on the City’s website.
Tax Parcel Numbers
These numbers may be found on the tax plats or tax certificates you are providing. The Intake Center or
Document Sales Window can assist you with these numbers.
Section 2: APPLICATION ASSESSMENT
Development Assessment
If you have received a Development Assessment or a Process or Project Assessment, indicate the file number
and the Intake Center will apply the credit associated with the assessment to your application fee. The
assessment credit is void if not used within six months.
In a Neighborhood Plan?
To determine whether this site is located within a neighborhood plan, please refer to the following web
site http://austintexas.gov/page/neighborhood-planning-areas and follow the link to “Neighborhood Planning Areas”
In a Transit-Oriented Development (TOD) District or the North Burnet/Gateway (NBG) District?
To determine whether this site is located within a TOD District, please refer to the GIS viewer on the City’s website.
Additional information can be found at the Planning and Development Review Department’s TOD website:
http://www.austintexas.gov/department/transit-oriented-development.
To determine whether this site is located within the NBG District, please follow the instructions above for a
Neighborhood Plan.
Off-site parking
If offsite parking is being requested, the site plan must show the primary use, the offsite parking, and the property
address and legal description of both sites. In cases where the legal and practical walking distance between the
nearest off-site parking space and the nearest public entrance of the use is more than 900 feet, a survey
accompanied with exhibit and field notes may be required in order to verify the actual walking distance.
Prior to the release of the site plan, a signed lease agreement between the owner of the off-site parking and the
owner of the use it serves must be submitted. Contact the Transportation Reviewer assigned to the case for a
sample lease. At the time of application, a letter of intent to execute such a lease, signed by the owner of the
off-site parking facility is required. The applicant should also submit a letter containing the following information:

Off-site/Shared Parking/Existing Parking
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 The reasons for requesting off-site parking.
 The number of parking spaces for which approval is requested.
 The days and hours of operation of the use for which parking is to be provided.
See Sec. 25-6-501 through 503 of the LDC and consult with the Development Assistance Center, 1
Texas Center, 505 Barton Springs Road. Telephone 974-6370.

ST

floor, One

Shared Parking
If shared parking approval is being requested under Sec. 25-6-476, three copies of a Shared Parking Analysis
are required. Consult with DEVELOPMENT ASSISTANCE CENTER for more detail
Complaint Violation/Red Tag
Identify whether this site has been issued a Complaint Violation/Red Tag.
Section 3: SITE AREA INFORMATION
Site Area
Indicate the Gross site area. See Sec. 25-1-21 (10) of the City Code for a definition of Gross Site Area.
Number of living units
Indicate the number of living units for all multi-family projects.
Complete the chart, indicating the zoning (within the City limits), existing and proposed uses, and area of each
tract. If there is only one tract, refer to it as Tract 1.
Description of Proposed Development
Provide a summary description of the proposed project.
Section 4: RELATED CASES
Provide the file numbers which relate to applications on this property that have been filed in the past.
Section 5: OWNERSHIP INFORMATION
If other than sole or community property, use the boxes provided or attach a list of the partners
/beneficiaries/ principals and their positions.
Section 6: OWNER INFORMATION
The current owner must sign the application or attach a written authorization for the agent. Be sure all
signatures are legible and address information is correct.
Section 7: APPLICANT INFORMATION
If the owner uses an agent or other representative to prepare and submit an application, fill out this section. If an
agent is designated, this is considered the Applicant and will be PDR's primary contact
Section 8: ENGINEER /LANDSCAPE ARCHITECT / OTHER
If the owner uses an engineer, landscape architect, or other individual to prepare the plans, fill out this section.
FEES
Fee schedules are available in the Intake Center on the 4th floor of One Texas Center, 505 Barton Springs Rd.

Off-site/Shared Parking/Existing Parking
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TAX PLATS
Provide one blueline copy of each of the current tax plats, showing all properties within 500 feet of the tract or site
plan area. Include all maps referenced within the 500 feet. Outline the tract or area of the site plan in red. (DO NOT
SPLICE MAPS TOGETHER)
Tax plats can be obtained from:
 Hays County: Hays County Clerk’s Office, 137 N. Guadalupe St., San Marcos, phone: (512)3937330;

 Travis County: Travis County Tax Appraisal District, Walnut Creek Business Park, 8314 Cross
Park Drive, Austin (Hwy 290 East and Cross Park Drive), phone: (512)834-9138. Tax plats for
Travis County may be printed from T-CAD online; (www.traviscad.org).
 Williamson County: Williamson County Clerk, Justice Center Building, 405 Martin Luther King St.,
Georgetown, phone: (512)943-1515.
For projects located outside of Travis County, submit a list of names and address of all property owners within a 500foot radius of the tract or site plan area.
TAX CERTIFICATES
Tax certificates shall be submitted with all site plan applications. For off-site parking applications, tax certificates must be
submitted for both the property on which the use is located and the property on which the parking is located. Tax
certificates can be obtained from:
 Hays County: Hays County Tax Assessor Office, 102 N. LBJ Dr., San Marcos;
 Travis County: Courthouse Annex, 5501 Airport Blvd.
 Williamson County: Williamson County Tax Assessor/Collector Office, 904 S. Main St.,
Georgetown.
The tax certificate should indicate that there are no taxes owed.
SUBMITTAL VERIFICATION AND INSPECTION AUTHORIZATION (form included in packet)
LOCATION MAP
Provide a 4" x 4" location map on a separate 8-1/2" x 11" sheet.
ACKNOWLEDGMENT FORM CONCERNING SUBDIVISION PLAT NOTE/DEED RESTRICTIONS (form included)
The applicant should carefully check these records before signing the attached Acknowledgement Form. Plat notes
are shown on the face of the subdivision plat. Plats are available at the City or the Courthouse. Deed restrictions are
recorded at the Courthouse, if you do not have them in your possession.

Off-site/Shared Parking/Existing Parking
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SUBMITTAL REQUIREMENTS

1. Application
2. Submittal Verification
3. Inspection Authorization
4. Acknowledgement Form
5. EXHIBIT 1 Site Plan Requirements
6. EXHIBIT 2 Release Notes

Off-site/Shared Parking/Existing Parking
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APPLICATION FOR
OFF-SITE/SHARED PARKING
EXISTING PARKING
DEPARTMENTAL USE ONLY
Application Date
Development Review Type
Case Manager
Application Accepted By
Application Type

File Number

Section 1: PRIMARY PROJECT DATA
Project Name
Project Street Address (or range)
Zip
Provide either subdivision reference or brief legal description
1. Subdivision Reference
Name
Approved
Block(s)
Lot (s)
Plat Book
Page Number
Case #

Outlot

2. Brief Legal Description

Grid Number(s)
Tax Parcel Numbers
DEED REFERENCE OF DEED CONVEYING PROPERTY TO THE PRESENT OWNER
Volume
Page (s)
Sq.Ft.
or Acres

Section 2: APPLICATION ASSESSMENT
Has there been a Development Assessment?
In a Neighborhood Plan?

YES /

YES /

NO

File Number

NO If Yes, Name of Neighborhood Plan

In a Transit-Oriented Development (TOD) District or the NBG District?
If Yes, Name of TOD or NBG
Offsite parking?
Shared parking?

YES /
YES /

YES/

NO

NO
NO

Land Development Jurisdiction:

Full Purpose
Limited Purpose

County
Does the site have an outstanding Complaint Violation/Red Tag?

Off-site/Shared Parking/Existing Parking
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Section 3: SITE AREA INFORMATION
Gross Site Area: Acres

or Sq.ft.

Number of living units (if applicable):
EXISTING ZONING

EXISTING USE

TRACT #

ACRES/SQ FT

PROPOSED USE

/
/
/
/

Description of Proposed Development

Section 4: RELATED CASES
FILE NUMBERS
Zoning Case?
Restrictive Covenant?
Subdivision?
Land Status Report?
Existing Site Plan?

YES /
YES /
YES /
YES /
YES /

NO
NO
NO
NO
NO

Section 5: OWNERSHIP INFORMATION
Type of Ownership:

Sole

Community Property

Trust

Partnership

Corporation

If ownership is other than sole or community property, list the individuals, partners, principals, etc. below or attach a
separate sheet.

Section 6: OWNER INFORMATION
Signature

Name

Firm Name

Phone #

Street Address
City

State

Off-site/Shared Parking/Existing Parking

Zip Code

Contact
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Section 7: APPLICANT - if applicable
Signature

Name

Firm Name

Phone #

Street Address
City

State

Zip Code

Contact

Section 8: ENGINEER /LANDSCAPE ARCHITECT / OTHER - Circle 1 or More
Firm Name

Phone #

Street Address
City

State

Off-site/Shared Parking/Existing Parking

Zip Code

Contact
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SUBMITTAL VERIFICATION
My signature attests to the fact that the attached application package is complete and accurate to the best of my
knowledge. I understand that proper City staff review of this application is dependent upon the accuracy of the
information provided and that any inaccurate or inadequate information provided by me/my firm/etc., may delay the
proper review of this application.
PLEASE TYPE OR PRINT NAME BELOW SIGNATURE AND
INDICATE FIRM REPRESENTED, IF APPLICABLE.

Signature

Date

Name (Typed or Printed)

Firm

INSPECTION AUTHORIZATION

As owner or authorized agent, my signature authorizes staff to visit and inspect the property for which this application is
being submitted.
PLEASE TYPE OR PRINT NAME BELOW SIGNATURE AND
INDICATE FIRM REPRESENTED, IF APPLICABLE.

Signature

Date

Name (Typed or Printed)

Firm

Off-site/Shared Parking/Existing Parking
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ACKNOWLEDGMENT FORM
I,

have checked for any information that may affect the review of
(Printed name of applicant)

this project, including but not limited to: subdivision plat notes, deed notes, deed restrictions,
restrictive covenants, zoning conditional overlays, and/or Subchapter E design standards prohibiting
certain uses and/or requiring certain development restrictions (height, access, screening etc. on this
property),located at
(Address or Legal Description)

If a conflict should result with the request I am submitting to the City of Austin due to any of the
aforementioned information, it will be my responsibility to resolve it. I also acknowledge that I
understand the implications of use and/or development restrictions that are a result of the
aforementioned information.
I understand that if requested I must provide copies of any and all of the aforementioned information
that may apply to this property.

(Applicant’s Signature)

Off-site/Shared Parking/Existing Parking
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EXHIBIT 1
SITE PLAN
REQUIREMENTS
The following information shall be included on site plans for off-site and shared parking using existing parking facilities.
Some information may not be required for all applications; consult with a Transportation Planner for more details.
 Date of submittal
 Project title and street address
 North arrow
 Engineering scale shall be 1"=10', 1"=20', 1"=30', or 1"=40'.
 Property owner, address, telephone number
 Legal description of property by lot, block and subdivision name, or by metes and bounds, if
recorded, indicate the book and page number
 Site location map that clearly indicates the precise location of the tract (4" x 4" minimum size)
 Designer(s) company name, address, and telephone number
 Seal and signature of the engineer preparing plans, and the date the plans were signed by the
engineer (Not required for small projects)
 Leave a blank space (approval space) in the lower right hand corner at least 5" x 3" on each sheet.
 Boundary lines with bearings and dimensions
 City limit line, when located in or near the site
 Existing and proposed streets, alleys and private drives adjacent to and within property including
median cuts; existing, dedicated right-of-way should be indicated next to street name; proposed rightof-way and all pavement widths
 All existing and future dedicated easements
 Boundary of all zoning districts on or near the site; all existing adjoining land uses
 Show location of parking lots and vehicle use areas, landscape islands, peninsulas, and medians;
amenities, walls, fences, sidewalks, and all other land improvements
 Existing or proposed garbage pickup location(s) if commercial dumpsters are proposed; indicate by a
note if City garbage pickup is proposed
 In tabular form indicate the following information for each building
a) proposed use and the square footage for each use within each structure on the site
b) number of stories
c) type of restaurant (drive-in/fast food, limited, general), type of office (administrative and business,
medical, professional), number of rooms for hotels or similar facilities, number of employees,
and/or number of children for proposed school and day care services, if applicable
 Proposed operation of driveways on site plan (i.e. one-way or two-way operation), identifying and
labeling all physical barriers to vehicular access
 Dimensions of vertical clearance within fire lanes, including tree limbs, for all driveways and internal
circulation areas on site, where overhead clearance is restricted
 Handicapped parking spaces meeting State standards
 Accessible route of travel connecting all accessible elements and spaces on the site that can be
negotiated by a person using a wheelchair and is usable by persons with other disabilities (indicated
by dotted lines, a shading pattern or other identifiable legend)
 Note on the plan indicating that each compact parking space must be identified by a sign stating "small
car only" and signs posted on site directing motorists to such spaces
Off-site/Shared Parking/Existing Parking
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 Location and type of bicycle parking
 The location and design of all pedestrian sidewalk ramps related to the construction of this site
 Number each sheet submitted and indicate the total number of sheets on each sheet (e.g. 2 of 4).
Number the cover sheet as #1. Sheet numbers must be consecutive whole numbers with no letter or
decimal suffixes such as A, B, C or .1, .2, .3.
 Provide an index of site plan sheets on the cover sheet.

For offsite parking:
The following information is required when a project is requesting off-site parking:


Location of all sidewalk pedestrian ramps between the off-site parking and the public entrances of the
use, if handicapped spaces are located off-site



Legal and practical walking distance between the nearest off-site parking space and the nearest
public entrance of the use, measured in accordance with Sec. 25-6-501



Note on the plan indicating that signage will be provided as required by Sec. 25-6-503: one sign at the
off-site parking facility indicating the property or use which it serves, and one sign on the use site
indicating location of the off-site parking



Note on the plan indicating days and hours of operation for the proposed use and the uses from
which spaces are being leased

EXHIBIT 2
RELEASE NOTES TO BE INCLUDED ON ALL SITE PLANS
Ordinance Requirements
1. All improvements shall be made in accordance with the released site plan. Any additional improvements will
require a site plan amendment and approval from the Planning and Development Review Department.
2. Approval of this site plan does not include Building Code approval; Fire Code approval; or building, demolition, or
relocation permits approval. A City demolition or relocation permit can only be issued once the historic review
process is completed.
3. All signs must comply with the requirements of the Land Development Code.
4. The owner is responsible for all cost of relocation of, or damage to, utilities.
5. Additional electric easements may be required at a later date.
AMERICANS WITH DISABILITIES ACT
The City of Austin has reviewed this plan for compliance with City development regulations only. The applicant,
property owner, and occupant of the premises are responsible for determining whether the plan complies with all
other laws, regulations, and restrictions which may be applicable to the property and its use.

Off-site/Shared Parking/Existing Parking
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EXECUTIVE SUMMARY

PROGRAM GOALS
The primary goal of the Airport Boulevard Corridor Development Program is to develop
recommendations to improve safety, mobility, sustainability, and quality of life along Airport
Boulevard from North Lamar Boulevard to US 183. This includes the development of a multi-modal
program of improvements that would ultimately meet the needs of all users of the transportation
system within and around the corridor. The Corridor Development Program will work in concert
with redevelopment initiatives throughout the corridor to ensure the safe, efficient, and multi-modal
accessibility that was identified as a priority through public participation in the project.
PROJECT PURPOSE AND PROCESS
The City of Austin has undertaken the Airport Boulevard Corridor Development Program in
conjunction with the efforts currently being conducted for the Upper Airport Redevelopment
Initiative and has engaged interested stakeholders in the development of a long term vision for
Airport Boulevard.

Data collection began in the summer of 2011. Public meetings were used to gather input about
existing conditions, validate the objectives of the project, receive feedback about the design
solutions, and further explain the reasons for undertaking the project. Other stakeholder meetings
occurred on an as-needed basis, including meeting with land owners who expressed concerns
or desired additional information about the corridor development process. This document sets
the groundwork for a Vision that helps to guide the next steps in the project delivery process.
Recommendations have been depicted conceptually to illustrate and demonstrate feasibility;
prioritized as short-term, medium-term, or long-term depending on their potential implementation
time frame; and evaluated to determine projected benefits and estimated costs for construction.
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The preliminary engineering and environmental clearance phase of the project, and
subsequent detailed design phases for selected segments, will require that additional
efforts be taken to coordinate with land owners, businesses, and residents throughout
the corridor.

EXISTING CORRIDOR CHARACTERISTICS AND CONSTRAINTS
Airport Boulevard is a 6.5-mile arterial corridor that runs from US 183 at Levander Loop
to North Lamar Boulevard. The roadway is controlled by the City of Austin from North
Lamar Boulevard south to Manor Road, and controlled by the Texas Department of
Transportation from Manor Road south to the interchange with US 183. Most of Airport
Boulevard can be described as a four-lane arterial roadway with travel speeds in excess
of 40 miles per hour and a continuous twoway left turn lane. A small section, from Manor
Road north to I-35, is a median-separated
6-lane roadway that was designed to
accommodate significant peak hour traffic near
the intersection of Airport and I-35.
The corridor was separated into three zones
based on development context, which are
described in detail in the report. The zones are
as follows:
 Zone 1 – North Lamar to I-35
 Zone 2 – I-35 to MLK
 Zone 3 – MLK to US 183
The entire corridor is designated by the City of Austin as a Core Transit Corridor, which
requires the construction of 8-foot sidewalks and a 7-foot buffer whenever new facilities
are constructed.
The pavement condition throughout the corridor varies greatly. Some sections have
recently been repaved to accommodate bicycle lanes, while other sections are in need
of repair and lack amenities for pedestrians or bicyclists. Ultimately, the roadway is best
described as a 4-lane suburban arterial that lacks access controls and pedestrian and
bicycle facilities for a significant amount of the corridor.
Traffic patterns along Airport Boulevard have experienced significant change over the
past decade. In Zone 1, traffic has actually declined over the past ten years. Zone 2 and
Zone 3 have experienced an uptick in traffic associated with the Mueller redevelopment,
as well as the continued congestion along regional roadways such as I-35 and US 183.
Traffic counts collected found that Airport Boulevard traffic ranges from 17,500 to 38,000
vehicles per day.
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PROJECT GOALS AND DESIGN CONSIDERATIONS
A common theme that emerged throughout
the public meetings and stakeholder
discussions along Airport Boulevard was the
need for adequate movement of additional
automobile traffic, but not in a way that
would make pedestrian and bicycle travel
unattractive to the average user. The horizon
year for our designed assumed a 20%
increase in traffic volumes over current levels.
This increase is due to anticipate new growth.
A peak-hour traffic simulation was performed using the existing and projected traffic
volumes. This analysis was then used to evaluate design alternatives to alleviate
congestion within the corridor’s bottlenecks and ultimately to develop a list of short,
medium, and long term improvement recommendations.
The vision for transportation options throughout the corridor has several common
elements. The provision of sidewalks and shared-use facilities throughout the corridor
meets the established directive from the Austin City Council regarding proper provision
of pedestrian facilities in Core Transit Corridors. Bicycle facilities, such as a potential
barrier-separated cycle track, in both directions are also included within each crosssection option for the corridor. Native, drought resistant planted medians and buffers
are present within the majority of the cross section options. Providing for medians within
the majority of corridor segments will serve to increase traffic throughput while reducing
conflict points, therefore improving safety, corridor aesthetics, and environmental
sensitivity.
FUTURE CORRIDOR CHARACTERISTICS AND RECOMMENDATIONS
The differences in the future cross-section improvements along Airport Boulevard
from Lamar Boulevard to US 183 relate to specific development contexts along these
frontages. The Corridor Development Program seeks not only to improve mobility of all
modes of transportation along the corridor, but also to create a context for sustainable,
mixed-use development at key locations.

Short-Term Recommendations
Quick implementation of improvements within the corridor can help to show progress
in the wake of a significant public outreach effort, while also helping traffic flow.
Improvements to intersection capacity have been a focus of the Airport Boulevard
Corridor Development Program, given the desire of the community to maintain a 4-lane
configuration of the roadway.
Many of the short-term recommendations are relatively low-cost solutions that could be
accomplished within the existing right-of-way, and that would ultimately establish the
transportation patterns desired for the long-term vision for the corridor.
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 Airport @ Highland Mall Entry Plaza - Add a Pedestrian Hybrid Beacon
 Airport @ Koenig - Removal of the free right turns at all legs of the intersection to slow traffic
in the turns. This will require coordination with TxDOT
 Airport @ 55th - Add a Pedestrian Hybrid Beacon
 Airport @ 53 ½ - Modify signal timing to accommodate traffic patterns
 Airport @ 46th - Add a Pedestrian Hybrid Beacon or full signal
 Airport @ 45th - Implement indirect-left treatment, with left turning restrictions implemented
at 45th.
 Airport @ Wilshire/Aldrich – Add a second southbound left turn lane on Airport to eastbound
Aldrich and second westbound left turn lane on Aldrich to southbound Airport
 Airport @ 40th - Add a Pedestrian Hybrid Beacon
 Airport @ Zach Scott - Add a Pedestrian Hybrid Beacon
 Airport @ Manor Road - Add an eastbound right turn bay and modify signal timing to
accommodate protected permitted left turn movements
 Airport @ MLK Blvd. - Realign northbound and southbound left turn bays; modify signal timing
to allow protected permitted left turn movements.
 Airport @ 12th Street - Modify signal timing to allow protected permitted left turns
 Airport @ Location North of Oak Springs Drive - Add a Pedestrian Hybrid Beacon
 Airport @ Springdale Road - Modify intersection to accommodate eastbound shared left and
dual-through with a right turn bay, and westbound shared-left and dual through with a shared
right and dedicated right. Modify signal timing to match.
 Coordination with TxDOT regarding the pavement markings necessary to denote the shoulder
as a bicycle facility from MLK to Levander Loop.
 Sidewalks: There is a corridor-wide need for additional sidewalk improvements.
 Pilot design projects: It is recommended that preliminary and final design of two segments
be performed to act as pilot projects for the remainder of the corridor in the near term. These
sections include the section near Highland Mall, and the section from 48th Street to Wilshire/
Aldrich that crosses under I-35.

Medium/Long-Term Recommendations

Medium and Long-Term projects will require significant amounts of coordination, planning, design,
and ultimately funding in order to become a reality within the corridor. These improvements will
also require associated drainage and stormwater improvements, which will add to the project
cost, schedule, and complexity. Redevelopment efforts may create the opportunity to implement
regional detention facilities that serve both public and private needs.
Medium-Term
 Design the remaining sections of the corridor, including corridor-wide drainage and stormwater
improvements. A “shovel-ready” project has a number of advantages including:
—— The project’s implementation can be easily phased; and
—— The project is a more attractive candidate for future funding because it is already
designed.
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 Construction of the pilot projects designed in the short-term – the section near
Highland Mall, and the section from 48th Street to Wilshire/Aldrich that crosses
under I-35.

Long-Term
 Construction of the entire multi-modal corridor in conjunction with the overall vision,
in a manner that promotes further involvement of land owners, businesses, and
residents.
 Safety improvements such as channelized left turns, innovative intersection
alternatives, medians (exact locations of medians should be determined during
the design phase in conjunction with adjacent landowners and businesses), and
pedestrian and bicycle facilities.
 Removal of the grade-separated pedestrian crossing near the intersection of
Goodwin and Airport. In conjunction with the removal, construct high visibility atgrade crossing with signage to indicate a heavy pedestrian crossing location.

Other Regional Recommendations
In addition to the improvements to the Airport Boulevard corridor, there are several
regional recommendations that should be considered. While not specifically part of the
design and construction of Airport Boulevard, they will improve regional mobility, and
both air and water quality.
 City of Austin participation with the Mall developers to provide a regional water
quality system that treats the greatest upstream area possible.
 Construction of improvements along intersecting and adjacent roadways that will
enable Airport Boulevard to be constructed according to the corridor vision. This may
include City participation in other regional projects, such as I-35 improvements, that
will help to alleviate congestion along Airport Boulevard.
 Implementation of the Urban Rail Program to create a modal shift in the travel
patterns of the area, allowing Airport Boulevard to maintain the desired 4-lane
configuration.
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 Relocate the existing rail station at W Highland Mall Blvd. to be directly across from the
proposed, tree lined and main entrance to the Highland Mall Redevelopment. A new
transit center will seamlessly integrate the various modes of transportation in the optimal
location – across from the Mall promenade.
 Construct a grade-separated rail crossing at Airport and North Lamar. The MetroRail
service would be elevated above the intersection, with provisions for cyclists and
pedestrians within the elevated structure as well as on the ground. Freight trains would
continue to cross the intersection at grade.
BENEFITS AND RESULTS
Several benefits would be derived from the proposed improvements. The main categories of
benefits include: improved traffic operations and congestion mitigation, non-motorized and
transit travel improvements, safety improvements, catalyst for redevelopment, and improved
regional water quality and drainage.
The single largest benefit that will be recognized by a majority of daily corridor users will
be the benefit to traffic flow. Around the city, state and nation, pedestrian and bicycle
infrastructure has been shown to extend the catchment area of transit service and thereby
increase the transit ridership. This can reduce the traffic on Airport Boulevard, which lessens
the need to widen the roadway beyond the desired 4-lane proposed configuration.
The improvements would further improve the overall safety of the corridor by minimizing
conflict points using medians, improved pedestrian/ bicycle accommodations, and improved
transit stops/technology. They would also benefit water quality and have a positive impact
downstream. In addition, public sector investment sends a discernible signal to the private
sector that investment in the corridor/area will continue to be a priority and that growth and
revitalization within the area is envisioned and desired.
IMPROVEMENT IMPLEMENTATION COSTS AND STRATEGIES
The Airport Boulevard corridor project plan costs $74.4 million. These cost projections (2013
dollars) do not include right-of-way acquisition; generally, sufficient right-of-way exists along
Airport Boulevard to implement the identified improvements. The following table provides a
summary of the project costs, with additional detail provided in the body of the report.

Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Cost Summary:
Section:
Section 1
Section 2
Section 3
Section 4
Section 5
Section 6
Section 7
Section 8

Limits:

Short Term

$
$
$
$
$
$
$
$

835,000
5,249,000
452,000
577,000
4,702,000
4,494,000
1,188,000
2,217,000

Project Cost TOTAL: $ 1,896,000

$

19,714,000

Highland Mall area
Koenig to 53 1/2
53 1/2 to 48th
48th to I-35
I-35 to Aldrich
Aldrich to MLK
MLK to Levander Loop

$
$
$
$
$
$
$
$

8,495,000
4,148,000
5,867,000
11,797,000
22,443,000

$
$
$
$
$
$
$
$

Ultimate Cost
9,330,000
5,820,000
5,050,000
6,450,000
4,760,000
4,920,000
13,270,000
24,760,000

$ 52,750,000

$

74,360,000

Mid Term

571,000
450,000
6,000
58,000
426,000
285,000
100,000

Lamar to Denson

Long Term

$
$
$
$
$
$
$
$

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information know n to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar w ith the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs w ill not vary from its opinions of probable costs.
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In today’s funding realities it will take several government funding sources for the reinvention
of Airport Boulevard. In some cases, when an associated private development project is
of a considerable size, some of the public improvements for Airport Boulevard could be
combined with private investment. This section explores three of the major funding sources
that could be considered for public improvements along the Boulevard.
Bond Program: Based on the scale and scope of the improvements proposed for Airport
Boulevard from Lamar Boulevard to US 183, funding the project through the city’s general
bonding authority is a viable source.
Tax Increment Financing (TIF): In order to take advantage of private development
potential at key locations along the corridor and to provide additional funding for project- or
area-specific improvements for public infrastructure (including drainage, water quality, and
the connecting street network), a tax increment financing district could be a tool for several
areas along the corridor.
State and Federal Roadway Funds: A third major funding source would be regionally
competitive state and federal funds. Typically, calls for projects in this funding category
require local match funding. However, federal agencies have looked much more favorably
on transportation projects that have significant private sector or local agency funding, and
where the benefits are multimodal focused.
NEXT STEPS
To make the redevelopment of the Airport Boulevard corridor a reality, there a number of
steps that must be taken:
 Identify funding sources and opportunities to partner with private redevelopment,
including the Form-Based Code initiative for Upper Airport Boulevard.
 Implement the short-term intersection improvements.
 Design and implement the pilot projects (Airport Boulevard near Highland Mall and
between 48th Street and Wilshire/Aldrich) to gain momentum for the redevelopment of
the remainder of the corridor.
 Design the entire corridor for phased implementation as funding becomes available.
 Coordinate with other agencies on regional opportunities for mobility and water quality
improvements.
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PROJECT INTRODUCTION

PROJECT PURPOSE AND GOALS
The Airport Boulevard Corridor Development Program has developed a set of
recommendations to improve safety, mobility, and quality of life along Airport Boulevard
from North Lamar Boulevard to US 183. The scope of the project called for the
development of a multi-modal program of improvements that would ultimately meet the
needs of all users of the transportation system within and around the corridor. These
recommendations have been depicted conceptually to illustrate and demonstrate
feasibility; prioritized as short-term, medium-term, or long-term depending on their
potential implementation time frame; and evaluated to determine projected benefits and
estimated costs for construction. The Corridor Development Program will work in concert
with redevelopment initiatives throughout the corridor to ensure the safe, efficient, and
multi-modal accessibility that was identified as a priority through public participation in
the project.

BACKGROUND
On November 2, 2010, Austin voters approved a $90 million bond package to fund a
variety of road, bicycle, pedestrian and transit improvements throughout Austin. As part
of the Austin Strategic Mobility Plan (ASMP), city staff and the ASMP team worked with
community members and groups, partner agencies and a council-appointed Citizens
Task Force to develop this 2010 Mobility Bond program. Included in the overall bond
package were Corridor Development Program projects on five key roadway corridors:

 Airport Boulevard (North Lamar Boulevard to US 183)





East Riverside Drive (I-35 to US 71)
FM 969 (US 183 to Webberville)
North Lamar Boulevard (US 183 to I-35)
North Burnet Road (Koenig Lane to MoPac)

Studies for the five corridors are being conducted concurrently by the City of Austin.
Each corridor incorporates a unique combination of existing roadway, development,
and demographic conditions and of desired elements envisioned for the future by the
community. Along Airport Boulevard, some of these unique factors include:
 The segment of Airport Boulevard between I-35 and North Lamar Boulevard is also
the focus of the Upper Airport Redevelopment Initiative, which has been conducted
in tandem with the Corridor Development Program and provides the Airport
Boulevard corridor project with an additional level of detail.
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 Drainage within the Airport Boulevard corridor is also a unique challenge given
the lack of system-wide drainage options and a need for significant public realm
improvements in order to facilitate the redevelopment of the roadway and adjacent
properties.
 Finally, the City of Austin has designated the entire Airport Boulevard Corridor as a
Core Transit Corridor requiring future roadway improvement projects to implement
wider sidewalks and buffers between the roadway and the sidewalk.
Based upon feedback received during several rounds of public outreach, the Airport
Boulevard Corridor Development Program also
provides a strategy for implementing the proposed
long term vision in a manner that promotes further
involvement of the land owners, businesses, and
residents that are along the corridor.

PROJECT AREA
The Airport Boulevard corridor runs for 7 miles,
generally north-south from North Lamar Boulevard
to US 183, as shown in Figure 1-1 (at right).
Within the project area, this roadway is owned and
maintained by the City of Austin from North Lamar
to Manor Road and by the Texas Department
of Transportation (TxDOT) from Manor Road to
US 183. For the purposes of developing a set of
transportation options that meets the need of the
traveling public, the corridor was analyzed in three
context zones.
The first zone follows the boundaries of the planning
efforts of the Upper Airport Redevelopment Initiative,
from North Lamar to IH-35. The second zone
includes the corridor from IH-35 to Martin Luther
King, Jr. Boulevard, including the area adjacent
to the Mueller redevelopment (Austin’s former
municipal airport, from which Airport Boulevard
takes its name). The third zone, within which the
roadway is entirely controlled by TxDOT, runs from
MLK to US 183. Recommended policy revisions are
based on considerations specific to each roadway’s
section, such as existing policies, proposed revisions
to development regulations on a broader scale, and
the ideas that have been expressed through the
neighborhood planning process.
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PROJECT PARTNERS
The City of Austin is funding the Airport Boulevard Corridor Development Program
and is working in partnership with the Texas Department of Transportation (TxDOT),
Capital Area Metropolitan Planning Organization (CAMPO), Travis County, and Capital
Metropolitan Transportation Authority (CapMetro). Another essential project partner is
the general public, including residents and business owners throughout the corridor.

PROJECT PROCESS
The City of Austin has undertaken the Airport Boulevard Corridor Development
Program in conjunction with the efforts currently being conducted for the Upper Airport
Redevelopment Initiative and has engaged interested stakeholders throughout the
development of a long term vision for Airport Boulevard.
The project process began in the summer of 2011, when data was collected in
order to assess current corridor conditions and needs, as well as the outcomes and
recommendations identified in some previous studies. The City and its consultants then
undertook targeted outreach opportunities that occurred in September, October, and
November 2011. The purpose of each round of public meetings was to gather input
about existing conditions, validate the objectives of the project, garner feedback about
the design solutions that were ultimately developed, and further explain the reasons for
undertaking the project. Other stakeholder meetings occurred on an as-needed basis,
including with land owners who expressed concerns or desired additional information
about the corridor development process.
The remainder of this document highlights more details about the outreach process,
the existing conditions, and the proposed vision for the corridor that was developed
throughout the process outlined above. Ultimately, the projects, policy recommendations,
and overall vision expressed within this document are intended to evolve through a
design process that is needed before the corridor can resemble the vision expressed
through this planning effort.
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PUBLIC INVOLVEMENT

PUBLIC INVOLVEMENT PHILOSOPHY
The Airport Boulevard corridor project was developed with extensive and robust public
input. The Public Involvement Plan for the Airport Boulevard project, and of the Austin
Mobility Corridor Development Program as a whole, was designed to:
1. Provide users, neighbors, property owners, and other direct stakeholders with
information about the project, process, and progress; collect input to assess current
characteristics and conditions, develop a vision for each corridor, and identify
corridor enhancement needs; and provide opportunities for public comment, review
and feedback on the project’s recommendations.
2. Use targeted outreach strategies to ensure that traditionally underrepresented and
hard-to-reach populations and groups have sufficient opportunity to engage in the
process, including environmental justice populations, small businesses and property
owners, nonprofit and faith-based community-serving organizations, and others.
3. Maintain coordinated communications and outreach between the City and its
consultants and other transportation providers, government agencies, and key public
and private partners; and
4. Communicate and enable opportunities for input for interested citizens throughout
the City, including transportation advocates and other communities of interest.
Public engagement activities for the Airport Boulevard project were fully integrated
with those of the City’s parallel planning initiative for the upper segment of the corridor
(between I-35 and Lamar Boulevard), with the two projects introduced to the public as
parts of a larger Airport Boulevard Initiative. This allowed the Airport Boulevard corridor
project to reach a substantial audience of
interested citizens through coordinated
publicity and earned media efforts. The
corridor project engaged in additional
targeted outreach to ensure awareness
and create opportunities for participation
and feedback among neighborhoods,
business and property owners, and other
stakeholders along the southern stretches
of the corridor (from I-35 to US 183),
outside the boundaries of the planning
initiative.
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PUBLIC INVOLVEMENT TIMELINE
Public engagement activities for the Airport Boulevard project were fully integrated
with those of the City’s parallel planning initiative for the upper segment of the corridor
(between I-35 and Lamar Boulevard), with the two projects introduced to the public as
parts of a larger Airport Boulevard Initiative. This allowed the Airport Boulevard corridor
project to reach a substantial audience of interested citizens through coordinated
publicity and earned media efforts. The corridor project engaged in additional targeted
outreach to ensure awareness and create opportunities for participation and feedback
among neighborhoods, business and property owners, and other stakeholders along the
southern stretches of the corridor (from I-35 to US 183), outside the boundaries of the
planning initiative.

Summer 2011:

 Stakeholder meetings with City of Austin departments, other transportation providers,
other public agencies, major landowners, transportation advocates and interest
groups, and others.
 Coordinated public engagement with the
Airport Boulevard Initiative, including:
—— Development of communications
materials, particularly the
AirportBoulevard.com website
—— Meetings with the City Council-appointed
Airport Boulevard Advisory Group
—— Participation in community outreach
activities such as PhotoVoice, a
stakeholder-driven visual assessment of
current corridor conditions and needs for
either preservation or improvement.

August-September-October 2011:

 Initial public workshop, held on September 13 in conjunction with the Airport
Boulevard Initiative’s Community Vision Workshop. At this meeting, more than
125 attendees used a variety of input techniques — including direct input on 1:100
scale aerial photos of the entire corridor — to indicate their priorities for corridor
enhancement and improvement. Participants also provided input on preferred
development typologies for different segments of the corridor and on specific gaps or
bottlenecks that needed to be addressed.
 Community outreach to build awareness of and prepare stakeholders to participate in
the September 13 workshop, including:
—— Postcards, telephone calls and in-person visits to business and property owners,
as well as neighborhood associations and community-service organizations
(approximately 100 in total), along Airport Boulevard from I-35 to US 183 (to

AIRPORT BOULEVARD CORRIDOR DEVELOPMENT PROGRAM
AUSTIN MOBILITY // CITY OF AUSTIN TRANSPORTATION DEPARTMENT // FEBRUARY 2014

5

——
——
——
——

ensure coverage of areas not included in the planning portion of the Airport
Boulevard Initiative).
Flyers and push cards distributed widely along the corridor by members of the
Airport Boulevard Advisory Group.
Electronic newsletters distributed to the full Airport Boulevard Initiative interest list
(which includes citywide interest groups and stakeholders as well as residents
and businesses throughout the corridor)
Presentations and small-group meetings with approximately two dozen
community groups, including neighborhood associations, PTAs, chambers of
commerce, churches and faith-based organizations, nonprofits, and others.
Earned media relations, including approximately one dozen stories in local print
and broadcast media as well as the City’s own communication channels.

 Stakeholder meetings, including a preliminary Business Open House, held after the
September 13 workshop and in conjunction with the Airport Boulevard Initiative’s
design intensive workshop. This weeklong effort fully incorporated planning and
design of corridor roadways and street cross-sections, pedestrian and bicycle
facilities, and rail and bus transit services as part of its comprehensive look at
redevelopment-oriented design strategies for Airport Boulevard. Participants in
these meetings included local businesses and property owners and transportation
agencies and advocates.
 Public presentations on October 1 and 3 of initial mobility concepts and corridor
assessments as part of the mid- and post-workshop presentation of the illustrative
vision for the Airport Boulevard initiative. (The October 1 presentation was also in
conjunction with the public release of the Imagine Austin Comprehensive Plan.)
Approximately 225 participants took part in these presentations and provided
feedback on the initial project work products.
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November-December 2011

 Public review forum and business
stakeholder meeting on November
28 and 29 to present for review
and feedback on the project’s initial
recommendations for corridor crosssections and short- and mediumterm transportation investments.
Approximately 80 participants gave
feedback on general issues, priorities
and concepts and the project’s specific
recommendations. Outreach for this
meeting again included phone and inperson contact with stakeholders as well
as electronic newsletters and content on the AirportBoulevard.com website, on which
the materials for this round of public engagement were also published and made
available.
 Telephone survey of 25 business and property owners along the southern segments
of the corridor, again to ensure opportunities to participate for stakeholders outside
the boundaries of the planning portion of the Airport Boulevard Initiative. This survey
helped gather valuable input from stakeholders who had not otherwise been able to
participate in the public engagement process.

SAMPLING OF PUBLIC COMMENTS
The following are representative of the comments that were received on written
Comment Cards that were available at several of the meetings. Additionally, they reflect
comments that were voiced during the business stakeholder open houses. These
comments are not all-inclusive; they have been selected to provide the reader with a
range of voices that were heard during the process.
1. Would like to see greater emphasis on green infrastructure throughout project, to
mitigate urban heat island, deal locally with stormwater flows, and generally beautify
public/semi-public and ROW areas for walkers/bikers/residents (people not in cars).
Use public programs and public-private partnerships with COA to fund rain gardens,
urban forest cover, green roofs (big ones), parks, planted trellises, bio-filtration –
all Austin appropriate (climate).
2. Like the multi-modal lanes BUT: Don’t really understand or concur with the efficacy
of parallel parking and back-in parking adjacent to vehicle lanes, when someone
(me) imagines parking and crossing planted strip, bike lane, and sidewalk to get to
retail on street front (or whatever). This seems awkward at best — isn’t it safer for
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all to simply scrap the street-edge parking and turn in to a retail block that will need
dedicated parking anyway? Thanks. Good work so far.
3. I have concerns about the implementation of medians along the corridor. It seems
that a great deal of focus has gone into the development of a corridor that meets the
needs of a population that I currently don’t see using Airport very much (i.e. bicycles
and pedestrians).
4. E. 53rd – south on northbound provide bus stop — back angled parking from
intersection/again south of 51st. Anyone considered closing Clarkson south of its
intersection with Bruning (Avenue)?
5. Pedestrian bridge across Airport at Ridgetop Elementary (between 50th and 51st).
6. I would like to see “large” public art placed/installed within this project. The cows and
guitars are “cute” scattered around downtown, but are not landmarks. Please install
landmark-sized art i.e. St. Louis Arch or Cowboy or Hemisphere Restaurant in S.A.
or anything several stories tall. Thank you.
7. Allow bikes to go straight across Airport at the Aldrich light — need a simple curb cut
on that island.

A PUBLIC PROCESS FOR PROJECTS IMPLEMENTING THE CORRIDOR VISION
Based on the comments that were received in writing, and voiced throughout the
process, this section details a proposed process for any further action that is taken in the
design and implementation of the vision set forth by this document.
This document is by no means the last word on constructing and building the
transportation facilities presented in later sections of this report. It does, however, set the
groundwork for a Vision that helps to guide the next steps in the project delivery process.
As such, this outreach and engagement process will help to ensure continuing efforts
are made to understand community desires and concerns as segments of this corridor
are designed and ultimately built.
The high-level nature of the Corridor Development Program process precluded certain
elements from consideration when developing a Vision for the transportation facilities
that would ultimately be built within the corridor. Some of these elements include a
topographic survey and a boundary survey of the entire corridor.
These two pieces of data will be instrumental to the next steps of any Corridor
Development Program, involving the completion of preliminary engineering plans that
refine the Vision for the lanes, geometry, and transportation facilities presented in this
report. This refinement will be based upon engineering principles that are established
throughout the City to ensure that the facilities designed for the corridor are safe, wellconstructed, drain properly, and ultimately meet the needs of the traveling public.
The Corridor Development process has used basic engineering principles in developing
the Vision; however, more detailed information will be required for any element of the
Vision to move forward. The preliminary engineering and environmental clearance phase
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of the project, and subsequent detailed design phases for selected segments, will require
that additional efforts be taken to coordinate with land owners, businesses, and residents
throughout the corridor. There are several discussion topics that should be included within
this phase of effort, some of which are governed by local, state, and federal statutes
depending upon the segment of the corridor that is being designed.
The governing laws and local regulations that encapsulate the regulatory environment
associated with transportation facilities are constantly evolving, as new techniques and
information pertaining to a project’s impact become available. This document will not
attempt to recreate the exact requirements that will be necessary for approvals during the
preliminary engineering and environmental clearance phase of the project development
process. Rather, this report will highlight additional coordination steps that will help to
ensure that there is a common understanding of the benefits and drawbacks associated
with the proposed design options. This will also serve to facilitate a discussion about
project sequencing and construction.
Some of the Items to be discussed during this phase of the development process include:









Site Specific design considerations such as Driveway Modifications/Closures
Drainage and Ponding Considerations
Median Opening Locations
Trip Generation and Planned Redevelopment
Cross and Shared Access Agreements
Additional Signalized Intersections
Modifications to the Pedestrian Crossings
Construction Sequencing

Ultimately, these topics will drive the recommendations that are designed as a part of the
final design process, and a review of these elements is critical at each design stage for
each segment of the corridor under consideration.
The final design process should take into account specific construction needs and
phasing for the corridor, allowing for minimal disruption of local businesses and residents
while maintaining a safe construction zone for the traveling public. In most cases, it
will not be possible to completely work around the considerations of all of the local
businesses. However, efforts to make accommodations should be reasonably attempted
in order to minimize the construction impacts upon the local business fabric. Certain times
of the year may prove better for construction than others for a significant portion of the
corridor, and identifying those construction seasons early in the design process should
help to set expectations and define alternatives.
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EXISTING CONDITIONS

LAND USE AND CHARACTER AREAS
This section evaluates the existing context in
terms of land use and character along the entire
length of Airport Boulevard. For the purposes of
this evaluation, the corridor is divided into three
distinct geographic zones — Zone 1 (Airport
from Lamar to I-35), Zone 2 (Airport from I-35
to MLK Boulevard), and Zone 3 (Airport from
MLK Boulevard to US 183). This classification is
depicted in the map at right.
Zone 1 is generally commercial in nature, with
Capital MetroRail running parallel to the west of
the Boulevard. Within Zone 2, from I-35 to East
38 ½ Street, the corridor is lower in intensity
with residential neighborhoods, parks, and
landscaped buffers along the roadway, whereas
from 38 ½ Street to MLK Boulevard, the corridor
is characterized by commercial development
that includes auto-oriented, service, and
warehouse uses. Zone 3 is fairly varied with
commercial uses, residential neighborhoods,
some undeveloped property, and redevelopment
opportunities. The following provides more
detailed information about the existing land use
context and development character along Airport
Boulevard.

Zone 1
Zone 1 (Upper Airport Boulevard): A more
intense planning effort — the Upper Airport
Boulevard Initiative — is currently underway for
Zone 1. The goal of this planning initiative is to
create a vibrant redevelopment vision building
on the assets along this section of the Boulevard
and implement that vision with a new regulatory
system of a form-based code (FBC).
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In general, uses along the corridor are primarily commercial, with residential
neighborhoods immediately abutting the commercial lots. This section of Airport
Boulevard can generally be categorized into 4 different sections, based upon their typical
land-use characteristics.
From Lamar Boulevard to Huntland Drive: This portion of Upper Airport Boulevard is
characterized by:
 Industrial warehouse uses east of Lamar Boulevard and south of Airport Boulevard,
 Existing intersection of Lamar and Airport Boulevard, which is operating under
significant challenges due to the mix of different modes, including the rail crossing,

 Short blocks and shallow lots,
 Existing enhanced transit station at Lamar/Crestview (north of Lamar Boulevard),
and
 Rail line with limited crossing points separating the western portion of the corridor
from the Boulevard.
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From Huntland Drive to Koenig Lane: This portion of the corridor is characterized by:
 Large blocks and lots,
 Primarily commercial uses east of the
Boulevard and industrial uses west of the
Boulevard,
 Regional destinations such as Highland
Mall and ACC,
 Rail line with limited crossings separating
the blocks on the west from the Boulevard,
 Major bus transit hub on Highland Mall
Boulevard and transit station at Airport
and Highland Mall Boulevard,
 Large areas of surface parking along the
roadway frontage, and
 Significant Heritage Trees on the Highland
Mall property.

From Koenig Lane to 53 ½ Street:
This section of the corridor is
characterized by:
 Significant large parcels and
ownership patterns (Travis County,
Leif Johnson Ford),
 Significantly underutilized
properties with potential for
redevelopment,
 Development frontage along both
sides of the corridor, and
 Limited neighborhood connectivity
to the west of the corridor and
rail line.
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From 53 ½ Street to I-35: This section of the corridor is characterized by:
 Small, independent, unique local
businesses,
 Small lots and triangular blocks that
can pose redevelopment challenges,
 Immediate adjacency to residential
neighborhoods,
 Limited neighborhood connectivity
to the west due to the separation
created by the rail line, and
 Lack of pedestrian amenities, with
continuous driveways, lay-down
curbs and low gutters along the street
frontage.

Zone 1 of the Project Area has been highlighted for the redevelopment opportunities
that exist there, and the City of Austin has undertaken the Upper Airport Boulevard
Initiative to examine ways to strengthen the local businesses and residential areas
through targeted redevelopment strategies. There will likely be a completely revised set
of zoning regulations within this Zone of the corridor that will have a much greater ability
to tie the corridor together with the adjacent land uses. The joint efforts of the Corridor
Development Program and the Upper Airport Boulevard Initiative focused closely on
developing that logical connection, and the recommendations in this report highlight
ways that those connections can accommodate all users of the transportation system.
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Zone 2

This section of Airport Boulevard is bounded by I-35 on the north and MLK Boulevard on
the south. From I-35 south to 38 ½ Street, the corridor is characterized by established
residential neighborhoods on the west and the new neighborhood of Mueller on the east.
From 38 ½ Street south to Manor Road, the corridor has some established commercial
uses that are mostly auto-oriented. At Manor Road, the Boulevard changes from a 6-lane
divided roadway to a 4-lane roadway with a continuous center left turn lane. From Manor
Road to MLK Boulevard, the western side of the Boulevard has established residential
neighborhoods, and the eastern side has some older, auto-service related commercial uses.

Several intersections within the project area
are currently constructed as a response
to prior plans for much larger roadway
facilities in a suburban setting that facilitated
higher travel speeds. As an example, at
the intersections of Airport Boulevard and
Manor Road and Airport Boulevard and MLK
Boulevard, there are triangular pieces of
right-of-way that were previously reserved
for future intersection expansion that are
currently vacant and which could provide
some opportunities for location of intersection
treatments. These treatments would be
lower- cost options that could nonetheless
dramatically improve the connections
between the land uses and the travel
corridor.
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Zone 3
This stretch of Airport Boulevard is bounded by MLK Boulevard on the north and US 183
on the south. The entirety of the roadway within Zone 3 is currently under the control of
the Texas Department of Transportation. Coordination between landowners and TxDOT
with regards to the roadway, including any changes to their site access, falls under the
guidelines set forth by the Statewide Access Management Manual. These requirements
have led to a different way in which development is situated in relation to and gains
access to and from Airport Boulevard since the adoption of the State’s access policy.
The section from MLK Boulevard south
to 12th Street is characterized by
older residential neighborhoods on the
west and some commercial uses and
neighborhoods on the east. Evergreen
Cemetery is located at the northeast
corner of 12th Street and Airport
Boulevard.
A neighborhood-serving commercial
center is located at Oak Springs and
Airport Boulevard, and the Boulevard is
fairly commercial on both sides until it
crosses Springdale Road and the rail line
to Elgin. At the crossing of the rail line,
Airport Boulevard is grade-separated; at
three corners of this crossing, there are
significant redevelopment opportunities
presented by vacant and/or underutilized
properties. A conceptual plan for the
redevelopment of this area is shown in
the Future Characteristics section of this
document.
South of Shady Lane/Bolm Road is
a significant drainage right-of-way
with older industrial uses to the south.
There are two mobile home/RV parks
also located along this section of the
Boulevard, but redevelopment of these
areas may be challenging due to
floodplain issues.
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TRANSPORTATION CHARACTERISTICS
Airport Boulevard is a 6.5-mile corridor that runs from US 183 at Levander Loop to North
Lamar Boulevard. Its name comes from its past history as the major roadway serving
the former Robert Mueller Municipal Airport, now being redeveloped as the Mueller
neighborhood near Airport and Aldrich. The roadway section of the corridor is under the
ownership and maintenance of the City of Austin from North Lamar Boulevard south to
Manor Road, and the Texas Department of Transportation from Manor Road south to
the interchange with US 183. Most of Airport Boulevard can be described as a four-lane
arterial roadway with travel speeds in excess of 40 miles per hour and a continuous twoway left turn lane. A small section, from Manor Road north to I-35, is a median-separated
6-lane roadway that was designed to accommodate significant peak hour traffic near the
intersection of Airport and I-35. The entire corridor is designated by the City of Austin as
a Core Transit Corridor, which requires the construction of 8-foot sidewalks and a 7-foot
buffer whenever new facilities are constructed.
The pavement condition throughout
the corridor varies greatly. Some
sections have recently been repaved
and restriped to provide bicycle lanes,
while other sections are in need of repair
and lack amenities for pedestrians or
bicyclists. Ultimately, the roadway is
best described as a 4-lane suburban
arterial that lacks access controls and
pedestrian and bicycle facilities for a
significant amount of the corridor.
The text that follows describes relevant
features of the various Zones of the
Corridor in more detail.

Zone 1
The section of Airport Boulevard
from North Lamar Boulevard to I-35
has undergone significant changes
over the past ten years. Traffic
volumes in the area have decreased
in conjunction with the reduction in
trips to Highland Mall, and there are
several key crossing locations that
do not have sidewalks or clearly
defined bicycle facilities. The entirety
of Zone 1 can be classified as a
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4-lane arterial with a center turn lane, although several of the major intersections within
this stretch are very large and uninviting to pedestrians and bicyclists.
Within Zone 1, some sections of Airport Boulevard have bike lanes and existing
sidewalks that are clearly differentiated from the remainder of the roadway; others lack
provisions for non-motorized modes, including sections where sidewalks are virtually
non-existent and where long stretches of driveways and parking areas crowd out the
perceived space for pedestrians. Capital Metro has undertaken construction of a multiuse path along the western side of the corridor that extends from the Lamar/Crestview
MetroRail Station to the Highland MetroRail Station.
The transit routes within this zone are
actually quite conducive to handling
additional growth in the share of people
using transit. In addition to the two rail
stations, a major bus transfer point is
located at the Highland Mall property.
Within this Zone, Airport Boulevard
serves as a significant line-haul bus
corridor, with minor stop locations along
the corridor and major stop locations
located just off of the corridor. However,
the bus stops along the corridor tend
to be nothing more than a sign and a
waiting area for transit users, and the
pedestrian facilities to access the stop
locations are often lacking.

Zone 2
The transportation facilities that
currently exist within Zone 2
handle a significant volume
of traffic that is attempting to
access regional routes such as
I-35 and MLK Boulevard. The
major traffic generators within the
area include several established
residential subdivisions as well as
the redevelopment activity at the
former Mueller Municipal Airport
site. This section of the corridor
is primarily constructed as a sixlane divided facility with a planted
median; a small stretch from Manor
Road to MLK is constructed as a 4-lane arterial with a center turn lane. This section
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differs from others on the corridor by having significantly fewer intersections or points
where pedestrians and cyclists could safely cross the corridor.
Sidewalks are currently constructed along both sides of Airport Boulevard for the entirety
of this Zone, and adjacent open space features and trails help make this area more
conducive to pedestrian and bicycle activity. Bike lanes are not present within this stretch
of Airport Boulevard. However, it appears that re-striping could accommodate a minimal
bike lane in both directions through the 6-lane section.
Transit service in Zone 2 is limited to Capital Metro bus routes whose stops are located
sparsely throughout the Zone. Major stop locations can be found in the residential areas
near I-35 and in the commercial areas around MLK Boulevard. The section of Airport
Boulevard between I-35 and Aldrich has been examined as part of the City’s Urban Rail
Feasibility Analysis; one potential routing option to bring Urban Rail to Mueller has been
via the inside lanes of Airport Boulevard in either direction.

Zone 3
As previously stated, Airport Boulevard
between MLK Boulevard and the interchange
with US 183/Levander Loop is owned
and maintained by the Texas Department
of Transportation. Airport Boulevard is
constructed as a 4-lane arterial with a center
turn lane throughout Zone 3, with small
exceptions on two bridge sections where
no turning accommodation is needed. The
pavement within this stretch has recently
been resurfaced by TxDOT.
Sidewalks within Zone 3 are positioned differently within the right-of-way at different
locations. In some instances, the sidewalks are immediately adjacent to the road without
any buffer separation. In other locations, the sidewalks are located adjacent to the edge
of the right-of-way, which is set back significantly from the roadway. These sections are
typically areas where topographic constraints require the use of retaining walls, and the
sidewalks are constructed adjacent to adjoining homes rather than along the roadway.
Other sections of Zone 3 lack sidewalks entirely. TxDOT is planning on constructing
sidewalks along a section of the corridor that runs from 12th Street to Levander Loop in
order to provide pedestrian accommodations in areas where there are currently none
available.
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One additional pedestrian facility of note
within Zone 3 is the grade-separated
pedestrian crossing that is located near the
intersection of Goodwin and Airport. This
crossing bridge is heavily underutilized,
and children who attend school on the
eastern side of the corridor often cross
at-grade in less than desired conditions.
It is recommended that this grade
separated facility be taken down and that
accompanying improvements are made to
the at-grade crossing.
In conjunction with the resurfacing efforts
described above, the vehicular lanes were narrowed slightly which allowed for a
shoulder ranging between 4-and-5-feet to be provided. Given that the dimensions of the
shoulder meet AASHTO standards for a designated bicycle shoulder, bicycle markings
could be added in the short term as a first step towards achieving the cross sections
established through this project.
Zone 3 has the highest transit boarding and alighting patterns of any of the Zones, likely
due to a regularly spaced block structure, a higher-than-average transit dependency
in surrounding neighborhoods, and the commercial and industrial nature of the uses
immediately adjacent to the corridor. Transit amenities, however, are lacking, with most
bus stops being nothing more than a route sign and waiting area. Significant gaps in the
pedestrian realm are also a contributing problem in this Zone, but the planned TxDOT
sidewalk project will have a significant effect on minimizing those gaps within Zone 3.

STORM SEWER AND DRAINAGE CHARACTERISTICS — ZONE 1
This portion of the corridor falls in three different watersheds: Tannehill, Boggy and
Waller. The existing stormwater system relies on roadway surface flows into drainage
ditches, which typically run along the west side of Airport Boulevard. Due to the age
of the existing developments which front Airport Boulevard, there are few if any water
quality or detention ponds. Existing runoff flows across the surface to intermittent storm
sewer crossings of Airport, which direct flow to a drainage ditch on the west side of the
roadway. The existing roadway has no water quality treatment.
The proposed roadway section for this portion of Airport Boulevard includes a
landscaped median, enhanced bike lanes and pedestrian paths, and some on-street
parking. Right-of-way enhancements will include sidewalks, lighting and streetscape
landscaping. This new cross section provides an opportunity to provide in-street
drainage facilities that also may include water quality treatment options.
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Regional Water Quality for Redevelopment
The majority of the parcels along Airport Boulevard are less than one acre in size and
generally contains 80 percent or greater existing impervious cover. There are several
retail center parcels which are greater than an acre, including the Highland Mall site,
currently being planned for major redevelopment by Austin Community College in
association with Red Leaf Properties LLC. As the corridor redevelops and comes under
current and/or future regulations (such as the proposed form-based code for Upper
Airport/Zone 1), many sites will likely see reduced impervious cover due to landscape
requirements. If redevelopment instead increases the impervious cover over existing
conditions, the site will be required to provide detention or obtain a waiver. Since an
overall reduction of impervious cover is expected, and since there are not existing
flooding issues in the area, regional detention has not been a focus of this analysis.
However, the opportunity exists for regional water quality improvements.
Redevelopment visions for Highland Mall and Upper Airport, as presented by the City’s
consultant team and the ACC/Red Leaf team, suggest a move towards increased street
and pedestrian connectivity within the existing Highland Mall parking lots, as well as
increased green space. As the largest redevelopment site in the project area, Highland
Mall presents a unique opportunity to accomplish water quality on a regional basis. The
mall site owners are exploring the purchase of excess TxDOT property at the gradeseparated Koenig Lane intersection with Airport Boulevard. This property, on both sides
of Koenig Lane, could be used as a location for regional water quality ponds. Conceptual
sizing of ponds indicates that this right-of-way property could provide for ponds large
enough to treat the mall site and a greater drainage area within the Tannehill watershed.
It is recommended that a program be developed within the City of Austin to costparticipate with the Mall developers to provide a regional water quality system that treats
the greatest upstream area possible. A program for this portion of Airport Boulevard
could be developed that allows smaller properties along the corridor — which cannot
construct meaningful water-quality treatment systems on site — to satisfy water quality
requirements created by future redevelopment. Since some of these tracts are in the
Waller and Boggy Creek watersheds rather than Tannehill, it would be appropriate
to focus on improved downstream water quality in Lady Bird Lake as a desired
outcome. The creation of a regional water quality improvement would help facilitate the
redevelopment of the area envisioned by the Upper Airport Boulevard Initiative.

Roadway Drainage and Water Quality System
The proposed landscape median within Airport Boulevard could provide surface water
quality treatment for the roadway. The landscape in the median could be designed as
a bio-filtration system to treat surface runoff, and the design could accommodate both
surface drainage into the median and the installation of an underground system to tie
into the larger stormwater drainage system off-site. The system would be designed to
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route the first-flush water volumes to the bio-filtration system, with a larger storm by-pass
which would flow into the storm water system.

Ongoing related discussions
Regional Water Quality Pond Opportunity
As part of the Highland Mall/Upper Airport Redevelopment Initiative the consulting
team H. Mau Ownership, and the City’s Watershed Protection Department have
discussed the desire to implement a regional water quality pond to serve the Upper
Airport Redevelopment and other areas within the drainage basin. It was concluded that
the potential implementation of a regional water quality pond would require revisions
to the City’s Environmental Criteria Manual and detailed engineering analysis of the
contributing drainage area and sizing of the pond. Timing of the implementation of the
pond and how it relates to the redevelopment of parcels along airport Boulevard will also
be a major consideration.
STORM SEWER AND DRAINAGE CHARACTERISTICS — ZONES 2 AND 3
Airport Boulevard between I-35 and US 183 was originally constructed by what was
then the Texas Department of Highways. It is a 6-lane divided boulevard with median
between I-35 and Manor Road, then continuing south to US 183 as a 4-lane roadway
with a continuous center turn lane. The roadway does not utilize curb and gutter along its
entire length. Instead, roadway drainage is typically provided in open channels along the
facility, with driveway culverts and short segments of storm sewer at intersections.
The vast majority of the corridor between I-35 and US 183 is located within the Boggy
Creek watershed. Boggy Creek drains an area of approximately six square miles, with
its headwaters located along Airport Boulevard near 51st Street. Boggy Creek suffers
from extremely eroded banks in many locations. Several miles of the stream have been
channelized with concrete and gabions.
Approximately 1500 feet of Airport Boulevard between MLK and East 16th Street is
located within the Tannehill Branch watershed. Both Boggy Creek and Tannehill Branch
are classified as Urban Watersheds by the City of Austin.

Floodplains

There are two areas of floodplain along this segment of Airport Boulevard. The roadway
crosses Boggy Creek just south of Shady Lane. At this location, the 100-year (1%
AEP) floodplain is generally contained within the Boggy Creek channel. Small areas of
500-year (0.2% AEP) floodplain extend beyond the channel walls. The roadway itself
is above the flooding elevations. A second area of floodplain is located along the east
side of Airport Boulevard near the Springdale Road intersection, along Boggy Creek
Tributary 1.
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Minor Streams and Local Drainage

There are approximately fifteen drainage systems along Zones 2 and 3 of the corridor.
Travelling from north to south they are as follows:
 Box culvert system of Boggy Creek under I-35 and Airport Boulevard, which
discharges at Parkwood Drive.
 42-inch storm sewer at Airport and Rowood Drive, which discharges into an
unnamed tributary of Boggy Creek near Crestwood Road.
 54-inch storm sewer along the west side of Airport, discharging into an unnamed
tributary of Boggy Creek just south of Schieffer Avenue.
 An additional storm sewer outfall along the west side of Airport just north of 40th
Street, discharging into the same unnamed tributary.
 30-inch storm sewer outfall at 38 ½ Street, discharging into the same unnamed
tributary.
 42-inch storm sewer outfall under Manor Road, discharging into Boggy Creek.
 Storm drain outfall at Moss Street into an unnamed tributary of Boggy Creek.
 24-inch storm sewer outfall under 16th Street, discharging into an unnamed tributary
of Tannehill Branch.
 48-inch storm sewer along Airport, south of 12th Street, crossing under Oak Springs
Drive and Tillery Street, discharging into the Oak Springs detention and wet pond.
 36-inch storm sewer outfall, also discharging into the Oak Springs detention and wet
pond.
 48-inch storm sewer along Airport between Gunter Street and Goodwin Avenue,
discharging into an open channel along Airport near Springdale Road.
 42-inch storm sewer along Airport under Springdale Road, discharging into Boggy
Creek Tributary 1.
 42-inch and 48-inch storm sewers from Thompson Street under Airport, also
discharging into Boggy Creek Tributary 1.
 15-inch storm sewer at Bolm Road, flowing under Bolm Road and Mansell Avenue,
discharging into Boggy Creek.
 18-inch and 24-inch storm sewer culverts along Airport south of Boggy Creek,
discharging into Boggy Creek.
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WATER AND WASTEWATER CHARACTERISTICS

Austin Water Utility Policies
Austin Water Utility (AWU) addresses customer needs when water and wastewater
service is being requested and conducts subdivision, site plan, and zoning reviews
regarding water and wastewater service. Specific proposed development plans are
reviewed to determine if any system improvements are needed to provide the required
levels of service for the development. This is done thru the Service Extension Request
(SER) process. Austin Water Utility’s Capital Improvements Program includes a
component aimed at replacing aging pipes that are found to be reaching the end of their
useful life.
As projects are planned along the Airport Boulevard Corridor, developers should prepare
and submit an SER to Austin Water Utility as early in the process as possible. The SER
process will enable AWU to establish any water or wastewater improvements needed
in order to serve the proposed development. This is an opportunity to work early in the
planning process to inform AWU of the pending development so the utility can best
assess service requirements in the area. If any upgrades are found to be needed, this
process will help establish whether funding will be required from the private sector, public
sector or both.

Zone 1
Water: Redevelopment of tracts along this stretch could require upgrades to water
systems serving the corridor. The area south of Airport Boulevard and west of Guadalupe
Street along Canion Street is fed by a 6-inch cast-iron (CI) water line. The surrounding
system is well-served, with a 30-inch line to the south in Gaylor Street and a 24-inch line
east in Guadalupe Street. Likely the water line in Canion Street would likely need to be
upgraded should that area redevelop. Likewise, redevelopment along Middle Fiskville
Road south of Airport Boulevard may require upgrades to the 6-inch and 8-inch CI water
lines within that street, which are fed by 6-inch and 8-inch lines in the neighborhood to
the west. Properties along the east side of Airport Boulevard from Koenig to I-35 are also
served by smaller 6-inch and 8-inch lines from the neighborhoods to the east.
Wastewater: Existing wastewater lines along Airport Boulevard are typically 6-inch to
8-inch lines, with some areas having larger 12-inch to 15-inch lines in place. While
some of these lines appear from records to be older concrete lines, AWU states none
are currently identified as in a condition needing replacement. AWU maps indicate a
proposed 18-inch wastewater main west of Airport Boulevard in Guadalupe Street,
crossing Airport Boulevard and continuing East along Pampa Dr. as a 12-inch line.
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Zone 2
Water: In general, tracts along this stretch are well served by 12-inch to 24-inch water
lines along both sides of Airport Boulevard. In 2012 the City completed a new 24-inch
water line along the north side of Airport Boulevard from Parkwood Road to Aldrich
Street.
Wastewater: In general, tracts along each side of Airport Boulevard in this stretch are
served with typical 6-inch to 8-inch lines, the majority of which flow away from Airport
Boulevard. No immediate deficiencies or needed upgrades were noted.

Zone 3
Water: Water service along this stretch is well-served, including 8-inch to 24-inch water
mains running along Airport Boulevard.
Wastewater: In general, tracts along each side of Airport Boulevard in this stretch are
served with typical 6-inch to 8-inch lines, the majority of which flow away from Airport
Boulevard. No immediate deficiencies or needed upgrades were noted.

Known Projects
Austin Water Utility indicates that no major improvements are known to be needed along
the Airport Boulevard corridor to address either current pipe condition or current capacity.
AWU will continue to review possible future developments on a case-by-case basis thru
the SER process to determine future upgrade needs.

CRASH ANALYSIS
The crash data used in the analysis below was received from the Austin Police
Department and ranged from January 2009 until June 2011. Over this two-and-a-half
year period, there were a total of 662 crashes within the corridor, equating to an average
annual crash rate of 265. Annual crash analysis does not specify problem areas when
focused on the entire corridor. However, the nature of the accidents can provide some
additional information that helps to clarify solutions that might be applicable across the
corridor. A more detailed Crash summary is contained within Appendix B.
Of the 662 crashes that occurred, a total of 379 involved injury. Of these, 16 involved a
pedestrian while 14 involved a bicycle. Of note, six serious injuries occurred as a result
of crashes within the corridor, two which involved a bicycle and a vehicle. One crash
occurred in which there was a fatality. This crash involved a pedestrian and a vehicle.
Fully one-third of the crashes can be classified as rear-end- or left-turn-related, which
suggest a significant need to address conflict points within the transportation corridor.
High concentrations of rear-end and left-turn related crashes throughout commercial
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sections of the corridor typically stem from vehicles entering and exiting driveways.
Research has suggested that the addition of a median and driveway consolidation
measures can greatly reduce the number of rear-end and left-turn related accidents that
occur at locations similar to stretches of Airport Boulevard.
The Corridor Development Program seeks to reduce serious and fatal crashes for all of
the corridors being studied, including Airport Boulevard. Recommendations for shortand long-term safety improvements within this corridor coincide with that goal, including
raised medians, access control and ADA compliant intersection designs. In addition,
longer-term policy recommendations for this corridor have been shown elsewhere to
reduce crashes, by reducing conflict points and creating predictable behavior patterns for
all users of the transportation system.
Within the Airport Boulevard corridor, higher-than-average crash locations include the
intersections of Airport Boulevard with Shady Lane and with Koenig Lane/US 290. Other
major intersections also have higher-than-average numbers of accidents, but specific
safety measures will need to be further examined for implementation at Koenig and at
Shady Lane, such as reconfiguring the intersection to slow right-turn traffic, creating
right-in/right-out channelization within the areas of Shady and Bolm to simplify the traffic
patterns associated with those intersections which occur on a skew, and including
provisions for safe pedestrian access to and across the intersection.

Innovative Intersection Treatments
During the course of this project effort, innovative intersection treatments were proposed
for further analysis at several of the high-accident locations discussed above, including
potential traffic roundabouts at Koenig Lane, an indirect left-turn treatment at 45th,
and modern roundabouts at Manor and MLK. Additionally there is a need to examine
the configuration of the intersection with I-35 and some innovative treatments may be
warranted to accommodate the crossing of Urban Rail within the intersection on the east
side of I-35. Detailed design discussions will be needed for these treatments that go
beyond the scope of this project. A broader discussion of the perceived benefits, design
constraints, impacts on surrounding redevelopment options, and safe accommodations
for all users should be part of developing intersection designs for these high-accident
locations.
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TRAFFIC VOLUME
Traffic patterns along Airport Boulevard have experienced significant change over the
past decade. In Zone 1, traffic has actually declined over the past ten years. Zone 2 and
Zone 3 have experienced an uptick in traffic that can generally be associated with new
housing within the Mueller redevelopment, as well as the continued congestion along
regional roadways such as I-35 and US 183. Traffic counts collected during this project
found that Airport Boulevard is handling between 17,500 and 38,000 vehicles per day,
depending upon the exact location within the corridor.
Zone 1, the area that coincides with the Upper Airport Boulevard Initiative, ranges
between 17,500 and 23,000 vehicles per day, with the northern section near Guadalupe
Street averaging 17,500 vehicles, the section near 55th Street reaching 22,000, and the
section south of 51st Street carrying 23,000. Zones 2 and 3 generally experience more
traffic than Zone 1, given the combined residential and commercial uses that are present
along the Boulevard. The southernmost section near Shady Lane currently carries
24,500 vehicles per day, which grows to 37,000 near MLK Boulevard and reaches
38,000 by Aldrich/Wilshire.
Zones 1 and 3 can generally handle the volume of traffic present throughout the day,
with congestion occurring near the intersections and freeway interchanges; these
can potentially be managed through improvements that add effective capacity, such
as signal timing and access controls. Often these small adjustments to the existing
intersection controls and access controls can add operating capacity without increasing
the overall footprint of the corridor. Even if planning for 20% growth in traffic, Zones 1
and 3 do not need to be constructed with greater capacity than a 4-lane divided arterial;
this corresponds to the vision that emerged from public outreach. The projected traffic
volumes in Zone 2 are approaching levels that would suggest needing to maintain the
6-lane section that currently exists north of Manor Road, and possible extending this
section south to MLK Boulevard. To consider a 4-lane divided arterial within Zone 2
would require design accommodations to support a modal shift that would help to curb
peak-hour traffic demand — that is, alternative modes such as transit, cycling, and
walking.

TRAFFIC OPERATIONS ANALYSIS
A peak-hour traffic simulation was performed using the existing traffic patterns
within the corridor. This analysis was then used to evaluate design alternatives to
alleviate congestion within the corridor’s bottlenecks and ultimately to develop a list of
improvements that could be carried forward as short- and long-term recommendations.
This analysis is summarized in the following table. Mitigation strategies and development
of specific projects are discussed in the last section of this report under benefits of
improvements. Additional information on the Traffic Operations Analysis is contained
within Appendix C.
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Existing Signalized Intersections
Within the Corridor
Airport Blvd At Lamar Blvd
Airport Blvd At Guadalupe St
Airport Blvd At Huntland Dr
Airport Blvd At Highland Mall
Airport Blvd At Denson Dr
Airport Blvd At Koenig Ln Westbound
Airport Blvd At Koenig Ln Eastbound
Airport Blvd At 53 1/2 St/ Bruning Ave
Airport Blvd At 51st St
Airport Blvd At 45th St
Airport Blvd At I-35 Southbound
Airport Blvd At I-35 Northbound
Airport Blvd At Wilshire Blvd/ Aldrich St
Airport Blvd At 38 1/2 St
Airport Blvd At Manor Rd
Airport Blvd At MLK Blvd
Airport Blvd At 12th St
Airport Blvd At Oak Springs Dr
Airport Blvd At Goodwin Ave
Airport Blvd At Springdale Rd
Airport Blvd At Bolm St
Airport Blvd At Shady Ln
Airport Blvd At Levander Loop

Existing Conditions
Intersection Level of Service
AM
PM
D
C
B
B
A
A
A
A
A
B
D
D
B
D
C
B
E
E
C
D
C
C
D
F
C
C
B
B
C
D
D
D
B
B
C
C
A
A
C
D
B
C
A
A
B
A
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MULTI-MODAL LEVEL OF SERVICE
A common theme that emerged throughout the
public meetings and stakeholder discussions along
Airport Boulevard was the desire to adequately
facilitate the movement of additional automobile
traffic, but not in a way that would make pedestrian
and bicycle travel unattractive to the average user.
A threshold of additional traffic was determined
to serve as the design volume for which future
infrastructure would be developed. In general, that
design volume facilitated a 20% increase in traffic
volumes over current levels. This consideration
allowed for growth to occur within the corridor while
balancing the community desire for multiple modes
of travel.
In determining appropriate infrastructure revisions
for each segment of the corridor, the Project Team
utilized various planning-level tools that examined
the efficiency of vehicular realm improvements
while balancing the needs of the transit patrons,
bicyclists, and pedestrians throughout the corridor.
Various software platforms including the proposed
Highway Capacity Manual’s Multi-Modal Level
of Service were utilized to determine trade-offs
for each infrastructure decision. However, the
current versions of these tools do not differentiate
between types of bicycle facilities, nor do they
recognize the intrinsic value of having consistent
facilities throughout an entire corridor; they examine
intersections and the segments between them,
rather than focusing on the user experience of
proposed facilities. In addition, the operating
characteristics, in street versus separate guideway,
were not factored into the performance metrics of
the beta version of the tool. As such, there was
not a final calculation that documents future MultiModal Level of Service; rather, Airport Boulevard as
envisioned through this process can be described
as a Corridor that balances the needs of all users of
the future corridor and provides access to all modes
of travel.
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FUTURE CHARACTERISTICS

INTRODUCTION
The differences in the future cross-section improvements along Airport Boulevard from
Lamar Boulevard to US 183 relate to specific development contexts along these
frontages. The Corridor Development Program seeks not only to improve mobility of all
modes of transportation along the corridor but also to create a context for sustainable,
mixed-use development at key locations. This chapter explores the different
development opportunities along the three distinct geographic zones of the corridor as
previously defined. In addition to the information below, Appendix A provides the
Conceptual Corridor plans that illustrate the manner in which the facility could be
constructed.
The vision for transportation options throughout the corridor has several common
elements. The provision of sidewalks and multi-use facilities throughout the corridor
meets the established directive from the Austin City Council regarding proper provision
of pedestrian facilities in Core Transit Corridors, such as Airport Boulevard. Bicycle
facilities, such as a potential barrier-separated cycle track, in both directions are also
included within each cross-section option for the corridor. Planted medians and buffers
are present within the majority of the cross section options. Median landscaping shall
be designed using drought tolerant native plant selections that have low water and
maintenance requirements. The provision of a median may not be feasible or desirable
in specific segments of the corridor in either the short or long term. However, providing
for medians within the majority of corridor segments will serve to increase traffic
throughput while reducing conflict points.
A Visioning Workshop held on
September 13, 2011 provided extensive
public input regarding issues and
opportunities for development along
the Airport Boulevard corridor. More
information about the Visioning
Workshop can be found in the Public
Involvement section of this report.
A Design Workshop held from
September 28 through October 3,
2011 explored design concepts for the
redevelopment of the entire corridor.
The first day and a half was devoted
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to Zones 2 and 3, while the remainder of the workshop was devoted to Zone 1 and the
Upper Airport Boulevard Initiative. The design workshop included technical sessions with
city staff and other stakeholders, including business owners and property owners. There
were two major public sessions held during the Design Workshop — a mid-workshop
report-out on October 1 and a Public Review Forum on October 3. Several major
development concepts were generated during the workshop.
This section summarizes the development context along the three different zones of
the Airport Boulevard corridor. For Zone 1, a building- and block-level master plan was
developed with more detail on the development context, in conjunction with the parallel
planning work of the Upper Airport Boulevard Initiative. Zones 2 and 3 include two sites
where redevelopment opportunities were evaluated, as well as aesthetic treatments for
major intersections such as MLK and Manor Road.
Zone 1: The development vision for Upper Airport Boulevard leverages the Capital
MetroRail route that runs parallel to the Boulevard on the west. In addition, two projects
already in progress have the ability to greatly transform the character of Zone 1 — the
Highland Mall redevelopment envisioned by Austin Community College and Red Leaf
Properties LLC, and the build out of the Travis County North Campus.
One of the main goals of the Upper Airport Boulevard Initiative, and of its development
of a form-based code, is to “Set the Stage for Reinvestment in Public Infrastructure
and Economic Development.” The new vision is to design a complete street that
accommodates all users. The shift in thinking embraces the idea that an acceptable
level-of-service for the automobile can be provided by focusing attention on the
bottleneck points (typically intersections) without the need to expand the roadway
beyond its current 4-lane width. Just as important in the vision is that the non-automobile
users need to be provided with a first class mobility experience.

CHARACTERISTICS OF ZONE 1
Based on the existing context and future
development opportunities, five distinct sectors
were envisioned within Zone 1, corresponding
with areas of emphasis of the Upper Airport
Boulevard Initiative. Each sector has a
corresponding transportation vision that is
depicted through the images included here. A
full catalog of the proposed cross-sections is
contained at the end of this section.
1. Highland Mall Redevelopment/Austin
Community College: This section of the
Boulevard extends from Huntland Drive to
Koenig Lane and includes properties on
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both the east (to I-35) and west sides of the corridor. The vision for the
redevelopment of Highland Mall would accommodate the needs of ACC and current
tenants within the footprint of the current mall structure, with long-term phased infill of
the surrounding parking lots to create a mixed-use neighborhood served by the
Highland MetroRail Station. The existing rail station is proposed to be moved south
across from the main Highland Mall entrance, where a tree lined promenade (that
might resemble UT’s West Mall) and a completely redesigned street intersection at
Airport Boulevard and Denson Drive would complement the mixed-use destination.
The industrial/warehouse area west of
Highland Mall, flanking the MetroRail
line, is also envisioned to be
redeveloped into a mix of higher
intensity uses, with appropriate
transitions to the neighborhoods to the
west and south.
2. Fiskville TOD/Travis County North
Campus: South of Koenig Lane, Travis
County owns significant property on the
east side of Airport Boulevard and has
plans to redevelop this North Campus
location and add significantly to the
employment base along the corridor.
The Leif Johnson Ford dealership
located south of Koenig and west of
Airport Boulevard has been identified
as a potential location for a future
TOD on the MetroRail line. This stop,
named Fiskville Station by the Upper
Airport project team, can be redeveloped into a true urban village and transform
this section of Airport Boulevard. A new traffic light may be installed (short-term
recommendations call for a pedestrian hybrid beacon which could be modified
based on future development needs) at the intersection of 55th Street and Airport
Boulevard, which would become the main gateway into the TOD to the west and into
the Travis County North Campus to the east.
3. Independent Business Area: This section of the corridor lies east of the boulevard
and between 53 ½ Street and I-35; it is characterized by shallow commercial lots
that directly back up to residential neighborhoods. The vision for this section of the
corridor encourages the gradual retrofitting or redevelopment of these properties with
small commercial or mixed-use buildings that are closer to the street, with parking in
the middle of the block. Another key idea is to formalize and separate the pedestrian
and parking realms by relocating existing head-in parking along the Airport Boulevard
frontage to be within the ROW as reverse-angle parking. In addition, bicycle facilities
have been accommodated in the right-of-way between the motor vehicle travel lanes
and reverse-angle parking.
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4. Neighborhood Transition Area/
Ridgetop Neighborhood: The Upper
Airport Boulevard Initiative includes
vision and design concepts to produce
appropriate transitions with live-work and
townhome building types between the
commercial lots on the Boulevard and
the adjacent neighborhood.
5. Upper Airport Gateway: This block is
at the southern end of the Upper Airport
plan area at the intersection of I-35. This
block is highly underutilized and could become a major development node with office
towers and mixed uses as a gateway into the Upper Airport corridor.

CHARACTERISTICS OF ZONE 2
The vision for Zone 2 from I-35 to 38 ½ Street is to preserve the character of
the roadway and the adjoining neighborhoods, with landscape and streetscape
enhancements and pedestrian connectivity between the neighborhoods, the Boulevard,
and major destinations along this section of the corridor. South of 38 ½ Street, design
concepts for intersection improvements were developed for the two major intersections
at Manor Road and MLK Boulevard.
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These design alternatives respond to community desires to make these intersections
feel smaller and more pedestrian/bicycle friendly. They also work to improve the
aesthetic quality of the intersection and to define the different Zones of the corridor in
different ways. Ultimately a specific design exercise will be needed for several of the
intersections within Zone 2, given the need to further evaluate Innovative Intersection
Treatments. However, these concepts provide a frame of reference for the urban design
elements that would help make the intersections less daunting to navigate for drivers,
bicyclists and pedestrians alike.
The transportation facilities throughout this section are designed with multi-modal
flexibility in mind. Throughout Zone 2, large volumes of traffic currently use this section
of the corridor; there is a need
to provide for alternate modes of
transportation to accommodate
the growth in traffic that is likely to
occur. Additionally, there is a need to
increase the number of locations at
which cyclists and pedestrians can
cross the corridor. Within the shortterm this is accomplished through
the installation of Pedestrian Hybrid
Beacons at key locations along
Airport Boulevard. Conceptually,
these beacons could be installed at
Zach Scott in order to break Airport
Boulevard into navigable segments
for pedestrians and cyclists that need
to cross.
This section of Airport Boulevard has also been proposed as an alternative alignment
for Urban Rail service into Mueller. In order to accommodate this infrastructure need,
Airport Boulevard could function as a 4-lane divided arterial roadway from I-35 to Aldrich,
provided that appropriate intersection improvements are made and that non-automobile
travel provisions such as transit, cycle tracks, and sidewalks help to reduce the need for
peak-hour capacity. There is a need to create a small reduction in peak-hour demand to
accommodate the 4-lane configuration of Airport Boulevard in this area and the nonvehicular improvements can help meet that need.

CHARACTERISTICS OF ZONE 3
The existing context along Airport Boulevard south of MLK includes some underutilized
properties in close proximity to Capital Metro’s rail line to Elgin. During the Design
Workshop, mixed-use concepts for that area were developed to show the impacts that
major redevelopment within Zone 3 could have on the aesthetics and context of the
roadway. The vision for Zone 3 maintains sections that are more industrial in nature
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and the cross-section alternatives correspond to that context by omitting the median
treatments and focusing on aesthetics for the various users that traverse this section of
Airport Boulevard.
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P r o p o s e d C r o s s -S e c t i o n s

along

Airport Boulevard

The cross-section shown above is the typical section for Zone 1 and the basis of design
for the corridor. Alterations to this typical section occur to respond to the development
context adjacent to the roadway in several instances such as the image below.
The two Highland Mall cross-sections differ slightly in their use of the space within the
right-of-way. Design alternatives for further consideration may further deviate from these
cross-sections, given the desire to protect Heritage Trees contained within the Highland
Mall site; those concepts should keep the original intent of the community’s vision in
mind as they are further developed.
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Additionally, the implementation of on-street parking within this area of the corridor will
need to be done in conjunction with existing City ordinances that require the provision of
a buffer when travel speeds exceed 35 mph. If travel speeds were witnessed to be lower
within the corridor, this design consideration could be mitigated.
The section of the corridor between I-35 and Aldrich is currently envisioned as a potential
route for Urban Rail service into Mueller. The exact details of the alignment, aesthetic
treatments, and corridor configuration have not been finalized, given that there has not
been a determination of the Preferred Alignment for Urban Rail. Additional efforts are
needed to finalize any proposed reduction of travel lane capacity within this section of the
corridor, and as such, the rendering here depicts rail very generally. It was expressed
throughout the outreach efforts that this section would be best as a 4-lane divided arterial.
In order to maintain a level of service that is acceptable to all users throughout the day.
The provision of rail transit would be required in order to take automobile capacity from
this section of the corridor.

The remainder of the corridor has been envisioned with one of two typical cross-sections.
Some segments of the corridor may not allow for the implementation of medians because
of roadway geometry constraints, insufficient vehicle storage areas, and maintenance
concerns pertaining to the mix of vehicles and the nature of adjacent development, or a
desire on the part of the residents and business owners for different corridor treatments.
The alternative cross-section that does not provide for medians may be a design
alternative that is examined for other select sections of the corridor, again based on the
areas of concerns listed above. It should be noted, however, that the median treatment
helps to increase vehicular capacity within the 4-lane configuration of the road and is the
most desired long-term solution for the corridor as it is often a safer design alternative that
provides space for pedestrians and bicyclists without the need to cross a 6-lane facility.
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Another consideration for the future design and construction of the Airport Boulevard
Corridor relates to the placement of utilities within the ultimate design. Segments of the
corridor may find that there is private sector interest in relocating the current overhead
utilities into below ground structures. This is not envisioned through the entire corridor
given the cost prohibitive nature of this type of enhancement. However, selective
applications may make sense where private interests are willing to bear the cost burden.
In general, the overhead utilities would likely stay overhead throughout the corridor
and although not depicted in the previous images, these facilities would need to be
coordinated within the existing Right-of-Way.

THE LEGACY OF PREVIOUS PLANNING EFFORTS ON THIS PLAN
Several previous planning efforts have been conducted within the Airport Boulevard
corridor under the auspices of the City’s Neighborhood Planning program. Some of
these plans were conducted for smaller areas, such as the Lamar/Crestview TOD plan
— which highlights intersection treatments for cyclists and pedestrians that are still valid
and that fit within the long-term vision of a multi-modal corridor. Other planning efforts
were larger in scale, like the Upper Boggy Creek Neighborhood Plan. Regardless of
the scale of the planning effort, some of the ideals expressed by resident and business
owners are very similar for the entire corridor.
One of these consistent ideals is to maintain a 4-lane configuration of Airport Boulevard
within the existing right-of-way. By maintaining the configuration of a 4-Lane facility
rather than a 6-lane divided arterial, the corridor development program avoids the need
for large amounts of right-of-way to be taken. There may be instances where in order to
accommodate intersection improvements right-of-way may be required; however, given
the lack of a boundary survey those instances are not specified at this time. Another
consideration of the 4-lane configuration is the reduced amount of impervious cover
within the corridor than might otherwise be required.
This provides opportunities to minimize the impacts to water quality and drainage as the
corridor is reconstructed. The idea of a 4-lane arterial was often coupled with a desire
for increased pedestrian amenities and for logical ways to create connections to routes
identified in the citywide Bicycle Master Plan. Some plans suggest limiting vehicular
access to specific points of entry into neighborhoods, and those ideas were largely
incorporated into the concepts presented within Appendix A of this report.
Some prior planning efforts prescribe intersection improvements that would have an
effect on vehicular level of service; many of those initial concepts are incorporated into
the recommendations here. These include entry and exit modifications to the Wilshire
Woods and Delwood I neighborhoods at Parkwood; restrictions to vehicular access
across Airport Boulevard at Aldrich/Wilshire; construction of sidewalks throughout the
corridor; and provision of mid-block pedestrian crossings that include signalization
through Pedestrian Hybrid Beacons.
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IMPROVEMENTS TOOLBOX

INTRODUCTION
A multi-modal transportation system is defined as “a network of facilities designed for
joint use with connections between two or more modes of transportation.” This document
proposes a policy for developing livable multi-modal facilities to realize the goals of
this project and of the other studies that have been conducted throughout the Airport
Boulevard corridor. This toolbox utilizes concepts that were presented within the Austin
Strategic Mobility Plan and a host of other research and policy documents that have
been developed across the state and nation.
Certain segments of the corridor, most notably within Zone 3, will need to comply with
certain TxDOT policies for developing multi-modal corridors. However, greater flexibility
has been recently provided in that regard through the adoption of the ITE Manual on
Context Sensitive Solutions: Designing Walkable Urban Thoroughfares into the TxDOT
project development process.
Additionally, Zone 1 will have design considerations that extend beyond the right-of-way
and address network connections that serve all modes of transport, based upon the
policy recommendations of the Upper Airport Boulevard Initiative.
This toolbox is not all-encompassing. As new techniques or design treatments become
more widely used throughout the City, the merits of specific design alternatives and
treatments should be balanced with the overall intent of the vision established as a part
of this document.

INTERSECTIONS
Intersections are one of the most significant factors that determine a corridor’s mobility.
The interaction between the main roadway and its cross-streets can impede travel,
increase accidents, and hinder access to adjacent properties. Properly planned
intersections, along with the type of intersection control, will assist in maintaining desired
levels of service for multiple travel modes throughout the corridor. Improvements to
intersections have been a key focus of the Airport Boulevard Corridor Development
Program, given the desire of the community to maintain the 4-lane configuration of the
roadway throughout the corridor.
Intersections accommodating major arterials and collectors tend to be four-way and can
have a number of different configurations, using traffic signals and their timings as the
main form of traffic control. Signal timing is the sequence and duration of each phase of
a traffic signal. Advanced traffic signal controllers provide greater flexibility in controlling
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the flow of traffic through an intersection. Coordinated signal timing along a corridor can
increase the efficiency of the street by allowing the highest possible number of vehicles
to pass in the shortest time span. Signal timing can also positively affect air quality when
travel time and idling are reduced. This
technique can be used to increase
capacity on corridors and is a less
expensive option than adding lanes.
Intersections accommodating minor
arterials, minor collectors, and
local streets can be controlled or
uncontrolled depending on traffic
volume.
Another form of intersection treatment
that is currently being examined
throughout the City of Austin is
the implementation of modern
roundabouts. Roundabouts have
been used throughout the world as a
way to accommodate a traffic control
mechanism without the use of a traffic signal. There may be applications throughout
the Airport Corridor that would benefit from the implementation of a roundabout. Both
turning movement counts and existing ROW should be analyzed to better determine an
appropriate intersection traffic control type.

INTERSECTION ACCESS
Because connectivity is a key factor allowing people to walk or bike between
neighborhoods and communities, street connectivity requirements are potentially
important at the neighborhood level. An interconnected local street system is necessary
to promote orderly and safe development with streets functioning in an interdependent
manner, to provide adequate access for emergency and service vehicles, to enhance
access through connected transportation routes, and to provide continuous and
comprehensible traffic routes.
Maintaining connectivity within the Airport Boulevard corridor is important to provide
multi-modal accessibility. Sustainable networks require local streets to be highly
connected with the arterial system, which represents a cost-effective alternative
to expensive grade separations, interchanges, and right-of-way purchases. This
connectivity of sustainable networks increases opportunities for and performance of
other modes of travel such as walking, bicycling, and transit, as well as improving
emergency response times. Sustainable networks take a greater level of planning and
creative design to build; however, their result is sustainable in terms of capital and
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maintenance costs. This can be achieved across a large portion of the corridor; however
the existing MetroRail does present some barriers to full implementation of a well
connected local and arterial network within Zone 1.
While unconventional, this project examined the potential closure of local streets
that currently access Airport Boulevard. The closure of the vehicular access at 46th
Street helps to accommodate a safer and more efficient condition for 45th Street while
improving the Bicycle and Pedestrian Connectivity across Airport Boulevard because
of the additional signal that will be required at 46th Street. This closure also removes
conflicts with the at-grade rail crossing. There may be some mechanism to use this
closure to gain an at-grade crossing at another location within the City as needed.

DRIVEWAY ACCESS STANDARDS
Consolidating the number of driveways
along a street can have positive benefits
for both the traveling public and property
owners. Fewer driveways reduce the
number of conflict points along the
street, thereby increasing safety. In many
commercial areas, the length of frontage
available to each property owner is limited,
which makes it difficult to provide properly
designed driveways, Often, the result is a
continuous driveway that is unpredictable
and less safe for non-motorized users of
the roadway. Eliminating driveways and
sharing access can improve overall access
and increase the available area for parking
and deliveries. Reducing access locations
is difficult because many property owners
assume that the loss of access will result in
a loss of customers. However, cross-access
(the movement of vehicles between two
adjacent sites without having to enter the
public street system) can be implemented
via modifications to the access policies that apply along the Airport Boulevard corridor
as redevelopment continues to occur. The phased implementation of cross-access and
shared access driveways within the corridor, in conjunction with new parking options for
segments of the corridor where driveways are very tightly spaced and the opportunities
for redevelopment are limited by the depth of parcels, can help to improve the operations
of the corridor for all users. A policy recommendation has been included here, but
context-specific considerations should ultimately determine which elements of this policy
are put into place.
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MEDIANS
Medians are typically used in urban settings to provide a positive separation between
opposing traffic streams and to restrict the number of opportunities for left turns between
intersections. Therefore, medians reduce conflict points. Locations where left turns
are permitted can be channelized to include a left-turn bay where turning vehicles are
protected and removed from the traffic stream. Including left-turn bays increases the
efficiency of the travel lanes. Also, adding median treatments to corridors has been
shown to reduce crashes and increase safety.
Medians can be landscaped to enhance the aesthetics of the corridor. Given the need
for drainage and water quality infrastructure throughout the Airport Boulevard corridor,
the design concept proposed for medians includes a bio-filtration area to enhance water
quality, provide much needed drainage within the corridor, and be used to aesthetically
enhance the corridor.

CORRIDOR LIGHTING
Pedestrian and street lighting can increase
visibility and safety for users after dark.
Standardized light fixtures also help establish
a design theme by providing a consistent
architectural element that can be repeated
throughout the corridor. Attachments such as
seasonal banners or hanging baskets can be
added to poles to highlight a special event or area.

LANDSCAPING ELEMENTS
Landscaping and street trees can enhance a neighborhood’s identity by establishing
a consistent aesthetic for the corridor and increasing visibility of significant elements
such as monuments, major intersections, or plazas. Street trees can also aid in traffic
calming by framing the roadway to encourage lower speeds and driver awareness of
space beyond the vehicular realm. Additionally, street trees make for a more pleasant
pedestrian experience by providing shade for sidewalks and a physical separation
between pedestrians and moving traffic. Due to historical droughts seen in central
Texas, landscaping shall be designed using drought tolerant native plant selections that
have low water and maintenance requirements.

PEDESTRIAN AMENITIES
Pedestrian amenities are valuable in giving any street a “sense of place” while creating
aesthetics that are pleasing. They allow for certain areas to become pedestrian-friendly,
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which in turn increases social interaction in public spaces. These amenities can be
visual, textural or both.
There are many amenities to choose from, ranging from informational to practical,
and the number of combinations are limitless. Examples include bollards, planters,
decorative sidewalk paving, public rest rooms, telephone booths, waste receptacles,
clocks, benches, picnic tables, and water fountains.

Studies have shown that when amenities are properly planned and implemented, people
will use them, which is ideal for redevelopment and revitalization projects in high-traffic
areas such as Airport Boulevard. In addition, the wider sidewalks required along Airport
Boulevard as a Core Transit Corridor allow for these amenities to be placed where
pedestrians and other users of the corridor expect to find them, creating predictability
throughout the corridor when and where vehicles need to pass through the pedestrian
realm to access their ultimate destination.
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PEDESTRIAN / BICYCLE MOBILITY AND LINKAGES

Pedestrian Enhancements
Pedestrian enhancements connect all travel modes and introduce walking as a viable
form of transportation, which is essential to the success of many of the other strategies
identified for corridors such as Airport Boulevard, including mixed-use development
opportunities, increased transit use, main streets, and “park-once” districts offering
walkable access to community parking serving multiple businesses and destinations.
A sidewalk without curb ramps is useless to someone using a wheelchair. A street with
an awkwardly placed transit stop without safe crossings is dangerous for transit riders.
Conversely, a road with heavy freight traffic must be planned with those vehicles in mind,
and pedestrian access should be limited. Each of these principles applies at different
points throughout the corridor, and at various points in time as the corridor reinvents
itself.
The future use of pedestrian enhancements will focus on improving non-vehicular
access to new development and existing destinations and neighborhoods. Priority
locations for enhancements should be transit stations and stops, routes from
neighborhoods to schools, and along multi-modal corridors and main streets. These
enhancements involve coordination between public works and private developers to
create a cohesive pedestrian environment with a connected sidewalk network, reduced
neighborhood street speeds via traffic calming and lower design speeds, and improved
location and coordination of transit stops.

Bicycle Enhancements
Bicycle enhancements help provide
a viable alternative to driving
for the commuter cyclist and
facilitate travel for the recreational
cyclist. Successful enhancements
emphasize adequate, wellmaintained, continuous, and secure
facilities that are connected to other
modes of transportation.
The City of Austin has developed
a Bicycle plan that establishes
a wide-reaching network of nonmotorized transportation options
to create regional creativity. The
implementation of corridors with
multimodal elements such as
cycling amenities is essential to the implementation of the Bicycle plan. As such, the
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construction of Airport Boulevard in the manner envisioned through this process is
essential to meeting the overreaching goals established within the City’s Bicycle plan
as well as the goals envisioned for this corridor. The vision for the corridor is to create
a multimodal corridor safe for all users, bike lanes and bicycle accommodations only
further accomplishes this vision.
Many bicycle facilities, especially separated facilities, have multiple commuter and
recreational users and should be designed as such. A bicycle-friendly environment
consists of significant regional trails linked to a network of major streets with separated/
striped bicycle lanes and / or signed bicycle routes. This kind of system maximizes
connections to other modes (such as pedestrian routes and transit) and minimizes
unsafe interactions with auto traffic at intersections. It also has the ability to reinforce the
awareness of other modes as travelers approach intersections.
Benefits of bicycling include:





Fewer vehicle miles traveled and less environmental pollution
Reduced land and financial resources devoted to vehicle parking and travel lanes
Improved health through exercise and stress reduction
Reduced individual travel costs (auto maintenance, parking, fuel)

PARKING TYPES
On-street parking is typically
provided in business districts
where commercial establishments
are constructed on low-speed
neighborhood-scale streets. Onstreet parking can provide greater
accessibility for patrons using
commercial districts and can be
designed as angled or parallel
parking. Redeveloping areas
into walkable communities has
re-established the desire for onstreet parallel parking as part of
the street design. The introduction
of on-street parking helps
facilitate multi-modal mobility by
encouraging more pedestrian
activity. A small segment of Airport Boulevard has been envisioned to include on-street
parking at some point in the future. Primarily, this option within the right-of-way allows
for the continuation of parking access, while consolidating access points to multiple
businesses and creating opportunities for redevelopment of parcels with shallow depths.
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PLACEMAKING ELEMENTS

General Mix of Uses
A general mix of uses refers to making sure there is a healthy balance between
residential, commercial, industrial, office, institutional, or other land uses. Having a
balance offers convenience for the public by allowing for a certain component of the daily
trip patterns to be accomplished within walking or cycling distance at home. Additionally,
a mix-of-uses promotes a healthier live-work balance which can help alleviate the need
for peak hour automobile trips that would otherwise utilize Airport Boulevard. Studies
have shown that this “internal capture” component can substantially curb the need for
peak hour trips in urban areas.

Development Orientation
The direction in which a development or project is oriented can affect potential solar
gain. It also affects light penetration into the development as well as solar exposure for
outdoor areas in the vicinity.

Scale / Intensity (Building Heights)
Scale and intensity present planning and
design issues in a variety of situations:
creating economically feasible development
plans; developing zoning for a new district;
guiding development in a historic district;
evaluating shadow, wind, and other potential
impacts; and reviewing development
proposals for consistency with community
goals or compatibility with adjacent buildings
or open space.

Pedestrian Accommodation
A sidewalk is a path for pedestrians that is situated alongside a road or (as a footpath)
through a park. A sidewalk may accommodate moderate changes in grade. The City
of Austin has designated Airport Boulevard as a Core Transit Corridor; as such, the
sidewalks proposed here are a minimum of 8 feet in width, with full Americans with
Disabilities Act compliance required as future detailed design ensues.
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Bicycle Accommodation
The vision for the corridor calls for Airport Boulevard to be usable by cyclists of all
ages and skill levels. One way to achieve this vision is for a separated cycle track to
be constructed along both sides of the corridor. Typically, cycle tracks are 7 or 8 feet in
width and allow for cyclists to have their own space that is separated from the automobile
traffic on the street.
Bike lanes can help connect cyclists
with important destinations and transit
facilities before the construction of cycle
tracks occurs. Bike lanes are typically not
separated, with the exception of striping,
from automobiles on the corridor. They are
typically 5 or 6 feet wide and are located
along the outside edge of the pavement.
The City has currently developed a practice
of re-striping corridors during overlay
treatments to provide for this interim step
where the pavement and current corridor
design will allow slight modifications to
accommodate this space. This has not
been completed along Airport Boulevard.

Shared Accommodations
A multi-use path can be constructed on right-of-way provided for that purpose. Multi-use
paths should be constructed a minimum of 10 feet wide, with a desired width of 12 feet,
and most are hard-surfaced to facilitate their
variety of uses. Signed and striped to ensure
they operate as designed, multiuse paths
are used by walkers, joggers, and bicyclists.
Properly designed and maintained paths will
provide a safe, efficient place for travel and
recreation. Currently, plans are in place for
the provision of a shared-use path along the
west side of Airport Boulevard from North
Lamar Boulevard to Highland Mall Boulevard
(between the Crestview and Highland
MetroRail stations). The ultimate vision for
Airport Boulevard calls for a shared-use path
to be constructed along the western side of the
entire corridor.
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Neighborhood Linkages
Bringing two or more neighborhoods
together to interact with one another can
be accomplished with bike trails, sidewalks,
and adjoining community parks. At access
points to neighborhoods, pedestrian crossing
signals are used along major roadways.
A new variation now being deployed in
Austin is the Pedestrian Hybrid Beacon
(previously referred to as HAWK Signals —
button activated pedestrian and bicycle only
signals that stop vehicular traffic), which has
been proposed to provide safe crossing zones at several locations along the corridor.
In some instances the Pedestrian Hybrid Beacon may be a precursor to a fully signalized
intersection; however, until such time that signal warrants can be met, they provide a
safer option for crossing the corridor as a pedestrian or cyclist.

Open / Civic Space
Open and civic spaces are
public spaces meant to
be enjoyed by the public.
Open space broadly
includes woodlands, fields,
wetlands, stream banks,
floodplains, and unique
geologic formations.
Alternatively, civic spaces
are open areas within an
urban setting, such as
inner city parks, plazas,
and outdoor auditoriums.
The Airport Boulevard corridor has a significant amount of open space within certain
areas, notably public park amenities located at and near Mueller in Zone 2 and nearby
Govalle Park in Zone 3. However, there are significant opportunities to create civic space
at locations throughout the corridor, including retrofit treatments of the intersections
at Koenig, Manor, and MLK. Examples of such treatments are provided in the Future
Characteristics section of this report.
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RECOMMENDATIONS

INTRODUCTION
The focus of this planning effort has been to create a long-term vision for the corridor.
However, the outcomes of this document go beyond defining a vision by establishing
a program of recommended improvements and policy revisions that make incremental
steps towards achieving the overall vision. The following section includes both short- and
medium/long-term recommendations for consideration as future funding opportunities
arise, whether local, regional, or national.

SHORT-TERM RECOMMENDATIONS
Quick implementation of improvements within the corridor can help to show progress
in the wake of a significant public outreach effort, while also helping to move traffic in a
more efficient manner throughout the corridor. Since intersections are one of the most
significant factors controlling a corridor’s overall mobility, properly planned intersections
and evaluation of new types of intersection control will assist in making incremental
steps toward the ultimate vision for the corridor. Improvements to intersections have
been a focus of the Airport Boulevard Corridor Development Program, given the desire
of the community to maintain a 4-lane configuration of the roadway.
In defining projects that could be implemented within the near term, the Project Team
focused on relatively low-cost solutions that could be accomplished within the existing
right-of-way, that would help move all users more efficiently through and across the
corridor, and that would ultimately establish the transportation patterns desired for
the long-term vision for the corridor. Each of these projects would need to meet the
standards set forth within the City’s signal Warrant Analysis and should be examined
within that framework before modifications/additions are made. The Project Team also
recommends preliminary and final design in the short term at two segments along Airport
Boulevard to act as pilot projects for the remainder of the corridor — the section near
Highland Mall, and the section from 46th Street to Wilshire/Aldrich that crosses under
I-35.
 Airport @ Highland Mall Entry Plaza — Add a Pedestrian Hybrid Beacon
 Airport @ Koenig — Removal of the free right turns at all legs of the intersection
to slow traffic in the turns and improve the predictability of traffic movements for
pedestrians and cyclists. This recommendation also improves pedestrian and bicycle
safety in crossing the combined intersections. This will require coordination with
TxDOT.
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 Airport @ 55th — Add a Pedestrian Hybrid Beacon (Full Signal in Long-Term)
 Airport @ 53 ½ — Modify signal timing to accommodate traffic patterns
 Airport @ 51st — Replace Signal Controller Cabinet for improved coordination with
transit considerations. This improvement has been completed.
 51st @ Clarkson — Remove Signal. This improvement has been completed.
 Airport @ 46th — Add a Pedestrian Hybrid Beacon or full signal
 Airport @ 45th — Implement indirect-left treatment, with left turning restrictions
implemented at 45th.
 Airport @ Wilshire/Aldrich – Add a second southbound left turn lane on Airport to
eastbound Aldrich and second westbound left turn lane on Aldrich to southbound
Airport
 Airport @ 40th — Add a Pedestrian Hybrid Beacon
 Airport @ Zach Scott — Add a Pedestrian Hybrid Beacon for increased pedestrian
and bicycle connectivity across Airport Boulevard. (Full Signal in Long-Term)
 Airport @ Manor Road — Add an eastbound right turn bay and modify signal timing
to accommodate protected permitted left turn movements
 Airport @ MLK Boulevard — Realign northbound and southbound left turn bays while
adding a second southbound left turn lane; modify signal timing to allow protected
permitted left turn movements to improve peak hour LOS.
 Airport @ 12th Street — Modify signal timing to allow protected permitted left turn
movements
 Airport @ Location North of Oak Springs Drive — Add a Pedestrian Hybrid Beacon
at this high pedestrian crossing location
 Airport @ Springdale Road — Modify intersection to accommodate eastbound
shared left and dual-through with a right turn bay, and westbound shared-left
and dual through with a shared right and dedicated right. Modify signal timing to
accommodate this proposed intersection geometry.
 Coordination with TxDOT regarding the pavement markings necessary to denote the
shoulder as a bicycle facility from MLK to Levander Loop.
 Sidewalks: There is a corridor-wide need for additional sidewalk improvements
at selected locations. When the above intersection improvements are designed,
additional field information regarding presence and condition of sidewalks should
be used in determining the approach to meeting this need. Additionally, TxDOT is
planning on constructing sidewalks along a section of the corridor that runs from 12th
Street to Levander Loop in order to provide pedestrian accommodations in areas
where there are currently none available. This project is currently planned for the
2013 Fiscal year, which indicates that funding is available.
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MEDIUM/LONG-TERM RECOMMENDATIONS
Medium and Long-Term projects will require significant amounts of coordination,
planning, design, and ultimately funding in order to become a reality within the corridor.
Construction of new bicycle and pedestrian improvements, as well as implementation of
the roadway vision established for the corridor, will also require associated drainage and
stormwater improvements, which will add to project lead times and require additional
planning, engineering and design. Planning for these drainage solutions in conjunction
with redevelopment efforts may create the opportunity for the creation of regional
detention facilities that meet public and private needs.
Medium and Long-Term projects are distinguished from each other by funding
availability and by balancing the priorities established as a part of the Austin Strategic
Mobility Plan related to: corresponding changes in the development pattern; dual
purpose projects that would require construction within the corridor’s cross-section
such as Urban Rail or major utility work; and targeted locations for reinvestment that
are established as pilot projects by the City. Funding for further engineering and design
of selected sections could be included in future calls for projects or bond program
development, to allow for these improvements to be shovel-ready once a viable source
of funding is present. Engineering plans for all sections of the corridor are included here
as medium-term recommendations. Engineering for the section near Highland Mall
(included as part of the Upper Airport Boulevard initiative) and the section from 46th
Street to Wilshire/Aldrich that crosses under I-35 (which is also addressed as part of the
I-35 Corridor Development Program) can be accomplished with high priority to support
the redevelopment of Highland Mall.

Medium Term

 Design the remaining sections of the corridor, including corridor-wide drainage
and stormwater improvements. A “shovel-ready” project has a number of
advantages including:
—— The project’s implementation can be easily phased; and
—— The project is a more attractive candidate for future funding because it is already
designed.
 Construction of
the pilot projects
designed in the shortterm – the section
near Highland Mall,
and the section
from 48th Street to
Wilshire/Aldrich that
crosses under I-35.
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Long-Term

 Construction of the entire multi-modal corridor in conjunction with the overall vision,
in a manner that promotes further involvement of land owners, businesses, and
residents.
 Safety improvements such as channelized left turns, innovative intersection
alternatives, medians (exact locations of medians should be determined during
the design phase in conjunction with adjacent landowners and businesses), and
pedestrian and bicycle facilities.
 Removal of the grade-separated pedestrian crossing near the intersection of
Goodwin and Airport. In conjunction with the removal, construct high visibility atgrade crossing with signage to indicate a heavy pedestrian crossing location.

Other Regional Recommendations
In addition to the improvements to the Airport Boulevard corridor, there are several
regional recommendations that should be considered. While not specifically part of the
design and construction of Airport Boulevard, they will improve regional mobility, and
both air and water quality.
 City of Austin participation with the Mall developers to provide a regional water
quality system that treats the greatest upstream area possible.
 Construction of improvements along intersecting and adjacent roadways that will
enable Airport Boulevard to be constructed according to the corridor vision. This may
include City participation in other regional projects, such as I-35 improvements, that
will help to alleviate congestion along Airport Boulevard.
 Implementation of the Urban Rail Program to create a modal shift in the travel
patterns of the area, allowing Airport Boulevard to maintain the desired 4-lane
configuration.
 Relocate the existing rail station at W Highland Mall Blvd. to be directly across from
the proposed, tree lined and main entrance to the Highland Mall Redevelopment.
A new transit center will seamlessly integrate the various modes of transportation in
the optimal location – across from the Mall promenade.
 Construct a grade-separated rail crossing at Airport and North Lamar. The MetroRail
service would be elevated above the intersection, with provisions for cyclists and
pedestrians within the elevated structure as well as on the ground. Freight trains
would continue to cross the intersection at grade.
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IMPLEMENTATION

INTRODUCTION
The overall program of projects recommended here will require several steps forward
in order to be implemented. This section attempts to highlight those necessary steps,
funding and implementation partners, and other considerations that should ultimately be
considered when choosing how to achieve the vision set forth for Airport Boulevard.

COST ESTIMATES
The project cost totals $74.4 million. Much of this cost can be associated with a few key
elements that are related to transportation, along with some that are not transportation
projects. The following provides a summary of the project cost sheets, which are
contained in more detail on the next several pages.
These cost estimates do not include right-of-way acquisition; generally, sufficient right-ofway exists along Airport Boulevard to implement the identified improvements. However,
based on topographic and boundary survey information that will be collected during the
engineering phase of each project, there may be a need for a consideration of different
design options based upon localized right-of-way constraints. Design options may also
be influenced by other considerations, such as existing Heritage Trees and community
feedback upon the specific design solutions for that segment of the corridor. The cost
estimates attached are in 2013 dollars which includes a 5% inflation factor as well as a
20% contingency.
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BENEFITS OF IMPROVEMENTS
Several benefits would be derived from the improvements included here. The main
categories of benefits include: Traffic Operations and Congestion Mitigation, NonMotorized and Transit Travel Improvements, Safety Improvements, Catalyst for
Redevelopment, and Regional Water Quality and Drainage.

Traffic Operations and Congestion Mitigation

The single largest benefit that will be recognized by a majority of daily corridor users
will be the benefit to traffic flow. For most of the corridor, the recommended Short-Term
operations modeling indicates that a peak-hour level of service better than LOS “D,”
with only the intersections of Lamar, Koenig, 51st, Manor, and MLK reporting a LOS
“D” in either the AM or PM Peak. Without the proposed modifications, 51st is expected
to reach an LOS “E” in the PM Peak, and the delay at Lamar, Manor, and MLK will
increase in comparison to current conditions. A table summarizing the level of service for
the base condition and the short/long-term improvements can be found on the following
pages. A summary of the concept of level of service can be found on the following page.
Additionally, a detailed analysis of the traffic operations analysis can be found in the
Appendix.
Over the long term, the 2030 scenario sees significant growth in traffic at the
intersections. The intersection designs recommended here were able to accommodate
20% growth in traffic in this modeling, but unlike the existing mitigated conditions
described above, many intersections would continue to experience a Level of Service
“D” during one of the peak periods, and the intersections of 45th, I-35, MLK, and
Springdale would each experience Level of Service “E” conditions during one of the
peak periods. However, the corridor would experience delays that are significantly worse
than this without the proposed improvements.

Non-Motorized and Transit Travel Improvements
Project concepts proposed here would close several existing sidewalk gaps within the
corridor. The proposed improvements would also significantly increase the perceived
attractiveness of bicycle travel within the corridor, by providing physically separated
facilities that would be accessible to riders of all comfort levels. Additionally, the
provision of a two-way shared-use path along Zone 1 of the corridor would substantially
complete the regional Red Line Trail. Around the city, state and nation, pedestrian and
bicycle infrastructure has been shown to extend the catchment area of transit service
and thereby increase the transit modal split, which will reduce the need to widen the
Airport Boulevard roadway beyond the desired 4-lane proposed configuration.
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Existing Conditions Traffic Operations Analysis Results

INTERSECTION

2011

2011

2011

2011

AM Peak Hour
Existing
Condition

PM Peak Hour
Existing
Condition

AM Peak Hour
Short Term
Improvements

PM Peak Hour
Short Term
Improvements

DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

LOS

SIGNALIZED INTERSECTIONS
29.6

C

31.3

C

-

-

-

-

Airport Blvd @
Guadalupe St

11.6

B

19.8

B

-

-

-

-

Airport Blvd @
Highland Mall

6.0

A

8.1

A

-

-

-

-

Airport Blvd @
Denson Dr

10.0

B

11.8

B

-

-

-

-

Airport Blvd @ Koenig
Ln Westbound

43.8

D

53.3

D

-

-

-

-

Airport Blvd @ Koenig
Ln Eastbound

23.3

C

46.2

D

-

-

-

-

Airport Blvd @ 53rd
1/2 St (Bruning Ave)

16.2

B

15.8

B

18.4

B

17.3

B

Airport Blvd @ 51st St

62.2

E

97.0

F

38.9

D

38.0

D

Airport Blvd @ 46th St

-

-

-

-

-

-

-

-

Airport Blvd @ 45th St

28.2

C

35.6

D

-

-

-

-

Airport Blvd @ I-35 SB

22.9

C

22.5

C

-

-

-

-

Airport Blvd @ I-35 NB

24.5

C

16.3

B

-

-

-

-

21.9

C

28.1

C

14.6

B

18.6

B

19.8

B

16.7

B

-

-

-

-

Airport Blvd @ Manor
Rd

22.3

C

38.8

D

18.6

B

32.3

C

Airport Blvd @ MLK
Blvd

46.7

D

44.7

D

42.5

D

36.5

D

Airport Blvd @ 12th St

16.7

B

19.7

B

15.7

B

19.2

B

Airport Blvd @ Oak
Springs Dr

26.3

C

23.2

C

-

-

-

-

Airport Blvd @
Goodwin Ave

5.6

A

3.8

A

-

-

-

-

Airport Blvd @
Springdale Rd

31.9

C

40.4

D

30.2

C

37.1

D

Airport Blvd @ Bolm
St

17.1

B

21.8

C

-

-

-

-

Airport Blvd @ Shady
Ln

6.5

A

3.9

A

-

-

-

-

Airport Blvd @
Levander Loop

10.4

B

6.9

A

-

-

-

-

Airport Blvd @
Wilshire Blvd/ Aldrich
St
Airport Blvd @ 38 1/2
St
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Future Conditions Traffic Operations Analysis Results

INTERSECTION

2030

2030

2030

AM Peak Hour
Without
Improvements

PM Peak Hour
Without
Improvements

AM Peak Hour
With Short
Term
Improvements

DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

2030

LOS

2030

2030

PM Peak Hour
AM Peak Hour PM Peak Hour
With Short
With Long Term With Long Term
Term
Improvements Improvements
Improvements
DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

LOS

DELAY
(SEC/VEH)

LOS

SIGNALIZED INTERSECTIONS
25.5

C

36.7

D

-

-

-

-

-

-

-

-

Airport Blvd @
Guadalupe St

11.4

B

22.7

C

-

-

-

-

-

-

-

-

Airport Blvd @
Highland Mall

6.4

A

8.7

A

-

-

-

-

-

-

-

-

Airport Blvd @
Denson Dr

14.2

B

16.6

B

-

-

-

-

15.7

B

17.8

B

Airport Blvd @ Koenig
Ln Westbound

62.3

E

75.2

E

-

-

-

-

-

-

-

-

Airport Blvd @ Koenig
Ln Eastbound

26.9

C

61.1

E

-

-

-

-

-

-

-

-

Airport Blvd @ 53rd
1/2 St (Bruning Ave)

18.0

B

18.3

B

20.7

C

21.5

C

-

-

Airport Blvd @ 51st St

106.2

F

154.2

F

51.8

D

50.0

D

41.9

D

42.2

D

Airport Blvd @ 46th St

-

-

-

-

-

-

-

-

7.4

A

16.0

B

Airport Blvd @ 45th St

38.9

D

53.0

D

-

-

-

-

14.7

B

22.5

C

Airport Blvd @ I-35 SB

38.1

D

26.7

C

-

-

-

-

-

-

-

-

Airport Blvd @ I-35 NB

32.7

C

18.9

B

-

-

-

-

-

-

-

-

26.4

C

32.7

C

17.0

B

20.1

C

26.5

C

22.3

C

20.4

C

17.6

B

-

-

-

-

Airport Blvd @ Manor
Rd

27.0

C

60.3

E

21.9

C

50.1

D

21.3

C

37.3

D

Airport Blvd @ MLK
Blvd

78.0

E

65.6

E

73.8

E

54.1

D

49.6

D

42.3

D

Airport Blvd @ 12th St

18.9

B

23.7

C

19.1

B

21.4

C

Airport Blvd @ Oak
Springs Dr

33.8

C

33.3

C

-

-

-

-

30.3

C

25.4

C

Airport Blvd @
Goodwin Ave

6.6

A

5.1

A

-

-

-

-

-

-

-

-

Airport Blvd @
Springdale Rd

37.0

D

56.2

E

35.1

D

50.9

D

31.4

C

40.9

D

Airport Blvd @ Bolm
St

23.0

C

24.5

C

-

-

-

-

-

-

-

-

Airport Blvd @ Shady
Ln

6.9

A

4.2

A

-

-

-

-

-

-

-

-

Airport Blvd @
Levander Loop

12.1

B

7.8

A

-

-

-

-

-

-

-

-

Airport Blvd @
Wilshire Blvd/ Aldrich
St
Airport Blvd @ 38 1/2
St
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Safety Improvements
Solutions that help to minimize the occurrence and severity of crashes within the corridor
can achieve a better balance in terms of non-motorized modal split and help Airport
Boulevard become a more vibrant destination and desirable place within the City. The
improvements suggested for short-term implementation would help to mitigate conflict
points between cyclists/pedestrians and vehicles by promoting clearly marked and well
defined crossing areas. These improvements would also serve to increase the carrying
capacity of the corridor and may have an effect on the travel speeds and reliability of
travel.
The medium/long-term improvements offer the greatest opportunity to improve the
overall safety of the corridor by taking further steps to minimize conflict points associated
with turning traffic, implementing innovative intersection treatments that can help to
move traffic more efficiently, and providing all users of the corridor a clearly defined
space in which to operate.

Catalyst for Redevelopment
Designing roadway alternatives that correspond to the surrounding development
patterns — that is, Context Sensitive Design — has recently become the state of the
practice for corridor development programs. This is based on the fundamental link
between transportation and land use that has been well documented throughout history.
The latest literature suggests that appropriate investment in transportation options of
all types can catalyze and strengthen redevelopment opportunities within a corridor.
Public sector investment sends a discernible signal to the private sector that investment
in the corridor/area will continue to be a priority and that growth and revitalization within
the area is envisioned and desired. This was the basis for the coupling of corridor
development efforts in Zone 1 with the Upper Airport Boulevard Initiative; it also provides
the basis for the recommendations regarding Urban Rail and Mueller along Airport
Boulevard between I-35 and Aldrich/Wilshire.

Regional Water Quality and Drainage
Large-scale redevelopment initiatives such the current efforts at Highland Mall provide
opportunities to design and implement drainage improvements for Airport Boulevard, but
the corridor itself should also be designed and constructed with appropriate drainage
and water quality considerations as the implementation process moves forward.
Combining transportation and drainage efforts recognizes that infrastructure can be
placed within sections of Airport Boulevard and that outfalls and water quality benefits
extend beyond the corridor itself. The drainage and water quality issues raised along the
corridor will have a significant impact on the ability to realize the vision for the corridor
through investments in transportation infrastructure.
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FUNDING SOURCES
In today’s funding realities it will take several government funding sources for
the reinvention of Airport Boulevard. In some cases, when an associated private
development project is of a considerable size, some of the public improvements for
Airport Boulevard could be combined with private investment. However, no one property
owner will be able to bring the required resources to complete the entire project. This
section explores three of the major funding sources that could be considered for public
improvements along the Boulevard.
Bond Program: Based on the scale and scope of the improvements proposed for
Airport Boulevard from Lamar Boulevard to US 183, funding the project through the
city’s general bonding authority is a viable source. The benefits from the proposed
improvements will be regional and go beyond the corridor itself. The improvements
funded through the bond program would include all the improvements proposed within
the right-of-way of Airport Boulevard.
Tax Increment Financing (TIF): In order to take advantage of private development
potential at key locations along the corridor and to provide additional funding for projector area-specific improvements for public infrastructure (including drainage, water quality,
and the connecting street network), a tax increment financing district could be a tool for
several areas along the corridor.
Due to the additional planning and redevelopment efforts currently underway within
Zone 1, this area is a prime candidate for the creation of a TIF district. Achieving
the full potential for redevelopment along Upper Airport will only be possible if other
infrastructure needs such as drainage/detention, water quality, pedestrian and transit
connectivity, and open space provision are all met.
Future increases in tax revenues to the City can be reinvested into the corridor through
the creation of a TIF district and its associated financing and infrastructure program. A
list of prioritized catalytic infrastructure projects should be identified for advance funding
through the TIF; in other words, if an infrastructure project provides benefits to multiple
property owners or cannot be undertaken by any one property owner, it should be
undertaken with up-front TIF funding (via revenue bonds).
There will be corridor improvements that can be undertaken by or combined with
individual redevelopment projects to gain economies of scale. Such projects may
be funded by private investment that is later reimbursed through the TIF based
on development performance. Any TIF that is created should have clear policy
recommendations for how projects are evaluated and prioritized for funding on an ongoing basis. This approach is also recommended for other major redevelopment projects
within Zones 2 and 3. (Infrastructure improvements at Mueller are already being partially
funded via TIF financing.)
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State and Federal Roadway Funds: A third major funding source would be regionally
competitive state and federal funds. The future vision for Airport Boulevard is consistent
with the region’s desire to create multi-modal urban streets that connect emerging and
developed activity centers (including the Lamar/Crestview TOD, the Highland Mall/ACC
redevelopment, and Mueller). Typically, calls for projects in this funding category require
additional local match funding. However, federal agencies have looked much more
favorably on transportation projects that have significant private sector involvement and
where the benefits are not focused solely on the provisions for automobile traffic, but rather
examine multi-modalism and the relationship between redevelopment initiatives and a
reinvented roadway. Examples of this funding category include TIGER IV funding and the
recent CAMPO call for STP-MM Projects.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Cost Summary:
Section:
Section 1
Section 2
Section 3
Section 4
Section 5
Section 6
Section 7
Section 8

Limits:

Short Term

$
$
$
$
$
$
$
$

835,000
5,249,000
452,000
577,000
4,702,000
4,494,000
1,188,000
2,217,000

Project Cost TOTAL: $ 1,896,000

$

19,714,000

Highland Mall area
Koenig to 53 1/2
53 1/2 to 48th
48th to I-35
I-35 to Aldrich
Aldrich to MLK
MLK to Levander Loop

$
$
$
$
$
$
$
$

8,495,000
4,148,000
5,867,000
11,797,000
22,443,000

$
$
$
$
$
$
$
$

Ultimate Cost
9,330,000
5,820,000
5,050,000
6,450,000
4,760,000
4,920,000
13,270,000
24,760,000

$ 52,750,000

$

74,360,000

Mid Term

571,000
450,000
6,000
58,000
426,000
285,000
100,000

Lamar to Denson

Long Term

$
$
$
$
$
$
$
$

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information know n to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar w ith the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs w ill not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
Lamar to Denson

Length (lf):

4,100

Description:
Feb. 08, 2012
4-Lane Divided Roadway with Biofilter Median, 2-7' Cycle
Tracks, 8' Sidewalk, and 12' Multi-Use Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Cycle Track with Integral Curb
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail

Quantity
36,444
29,611
5,291
21,639
30
8,200
8,200
7,289
9,111
3,644
5,467

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$

Item Cost
291,556
177,667
211,621
432,778
180,000
123,000
139,400
255,111
45,556
91,111
164,000

Paving Subtotal: $

2,111,799

$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
Guadalupe, Huntland, E Highland Mall, Denson
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Biofilter
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
316,770
633,540
600,000
105,590
316,770
105,590

$
$
$
$
$
$
$
$
$
$
$

492,000
246,000
21,118
21,118
2,858,495
4,970,293
248,515
497,029
994,059
248,515

Construction Cost TOTAL: $

6,959,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
6,959,000
835,080
1,043,850
347,950
139,180

Project Cost TOTAL: $

9,330,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
Denson to Koenig

Length (lf):

2,650

Feb. 08, 2012
Description:
4-Lane Divided Roadway with Biofilter Median, Parallel
Parking, 2-7' Cycle Tracks, 8' Sidewalk, and 12' Multi-Use
Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Cycle Track with Integral Curb
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail

Quantity
23,556
19,384
3,463
14,231
30
5,300
5,300
4,711
5,889
2,356
3,533

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$

Item Cost
188,444
116,306
138,533
284,630
180,000
79,500
90,100
164,889
29,444
58,889
106,000

Paving Subtotal: $

1,436,735

$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
Mall Entrance
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Biofilter
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
215,510
431,020
150,000
71,837
215,510
71,837

$
$
$
$
$
$
$
$
$
$
$

318,000
159,000
14,367
14,367
1,661,449
3,098,184
154,909
309,818
619,637
154,909

Construction Cost TOTAL: $

4,338,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
4,338,000
520,560
650,700
216,900
86,760

Project Cost TOTAL: $

5,820,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
Koenig to 53 1/2

Length (lf):

2,150

Feb. 08, 2012
Description:
4-Lane Divided Roadway with Biofilter Median, 2-7' Cycle
Tracks, 8' Sidewalk, and 12' Multi-Use Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Cycle Track with Integral Curb
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail

Quantity
19,111
15,528
2,774
11,347
25
4,300
4,300
3,822
4,778
1,911
2,867

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$

Item Cost
152,889
93,167
110,972
226,944
150,000
64,500
73,100
133,778
23,889
47,778
86,000

Paving Subtotal: $

1,163,016

$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
55th, 53 1/2
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Biofilter
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
174,452
348,905
300,000
58,151
174,452
58,151

$
$
$
$
$
$
$
$
$
$
$

258,000
129,000
11,630
11,630
1,524,372
2,687,388
134,369
268,739
537,478
134,369

Construction Cost TOTAL: $

3,763,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
3,763,000
451,560
564,450
188,150
75,260

Project Cost TOTAL: $

5,050,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
53 1/2 to 48th

Length (lf):

2,700

Description:
Feb. 08, 2012
4-Lane Divided Roadway with Biofilter Median, Angled
Parking, 2-7' Cycle Tracks, 8' Sidewalk, and 12' Multi-Use
Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Cycle Track with Integral Curb
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail

Quantity
24,000
26,250
4,690
21,000
15
5,400
5,400
4,800
6,000
2,400
3,600

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$

Item Cost
192,000
157,500
187,600
420,000
90,000
81,000
91,800
168,000
30,000
60,000
108,000

Paving Subtotal: $

1,585,900

$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
51st
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Biofilter
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other
Pedestrian Beacon

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
237,885
475,770
150,000
79,295
237,885
79,295

$
$
$
$
$
$
$
$
$
$
$

324,000
162,000
15,859
15,859
70,000
1,847,848
3,433,748
171,687
343,375
686,750
171,687

Construction Cost TOTAL: $

4,808,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
4,808,000
576,960
721,200
240,400
96,160

Project Cost TOTAL: $

6,450,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
48th to IH-35

Length (lf):

2,150

Description:
Feb. 08, 2012
4-Lane Divided Roadway with Biofilter Median, 2-7' Cycle
Tracks, 8' Sidewalk, and 12' Multi-Use Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Cycle Track with Integral Curb
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail

Quantity
19,111
15,528
2,774
11,347
10
4,300
4,300
3,822
4,778
1,911
2,867

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$

Item Cost
152,889
93,167
110,972
226,944
60,000
64,500
73,100
133,778
23,889
47,778
86,000

Paving Subtotal: $

1,073,016

$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
46th, 45th
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Biofilter
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
160,952
321,905
300,000
53,651
160,952
53,651

$
$
$
$
$
$
$
$
$
$
$

258,000
129,000
10,730
10,730
1,459,572
2,532,588
126,629
253,259
506,518
126,629

Construction Cost TOTAL: $

3,546,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
3,546,000
425,520
531,900
177,300
70,920

Project Cost TOTAL: $

4,760,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
IH-35 to Aldrich

Length (lf):

2,550

Feb. 08, 2012
Description:
4-Lane Divided Roadway with Biofilter Median, 2-7' Cycle
Tracks, and 8' Sidewalks

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Cycle Track with Integral Curb
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail

Quantity
22,667
17,000
3,037
12,042
10
5,100
5,100
4,533
5,667
4,533
0

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$

Item Cost
181,333
102,000
121,493
240,833
60,000
76,500
86,700
158,667
28,333
113,333
-

Paving Subtotal: $

1,169,193

$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
Aldrich
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Topsoil, Seed,and Trees
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
175,379
350,758
150,000
58,460
175,379
58,460

$
$
$
$
$
$
$
$
$
$
$

306,000
153,000
11,692
11,692
1,450,819
2,620,013
131,001
262,001
524,003
131,001

Construction Cost TOTAL: $

3,669,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
3,669,000
440,280
550,350
183,450
73,380

Project Cost TOTAL: $

4,920,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
Aldrich to MLK

Length (lf):

5,840

Feb. 08, 2012
Description:
4-Lane Divided Roadway with Raised Median, 2-9' Bike
Lanes, 8' Sidewalk, and 12' Multi-Use Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11
12

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Bike Lane
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail
4" Concrete Buffer (3' Wide)

Quantity
51,911
42,178
7,536
30,822
35
11,680
11,680
11,680
14,276
5,191
7,787
3,893

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$
$

Item Cost
415,289
253,067
301,431
616,444
210,000
175,200
198,560
408,800
71,378
129,778
233,600
97,333

Paving Subtotal: $

3,110,879

$
$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
Schieffer, 38 1/2, Manor, MLK
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Topsoil, Seed, and Trees
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other
Pedestrian Beacon

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00
25.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%

$
$
$
$
$
$

Item Cost
466,632
933,264
600,000
155,544
466,632
155,544

$
$
$
$
$
$
$
$
$
$
$

700,800
350,400
31,109
31,109
70,000
3,961,033
7,071,913
353,596
707,191
1,414,383
353,596

Construction Cost TOTAL: $

9,901,000

$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
9,901,000
1,188,120
1,485,150
495,050
198,020

Project Cost TOTAL: $

13,270,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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Airport Boulevard
Preliminary Roadway Project Cost Projection
Project Information:
Name:
Limits:

Airport Boulevard
MLK to Levander Loop

Length (lf):

11,300

Description:
Feb. 08, 2012
4-Lane Divided Roadway with Raised Median, 2-9' Bike
Lanes, 8' Sidewalk, and 12' Multi-Use Trail

Roadway Construction Cost Projection
No.
1
2
3
4
5
6
7
8
9
10
11
12

Item Description
Street Excavation
10" Lime Treated Subgrade
8" Flexible Base
6" Hot Mix Asphaltic Concrete Pvmt 6"
6" Concrete Drive Approach
6" Concrete Curb and 18" Gutter
6" Concrete Curb and 18" Gutter (Sawtooth)
5" Concrete Bike Lane
8" Lime Treated Subgrade
4" Concrete Sidewalk
5" Concrete Multi-Use Trail
4" Concrete Buffer (3' Wide)

Quantity
100,444
81,611
14,581
59,639
60
22,600
22,600
22,600
27,622
10,044
15,067
7,533

Unit
CY
SY
CY
SY
EA
LF
LF
SY
SY
SY
SY
SY

$
$
$
$
$
$
$
$
$
$
$
$

Item Cost
803,556
489,667
583,247
1,192,778
360,000
339,000
384,200
791,000
138,111
251,111
452,000
188,333

Paving Subtotal: $

5,973,003

$
$
$
$
$
$
$
$
$
$
$
$

Major Construction Component Allowances:
Item Description
Notes:
#### Traffic Control
Existing roadway corridor
#### Drainage
New inlets, mains, and outfalls (5-yr inlets)
#### Traffic Signals
12th, Oak Springs, Goodwin, Springdale, Bolm
Including Signage
#### Pavement Markers/Markings
#### Landscape (Parkways)
Topsoil, Seed,Trees, and Shrubs
#### Landscape (Median)
Topsoil, Seed, and Trees
#### Hardscape
None Anticipated
#### Irrigation
None Anticipated
#### Illumination
Double head, ornamental , ea pkwy, 100' spacing
#### Water
16" Water Line
#### Sewer
Minor Adjustments
#### Erosion Control
Standard inlet protection, silt fences, check dams
#### Other
Pedestrian Beacon (2)

Unit Price
8.00
6.00
40.00
20.00
6,000.00
15.00
17.00
35.00
5.00
25.00
30.00
25.00

Allowance
15%
30%
$150,000/EA
5%
15%
5%
$6000/EA
$60/LF
1%
1%

Allowance Subtotal:
Paving and Allowance Subtotal:
5%
10%
20%
Start Year:
2013
5%

Mobilization:
Prep ROW:
Construction Contingency:
Inflation Contigency:

$
$
$
$
$
$

Item Cost
895,950
1,791,901
750,000
298,650
895,950
298,650

$
$
$
$
$
$
$
$
$
$
$

1,356,000
678,000
59,730
59,730
140,000
7,224,562
13,197,565
659,878
1,319,757
2,639,513
659,878

Construction Cost TOTAL: $ 18,477,000
Project Cost Summary
Item Description
Construction Cost TOTAL:
Engineering/Survey:
Agency Project Management:
Inspection and Testing:
Franchise Utility Relocations:
ROW/Easement Acquisition:

Notes:

Allowance
$
$
$
$
$

Item Cost
18,477,000
2,217,240
2,771,550
923,850
369,540

Project Cost TOTAL: $

24,760,000

12%
15%
5%
2%

Engineering/Surveying/Environmental

None Anticipated

The Engineer has no control over the cost of labor, materials, equipment, or over the Contractor's methods
of determining prices or over competitive bidding or market conditions. Opinions of probable costs provided herein are
based on the information known to Engineer at this time and represent only the Engineer's judgment as a design
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals,
bids, or actual construction costs will not vary from its opinions of probable costs.
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FUTURE CORRIDOR
STRATEGIES AND NEXT STEPS

INTRODUCTION
Planning efforts such as the Airport Boulevard Corridor Development Program often
focus on recommended infrastructure improvements as their sole outcome. However,
those investments can be lost and wasted without proper policies in place to ensure
that they achieve maximum effectiveness. The following section outlines the likely
needs within the corridor over the next twenty years, and suggests policy revisions and
implementation strategies that can help achieve the vision set forth while meeting the
projected needs within the corridor.

FUTURE NEEDS
Airport Boulevard will continue to evolve over the next twenty years. That evolution and
reinvention can bring about great change in terms of placemaking and the context of the
roadway, but it can also add additional traffic and related congestion if the corridor is not
developed properly. Policies need to be in place to help shape the manner in which new
developments interact with the corridor. The Upper Airport Boulevard Initiative is taking
a step, with the creation of a form-based code, towards shaping several aspects of how
future development is oriented to and interacts with Airport Boulevard, which will have a
great impact on achieving the ultimate vision for the corridor.
The boundaries of those code revisions will likely be limited, at least in the near term, to
Zone 1. To apply these revisions throughout the corridor will take a significant amount
of time to correctly calibrate the code to the actual conditions adjacent to the roadway.
Therefore, there is a need for near-term policies that govern interaction between
development and the corridor.

EXAMPLES OF POLICIES
Certain policies are already in place that will help to achieve the desired cross-section
and roadway characteristics for the corridor. The designation of Airport Boulevard
as a Core Transit Corridor creates requirements for sidewalks and buffers between
the roadway and pedestrian realms, which is a significant step forward. In addition,
the requirements currently enforced by TxDOT within Zone 3, which is still within its
jurisdiction, provide a basic framework for controlling access points and reducing the
number of conflict points along the corridor as development occurs. These policies,
when combined with a corridor-wide strategy, will greatly impact the ability to meet the
vision of this planning effort.
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Example Policy Language
The following is an example of a potential policy and decision-making process for
determining access to Airport Boulevard. Access management involves the planning
and coordination of the location, number, spacing and design of access points from a
roadway to adjacent land. Historically, transportation and access management plans
have concentrated primarily on efficiently controlling the movement of vehicles, by
seeking to reduce conflicts and maximizing the traffic capacity of a roadway. However,
recent planning efforts recognize that transportation is inextricably linked to land use
decisions and that sprawl and inefficient land use policies create congestion, auto
dependence, and pollution.

The “Transportation/Land Use Cycle” involves a sequence of events in which
improvements are made to the transportation network that lead to new land use
development, which generates additional traffic and the need for further roadway
improvements. It is possible to stop this cycle with proper management of access and
network design.
The following policy establishes the idea that one standard does not fit all. The spacing
and design standards for the roadway should accommodate varying land development
types with flexible standards. The result will be a roadway that maintains a high level of
mobility while supporting wise land development patterns.
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Accordingly, this policy varies according to the area through which the roadway
passes and the function of the roadway itself. The land development context of Airport
Boulevard in both its current and envisioned state varies from suburban to urban. This
policy seeks to balance the access requirements for each of these development contexts
with the desire to maintain the mobility function of this arterial road. The chart on this
page should be referred to during planning and designing of this roadway.
Median Opening Spacing: Openings should only be provided for street intersections
or at intervals designated by the above Access Standards. Spacing between median
openings must be adequate to allow for introduction of left turns with proper deceleration
and storage lengths.
Full Access Spacing: In concert with median openings, full access space openings are
allowed. These driveways or private streets provide all turning movements from them
and must meet the design requirements dictated by the City.
Partial Access Spacing: Right-in and right-out driveway or private-street access
locations seek to create mid-block ingress and egress to parking areas. These
access points are defined by a split or T design that restricts full access. They are not
associated with a median access opening.
Shared Access: Parcels are required to share all full-access and some partial-access
locations through agreement. When possible, shared access should be accomplished
through placement of access connections on shared parcel lines or through private
drives, streets and stub-outs.
Reciprocal Easement Agreement: When applicable, owners and permittees of parcels
may enter into an agreement for reasonable access, ingress and egress between
property lines for the purpose of paved driveways, roadways and/or walkways.
Shared Access Lanes: Similar to off-site access roadways, shared access lanes
establish the shared access easements for landowners to connect to the city street
system. They can be established along shared parcel lines or at the discretion of the city.
Signal Spacing: Properly spaced signals have the ability to maintain corridor
progression, increase level of service for all users, allow for connections across the
corridor, and provide connections into neighborhoods adjacent to the corridor.
Street Connectivity: Street connectivity requirements are essential to maintaining
the long-term mobility of a corridor and will potentially be very important at the local
neighborhood level, since connectivity is a key factor in ensuring that people can walk
or bike between neighborhoods and communities. An interconnected street system is
necessary in order to promote orderly and safe development by ensuring that streets
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function in an interdependent manner, provide adequate access for emergency and
service vehicles, enhance access by ensuring connected transportation routes, and
provide continuous and comprehensible traffic routes.
Connectivity shall be defined by the ratio of links to nodes in any subdivision.
A. The connectivity ratio shall be the number of street links divided by the number of
nodes or end links, including cul-de-sac heads.
B. A link shall be any portion of a street, other than an alley, defined by a node at
either end. Stub-outs to adjacent property shall be considered links. For the purpose
of determining the number of links in a development, boulevards, median-divided
roadways, and divided entrances shall be treated the same as conventional two-way
roadways. A pathway between neighborhoods for walking, bicycling and emergency
access shall be counted as a link.
C. A node shall be the terminus of a street or the intersection of two or more streets.
1. Any curve or bend of a street that exceeds 75 degrees shall receive credit as a
node. Any curve or bend of a street that does not exceed 75 degrees shall not be
considered a node.
2. A divided entrance shall only count once.
Required Ratio
A. Street Network
1. The street network for any subdivision with
internal roads or access to any public road shall
achieve a connectivity ratio of not less than 1.50
in the Urban Context Zone and 1.40 in the SubUrban Context Zone.
B. Street links and nodes along a collector or arterial
street providing access to a proposed subdivision
shall not be considered in computing the connectivity
ratio.
C. Stub-outs shall be considered as being present as
a link at the ratio of one link per side as provided
for purposes of determining if the required ratio has
been met.
D. Trail connections out of the subdivision shall be
considered as being present as a link at the ratio
of one link per side as provided for purposes of
determining if the required ratio has been met.
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NEXT STEPS
To make the redevelopment of the Airport Boulevard corridor a reality, there a number of
steps that must be taken:
 Identify funding sources and opportunities to partner with private redevelopment,
including the Form-Based Code initiative for Upper Airport Boulevard.
 Implement the short-term intersection improvements as recommended in the report.
 Design and implement the pilot projects (Airport Boulevard near Highland Mall and
between 48th Street and Wilshire/Aldrich) to gain momentum for the redevelopment of
the remainder of the corridor.
 Design the entire corridor for phased implementation as funding becomes available.
 Coordinate with other agencies on regional opportunities for mobility and water quality
improvements.
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By adopting the plan, the City Council demonstrates the City’s commitment to the
implementation of the plan. However, every action item listed in the plan will require
separate and specific implementation. Adoption of the plan does not begin the
implementation of any item. Approval of the plan does not obligate the City to
implement any particular action item. The implementation will require specific actions
by the neighborhood, the City, and by other agencies. The Neighborhood Plan will be
supported and implemented by:
o
o
o
o
o

City Boards, Commissions and staff
City Departmental budgets
Capital Improvement Projects
Other agencies and organizations
Direct neighborhood action.

See the section on Implementation on page 76 for more information.
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Neighborhood Planning process
The North Loop Neighborhood Planning process began with a public meeting on August
26th, 2000. At that meeting 75 people attended and showed an enthusiasm and interest
that has been largely maintained throughout what can be an arduous and difficult
process.
The first team meeting was held on September 7th, 2000 at Ridgetop Elementary School.
North Loop Neighborhood Planning meetings were well attended throughout. The core
group of planning team members numbered around 20 people.
The neighborhood worked hard to establish ground rules to run the meetings by and
discussed in detail the meaning and process of making decisions by consensus.
One of the first tasks was the development of a neighborhood vision (see page 11).
This vision established some long-range goals for how people saw the neighborhood
developing over the next 20 years. A draft of the vision was distributed to the contact
list (a list of over 200 residents, businesses and non-resident property owners) and was
also mailed (with a feedback form) to all businesses in the neighborhood.
From this broad statement the Neighborhood Planning Team moved onto more specific,
concrete tasks. Those tasks included survey distribution. During November 2000 fifty
neighborhood volunteers gave up their Saturday morning to distribute surveys to every
household. This effort produced a 17% return rate. At that time this was the highest
response rate gained for a Neighborhood Planning residential survey. A number of
people also participated in an extensive fieldwork study of the neighborhood. Working
mostly in pairs, members of the neighborhood documented the location of sidewalks;
noted current land uses and checked to see where there discrepancies with City land
use maps, and examined intersections in the neighborhood.
A further field work exercise involved neighborhood volunteers using disposable cameras
to photograph what they do and do not like about the neighborhood. These images
were later used in a dot voting exercise. From this dot voting, design principles were
established and later used as the basis for the design considerations in the plan.
Before substantive decisions were made a series of seminars on Land Use and Zoning,
Transportation, Urban Design, Smart Growth and SMART Housing were conducted.
Neighborhood Planning involves addressing some complex issues and this process of
education provided a foundation in the key issues and enabled more informed decisions
to be made.
Goals and objectives were formulated over two meetings. These were developed by
taking the broad themes from the vision and turning them into the more specific goals
and objectives.
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After this extensive period of groundwork, a series of intensive work sessions were held
that focused on specific areas of the planning area. These areas were chosen because
they are crucial to the future character and development of the neighborhood. These
focused meetings were also part of the team’s outreach strategy and were an attempt to
target business owners and property owners from those areas to attend. These
meetings were well attended and were successful in involving more property owners
and business people in the process.
At the regular meetings that were regularly attended by 20 or more people, reaching
consensus was not always an easy task. This difficulty gives an indication that the
actions included in this plan were not arrived at without considerable discussion and
debate. It is a testimony to the dedication and commitment of the participants in these
meetings that the group was able to reach consensus on so many issues.
Specific outreach efforts were also undertaken to gather input from minority
communities. One example was participation in an information night with Hispanic
parents at Ridgetop Elementary School, with a bilingual presentation of the draft plan.
A Community Workshop was conducted in September 2001. This workshop attracted
over 50 residents and involved detailed presentations and discussions of the draft plan.
During December 2001 and January 2002 final surveys that include a summary of all
actions in the plan were distributed to every household, business, and non-resident
property owner in the planning area. The survey responses showed strong approval of
the Plan with 88% of respondents indicating their support. See Appendix E for a
summary of the final survey results.
See Appendix B for a full summary of all public meetings and events.
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The North Loop Neighborhood Planning Area
The North Loop Neighborhood Planning Area is a central Austin neighborhood that is
approximately 5 miles north of the downtown area. As the map on page 1 shows, the
boundaries of the North Loop Neighborhood Planning area are: Koenig Lane/2222 to the
north; I-35 frontage road to the east; 45th St to Red River to the south, then along the
eastern side of Red River, to 51st St. and across 51st to Lamar; and Lamar Blvd to the
west.
Within the North Loop Neighborhood Planning Area there are three active Neighborhood
Associations. These are Northfield, Morningside-Ridgetop, and Eye 35/Airport Blvd.
Also represented are neighbors in the triangular area bounded by Red River, Clarkson
and north of 45th St.
One of the earliest memorable events within the North Loop area occurred when Charles
Lindberg landed his plane on the airstrip at Koenig and Avenue F, in the late 20’s or
early 30’s. When Omer Edward Jordan and his newlywed wife Pearl settled at 5104
Duval Street in 1931, both Duval and 51st Streets were gravel or "wagon" roads. There
was just one house within viewing distance to the North. The land to the East of Omer's
was a large cotton field. He and Pearl paid $22.50/month for their mortgage. After
World War II, lots for single-family homes in the area rose in value, but were still
advertised at prices from $250 to $375.
There have been many changes in the neighborhood since then, in particular, the
construction of a large number of homes and businesses, the increased population
density, and the introduction of IH-35 and the Robert Mueller Airport bordering the
North Loop area. Now, with the airport relocation, with some 2,500 residences and
almost complete land utilization, with heavily used Capitol Metro bus routes, and with
constant vehicular traffic along IH-35, Airport Blvd, Koenig Lane, Lamar Street, and 51st
Street, the North Loop area forms an important part of Austin’s urban core. A remodeled home just 200 yards from Omer and Pearl’s recently sold for more than
$300,000. Clearly, the transformation of the North Loop neighborhood from rural to
urban has been complete.
The North Loop Neighborhood Planning Area is an area that has been described as “in
transition”. The location of the neighborhood, just five miles and easily accessible from
downtown, means that it is an appealing location. The real estate market appears to be
aware of the appeal of this location and the neighborhood has felt the pressures of the
increased housing costs that are occurring across the City.
The closure of the Robert Mueller Airport in 1999 not only increased the quality of life of
neighborhood residents by eliminating noise and other impacts; but the closure has
contributed to the North Loop area becoming a more attractive and sought after
location. With this enhanced desirability has come an increase in property values (as
has occurred in most parts of Austin) and a subsequent increase in property taxes.
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Census statistics also show that median family income figures for the tracts in the North
Loop Neighborhood Planning Area reveal that the area fits the criteria for a “low to
moderate income neighborhood”. This is based on the definition of low to moderateincome neighborhood as when 51% or more of families in the area earn 80% or less of
median family income.
The Mueller site will likely continue to affect the desirability and affordability of the North
Loop planning area. As the Airport site is redeveloped, the character of this part of the
City will continue to change. The long-term effects of future development such as the
Mueller Airport redevelopment and the Triangle (at 45th and Lamar), and the possibility
of light rail, are factors in considering the changing character of the North Loop area in
the years to come.
The North Loop Neighborhood Planning Area enjoys its self -described “funky” and
eclectic character. This funkiness is embodied in some of the local businesses such as
Forbidden Fruit, The Parlor, Hog Wild, and Room Service. Small, independently owned
stores such as Mrs. Johnson’s Donuts, Tamale House, McGuire’s Clocks, Gene Johnson’s’
Garage, and I Love Video are neighborhood institutions that are spoken of with a
genuine fondness by neighborhood residents. Generally speaking North Loop sees itself
as more laid -back and diverse than its Hyde Park neighbor to the south. The North
Loop Neighborhood Planning Area prides itself on its lack of pretension and its
acceptance and encouragement of a wide range of people and businesses.
The “in transition” status creates a dilemma for many neighbors. There is a strong
desire to enhance the neighborhood and to make it an even more enjoyable place to
live; but there is also awareness that with neighborhood improvement comes increased
financial cost. These increased costs can have a gentrifying impact and can act to force
out those people and businesses that attracted many people to the neighborhood in the
first place.
The North Loop Neighborhood Planning Team recognizes this dilemma and, in
developing this plan, has attempted to strike a balance between neighborhood
enhancement and preservation of the character that has defined North Loop to date.
This Neighborhood Plan recognizes that change will occur and sees this Neighborhood
Plan as offering a visionary blueprint and guide for what form that change will take.
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Statistical Overview
Demographics
Table 1: Total population of North Loop Neighborhood Planning Area
Total population in 1990

4,671

Total population in 2000

5,393
Source: 1990 and 2000 Census

Table 1 shows that the population of the North Loop Neighborhood Planning Area
increased from 4,671 to 5,393 (an increase of 722 people) from 1990 to 2000. This
represents an increase of 15%.
Figure 1: Race/Ethnicity of North Loop Neighborhood Planning Area

60

56.3%
55.4%

% of population
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36.6%

40

35.2%
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30
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20
10

3.5% 3.9%

3.2%

2.9%

0
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Black

Hispanic

Asian

0.5%

2.8%

Other

race/ethnicity

Source: 1990 and 2000 Census

Figure 1 shows the changes in the race/ethnic composition of the North Loop
Neighborhood Planning Area from 1990 to 2000, according to Census figures. The
figure shows that, in 2000, the race/ethnic categories from largest to smallest were:
o White (55.4%)
o Hispanic (35.2%)
o Black (3.5%)
o Asian (2.9%)
o Other (2.8%).
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The following can also be seen from Figure 1:
o The white population decreased slightly from 56.3% to 55.4%
o The black population increased slightly from 3.5% to 3.9%
o The Hispanic population decreased slightly from 36.6% to 35.2%
o The Asian population decreased slightly from 3.2% to 2.9%
o Other increased from 0.5% to 2.8%.
The slight nature of these changes suggests that the race/ethnic composition of the
residents of the North Loop Neighborhood Planning Area, for the period 1990 – 2000,
has been characterized by stability.
Housing statistics
Table 2: Housing Comparison for North Loop Neighborhood Planning Area
Area

North
Loop
Hyde
Park
Core
totals

Total
populat
ion

Total
Housing
Units

Vacant
Hous
ing
Units

2,615

Occup
ied
Hous
ing
Units
2,527

88

Owner
Occup
ied
Hous
Units
745

5,393
6,043

3,645

3,528

117

349,062

148,801

143,116

5,685

Renter
Occupied
Housing
Units
1,782

% of
Units Owner
Occupi
ed
29.5%

858

2,670

47,286

95,830

House
hold
Size

Person
per
Acre

2.1

8.8

24.3%

1.7

10.8

33.0%

2.3

7.0

Source: 2000 Census

Table 2 shows some basic housing statistics for the North Loop Neighborhood Planning
Area. For comparative purposes, figures for North Loop’s southern neighbor, the Hyde
Park Neighborhood Planning Area are included. Also included are figures shown as core
totals.1

1

The boundaries of the urban core of the City of Austin are Braker Lane to the north, 183/Ed Bluestein and
Dessau Road/Cameron Road to the east, Stassney Lane to the south, and MOPAC/Loop 1 to the west.
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Land use and zoning statistics
Table 3: Existing Land Use Comparison between North Loop Neighborhood
Planning Area and the urban core of the City of Austin2 (Source: 1995 Land
Use Survey)

North
Loop
sum
acres3
North
Loop %
acres
Austin
core %
acres

Single
Family

Mobile
Home

Multi
Family

Comm
-ercial

220.6

0

28.4

118.0

35.9%

0%

4.6%

27.5%

0.5%

6.3%

Office

Indust
-rial

Civic

Open
Space

Trans
port

Undeve
loped

10.6

16.1

14.2

0

194.3

12.8

19.2%

1.7%

2.6%

2.3%

0%

31.6%

2.1%

6.6%

2.9%

6.1%

7.2%

5.3%

20.8%

16.2%

Table 3 shows the number and percentage of acres in the North Loop Neighborhood
Planning area used for single family, multi family, commercial, etc. Highlights from the
Land Use Comparison table include:
o
o
o

o
o
o

o

A higher percentage of land used for single family in the North Loop
Neighborhood Planning Area (35.9%), compared to an urban core average of 27.5%
A less than average percentage of land use for multi-family in the North Loop
Neighborhood Planning Area (4.6%), compared to an urban core average of 6.3%
A significantly higher percentage of land used for commercial purposes in the
North Loop Neighborhood Planning Area (19.2%), compared to 6.6% for the urban
core
A lower percentage of land used for industrial purposes in the North Loop
Neighborhood Planning Area (2.6%), compared to 6.1% for the urban core.
A lower percentage of land used for civic purposes in the North Loop
Neighborhood Planning Area (2.3%), compared to 7.2% for the urban core
No land in the North Loop Neighborhood Planning Area used for open space,
compared to an urban core average of 5.3%. The lack of open space, and also the
lack of civic facilities, and the impact of both of these deficits on the capacity to build
a strong neighborhood, is a key issue throughout this plan.
A significantly higher percentage of land used for transportation (mainly
roadway) in the North Loop Neighborhood Planning Area (31.6%), compared to
20.8% for urban core neighborhoods. Major roadways such as Airport Blvd, a rail

2

The boundaries of the urban core of the City of Austin are Braker Lane to the north, 183/Ed
Bluestein and Dessau Road/Cameron Road to the east, Stassney Lane to the south, and
MOPAC/Loop 1 to the west.
3

Total acreage for the North Loop Neighborhood Planning Area is 614.97 acres.
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corridor, and several major interchanges (US290 and Airport, I-35 and 51st St etc.)
contribute to the planning area’s high land use devotion to transportation. This is
also an issue explored later in the plan as these major roadways border, and bisect
(in the case of Airport Blvd), the neighborhoods. These roads act as major barriers
and affect the capacity of residents to walk or bike to nearby areas, and to access
facilities that are not found in the neighborhood such as parks.
o

A significantly less percentage of land is vacant in the North Loop
Neighborhood Planning Area (2.1%), compared to an average of 16.2% for all urban
core neighborhoods. The small percentage of vacant land sets the stage for the
nature of land use and zoning recommendations in this plan that will focus on
redevelopment and infill options.

Table 4: Existing zoning comparison between North Loop Neighborhood
Planning Area and the urban core of the City of Austin

North Loop
sum acres
North Loop
% acres
Austin core
% acres

Single
Family
228.3

Mobile
Home
0

Multi
Family
21.4

Comm
-ercial
156.4

Office
11.0

Indust
-rial
0

Right of
Way
194.7

37.1%

0%

3.5%

35.7%

0.1%

6.8%

Unzoned
or Public
3.2

25.4%

1.8%

0%

31.7%

0.5%

12.5%

2.5%

10.9%

19.2%

8.3%

Table 4 shows the number and percentage of acres in the North Loop Neighborhood
Planning area zoned for single family, multi family, commercial, etc. prior to the rezoning
that will take place after adoption of this Neighborhood Plan. Highlights from the Zoning
Comparison table include:
o

o
o

In the North Loop Neighborhood Planning Area 228.3 acres or 37.1% of total were
zoned as single family. This percentage is slightly above the urban core
average of 35.7%.
In the planning area 21.4 acres or 3.5% of total were zoned for multi-family. This
percentage is below the urban core average of 6.8%.
In the North Loop Neighborhood Planning Area 156.4 acres or 25.4% of total were
zoned commercial. This percentage is significantly above the urban core
average of 12.5%. However, this figure is somewhat misleading as only a small
percentage of this commercial property could be described as neighborhood serving.
Many larger sites situated on the I-35 frontage road such as a number of motels,
Southern Union Gas on Koenig (which is situated on a lot zoned Commercial
Services), etc. take up significant acreage but do not necessarily contribute to
greater commercial options available for the neighborhood. Furthermore, significant
amounts of the land that is zoned commercial (especially Chair King, Chick
Packaging/Builders Square, Randalls) is devoted to car parking.
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o

o

In the North Loop Neighborhood Planning Area 194.7 acres or 31.7% were zoned for
right of way. This percentage is significantly above the urban core average
of 19.2%.
In the planning area 3.2 acres or 0.5% of total were unzoned or zoned public.
This percentage is significantly less than the urban core average of 8.25%.

Table 5, below, shows the acres and percentage of land for major zoning categories,
before and after the adoption of this neighborhood plan. The ‘post plan’ figures are
based on the rezonings that will be recommended as part of this Neighborhood Plan.
Table 5: Number and percentage of acres for each zoning district, before and
after plan adoption and rezonings
Zoning Category
Single Family
Multi-Family
Commercial
Office
Mixed Use 4
Industrial
Right of Way
Unzoned or
Public

Acres pre-plan
228.9
21.4
156.4
11.0
0
0
194.7
3.2

Acres post plan

% Pre plan
37.1%
3.5%
25.4%
1.8%
0
0
31.7%
0.5%

% Post plan

Also show Census stats on median family income

4

Mixed Use has been added to land that has a commercial base zoning.
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Neighborhood Vision
On October 7th, 2000 thirty
members of the North Loop
Neighborhood Planning Area met
to develop a neighborhood vision.
The following statement is the
participants’ future vision for the
North Loop Neighborhood Planning
Area. This statement is a product
of the work done at the October 7 th
workshop, refinement during
numerous Neighborhood Planning
meetings, as well as the
incorporation of feedback gained
from its distribution to all
neighborhood business properties.
In the year 2020 the North Loop
Neighborhood Planning Area will be a
vibrant, friendly and livable
neighborhood that is characterized by: a
variety of housing and people;
pedestrian orientation with a network of
sidewalks, as well as bike lanes; shady,
tree-lined streets; a mix of land uses
that complement the local neighborhood
and are at a density which will support
local businesses and transit; locally
owned businesses that are
neighborhood oriented; and parks and
plazas which will act as public gathering
places.

place where the needs of everyday life
are available within walking distance
from where most people live. The
neighborhood summed this up by saying
‘all functions of daily life within walking
distance’. Linked to the desire for a
variety of activities, services and
destinations within walking distance, is
the neighborhood’s commitment to
creating a lively mix of uses within the
North Loop Neighborhood Planning
Area. The mix of uses in the
neighborhood and the enhanced
walkability will help to reduce the need
for auto trips in the future, and will also
build personal and community
relationships.

The North Loop of the future is envisioned as a
pedestrian friendly, mixed-use neighborhood that
is characterized by tree-lined streets and welllandscaped public spaces.

The North Loop Neighborhood Planning
Area of the future is a vibrant mixed-use
neighborhood, where commercial and
residential uses are combined, and
designed in a way that creates an
interesting streetscape and built
environment. Compatibility is
important, but so is uniqueness and an
eclectic character.
The North Loop Neighborhood Planning
Area of the future is envisioned as a
11

Residential
The residential character of the future
North Loop Neighborhood Planning Area
is characterized by single family as well
as smaller scale, but higher density
development such as smaller apartment
complexes, condominiums, and
townhouses. The future North Loop
Neighborhood Planning Area will be
mixed use and mixed income, with a
particular focus on affordable housing.
Older homes will be preserved but
additional opportunities for housing
choice, through secondary apartments,
mixed use and small-scale multi family
will be added. Housing choice and
diversity were important themes of a
North Loop Neighborhood Planning Area
vision.
The future residential neighborhoods of
the North Loop Neighborhood Planning
Area will be characterized by people
using the streets, sidewalks and their
front yards. The dominant character
will be human friendly, which will be
expressed in terms of wide sidewalks,
smaller setbacks, low fences on front
yards, and homes with front porches
encouraging interaction with the street.
Residential neighborhoods will be
visually interesting with different colors
and materials being encouraged to
create a bright and lively residential
environment. Landscaping is an
important component of the vision, with
trees being central to enhancing the
quality of residential neighborhoods.

Townhouses can provide an effective transition
between commercial or higher density multifamily residential and single- family residential
areas. Townhouses may be appropriate along
minor arterials such as 51st St and parts of North
Loop Blvd. Narrow spacing of units and multiple
entries on the street more closely resemble
single-family houses.

Covered front porches are common in the
neighborhood. They offer a friendly
neighborhood gesture by providing a t ransition
from the public space of the street, the semiprivate space of the front yard and the private
space of the house.

Two family residential or small-scale multi-family
developments that resemble neighborhood
houses provide greater housing choices in the
neighborhood while still preserving the existing
neighborhood character.
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Transportation
The Neighborhood Planning Team
recognizes the link between land use
planning and transportation and sees
that an increase in density, if
accompanied by comparative increases
in public space, could help to achieve
the vision of the North Loop
Neighborhood Planning Area as a
vibrant, mixed use community where a
range of activities, destinations and
transit options are available within
walking distance.
The neighborhood also favors
transportation that is human-powered
and therefore, emphasizes both
pedestrian and bicycle infrastructure.
The neighborhood’s vision is for a place
where a network of sidewalks and bike
paths lead to local destinations and to
transit stops where access to
downtown, UT or other parts of the City
can be reached.
Connectivity is an important feature of
the future the North Loop Neighborhood
Planning Area with the neighborhood
having safe and direct pedestrian
linkages to key neighborhood
destinations and institutions. Ridgetop
Elementary School is an example of an
important destination for many
neighborhood children, and the
neighborhood envisions improved
access to the school for their children by
an enhanced sidewalk network and
improved capacity for safe pedestrian
crossing of Airport Boulevard.
The design of the pedestrian
environment is important with the desire
being for varied ground cover and not
just concrete and asphalt. In the future
there will also be a buffer between the
pedestrian environment of the sidewalk
and the street.

Safety is a key part of the vision for the
North Loop Neighborhood Planning
Area. The future North Loop
Neighborhood Planning Area will be a
place where all people, but children in
particular, are able to travel freely and
safely throughout the neighborhood.
Safer crossings of busy streets, such as
Airport Boulevard, 51st, 53rd, Koenig, and
Lamar are features of the future North
Loop Neighborhood Planning Area.
The future North Loop Neighbourhood
Planning Area will have reduced cut
through traffic and the streets will be
traffic calmed to create a safer
pedestrian and driving environment for
everyone. Liveability is a continuing
theme for the neighbourhood and
efforts to reduce cut-through traffic on
local streets will add to neighbourhood
safety and enhance pedestrian activity.
The future North Loop Neighbourhood
Planning Area will also be insulated from
traffic noise from I-35 by the
construction of berms and other sound
insulation devices. In the future,
neighbours will be able to hear the
noises of people on the street – walking,
talking and playing.
The accessibility of transportation
options for adults and children is also an
important feature of the future North
Loop Neighborhood Planning Area.
Transit, whether bus or light rail, will be
user friendly and safe. Bicycle
infrastructure such as secure bike
parking and bike racks at major transit
stops and businesses is available. In
the interest of further encouraging
public transit use, the neighborhood
sees transit stops in the future as being
safe, covered, well lit, well maintained,
and having easy to read route
information.
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Buses and light rail will be key elements of an integrated transit system for the North
Loop Neighborhood Planning Area and beyond. Land use decisions will be framed in a
way that considers support for transit infrastructure. Connectivity within the
neighborhood is a key feature, but linkages to adjacent neighborhoods, and to other
parts of the City, is also important.
As well as large-scale transit, bike lanes particularly along, or linking with, major
corridors are central to the vision for the future North Loop Neighborhood Planning
Area. The future North Loop Neighborhood Pla nning Area will better utilize alleys for
biking and walking. The neighborhood would like to see hike and bike pathways
throughout the neighborhood, including investigation of how a hike and bike path could
be incorporated into the rail corridor that runs parallel to Airport Boulevard and
Clarkson.
This neighborhood sees light rail as part of the neighborhood vision, and recognizes the
important link between mixed-use development, increased residential densities, access
to services, greater use of non-automobile transport and access to public transit such as
light rail, as well as to buses.

Clarkson Avenue

Airport Boulevard

51st Street

CMTA R.O.W

The intersection of Airport Boulevard and 51 st Street is seen as one of the most important in the
neighborhood planning area. The North Loop Neighborhood Planning Team would like to see this area
deve lop as more of a pedestrian friendly mixed-use area. Pedestrian and bicycle improvements are
recommended for the Airport/CMTA/Clarkson Corridor.
Illustration by John Giusto and Kirsten Bartel.
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Neighborhood Commercial
In the future North Loop Neighborhood Planning Area, neighborhood commercial areas
are oriented to the local community with stores such as groceries, cafes, restaurants,
delicatessens, florists, newsstands, pharmacy, dry cleaners, bakery, a pub, and
bookshops. Government services such as a Police substation and Post Office are also
incorporated; as are family friendly businesses such as day care. Also part of the vision
for businesses serving neighborhood needs are those that has a health or leisure focus
such as yoga, small gym, and art studio. The variety of businesses is important.
The commercial precinct at 43rd and Duval was cited as a good example of a
neighborhood commercial area that could be adapted and improved upon for locations
such as the commercial strip along North Loop/53rd St.
The idea of including public space in commercial areas was central to how the
neighborhood envisioned future commercial development in the area. Mixed-use
development, with ground floor commercial and residential units above, is also an
important component of the enhancement of future commercial development in the
neighborhood.
The design of future neighborhood commercial areas is characterized by businesses that
are close to the street, an inviting pedestrian environment, and car parking at the rear.
Neighborhood commercial areas are also characterized by trees, awnings, umbrellas,
outdoor seating, wide sidewalks, planters, quality street lighting, and fountains. These
areas will function not only as places to shop but will also be places to gather, meet
people, or just to sit.
The neighborhood identified a preference for smaller, independent and ‘Mom and Pop’
type businesses rather than large big box retail or chain stores.
Ave F

North Loop Blvd

The North Loop Neighborhood Plan’s
possible scenario for any future
redevelopment of the North Loop
Commercial Center consists of two
story Mixed-Use Buildings. Small
areas could be built up to three stories
to emphasize intersections and vistas
along the curved section of road.
Parking would be at the rear with
shared driveway access. This would
allow wider sidewalks with planting
and seating areas along North Loop
Boulevard.
Illustration by Kirsten Bartel
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Public Open Space
Public space in the form of parks and plazas are an important feature of the vision for
the North Loop Neighborhood Planning Area. Increasing densities, and a greater range
of housing types, should be achieved in coordination with the provision of increased
public space.
The public spaces envisioned by the neighborhood include pocket parks and plazas,
where people can gather and that serve as a focal point for the neighborhood. The
vis ion for the neighborhood also includes the holding of regular community festivals and
other celebrations, and some form of public space is required to hold these communitybuilding events. Public spaces were seen as places for the people of the neighborhood
and its visitors to reflect, relax, interact, meet neighbors and will also be places where
children can play safely. Public art, such as murals and sculpture, are also seen as
important components of these ideal public spaces.
An alternative form of gathering place envisioned in the future North Loop Neighborhood
Planning Area is a community center. A community center or community arts center will
act as a neighborhood focus and will be a place that is available and accessible to
people of all ages, in all weather conditions. Uses in the center will include basketball,
volleyball, Senior's activities, commercial lease space, performance/rehearsal space,
library, and bookstore.
Neighborhood recognition will be reinforced by the creation of an entrance to the
neighborhood, which will be some form of gateway. This may take the form of signage,
sculpture, or similar, and will act to clearly show that you have entered the North Loop
neighborhood.
The North Loop Neighborhood Planning Area will be a place where there is activity
throughout the day, and a place where people know each other. It will be interesting
visually and will include public art, different paving materials, a diversity of housing
types and people, and a mixture of businesses.
It will be a vibrant, friendly and livable neighborhood where people will be proud to live
and want to stay.

Evans Avenue

52nd Street

The North Loop Neighborhood Planning
Team received a grant from the Austin
Parks Foundation to plant trees on this
vacant triangle of City owned land.
Currently, there is not any publicly
accessible open space in the North Loop
Planning Area.
Illustration by Kirsten Bartel.
Bruning Avenue
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Neighborhood Planning Goals
Principal Goal
To encourage well- designed5 neighborhood development that provides the needs of
everyday life (shopping, employment, educational, spiritual, recreational, etc.) in
locations that are readily and safely accessible within walking distance from where
people live.

Land Use Goals
Goal 1: Encourage compact and human-scale land use.
Objective 1.1: Create a vibrant, mixed use neighborhood that includes mixed use
buildings with residential and office space above ground floor retail.
Objective 1.2: Promote commercial and residential infill that supports and enhances the
character of the neighborhood. 6
Goal 2: Encourage housing for a variety of income levels.
Objective 2.1: Provide additional opportunities for housing choice through secondary
apartments, mixed use, and small scale multi-family.
Objective 2.2: Encourage and provide opportunities for SMART Housing in the
neighborhood.
Goal 3: Create more public open space, including parks and other forms of
green space.
Objective 3.1: Encourage well-designed development that incorporates usable amounts
of public open space that can serve as a gathering/meeting place for the neighborhood.
Objective 3.2: Create pocket parks or plazas where people can gather, and that act as a
focal point for the neighborhood.
Objective 3.3: Create a greenbelt in the neighborhood.

5

Refer to the individual chapters in this plan that cover design considerations for different areas for more
information on the design features that the neighborhood would like to encourage.
6

‘Existing neighborhood character’ in the North Loop Neighborhood Planning Area is defined by a strong
neighborhood feel; a place where people know each other; somewhere that is characterized by unique
businesses instead of chains; the funky and eclectic nature of local businesses; a place that is pedestrianoriented and is good to walk and bike around; an area where new development complements and reflects
the 1940s style of the existing residential stock; and the diversity of residents.
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Goal 4: Encourage development of a diversity of neighborhood-oriented
businesses.
Objective 4.1: Promote zoning that allows the development of small scale,
neighborhood oriented businesses.
Objective 4.2: Encourage a balanced and diverse mix of independently owned,
neighborhood businesses including green grocer, restaurants, coffee shops, bakery, pub,
hardware store.
Goal 5: Enhance the neighborhood’s existing commercial corridors7 (Airport
Boulevard, North Loop/53r d commercial center, Lamar Boulevard, and Koenig
Lane).
Objective 5.1: Develop rezoning recommendations that would encourage mixed use and
a greater diversity of land uses and businesses.
Objective 5.2: Develop Design Guidelines to support and improve safety, pedestrian
accessibility, landscaping, and other design goals.

Transportation Goals
Goal 6: Ensure that all neighborhood residents can fulfill their daily needs
without having to rely on automobile transportation.
Objective 6.1: Create a linked network of sidewalks, bicycle lanes, and transit routes
throughout the neighborhood.
Objective 6.2: Increase accessibility to, and availability of, public transportation and
transit amenities.
Goal 7: Improve vehicle, bicycle, and pedestrian safety.
Objective 7.1: Reduce cut-through and high speed traffic in residential areas.
Objective 7.2: Improve the safety of roadways and intersections in the neighborhood.

7

Corridors are a public right of way generally about 1½ to 2 miles long. It includes not only lots directly
on the corridor but also those 2-3 lots back in some situations.

18

Urban Design/Neighborhood Character Goals
Goal 8: Create attractive, pedestrian friendly public spaces in the
neighborhood that foster public gathering.
Objective 8.1: Encourage the design of commercial and business areas to include trees,
awnings, umbrellas, outdoor seating, wide sidewalks, planters, lighting, fountains, and
surface coverings with a variety of colors and textures.
Goal 9: Improve the appearance and the maintenance of the neighborhood.
Objective 9.1: Beautify all public land in the neighborhood.
Objective 9.2: Promote the enforcement of City codes that deal with issues of safety,
public health, and neighborhood appearance.
Objective 9.3: Encourage high quality design and construction of human scale 8
buildings that have an inviting and appealing street presentation.
Objective 9.4: Promote quality design for both residential and commercial development.
Objective 9.5: Plant more trees and maintain the health of existing trees.
Objective 9.6: Encourage appropriately scaled advertising signage in the neighborhood.
Objective 9.7: Undertake neighborhood-led initiatives to improve the appearance of the
neighborhood.

Other Goals
Goal 10: Promote neighborhood identity, strength, and viability.
Objective 10.1: Promote the addition of publicly accessible facilities such as a
community center, library, parks, plaza, etc.
Objective 10.2: Preserve, and support the schools that serve our neighborhoods.
Objective 10.3: Promote public sculpture, murals, and other forms of public art to
reinforce neighborhood identity.

8

Design that gives priority to human interaction at a pedestrian perspective. Focuses on seeing and
experiencing a street and its buildings from the sidewalk and emphasizes building frontages, shop windows,
street level signs and lighting, open space, landscaping, public art and displays etc.
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Objective 10.4: Promote the exchange of information across all parts of the
neighborhood.

Goal 11: Promote sound ecological practices.
Objective 11.1: Organize neighborhood educational initiatives about ecological issues.
Objective 11.2: Promote the protection of local creeks and watersheds by measures
such as encouraging low impact development principles and distributing information on
water retention and conservation.
Objective 11.3: Promote ecologically sound design and construction in the
neighborhood.
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Top Ten Neighborhood Plan Action Items
The top ten priorities identified by the Neighborhood Planning Team9 are:
Rank

Item

Item description (see text of plan for full description)

number
1

1.19

2

numerous10

3

1.14

4
5

3.8
1.6

Conduct a traffic calming study
Implement the rezonings recommended in this plan
Bruning Park
Request capital improvements to improve streetscape of
Airport Blvd be included in next bond election package
Construct sidewalks as prioritized in this plan
Allocate code enforcement staff to the neighborhood for 8

6

7.11

7

3.13

Improve the transit stops along Airport Blv d

8

2.6

Pedestrian improvement study for North Loop

9

3.24

Plant street trees along Airport Blvd

10

1.10

Studies for traffic controls to address various neighborhood

hours a month

problems
The Neighborhood Planning Team also wanted to include in their priority list an action
item regarding the improvement of traffic and pedestrian safety at Ridgetop Elementary
School. The City’s Transportation and Sustainability Department has already studied this
issue and has implemented strategies to address some of these concerns. After studies
were conducted some of the problems raised did not meet the warrants necessary to
take action. Members of the neighborhood are still requesting that certain traffic and
pedestrian safety issues surrounding Ridgetop Elementary School be addressed.
As this action was not supported by the implementing City department it does not
appear in this priority list or in the main text of the plan. The action item can be found
in Appendix A: Items requested by the Neighborhood Planning Team but not supported
by implementing departments/agencies.

9

Ranking of priorities was based on the initial neighborhood survey, discussions during 40 neighborhood
planning meetings, and the final neighborhood survey were all residents, property owners and businesses
were asked to identify their top priorities.
10

Actions items 1.1, 1.2, 1.3, 1.4, 1.5, 2.1, 2.2, 3.1, 3.2, 3.4, 4.1, 4.2, 4.4, 5.1, 5.2, 6.1. 6.2.
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Land Use
The map below shows the current land use for the North Loop Neighborhood Planning Area. Land use
data is based on field work completed by Neighborhood Planning Team members in February – March,
2001.
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The map on this page shows future land use. The Future Land Use Map represents the neighborhood’s
vision for how land use changes will take place over the next 20-25 years. It is a long term planning
resource that represents a blue print for how the neighborhood would like the area developed in the future.
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Residential areas
The residential areas are those areas of the Northfield, Morningside-Ridgetop,
Eye35/Airport Blvd Neighborhood Associations, and the Red River area, that are outside
the commercial corridors (Lamar, Koenig, North Loop/53rd, Airport, and the IH-35
Frontage Road). The residential areas are currently characterized by both single family
and multi-family uses.
The residential areas are those shown on the Future Land Use Map (on page 23) as
either single family or multi-family.

One or two trees per lot along the street provides
a continuous canopy of shade on sidewalks and
streets and helps to define public and semi-public
spaces.

Large windows facing the street are inviting and
friendly.

Low ,transparent fences and trimmed hedges
define transitions between public and semi-public
spaces while still presenting a friendly face to the
street.
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Vision for residential areas
The residential character of the future
North Loop Neighborhood Planning Area
is characterized by single family as well
as some smaller scale, but higher
density development such as smaller
apartment complexes, condominiums,
and townhouses. The future North Loop
Neighborhood Planning Area will be
mixed use and mixed income, with a
particular focus on affordable housing.
Older homes will be preserved but
additional opportunities for housing
choice, through secondary apartments,
mixed use and small-scale multi-family
will be added. Housing choice and
diversity were important themes of a
North Loop Neighborhood Planning Area
vision.

Well maintained older buildings contribute to
community character and provide a physical link
to local history.

The future residential neighborhoods of
the North Loop Neighborhood Planning
Area will be characterized by people
using the streets, sidewalks and their
front yards. The dominant character
will be human friendly which will be
expressed in terms of wide sidewalks,
smaller setbacks, low fences on front
yards, and homes with front porches
encouraging interaction with the street.

Front yards are for people, not cars. Garages set
to the rear of lots, and entered from back alleys
where possible allow for more pedestrian friendly
street environments.

Residential neighborhoods will be
visually interesting with different colors
and materials being encouraged to
create a bright and lively residential
environment. Landscaping is an
important component of the vision, with
trees being central to enhancing the
quality of residential neighborhoods.

A well cared for landscape presents a positive
community image. Water sensitive landscapes
are also encouraged.
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For neighborhoods within the planning
area, the preservation of residential
interiors is important. Both
Morningside-Ridgetop and Eye
35/Airport neighborhoods, for example,
are surrounded by commercial
development on I-35 and Airport Blvd.
Being two major regional roads the
presence of commercial is expected.
However, there is a real fear of the
continuing encroachment of this
commercial property and the
subsequent demise of the residential
character of the interior sections of
these neighborhoods. The vision for the
Morningside-Ridgetop and Eye
35/Airport neighborhoods is for them to
remain as residential and for the
commercial areas to be confined to the
frontage road and to Airport Blvd. On
adoption of this plan, this Neighborhood
Plan does not support further rezoning
of residentially zoned property in the
interior of these neighborhoods to
commercial or other non-residential
uses.
The Red River area also has some
unique concerns. One of those is for
the preservation of the existing
character of the housing stock. There is
some fear that some of the older
housing stock is now deteriorating and
that developers may see this
deterioration as an opportunity to
replace older, smaller homes with large
homes that may be out of scale and
inconsistent in design to the existing
housing stock. Neighbors in the Red
River area encourage new development
to reflect the design, and be consistent
in size and scale, to the existing
character of the 1930s and 40s homes
that currently exist there.

New infill housing that is consistent in scale and
design to the existing neighborhood homes, while
using contemporary materials.

Well integrated additions and renovations can
allow for changing lifestyles and family needs
while maintaining community character.
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Secondary Apartment Design
Guidelines1
This Neighborhood Plan encourages
anyone who is considering taking up the
secondary apartment infill option to
adhere to the following guidelines. The
Neighborhood Plan also encourages that
these guidelines, although voluntary, be
referenced by City staff, commissions
and City Council when considering
applications for the construction of new
secondary apartments in the North Loop
Neighborhood Planning Area.
These voluntary guidelines are
suggested for use in the development of
secondary apartments as a special use
in accordance with the Smart Growth
infill option – Secondary Apartment. In
addition to these guidelines, which are
not mandatory, adding a second
dwelling unit must comply with all other
municipal requirements that may be
applicable .
Use of the Units
One of the two units on the lot should
be owner occupied.
The second dwelling should consist of a
single unit having no more than one
bedroom.
No more than two occupants per
bedroom should reside in the second
dwelling.
(Note: Applicants should check the
restrictive covenants that were
conveyed when the property was
purchased. The covenants may not
allow the construction of a second
dwelling unit on the lot. Also, take a
look at the plat restrictions which can
also affect your ability to construct an
accessory unit. You can go to the
1

Refer also to the Secondary Apartment
Ordinance 000406-81 Article 4: 25-2-1461
through 25-2-1463

Travis County Courthouse at 10th and
Lavaca. Bring a copy of your tax bill for
the legal description in order to check
the plat).
Size, Location and Orientation:
The second dwelling unit should be
placed to the rear of the primary
dwelling.
Side and rear lot setbacks, separation
between buildings, maximum gross floor
area are governed by the zoning
ordinance.
For dwelling units created in or added to
existing garages, the front façade, if
visible from the street, should be rebuilt
to reflect its residential use.
All second dwellings should have the
front door and at least one window
facing toward the street.
The height of the second dwelling is
established by zoning ordinance. Where
a two story high building is allowed, it
should give the appearance of being two
stories even if the interior space is one
story or a loft-type space.
Privacy landscaping (trees) should be
planted along side and rear property
lines if second unit is taller than one
story, or 15 feet.
Private open space should be provided
for use of the second dwelling unit.
Open space may be on or abov e ground
level. Size of open space should comply
with Land Development code 25-21404C.
Parking and Driveways:
The number of additional parking spaces
shall comply with the Land Development
Code 25-2-1463F.
Parking spaces should be located to the
rear of the front yard setback or behind
the front of the primary dwelling,
whichever is farther from the street.
Permeable paving material (gravel,
concrete tire strips, concrete/grass grid,
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etc.) should be used to improve
percolation of rainwater, reduce run-off
and minimize visual impact of the
driveway.
Driveways in the front yard setback
should be no more than one car width
or a maximum of 9’.
Where alleys exist, vehicular access to
parking for the second dwelling unit
should be from the alley.
Building Materials and Detailing:
Siding materials and color should match
the primary dwelling unit. Traditional
materials, locally available (wood or
wood-look clapboards, board and
batten, cedar shake shingles, stucco or
stone) are preferred.
Windows should be sim ilar to the
primary dwelling unit (or the majority of
homes on that block) in at least 3 of the
following ways:
1.
Type of window (double hung,
awning, transom, casement, etc.)
2.
Number of panes into which the
window is divided
3.
Trim style (width, depth,
ornamental qualities)
4.
Proportions (height to width)
5.
Location of the windows on the
wall
6.
Percentage of wall space that
windows occupy.
Windows should not invade the privacy
of the neighboring properties. Where
windows are needed on walls facing
neighbors to provide for light or air,
they should be placed above head
height, use a frosted glazing material, or
install skylights.
Roof type (i.e. hip, gable, mansard,
etc.) and material should match the
primary dwelling unit. Roof pitch should
not be less than 6” rise in 12” distance
or match the primary dwelling unit.
Check with the post office regarding
mailbox requirements. After you’ve

complied with their requirements, place
the mail box for the second dwelling at
or near the front setback line and mount
it on a fence, wall or other structure
rather than on a free-standing post
unless the mailbox for the primary unit
is on a post; then simply add the second
mailbox.
Exterior lighting should be provided at
the main entry in a manner that lights
the entryway without creating a
nuisance to neighbors or directing light
skyward.
Mechanical equipment and garbage
carts should be located where they
cannot be seen from the street or
adjacent properties or it should be
screened from view.
The amount of impervious cover per lot
shall comply with the zoning code. The
applicant should consider the use of
permeable paving materials in lieu of
concrete or asphalt for drives, walks,
patios, etc. although these do not count
towards pervious cover.
Tree protection shall comply with the
Tree ordinance.
Street address numerals should be
mounted on the second dwelling unit so
as to be readily visible from the street,
for use by emergency services
personnel.

Secondary units which resemble the main house
in scale, material and color provide housing
choices while maintaining community character.
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Land Use Actions for residential areas
Rezonings
Action 1.1.

Rezone properties in the residential areas of the neighborhood
according to the following general principles:
o

o

Action 1.2.

For properties that are currently used for residential but have
a commercial base zoning (e.g. Limited Office LO or
Commercial Services CS) add the Mixed Use Combining District
and
Add the North Loop Blvd Conditional Overlay (see Action 1.2.
for details) to all properties with commercial base zoning that
are in the residential areas of the neighborhood.

For commercially zoned property (NO, LO, GO, LR, GR, CS) that is
located in the North Loop Neighborhood Planning Area boundary
west of the railway line, the North Loop Blvd Conditional Overlay
applies. That overlay prohibits the following uses:
Adult Oriented Businesses
Agricultural Sales and Services
Automotive Rentals
Automotive Repair Services
Automotive Sales
Campground
Commercial Blood Plasma Center
Construction Sales and Services (with the exception of those that
have a site area of 8,000 square feet or less)
Convenience Storage
Equipment Repair Services
Equipment Sales
Exterminating Services
Funeral Services
Hospital Services – General
Kennels
Laundry Services
Limited Warehousing and Distribution
Medical Offices exceeding 5,000 square feet
Pawn Shop Services
Residential Treatment
Service Station
Transitional Housing
Transportation Terminal (except for those uses associated with
light rail should it occur in the future – e.g. a light rail station or
interchange)
Vehicle Storage
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In addition to this the following uses are made conditional2 along this corridor:
Congregate Living
Drive in services.
Please note that not all uses are permitted in all base districts. Please consult the
zoning ordinance C14-02-0009 for details about permitted, prohibited, and conditioned
uses on individual properties.

When considering the issuing of conditional use permits this Neighborhood Plan
recommends consideration of the following factors:
o
o
o
o

Compatibility with surrounding uses, particularly single family homes
Potential for adverse impact on residential areas, especially in regard to traffic
Compatibility of the proposed use with the Neighorhood Plan’s vision for that area
and for the neighborhood as a whole
The existing number or concentration of a particular business type. (A key goal of
the Neighborhood Plan is business diversity. It is hoped that no one type of
business will dominate any particular section of the neighborhood).

Smart Growth3
Action 1.3.

Allow the construction of secondary apartments on residential lots
that are a minimum of 5,750 square feet, in accordance with the
Smart Growth infill ordinance (Ordinance no. 000406-81).
(Note: Although ‘small lot amnesty’ has also been adopted [see
Action 1.4.] the Neighborhood Plan does not support the
construction of secondary apartments on lots smaller than 5,750
square feet). (NPZD)

2

Making a use conditional with a Conditional Overlay (CO) means that existing businesses in these
categories can continue to operate; however their ability to expand would be affected by the CO. New
businesses in these categories would be subject to the restrictions in the CO. Existing businesses can
expand, improve, or alter their structures up to 20% of the value of the structure annually without having to
submit a “conditional use permit” (CUP). This includes both exterior and interior work. If an expansion or
improvement exceeds 20% in a given year, then a CUP would be required. A site plan would be required
for an expansion (adding more than 1,000 sqft) even if the use were not conditional; however the
difference is that most site plans are administratively approved. A CUP (site development) would require a
public hearing and Planning Commission approval.
Through the CUP process, specific criteria are used to determine if a new use or expansion is appropriate
and ways to ensure that compatibility with the neighborhood is addressed. The review process and cost of
CUPs vary by the size of the project and whether construction is required.
It is not the intent of the North Loop Neighborhood Planning Team to close down existing businesses but
rather they view the CUP process as a way to give greater consideration to potential impacts and ensuring
that any expansion of existing businesses, or the introduction of new businesses, is done in a way that
considers neighborhood interests.
3

This Neighborhood Plan is not adopting the following Smart Growth infill options: Cottage Lot, Urban
Home, Residential Infill.
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Action 1.4.

Allow the construction of single family homes on existing lots that
are a minimum of 2,500 square feet, in accordance with the Small
Lot Amnesty option of the Smart Growth infill ordinance
(Ordinance no. 000406-81). (NPZD)
Data from the City of Austin GIS system shows that for this
planning area there are 4 lots that are currently in the 2,500
square feet to 3,499 square feet range.

Action 1.5.

Allow the development of small scale commercial businesses in
residential areas in accordance with the Corner Store option of the
Smart Growth infill ordinance (Ordinance no. 000406-81). (NPZD)

Transportation Actions for residential areas
See Appendix C for more information on neighborhood transportation issues.
Action 1.6.

Construct sidewalks in the following locations (ranked in priority
order) (TPSD)4:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

51st Street between Lamar and I-35 (north side)
53rd ½ St between the I-35 frontage road and Airport Blvd
(southern side)
Red River St. between 46th St and Clarkson Ave (western
side)
North Loop Blvd between Highland Plaza and the North
Loop Commercial Center (south side adjacent to State
Cemetery land)
Chesterfield Ave between North Loop Blvd and Koenig
Lane (western side if possible)
51st St between Airport Blvd and across the I-35 overpass
(south side)
Ave F between Koenig Lane and 53rd St (western side)
Bennett Ave between 49th and 56th (western side)
Harmon Ave between 46th St and 51st St (western side)
49th St between the I-35 frontage road and Airport Blvd
(northern side)

The Neighborhood Plan does not support private property being used to expand right of
ways to enable sidewalk construction. The Neighborhood Plan recommends that
sidewalks or pedestrian pathways be constructed out of existing right of way where
possible. The Neighborhood Plan first recommends that part of the roadway be used to
create a sidewalk. If that is not possible then this Plan supports construction of a
pedestrian pathway through the use of wheel stops, planter boxes, or other barriers
installed parallel to the curb.
4

Guadalupe between 51 st and Koenig is not included on this list as it is the Planning Team’s understanding
that this section of sidewalk is currently part of the City works program and will be constructed.
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Action 1.7.

Install bicycle lanes in the following locations (TPSD):
o 51st St between Airport Blvd and across the I-35 overpass
(both sides). (Ensure that safety considerations for bicyclists
are considered in studying the installation of bike lanes at this
location).

Action 1.8.

Improve transit stops by providing bus shelters and seating at the
following (Capital Metro):
o The stop located on Ave F near intersection with North Loop
Blvd (west side of Ave F near the corner).
o The stop located on 53rd St between Aves F and G (south side
– in front of Sary’s Salon)
o The stop located on 53rd St between Aves F and G (north side
– in front of Austin Home Brew Supply)
o The stop located on Ave F near 56th St (west side)
o The stop located on Duval St near 51st St (west side).

Action 1.9.

Undertake a traffic calming study of the planning area that
addresses the following problems (TPSD):
o

o
o
o
o
o
o
o
o
o

o
o

Speeding
School

Speeding and cut-through traffic on 53 ½ St especially with
vehicles leaving and accessing the I-35 Frontage Road
(exacerbated by excessive street width)
Speeding and cut-through traffic on 52nd and 53rd Sts
(between Airport Blvd and the I-35 Frontage Road)
Speeding and cut-through traffic on 46th, 49th and 50th Sts
between Airport Blvd and the I-35 Frontage Road
Speeding and cut-through traffic on Harmon Ave between 46th
and 51st St
Speeding traffic and failure to stop at intersection of 49th and
Harmon
Speeding and cut-through traffic on Ave F between 51st St and
Koenig Lane
Speeding and cut-through traffic on Leralynn St between 51st
St and North Loop Blvd
Speeding and cut-through traffic on Chesterfield Ave between
North Loop Blvd and Koenig Lane/RM 2222
Speeding traffic on 51st St especially between Duval and
Lamar
Speeding and cut-through traffic on Bruning Ave and
dangerous intersections of Bruning and 51st and Bruning and
53rd Sts
Speeding and cut-through traffic on Red River St between 45th
St and Clarkson
and dangerous traffic in the vicinity of Ridgetop Elementary
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Action 1.10.

Conduct studies at the following locations to determine what
traffic controls (such as stop signs, improved signage, road
markings or physical intersection improvements) would best
address the following problems (TPSD):
o
o
o
o
o
o
o

Action 1.11.

Speeding, cut-through and failure to stop at 52nd and Bennett
Speeding, cut-through and failure to stop at 49th and Harmon
Vehicles failing to stop at the stop signs located at 55th ½ and
Chesterfield
Speeding and cut-through traffic on Chesterfield Ave between
North Loop Blvd and Koenig Lane/RM 2222
Speeding traffic on 51st St between Duval and Lamar
Confusing intersection at 53rd, Bruning, Middle Fiskville,
Clarkson
Confusing intersection at 51st, Bruning, Duval

Conduct a study to investigate the closure of Bruning Ave at 53rd
and at 51st St. (TPSD)
If closed, create public open space (also install a
planted/landscaped median on 53rd St. to prevent cars travelling
west on 53rd cutting through Evans and Martin to get to 51st); and
re-align stop sign on 51st St to the bring stop on eastern side of
the 51st intersection closer in to allow greater visibility for
motorists, bicyclists and pedestrians).

The closure of Bruning is recommended because it is a road that cuts diagonally across the
neighborhood grid system. This creates the two worst intersections in the planning area at
Bruning’s intersections with 51st St and 53rd St. Both of these locations involve multiple
intersecting streets. Five streets intersect at 51st. Closing Bruning will allow the stop sign on the
eastern side of the intersection on 51st St. to be brought closer in. This will enhance safety as
currently those motorists and cyclists travelling north on Duval cannot see cars waiting at the
Stop Sign on the eastern side of 51st St. as the sign is so far back. Six streets, and a railroad,
converge in a chaotic manner at 53rd. Ridgetop Elementary School has had to employ crossing
guards at Bruning and 53rd to ensure safe passage of their students to and from school. The
Neighborhood Planning Team envisions Bruning being closed at either end, but still allowing
access to Bruning through Evans and Martin.

Action 1.12.

Investigate the intersection of Clarkson and Red River and identify
measures to clarify who has the right of way. (Possible remedies
could include clearer signage or road markings). (TPSD)

A diverter and/or clearer signage and road markings would enhance the safety of this
intersection because motorists do not give way when travelling south on Clarkson. Motorists
travelling north on Red River assume Clarkson is a continuation of Red River and also do not
yield.

Action 1.13.

Investigate the intersection of Harmon Ave and 51st with a focus
on the safety of making left turns from Harmon onto 51st St
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(TPSD) Possible remedies include the installation of a diverter to
allow right turn only from Harmon onto 51st.
This action is necessary because Harmon is located too close to the I-35 frontage road to enable
a safe turn. The proximity of Harmon to the frontage road means that motorists turning left
from Harmon onto 51st are crossing the paths of vehicles often travelling at speed that are
coming off the frontage road onto 51st St.

Open Space Actions for residential areas
Action 1.14.

Undertake the following actions relating to the vacant triangle of
City owned land on Bruning Ave near the intersection with Evans
Ave (Parcel Identification Number 02230920010000):
o

o
o

Create a small xeriscape area that show cases xeriscape
landscape principles and water wise landscaping practices
(NPT);
Rezone the lot from SF-3 to P (Public) (NPZD);
For Northfield, Morningside-Ridgetop, and Eye35/Airport Blvd
Neighborhood Associations to enter into a user agreement
with the City regarding the planting of trees and shrubs on the
lot, and the provision of its ongoing maintenance (NPT, PW).

Action 1.15.

Work with Austin Independent School District (AISD), Ridgetop
Elementary School, and the City of Austin Parks and Recreation
Department (PARD) to establish a ‘school-park’ on the grounds of
Ridgetop Elementary School by organizing tree plantings,
installation of seating, landscaping, etc. (NPT, PARD, AISD)

Action 1.16.

Work with City of Austin Watershed Protection Department, Austin
State Hospital as owners of the State Cemetery, the University of
Texas, and other property owners regarding the creation of a
greenbelt along Waller Creek. (NPT)

34

North Loop Blvd/53rd St (including the North Loop
Commercial Center)
The map below shows the area referred to as the North Loop Blvd/53rd St district. It extends
from Leralynn in the west to Airport Blvd in the east, and includes all property either fronting
North Loop Blvd/53rd St or properties one lot back from this roadway. As shown on the map the
district also includes commercially zoned properties that extend further back from the main North
Loop/53rd roadway. This map shows the proposed future land uses of this area.

35

Vision for North Loop Blvd/53r d St corridor
Key themes
Diverse, mixed use
Ground floor retail with residential or office above
Affordable for living and business
Variety of businesses
Improved pedestrian access
This corridor is envisioned as developing as a lively, vibrant, mixed use corridor that is
characterized by neighborhood-oriented commercial (primarily retail) uses on ground
floors fronting North Loop/53rd St, with 1-2 stories of residential above. A concentration
of retail uses on the ground floor is anticipated to be a catalyst for the desired increased
street activity that is a feature of the vision for this strip. Enhancement of the existing
character of diverse, locally owned, small businesses is also a key ele ment of the future
development of this area.
It is anticipated that there will be a variety of uses that exist along this strip including:
restaurants; general retail; personal services such as beauty and barber shops, dry
cleaners, and tailors; and personal improvement services such as photography studios,
health and fitness studios.
The North Loop Blvd/53rd St strip would also provide opportunities for administrative and
business offices, smaller medical offices, financial services – although some of these
uses may be best located on the second floor to maintain the primarily retail nature of
the ground floor. There will also be places for other kinds of diverse uses such as:
consumer repair (including musical instrument repair and jewelry repair); custom
manufacturing (including ceramic studios and candle -making shops); plant nursery; and
software development. These types of uses would be of a number and scale so as not
to diminish from the predominant street level retail character.
The statement in the Neighborhood Vision, ‘all functions of daily life within walking
distance’ reflects the long-term goal for this area, which is seen as developing into the
‘heart’ or ‘core’ of the neighborhood.
This Neighborhood Plan supports parking variances for small-scale, neighborhoodoriented businesses like cafes and bookstores in this area.
The Smart Growth Mixed-Use
Building Infill option is
proposed along much of North
Loop / 53rd St. (See future
land use map). Doors,
windows, stairs and balconies
facing both the street and
parking areas provide greater
security through ‘eyes on the
neighborhood’.
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Design considerations
A key element of the future design of
North Loop Blvd/53rd St is its
transformation from a predominantly
single story strip into a vibrant mixed
use corridor with retail uses on the
ground floor and residential or office
above. These mixed use buildings are
anticipated to be in the range of 2-3
stories high. Accompanying this
transformation into mixed use buildings
would be the re-location of parking from
the building fronts to the rear. Car
parking is a critical issue and there is a
need to balance the need for parking
with enhancing the pedestrian
environment and increasing street
activity. Landscape buffers and
appropriate fencing will be used
between parking lots at the rear of
buildings and the adjacent single family
homes.
The funky and eclectic character of the
North Loop Commercial Center is a
highly valued design theme that is seen
as a key element of the corridor in the
future. This will be preserved and
strengthened through eclectic signage,
bold color schemes, and the
incorporation of public art in the form of
sculpture, murals, and pavers.

Visual improvements can be made by placing
garbage receptacles, utilities and parking behind
buildings and screening them from view from
streets and adjacent properties.

The use of brick in this mixed use building
imparts a sense of permanence and quality
desired for the North Loop Commercial Center.

Creative, sculptural signage and bold uses of
color help define the funky and eclectic
character of the North Loop commercial district.
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The public domain will be further
enhanced with wide sidewalks that are
buffered from the roadway. Wider and
more clearly defined sidewalks, and
their associated improved pedestrian
access and safety, are central to the
achievement of the vision of the area as
an area of high street activity. The
treatment of building façades will
further reinforce the emphasis on street
activity and the im portance of
pedestrians through the incorporation of
features of such as awnings, balconies,
windows, and buildings that are not one
long uninterrupted plane.

Horizontal and vertical setbacks and
protrusions, varied rooflines, materials and
colors can be used to divide larger buildings
into increments (+/- 40’) consistent with
existing lot lines and smaller buildings now
found along the corridor.

The public realm of North Loop Blvd/53rd
St will also be improved with better
lighting which would help to encourage
use of the area over a longer period of
the day. Landscaping is another
essential element that contributes to
increased pedestrian usage and street
activity by its provision of shade and
aesthetic qualities. Landscaping
improvements would include street
trees, landscaped medians and gardens,
and the provision of public seating.

An improved public pedestrian realm is
envisioned for the NoLo District through
wider sidewalks, better lighting, public
seating areas and especially trees and a
‘green’ landscape. Parking is mostly at the
rear of buildings and architectural massing is
used to emphasize the intersections and the
changing vistas along the curved section of
North Loop Boulevard.
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P

Sidewalk

6’
Bike

12’

12’
Roadway
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Bike Sidewalk

60’
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Land Use Actions for North Loop Blvd/53r d St.
Action 2.1.

Rezone properties in the North Loop Blvd/53rd St District according
to the following general principles:
o Maintain existing commercial zoning but add the North Loop
Blvd Conditional Overlay (See Action 2.2 for details) to all
commercially zoned property in the North Loop Blvd/53rd St
District
o Add Mixed Use Building (Smart Growth) [Ordinance no.
000406-81] to all commercially zoned properties in the North
Loop Blvd/53rd St District
o Add the North Loop Blvd conditional overlay (see Action 2.2).

Note: This Neighborhood Plan supports single family zoned properties in the North Loop
Blvd/53rd St District (see map on p.35) being rezoned to Neighborhood Commercial (LR)
with Mixed Use Building (Smart Growth) if the property owner desires to do so.
Action 2.2.

Apply the following conditional overlay to all properties fronting or
one lot back from North Loop Blvd/53rd St between Leralynn and
Airport Blvd (NPZD). (See map on page 35 for location. Please
refer to zoning ordinance C14-02-0009 for specific details). The
following uses are prohibited along this corridor:
Adult Oriented Businesses
Agricultural Sales and Services
Automotive Rentals
Automotive Repair Services
Automotive Sales
Campground
Commercial Blood Plasma Center
Construction Sales and Services (with the exception of those that
have a site area of 8,000 square feet or less)
Convenience Storage
Equipment Repair Services
Equipment Sales
Exterminating Services
Funeral Services
Hospital Services – General
Kennels
Laundry Services
Limited Warehousing and Distribution
Medical Offices exceeding 5,000 square feet
Pawn Shop Services
Residential Treatment
Service Station
Transitional Housing
Transportation Terminal (except for uses associated with light ra il
should it occur in the future e.g. a light rail station or interchange)
Vehicle Storage
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In addition to this the following uses are made conditional1 along this corridor:
Congregate Living
Drive-in Services.
Please note that not all uses are permitted in all base districts. Please consult the
zoning ordinance C14-02-0009 for details about permitted, prohibited, and conditioned
uses on individual properties.

When considering the issuing of conditional use permits this Neighborhood Plan
recommends consideration of the following factors:
o
o
o
o

Compatibility with surrounding uses, particularly single family homes
Potential for adverse impact on residential areas, especially in regard to traffic
Compatibility of the proposed use with the Neighborhood Plan’s vision for that area
and for the neighborhood as a whole
The existing number or concentration of a particular business type. (A key goal of
the Neighborhood Plan is business diversity. It is hoped that no one type of
business will dominate any particular section of the neighborhood).

Action 2.3.

Review the conditional overlay detailed in Action 2.2. two years
after the ordinance is adopted to assess impact (NPT).

Action 2.4.

Work with future developers to encourage that low impact
development strategies are incorporated into site design.
Strategies include reduction of impervious cover, use of bioretention/filtration landscapes, drainage swales, etc. (NPT,
WPDR)

1

Making a use conditional with a Conditional Overlay (CO) means that existing businesses in these
categories can continue to operate; however their ability to expand would be affected by the CO. New
businesses in these categories would be subject to the restrictions in the CO. Existing businesses can
expand, improve, or alter their structures up to 20% of the value of the structure annually without having to
submit a “conditional use permit ” (CUP). This includes both exterior and interior work. If an expansion or
improvement exceeds 20% in a given year, then a CUP would be required. A site plan would be required
for an expansion (adding more than 1,000 sq. ft.) even if the use were not conditional; however the
difference is that most site plans are administratively approved. A CUP (site development) would require a
public hearing and Planning Commission approval.
Through the CUP process, specific criteria are used to determine if a new use or expansion is appropriate
and ways to ensure that compatibility with the neighborhood is addressed. The review process and cost of
CUPs vary by the size of the project and whether construction is required.
It is not the intent of the North Loop Neighborhood Planning Team to close down existing businesses but
rather they view the CUP process as a way to give greater consideration to potential impacts and ensuring
that any expansion of existing businesses, or the introduction of new businesses, is done in a way that
considers neighborhood interests.
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Transportation Actions for North Loop Blvd
Action 2.5.

Construct sidewalk along North Loop Blvd between Highland Plaza
and the North Loop Commercial Center (south side – adjacent to
State Cemetery land). (TPSD)

Action 2.6.

Undertake a study on pedestrian improvements for the North
Loop Commercial Center. (TPSD)

Other Actions for North Loop Blvd
Action 2.7.

Should redevelopment in this area occur, this Neighborhood Plan
encourages improved lighting on commercial properties. (The
priority for this lighting is public safety. Lighting should be placed
in locations that do not cause spillover into neighboring residential
properties). (NPT)

Action 2.8.

Work with stakeholders (property owners, local businesses,
residents, neighborhood association, etc.) to create, and enhance,
public open space within the North Loop Commercial Center.
(NPT )

Action 2.9.

Form a neighborhood/business committee consisting of local
businesses, property owners, and residents to address issues such
as graffiti abatement, trash problems, property maintenance, etc.
(NPT)

Action 2.10.

Organize and conduct an annual North Loop Festival that features
neighborhood artists, performers, businesses, crafts, food, film,
etc. and request permit waivers from the City for the festival.
(NPT)

Action 2.11.

Work with Austin State Hospital to landscape with native shrubs or
trees along the perimeter of the State Cemetery property. (NPT)
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Airport Blvd (between I-35 and US 290/Koenig Lane)
The map below shows the area referred to as the Airport Blvd district. It extends from East 46th
St in the south to US 290 in the north. To the west the boundary of this district is defined by the
rail corridor, to the east (as shown on the map) it is the rear property lines of the commercial
properties that front the east side of Airport Blvd or its adjoining streets (see map below for
details). This map shows the proposed future land uses for this area.
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Vision for Airport Blvd
Key themes
Commercial character including retail and office
Mixed use development
Neighborhood Urban Center/s that a mix of commercial, residential, civic uses,
and public space
Improved pedestrian environment including wider continuous sidewalks, clearer
distinction between automotive and pedestrian space, and the reduction of curb
cuts
Safe pedestrian and bicycle crossing of Airport
Landscaping
As part of Phase One of the City’s
Corridor Planning process, this section
of Airport Blvd was classified as a Main
Street Corridor. According to the
Corridor Planning Study, a Main Street
Corridor is:
“characterized by the presence of
commercial and retail activity along the
corridor and pedestrian and transit
improvements such as wide sidewalks,
street trees, benches, and other amenities.
Land uses typically include multifamily and
condominium residential uses,
neighborhood-oriented commercial and
retail uses, and civic uses such as
government offices, recreation centers, post
offices, libraries, and day care that are
highly visible focal points. Although there is
no single specific destination such as a mall
or office complex, the corridor itself may
serve as a destination. Due to the uses
along the corridor, it may remain active into
the evening. The mixed-use character of
the corridor should be oriented towards
serving the needs of surrounding
neighborhoods. Main street corridors should
be arterial or major collector roads that
carry the volume of traffic and frequent
transit service needed to promote local
businesses”.

It is recognized that Airport Blvd is a
major city arterial road. However, it is
the recommendation of this
Neighborhood Plan that certain capital
improvements, and well-planned future
development, could help to create an
active commercial strip that is enhanced
by a more walkable pedestrian
environment, while still enabling the
road to function effectively as a city
arterial. Safer pedestrian crossing of
Airport Blvd is fundamental to the
enhancement of this area, as is a clearer
distinction between pedestrian and
vehicle areas. Access to businesses
could be further enhanced by
improvements to transit facilities
particularly the correct location,
construction, and maintenance of bus
shelters.

Future improvements to Airport Boulevard should
be focused on creating a better pedestrian
environment.
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Before and after images of a corridor after pedestrian improvements. ‘Liner’ buildings are used to buffer
pedestrian friendly streetscapes from automobile oriented land uses such as gas stations.

The option of developing some commercial properties as mixed use buildings is an
aspect of the future vision for Airport. The incorporation of a variety of residential uses
will add to the vitality and feasibility of the commercial strip. Live/work units, small
apartments above stores, townhouses, condominiums, and apartments could all have a
place in this area.
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Large sites, that are viewed as underutilized, are also seen as potential
redevelopment sites. Such
redevelopment would reduce the
dominance of large, often vacant
parking lots along Airport Blvd.
Redevelopment of these larger sites into
Neighborhood Urban Centers with a
mixture of commercial, office,
residential, and public space is
fundamental to the future enhancement
of this strip. The Neighborhood Urban
Center concept is recommended for
both sides of Airport Blvd, north of 53
½ St (see the Future Land Use Map on
page 42 for specific locations).

The 12 th Street ARA project has many qualities
that are similar to the Smart Growth
Neighborhood Urban Center Infill Option.
Illustration courtesy of Linda Johnston Architects.

Smaller scale commercial development,
consistent with the scale of the
Concorde Center (4600 block), is also
seen as part of the future development
of Airport Blvd. However, it is
envisioned that future developments of
this type will be designed so that the
parking is at the rear of the property
and the new building is brought closer
to the street. An important issue is also
ensuring that compatibility between the
commercial and residential uses is
addressed through landscaped buffers,
fencing, etc.

Another important issue is the impact of
restrictive parking requirements on the
capacity of local businesses to expand
or for property owners to redevelop.
This Neighborhood Plan supports
parking variances for neighborhood
oriented businesses along Airport Blvd.
Variances would not be supported for
regional draws such as big box retail,
but would be supported for smaller,
independently -owned businesses that
offered goods and services that served
local neighborhood needs.
The variety of small, independent
businesses is currently a highly valued
aspect of Airport Blvd. Tamale House,
Mrs. Johnson’s Donuts, Casey’s
Snowballs, McGuire’s Clocks and others
are neighborhood businesses that are
seen as an integral part of Airport Blvd’s
future. Businesses that people would
like to encourage to this strip include
restaurants, grocery, personal services,
administrative and professional offices,
bookstores, and personal improvement
services such as health studios. The
major arterial nature of this road means
that it will also be appropriate for a
variety of businesses including service
station, automotive repair, and fast food
restaurant. The Neighborhood Plan
recommends that these, and other uses,
comply with the design requirements for
this strip as outlined in the design
considerations listed on the following
page. The Plan also recommends that
businesses (both new and old) be
required to comply with existing City
codes such as those prohibiting the
parking of automobiles in the public
right of way.
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An objective of the Neighborhood Plan is to encourage diverse land uses and businesses
along the major corridors. To support that objective, the Neighborhood Planning Team
is not restricting many uses along major arterials such as Airport Blvd. However, in the
interest of promoting diversity, the Neighborhood Planning Team does not encourage
the predominance of any one kind of business along this strip. For example, automotive
sales is recognized as an appropriate use for an arterial such as Airport Blvd; however,
the Neighborhood Planning Team believes that a concentration of automotive sales is
inconsistent with the objective of business diversity.
The issue of compatibility between commercial and residential uses is important. The
enforcement of both compatibility standards and relevant codes is central to an effective
transition between the commercial uses on the strip and the residential uses that are
adjacent to it. The neighborhoods to the east of Airport Blvd (Morningside-Ridgetop and
Eye 35/Airport Blvd) are effectively wedged between Airport and the I-35 frontage road
so extra attention is necessary to ensure a reasonable transition between commercial
and residential uses through appropriate setbacks, fencing, and landscape buffers.
The Neighborhood Plan supports the creation of a hike/bike trail in or adjacent to the
rail corridor that runs along the western side of Airport Blvd. This trail could provide
safe non-auto links to Highland Mall, Hancock Center, and downtown Austin. The
hike/bike trail could be a catalyst to improved maintenance and appearance of the rail
corridor. This improved appearance will include planting of trees between the rail
corridor and Airport Blvd that will frame the street, and will help to visually reduce the
perception of the road width. It is also anticipated that some form of public meeting or
gathering place will be included as part of the trail construction at either Airport and
53rd½ or Airport and 51st. This space may take the form of a park or a plaza and will
serve as stopping point along the trail as well as a place for neighborhood gathering and
activities.
The combination of Clarkson and the Capital
Metro Right-of-Ways provide many opportunities
for pedestrian and bicycle improvements for
casual users. Bike lanes on Airport Boulevard
would serve experienced commuters and for
direct access to comme rcial destinations.
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Design Considerations

Importance of the corners
Streetscape improvements
Bringing buildings to the street
Parking at rear of buildings
Clearer distinction between the automobile and pedestrian
zones
Neighborhood Urban Center

A key design consideration for this area is substantial improvements to the quality of the
pedestrian environment through the creation of attractive walkways and interesting
street front experiences. Sidewalks are the foundation of this environment and need to
be wide, shaded, safe, and interesting to walk on. Sidewalks should also be viewed as
part of a continuous network and not as isolated segments.
The safety and appeal of an area like Airport Boulevard could be significantly enhanced
through improved lighting. Lighting that is not stark and intimidating but that
illuminates walkways, ensures safety, highlights buildings, and provides direction to
other destinations along the strip would help to transform this area into a more usable,
vibrant area.
There are a number of other ways that the pedestrian and commercial environment of
Airport could be enhanced. These include:
o

Quality street furniture that is shaded and buffered from the roadway with
landscaping.

o

Use of informative and consistent signage to help people find their way and to
establish a clear message of where things are and how to get to them.

o

Street trees to frame the street and to create a unified image along Airport.

The corners, particularly with 53 ½ St and 51st are important. Any development should
recognize these locations are landmarks. Redevelopment should be of sufficient scale
and design to reinforce this. In order to effectively “enclose” the street, the height of
buildings at these corner locations should be approximately half the width of the total
Right of Way width of Airport Blvd. Buildings in this location should frame and enclose
these major corners. Development that is of a similar type to the mixed use
development at Rio Grande and 29th St (with parking located at the rear) may be
appropriate for this and other locations along this strip.
Safety and security will be enhanced by encouraging active uses along the street and
ensuring that any multi-story buildings include balconies and windows that will provide
informal surveillance of the street.
Parking should be placed to the rear of buildings and buildings designed to address the
street and have minimum setbacks. Parking lots should be landscaped and include
shade trees.
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This Neighborhood Plan does not support the expansion of Airport Blvd to 6 lanes.
However, if this unnecessary and potentially harmful expansion were to occur, the
following requirements should be incorporated into any design and construction for the
project: improved pedestrian crosswalks – marked, signalized intersections, refuge
islands, landscaped raised median, different textured and colored surface treatment at
intersections of 45th, 51st and 53 ½ Sts; wider (8 feet), continuous sidewalks with
landscaped buffers between sidewalk and roadway; mature street trees planted on both
sides of roadway; bicycle lanes that are a minimum of 6 feet wide and are painted a
different color than vehicle travel lanes; and traffic calming on adjoining neighborhood
streets to mitigate the impacts of additional vehic le traffic and speeds.
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The Neighborhood Planning Team’s vision for Airport Boulevard north of 53 rd / 53 ½ is a 4 lane divided Main
Street Corridor with Neighborhood Urban Centers on both sides.
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Neighborhood Urban Center development along Airport Blvd
The Neighborhood Planning Team would like to encourage the following design
suggestions for any future Neighborhood Urban Center developments along Airport Blvd
(letters in brackets provide a key to the location of those features on the sketch on the
next page):
o Approximately 5 stories of commercial or commercial/mixed use fronting Airport
Blvd; (A)
o Maximum heights will be along Airport and will gradually decrease to ensure
compatibility with any surrounding single family development; (B)
o Buildings fronting Airport to be built to the property line with minimum setbacks; (C)
o Ground floor commercial uses to be active and include retail, restaurants, and
personal services; (D)
o Upper floors to include office and residential; (E)
o Upper floors to include balconies and windows to enable “informal surveillance” or
“eyes on the street” of street and sidewalk below; (F)
o Parking behind building; (G)
o Restricted or prohibited vehicular access or egress on local neighborhood streets
such as Helen and 53 ½; (H)
o A localized traffic calming study to be undertaken and traffic calming measures
implemented that focus on restricting cut through and high speed vehicle traffic on
local streets, particularly those in the MorningsideRidgetop and Eye 35/Airport neighborhoods;
o Building façade on Airport broken up regularly to allow
pedestrian access into and through the site where
possible; (I)
o Incorporation of interior courtyards that will act as
gathering places and places for outdoor eating etc
but in an environment that is more buffered from
Airport Blvd; (J)
o The residential component of the Neighborhood
Urban Center will be a mixture of townhouse,
condominium, and apartments. Live/work units may
Current
also be a possibility; (K)
site
o The neighborhood encourages that 10% of the residential units
be aerial
dedicated as SMART Housing or other affordable units;
o Landscaping used to enhance the parking areas and to provide buffers where
necessary between parking for commercial uses and the residential units; (L)
o Landscaping in parking lots should include shade trees; (M)
o Low impact development strategies should be incorporated into the site design
where possible including reduction of impervious cover, use of bio-retention/filtration
landscapes, drainage swales, etc.
o Usable public space should be incorporated and located in areas on the site that
allow for maximum public access and usage (N)
The Neighborhood Planning Team would be willing to work with any potential
developers of these sites to consider variances regarding parking, floor space, etc. for a
development which was consistent with the above design suggestions.
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Land Use Actions for Airport Blvd
Action 3.1.

Rezone properties in the Airport Blvd District according to the
following general principles:
o Maintain existing commercial base zoning but add the Airport
Blvd Conditional Overlay (See Action 3.2 for details)
o Add Mixed Use Building (Smart Growth) [Ordinance no.
000406-81] to all commercially zoned properties in the Airport
Blvd District
o Add the Smart Growth infill option Neighborhood Urban Center
to the areas on either side of Airport Blvd north of 53rd St (i.e.
Chair King and Builder’s Square on the eastern side of Airport,
and Leif Johnson property on western side)
o Add the Airport Blvd conditional overlay (see Action 3.2).

Action 3.2.

The conditional overlay for the Airport Blvd District between the I35 Frontage Road and US 290(see map on page 42) prohibits the
following uses (Please consult the zoning ordinance C14-02-0009
for precise details):
Adult Oriented Businesses
Pawn Shop Services
Residential Treatment
Transitional Housing
Also, the conditional overlay makes the following uses conditional1: (NPZD)
Agricultural Sales and Services
Automotive Sales (between 51st and 56th Streets, east side of
Airport, between 51st and 55th, west side of Airport) 2
Campground
Commercial Blood Plasma Center

1

Making a use conditional by a Conditional Overlay (CO) means that existing businesses in these categories
can continue to operate; however their ability to expand would be affected by the CO. New businesses in
these categories would be subject to the restrictions in the CO. Existing businesses can expand, improve, or
alter their structures up to 20% of the value of the structure annually without having to submit a
“conditional use permit” (CUP). This includes both exterior and interior work. If an expansion or
improvement exceeds 20% in a given year, then a CUP would be required. A site plan would be required
for an expansion (adding more than 1,000 sqft) even if the use were not conditional; however the
difference is that most site plans are administratively approved. A CUP (site development) would require a
public hearing and Planning Commission approval.
Through the CUP process, specific criteria are used to determine if a new use or expansion is appropriate
and ways to ensure that compatibility with the neighborhood is addressed. The review process and cost of
CUPs vary by the size of the project and whether construction is required.
It is not the intent of the North Loop Neighborhood Planning Team to close down existing businesses but
rather they view the CUP process as a way to give greater consideration to potential impacts and ensuring
that any expansion of existing businesses, or the introduction of new businesses, is done in a way that
considers neighborhood interests.
2

Automotive Sales are permitted on the both sides of Airport, south of 51st St; on the east side of Airport,
north of 56 th St; and on the west side of Airport, north of 55th.
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Construction Sales and Services
Convenience Storage
Equipment Repair Services
Equipment Sales
Kennels
Vehicle Storage
Please note that not all uses are permitted in all base districts. Please consult the
zoning ordinance C14-02-0009 for details about permitted, prohibited, and conditioned
uses on individual properties.
Also note that the conditional overlays proposed as part of this plan are not intended to
replace, but are in addition to existing conditional overlays that existed prior to this
plan’s adoption. For Tract 31, the restrictions outlined in zoning ordinance C14-96-0081
will continue to apply. For Tract 23b, the restrictions outlined in zoning ordinance C1488-0115 will continue to apply.
When considering the issuing of conditional use permits this Neighborhood Plan
recommends consideration of the following factors:
o
o
o
o

Compatibility with surrounding uses, particularly single family homes
Potential for adverse impact on residential areas, especially in regard to traffic
Compatibility of the proposed use with the Neighborhood Plan’s vision for that area
The existing number or concentration of a particular business type. (A key goal of
the Neighborhood Plan is business diversity. It is hoped that no one type of
business will dominate any particular section of the neighborhood).

Action 3.3.

Review the conditional overlays detailed in Action 3.2. two years
after the ordinance is adopted to assess impact. (NPT)

Action 3.4.

Rezone the two lots on the east side of Airport Blvd immediately
north of 53 ½ St that are locally known as ‘Chair King’ and
‘Builder’s Square’ (currently Chick Packaging); and the lots on the
west side of Airport immediately north of 53 ½ St (current
location of Leif Johnson Ford (see map on page 42 for exact
locations) to allo w the Smart Growth infill option ‘Neighborhood
Urban Center’. The Neighborhood Urban Center option refers to
the redevelopment of an existing retail or commercial center, or
development of a vacant site, into a mixed-use, pedestrian and
transit-oriented center. The Neighborhood Urban Center permits
residential, multi-family, commercial and retail uses in commercial
zoning districts. See Vision for Airport Blvd section (on page 43)
for design considerations. (NPZD)

Action 3.5.

Request that the developments for the two areas on Airport Blvd
recommended for Neighborhood Urban Center (the Builder’s
Square/Chair King on the east side of Airport Blvd just north of 53
½ St. and the Leif Johnson site on the west side of Airport north
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of 53 ½ St) include a minim um of 10% of residential units
allocated for SMART Housing. (NPT)
Action 3.6.

Ensure that any future Neighborhood Urban Center developed
includes at least the minimum requirement for community open
space as part of the development, and that the open space is
usable and accessible to all neighborhood residents. (NPZD, NPT)

Action 3.7.

Work with future developers of larger sites, such as Neighborhood
Urban Centers, to encourage that low impact development
strategies are incorporated into site design. Strategies include
reduction of impervious cover, use of bio-retention/filtration
landscapes, drainage swales, etc. (NPT, WPDR)

Transportation Actions for Airport Blvd
Action 3.8.

Request that capital projects to improve the streetscape and
pedestrian environment of Airport Blvd (between I-35 and US
290) be included in the next bond election package, and future
packages as required. (NPT) These improvements should
include:
o widening sidewalks and ensuring a continuous network of
sidewalk with the use of different paving materials
o paved crosswalks on Airport constructed of different textured
and colored material than the roadway
o landscaping improvements including street trees, landscaped
buffers between the sidewalks and roadway, landscaped
medians (with turning bays)
o lighting
o trash cans.

Action 3.9.

Include Airport Blvd between I-35 and US 290 in the next round
of funding, and future rounds if necessary, available for the
construction and/or improvement of sidewalks on arterial roads.
(TPSD)

Action 3.10.

Work with the Texas Department of Transportation to ensure that
the requirement to provide pedestrian facilities with major road
construction projects is fulfilled for the US 290 overpass and
Airport Blvd intersection. (NPT, TXDoT)

Action 3.11.

Install bicycle lanes along Airport Blvd between I-35 and US 290
(both sides) that are painted in a distinctive color. Ensure that
these bike lanes are constructed to allow easy and safe passage
of I-35 underpass and US 290 underpass. (TPSD)
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Action 3.12.

Improve the coordination of bus stop locations with existing
crosswalks by joint planning between Capital Metro and
neighborhood associations, Ridgetop Elementary School, and
Neighborhood Planning Team. (Capital Metro)
Many bus stops along Airport, particularly on its western side, are
located in the middle of the block and offer no safe options for crossing
Airport Blvd. For example, The 350 bus stop on the western side of
Airport Blvd opposite 49th St offers no safe crossing options. Locating
bus stops closer to signalized cross walks will enhance safety.

Action 3.13.

Improve transit stops by providing bus shelters, seating and trash
cans (Capital Metro) at the following:
East side of Airport Blvd
o Stop on 4600 block of Airport (located in front of Concorde
Center)
o Stop on 4800 block of Airport (located in front of Diamond
Shamrock, near Airport and 49th St)
o Stop at Airport and 52nd St (located in front of KFC)
o Stop at Airport and 53rd ½ St (south eastern corner of
intersection)
o Stop on 5600 block of Airport Blvd (located in front of Eckerds)
West side of Airport Blvd
o Stop at Airport and 46th St
o Stop on 5100 block of Airport (opposite KFC and 52nd St)
o Stop on 5600 block of Airport (in front of Leif Johnson Ford)

Action 3.14.

Install a marked pedestrian crossing of Airport Blvd on northern
side of intersection with 51st St. and link this with sidewalk on the
northern side of 51st at Clarkson. (TPSD)

Action 3.15.

Study the signalization and timing at Airport and 51st St and
Airport and 53 ½ St to determine the need for altered signal
timing to provide more time for pedestrians to cross safely at
these intersections. (TPSD)

Action 3.16.

Study the installation of ‘No right turn on red’ signage to enable
protected crossings of Airport and 51st and Airport and 53 ½.
(TPSD)

Action 3.17.

Ensure that there are marked or striped designation of pedestrian
crossings at Airport and 51st, Airport and 53 ½, and Airport and
45th St; and ensure that these are regularly maintained to ensure
their visibility. Investigate the possibility of the use of different
color and pavement treatment of these intersections to improve
their visibility as pedestrian crossing zones. (TPSD)
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Action 3.18.

Study the construction of a median/pedestrian refuge island on
Airport Blvd at intersection with 51st St. (TPSD)

Action 3.19.

Study the construction of right turn lanes and landscaped
pedestrian islands at intersection of Airport Blvd and 51st St. (like
the lanes and turning islands at South Lamar and Barton Springs
Rd). (TPSD, PARD) Show photo

Action 3.20.

Landscape the turning islands at Airport Blvd and 53½ St (like the
landscaped turning islands at South Lamar and Barton Springs
Rd). (PARD, TPSD)

Action 3.21.

Conduct a corridor planning study of Airport Blvd between I-35
and US 290 and use the “Main Street” classification as the basis
for the study (Refer to p. 34 for definition of Main Street). (TPSD)

Action 3.22.

Work with Capital Metro and other agencies to locate funds for
transportation related enhancements to Airport Blvd. (Possible
funding sources include Intermodal Surface Transportation
Efficiency Act (ISTEA), EPA, and others). (NPT)

Other actions
Action 3.23.

Ensure the enforcement of relevant codes along Airport Blvd such
as those relating to parking vehicles in the public right of way,
soliciting, littering, speeding, yielding to pedestrians in the
crosswalk etc. (APD, NPZD)

Action 3.24.

Plant street trees (in accordance with the Street Tree Ordinance)
in the public right of way in the following locations along Airport
Blvd (PARD):
Eastern side of Airport Blvd
o Along the 4500 block (in front of Morgan portable building
site)
o Along the 4600 block (in front of Concorde Center)
o Along the 4900 block (in front of Alonzo’s, Cobra CBs)
o 49th ½ block (in front of Mrs. Johnson’s Donuts)
o 5100 block (in front of KFC)
o 5200 block (full length of block including in front of Holiday
House)
o 5300 block (in front of Cash America Pawn, Payless Shoes)
o 53rd ½ block (in front of Chevron, Chair King, Builder’s Square
[Chick Packaging])
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Western side of Airport Blvd
o 5300 block (in front of TL Auto Care and Generic Motors –
utility lines could be an obstruction in this area)
o 5400 block (in front of Marin Motors)
o 5500 block (in front of Leif Johnson’s Super Store)
o Along the rail corridor between 45th and 53rd St
Tree species should be selected to create a unified image of the street
and to provide a canopy. Lining streets with a selected species of tree
can help to identify the area and will signify the boulevard as a
pedestrian route.
Given a limited budget, the most effective expenditure of funds to improve a street would probably be on
street trees. Assuming trees are appropriate in the first place and that someone will take care of them,
trees can transform a street more easily than any other physical improvement. Moreover, for many people
trees are the most important single characteristic of a good street.
Allan B. Jacobs, Great Streets, 1993
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Lamar Blvd (between 51st St and Koenig Lane)
The map below shows the area referred to as the Lamar Blvd district. It extends from 51st St in
the south, to Koenig Lane/RM 2222 in the north. The western boundary is defined by Lamar
itself, while the eastern boundary is defined by the rear property lines of the commercial
properties that front Lamar or are located on its adjoining streets (see map below for details).
This map shows the proposed future land uses for this area.
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Vision for Lamar Blvd
Key themes

Variety of commercial uses
Ground floor commercial with office or residential above
Neighborhood Urban Center at corner of Lamar and Koenig
Compatibility between commercial and adjacent residential
Improved pedestrian environment including wider continuous
sidewalks, buffered from street, reduction of curb cuts
Landscaping

Lamar Blvd is recognized as a major arterial road, and the Neighborhood Planning Team
does not recommend prohibiting uses along this strip. Some uses are proposed as
conditional in an effort to ensure the compatibility of future development. A variety of
commercial uses are envisioned for this section of the neighborhood including
administrative and business offices, equipment repair, general retail, communications
services, personal services and restaurants.
The major arterial and citywide serving nature of Lamar Blvd is recognized. However,
an objective of the Neighborhood Plan is to encourage and support smaller,
independently owned businesses. This Neighborhood Plan recommends that one way to
do this is to enhance the walk ability of, and pedestrian access to, these areas in order
to encourage neighborhood people to shop at neighborhood stores. The plan
recommends sidewalk enhancements to Lamar and general streetscape improvements
to the pedestrian environment through landscaping, street tress, the addition of street
furniture, and other similar amenities. It is recognized that the public right-of-way is
limited and the neighborhood hopes to work with the City and local property owners to
explore options for the improvement of this area.
Retail, or other commercial uses,
are seen as occupying ground
floors, while offices and residential
uses are on the upper floors of
future mixed-use buildings along
this section of Lamar. An increase
in residential units along this strip is
anticipated to enhance the vitality
of this strip and help to strengthen
the customer base of local
businesses.
Retail / Office Mixed-Use buildings similar to
this one a 6 th and Lamar might be
appropriate along this section of Lamar as
well.
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A variety of businesses are appropriate for the ground floor spaces along Lamar Blvd.
While there is a preference for active uses that can be pedestrian-oriented such as
restaurants, bookshops, laundry, beauty and barbershops; it is also recognized that an
arterial road with over 30,000 vehicles passing a day is also an appropriate location for a
wide range of commercial uses. However, the Neighborhood Planning team
recommends that: close attention be paid to compatibility between the commercial
premises and the adjacent residential lots; all development along this strip be strongly
encouraged to comply with the design guidelines for this section of Lamar (as outlined in
the design considerations noted on this page); and that consideration also be given to
the Neighborhood Plan’s objective of encouraging business diversity by ensuring that no
one particular use comes to dominate this strip.
The intersection of Lamar and Koenig Lane/RM 2222 is envisioned as a future
Neighborhood Urban Center. This center will include a mixture of commercial, office,
residential and civic uses. Community open space is also an important requirement of
the Neighborhood Urban Center option. This intersection is anticipated as a future
option for a transit stop and neighborhood center that will support a mix of residential
and commercial development.
While the development of a transit stop would enhance the prospects of the
development of this mixed use center, the Neighborhood Planning Team believes that
development of this type would be beneficial and viable, whether or not lig ht rail or
another type of transit stop locates there. (Design suggestions for this Neighborhood
Urban Center are offered in the next section – Design considerations).
Design considerations

Improved pedestrian environment
Landscaping
Bring buildings to the street with parking in rear
Neighborhood Urban Center
Importance of the corners

The Neighborhood Plan’s vision for this section of Lamar is retail and other commercial
activity along the corridor and pedestrian and transit improvements such as wide
sidewalks, street trees, benches, and other amenities.
Neighborhood Urban Center
This center, to be located at the southeast corner of Koenig and Lamar, will serve as a
community focal point and will support a variety of uses and activities. The design of
this center will encourage residents, workers, and shoppers to drive their cars less and
ride transit or walk more. The design, configuration, and mix of buildings and activities
will emphasize a pedestrian orientation. Uses within this neighborhood urban center will
be linked to each other and to the surrounding neighborhood by direct pedestrian
pathways and bicycle routes.
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A variety of housing opportunities should be provided within the neighborhood urban
center. This could include apartments, condominiums and townhouses. The variety of
housing types will help to promote a more compact community and will help to provide
a diverse local market for businesses.
A variety of housing types, costs, and ownership will establish diversity in a community and will lead to
more transit trips throughout the day. More people will be around and supporting local commercial
establishments. Research indicates that 15 housing units per gross acre will support a high level of bus or
rail service to a station area. High-density single family, townhouses and apartments should be combined to
achieve an adequate density. To maintain a good balance of activity, the number of jobs in the station area
should not exceed the number of households by more than 3 to 1.
Creating Transit Station Communities, Puget Sound Regional Council, 1999

Commercial uses in the center could include food markets, restaurants, cafes, theatres,
bookshops, and business offices. Open spaces in the form of small parks and plazas will
provide a focus for community activity. Wide sidewalks that are shaded by street trees
will characterize the streets in and around the neighborhood urban center. These
sidewalks, with the addition of street furniture, landscaping and public art, will help to
provide a setting for neighborhood interaction and community activity.
Buildings within the neighborhood urban center should build as close as possible to their
front property line and situate their parking at the rear. The ‘heat island’ effect is
discouraging of pedestrian activity. Weather protection including awnings along
buildings, trees with a continuous canopy, and freestanding shelters should be
incorporated into the neighborhood urban center design.
The Neighborhood Urban
Center at Koenig and
Lamar should be
pedestrian dominant and
contain a broad mix of
uses and housing types.
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The Neighborhood Planning Team would like to encourage the following design
suggestions for any future Neighborhood Urban Center development at the intersection
of Lamar and Koenig:
o Approximately 4 stories of commercial or commercial/mixed use fronting Lamar Blvd
and Koenig Lane;
o Maximum heights will be along Lamar and Koenig and will gradually decrease to
ensure compatibility with any surrounding single family development;
o Buildings fronting Lamar and Koenig to be built to the property line with minimum
setbacks;
o Ground floor commercial uses to be active and include retail, restaurants, and
personal services;
o Upper floors to include office and residential;
o Upper floors to include balconies and windows to enable “informal surveillance” or
“eyes on the street” of street and sidewalk below;
o Parking situated behind building;
o Restricted or prohibited vehicular access or egress on local neighborhood streets;
o A localized traffic calming study to be undertaken and traffic calming measures
implemented that focus on restricting cut through and high speed vehicle traffic on
local streets;
o Building façades on Lamar and Koenig not in form of continuous blocks but broken
up regularly to allow pedestrian access into and through the site where possible;
o Incorporation of interior courtyards that will act as gathering places and places for
outdoor eating etc but in an environment that is more buffered from the major
arterials;
o The residential component of the Neighborhood Urban Center will be a mixture of
townhouse, condominium, and apartments. Live/work units may also be a
possibility;
o The neighborhood encourages that 10% of the residential units be dedicated as
SMART Housing or other affordable units;
o Landscaping used to enhance the parking areas and to provide buffers where
necessary between parking for commercial uses and the residential units;
o Landscaping in parking lots should include shade trees;
o Low impact development strategies should be incorporated into the site design
where possible including reduction of impervious cover, use of bio-retention/filtration
landscapes, drainage swales, etc.
o Usable public space should be incorporated and located in areas on the site that
allow for maximum public access and usage.
The Neighborhood Planning Team would be willing to work with any potential
developers of these sites to consider variances regarding parking, floor space, etc. for a
development that was consistent with the above design suggestions.
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Land Use Actions for Lamar Blvd
Action 4.1.

Rezone properties in the Lamar Blvd District according to the
following general principles:
o

o

o

o
Action 4.2.

Maintain existing commercial base zoning but add the Lamar
Blvd/Koenig Lane Conditional Overlay (See Action 4.2 for
details)
Add Mixed Use Building (Smart Growth) [Ordinance no.
000406-81] to all commercially zoned properties in the Lamar
Blvd District
Add the Smart Growth infill option Neighborhood Urban Center
to the area bound by Koenig to the north, Guadalupe to the
east, Nelray to the south and Lamar to the west. This is the
area at the corner of Koenig and Lamar currently occupied by
Randall’s and the Business Park
Add the Lamar Blvd conditional overlay (see Action 4.2).

The conditional overlay for Lamar Blvd does not prohibit any uses,
but makes the following uses conditional1: (NPZD). (See map on
page 57 for precise location. Please consult the zoning ordinance
C14-02-0009 for precise details).
Adult Oriented Businesses
Agricultural Sales and Services
Automotive Sales
Campground
Commercial Blood Plasma Center
Construction Sales and Services
Convenience Storage
Equipment Sales
Kennels
Vehicle Storage

1

Making a use conditional by a Conditional Overlay (CO) means that existing businesses in these categories
can continue to operate; however their ability to expand would be affected by the CO. New businesses in
these categories would be subject to the restrictions in the CO. Existing businesses can expand, improve, or
alter their structures up to 20% of the value of the structure annually without having to submit a
“conditional use permit” (CUP). This includes both exterior and interior work. If an expansion or
improvement exceeds 20% in a given year, then a CUP would be required. A site plan would be required
for an expansion (adding more than 1,000 sq ft) even if the use were not condit ional; however the
difference is that most site plans are administratively approved. A CUP (site development) would require a
public hearing and Planning Commission approval.
Through the CUP process, specific criteria are used to determine if a new use or expansion is appropriate
and ways to ensure that compatibility with the neighborhood is addressed. The review process and cost of
CUPs vary by the size of the project and whether construction is required.
It is not the intent of the North Loop Neighborhood Planning Team to close down existing businesses but
rather they view the CUP process as a way to give greater consideration to potential impacts and ensuring
that any expansion of existing businesses, or the introduction of new businesses, is done in a way that
considers neighborhood interests.
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Please note that not all uses are permitted in all base districts. Please consult the
zoning ordinance C14-02-0009 for details about permitted, prohibited, and conditioned
uses on individual properties.
Also note that the conditional overlays proposed as part of this plan are not intended to
replace, but are in addition to any existing conditional overlays that existed prior to this
plan’s adoption.
When considering the issuing of conditional use permits this Neighborhood Plan
recommends consideration of the following factors:
o
o
o
o

Compatibility with surrounding uses, particularly single family homes
Potential for adverse impact on residential areas, especially in regard to traffic
Compatibility of the proposed use with the Neighborhood Plan’s vision for that
area and for the area as a whole
The existing number or concentration of a particular business type. (A key goal
of the Neighborhood Plan is business diversity. It is hoped that no one type of
business will dominate any particular section of the neighborhood).

Action 4.3.

Review the conditional overlays detailed in Action 4.2. two years
after the ordinance is adopted to assess impact (NPT).

Action 4.4.

Rezone the lots at the corner of Lamar and Koenig (see map on
page 57 for exact locations) to allow the Smart Growth infill option
‘Neighborhood Urban Center’. The Neighborhood Urban Center
option refers to the redevelopment of an existing retail or
commercial center, or development of a vacant site, into a mixeduse, pedestrian and transit-oriented center. The Neighborhood
Urban Center permits residential, multi-family, commercial and
retail uses in commercial zoning districts. (NPZD)

Action 4.5.

Encourage any future Neighborhood Urban Center developed at
the Randall’s site at the corner of Koenig and Lamar to include a
minimum of 10% of residential units allocated for SMART
Housing. (NPT)

Action 4.6.

Ensure that any future Neighborhood Urban Center developed
includes at least the minim um requirement for community open
space as part of development, and that the open space is usable
and accessible to all neighborhood residents. (NPZD)

Action 4.7.

Work with future developers of larger sites, such as a
Neighborhood Urban Center development, to ensure that low
impact development strategies are incorporated into site design.
Strategies include reduction of impervious cover, use of bioretention/filtration landscapes, drainage swales, etc. (NPT,
WPDR)
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Transportation Actions for Lamar Blvd
Action 4.8.

Include Lamar Blvd between 51st St and RM 2222 (Koenig Lane) in
the next round of funding available (and future rounds if
necessary) for the construction and/or improvement of sidewalks
on arterial roads. (TPSD)

Action 4.9.

Request that capital projects to improve the streetscape and
pedestrian environment of this section of Lamar Blvd be included
in the next bond election package, and future packages as
required (NPT). These improvements should include: wider,
continuous sidewalks, landscaping improvements including street
trees, landscaped buffers between the roadway and sidewalk, and
improved lighting.

Action 4.10.

Improve transit stops by providing bus shelters and seating at the
following locations on Lamar Blvd (Capital Metro):
o Nelray and Lamar (east side)
o North Loop and Lamar (east side)
o North Loop and Lamar (west side).

Action 4.11.

Support the burying of utility lines along Lamar Blvd (eastern side)
between 51st St and Koenig Lane. The Neighborhood Planning
Team recognizes the limits on funding for burying utilities but
would like to see this area included in any future utility burying
work. (Austin Energy)

Action 4.12.

Ensure the enforcement of relevant codes on Lamar Blvd such as
those relating to parking vehicles in the public right of way on
Lamar and adjoining streets (APD, NPZD).
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Koenig Lane/RM 2222/US 290 between I-35 and
Lamar Blvd
The map below shows the area referred to as the Koenig Lane district. It extends from
Guadalupe in the west to the rail corridor in the east. The northern boundary is Koenig itself,
while the southern boundary is 56th St (see map below for details). This map shows the
proposed future land uses for this area.
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Vision for Koenig
The vision for Koenig is for more trees and green space. Koenig is seen as a greener
corridor than Lamar and Airport. It may be an area where larger setbacks are
appropriate.

Howard’s Nursery is a valued local business and typifies the character of Koenig with greater setbacks and
plenty of greenery.

Awnings, windows and other similar features should be incorporated into the design of
the buildings fronting Koenig. Wider sidewalks with appropriate landscaping to buffer
from the roadway are also necessary improvements to this area.
The current range of uses (service station, multi-family apartments, church, plant
nursery, etc.) is considered appropriate for this roadway. The neighborhood has stated
a preference for preserving the churches of the area, so the continued presence of
Skyview Baptist is seen as beneficial.
Mixed use has been added as an option for these properties, if property owners choose
to pursue this in the future.
If redevelopment were to occur along Koenig, the neighborhood sees the Southern
Union Gas site as a possible location. If the owners of the property currently occupied
by Southern Union Gas were to redevelop, this Neighborhood Plan envisions this site
being a mixed-use development with an emphasis on office and commercial uses
fronting Koenig. From this Koenig frontage the development could transition into
residential with townhouses. Pathways for pedestrians through the site to provide
pedestrian access from Avenues G and H, and Duval St., through the site to the
commercial uses on Koenig and beyond. This could also be a future thoroughfare for
the Upper Boggy Creek Hike and Bike Trail that will link north Lamar with downtown.
Safe pedestrian and bicycle crossing of Koenig is therefore, a critical aspect of any
future for its future.
It should also be noted that Southern Union Gas, in its current form, is not considered to
signif icantly detract from the neighborhood, although the neighborhood would be

66

interested in working with the company on any aesthetic improvements that may be
undertaken in the future.
The relationship and connectivity between the North Loop neighborhood and the
Skyview neighborhood to the north is important. Pedestrian and bicycle access is
encouraged. Safe crossings on Koenig/2222 are essential. This is particularly for the
safety of neighborhood children traveling to Reilly Elementary School by foot or bike.
Any expansion of Koenig Lane beyond its current 4 lanes is not supported by this
Neighborhood Plan. Landscaping and sidewalk improvements are encouraged, as are
measures to increase safe crossings by pedestrians and bicyclists. This Neighborhood
Plan also supports traffic calming on streets adjoining Koenig, such as Chesterfield and
Avenue F, to mitigate the effects of high volume and high-speed cut-through traffic from
Koenig. See Appendix C for more information on this and other neighborhood
transportation issues.
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Land use Actions for Koenig
Action 5.1.

Rezone properties in the Koenig Lane District according to the
following general principles:
o

o
o

o
Action 5.2.

Maintain existing commercial base zoning but add the Lamar
Blvd/Koenig Lane Conditional Overlay (See Action 5.2 for
details)
Add Mixed Use Combining District to all commercially zoned
properties in the Koenig Lane District
Add Mixed Use Building (Smart Growth) [Ordinance no.
000406-81] to all commercially zoned properties in the Koenig
Lane District
Add Koenig Lane conditional overlay (see Action 5.2).

The conditional overlay for Koenig Lane/RM 2222 does not
prohibit any uses, but makes the following uses conditional1:
(NPZD). (See map on page 65 for location. Please refer to zoning
ordinance C14-02-0009 for precise details).
Adult Oriented Businesses
Agricultural Sales and Services
Automotive Sales
Campground
Commercial Blood Plasma Center
Construction Sales and Services
Convenience Storage
Equipment Sales
Equipment Repair Services
Kennels
Vehicle Storage

1

Making a use conditional by a Conditional Overlay (CO) means that existing businesses in these categories
can continue to operate; however their ability to expand would be affected by the CO. New businesses in
these categories would be subject to the restrictions in the CO. Existing businesses can expand, improve, or
alter their structures up to 20% of the value of the structure annually without having to submit a
“conditional use permit” (CUP). This includes both exterior and interior work. If an expansion or
improvement exceeds 20% in a given year, then a CUP would be required. A site plan would be required
for an expansion (adding more than 1,000 sqft) even if the use were not conditional; however the
difference is that most site plans are administratively approved. A CUP (site development) would require a
public hearing and Planning Commission approval.
Through the CUP process, specific criteria are used to determine if a new use or expansion is appropriate
and ways to ensure that compatibility with the neighborhood is addressed. The review process and cost of
CUPs vary by the size of the project and whether construction is required.
It is not the intent of the North Loop Neighborhood Planning Team to close down existing businesses but
rather they view the CUP process as a way to give greater consideration to potential impacts and ensuring
that any expansion of existing businesses, or the introduction of new businesses, is done in a way that
considers neighborhood interests.
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Please note that not all uses are permitted in all base districts. Please consult the
zoning ordinance C14-02-0009 for details about permitted, prohibited, and conditioned
uses on individual properties.
Also note that the conditional overlays proposed as part of this plan are not intended to
replace, but are in addition to existing conditional overlays that existed prior to this
plan’s adoption. For tract 88b, the conditions outlined in zoning ordinance number C1494-0035 will continue to apply. For portions of tract 95b, the conditions outlined in
zoning ordinances C14-94-0032 and C14-94-0012 will continue to apply.
When considering the issuing of conditional use permits this Neighborhood Plan
recommends consideration of the following factors:
o
o
o
o

Compatibility with surrounding uses, particularly single family homes
Potential for adverse impact on residential areas, especially in regard to traffic
Compatibility of the proposed use with the Neighborhood Plan’s vision for that area
The existing number or concentration of a particular business type. (A key goal of
the Neighborhood Plan is business diversity. It is hoped that no one type of
business will dominate any particular section of the neighborhood).

Action 5.3.

Review the conditional overlays detailed in Action 5.2 two years
after the ordinance is adopted to assess impact (NPT).

Action 5.4.

Work with future developers of larger sites to encourage that low
impact development strategies are incorporated into site design.
Strategies include reduction of impervious cover, use of bioretention/filtration landscapes, drainage swales, etc. (Refer to
Action 3.4 regarding the Neighborhood Urban Center proposal for
the corner of Koenig and Lamar). (NPT, WPD)

Transportation actions for Koenig
Action 5.5.

Construct sidewalk along Koenig Lane between Guadalupe and
Airport Blvd (south side). (TPSD)

Action 5.6.

Work with the Texas Department of Transportation to ensure that
the requirement to provide pedestrian facilities with major road
construction projects is fulfilled for the RM 2222/Koenig Lane
project. (NPT, TXDoT)

Action 5.7.

Improve transit stops by providing bus shelters and seating at the
following locations on Koenig: (Capital Metro)
o Construct a bus shelter on Koenig Lane near Ave F (south
side)
o Locate a new bus stop on Koenig Lane (south side) near
intersection with Chesterfield Ave
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IH-35 Frontage Road
The map below shows the area referred to as the IH-35 Frontage Road district. As the map
below shows, it extends from Airport Blvd in the south, to US 290 in the north. The eastern
boundary is defined by the frontage road itself, while the western boundary is defined by the rear
property lines of the commercial properties that front the frontage road or are located on its
adjoining streets (see map below for details). This map shows the proposed future land uses for
this area.
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Vision for the frontage road
This plan recognizes that the IH-35 Frontage Road is exactly that – the frontage road to
a major interstate freeway. It is an appropriate location for a variety of commercial uses
that serve wider needs than those of its immediate neighborhood. However, this plan
also recognizes that much of this commercial property abuts directly with single-family
homes. The plan strongly supports the strict application and enforcement of
compatibility standards in the future, and encourages the use of appropriate sound
barriers, fencing, and landscape buffers between any future commercial development
and single-family homes.
Noise from the frontage road is currently a problem. The future is envisioned as
including a sound barrier/acoustic wall and the plan is recommending that TxDoT (Texas
Department of Transportation) work with the neighborhood on that issue.
Other ways to mitigate the impacts of the frontage road on the adjacent residential
neighborhoods include restricting heavy vehicle traffic on local streets. The current use
of signs appears insufficient to achieve this goal.
These and other issues are summed up by a local resident, who submitted these
comments at a Community Workshop held in September 2001:
We recognize that many residents located here for convenient, central access and
I-35 is a big part of that. However, our quality of life is usually only harmed by the
freeway – noise, cut-through traffic, and business not related to the neighborhood.
We recognize the need for relatively heavy-duty, regional land uses along this
roadway. The neighbors simply ask that we be protected and buffered from the
uses, traffic, and the noise of the freeway.
We would like to see an acoustic wall and the closure or half closure of some of
the through streets. Essentially, if we can block off the problems of the highway,
we’re happy to co-exist in close proximity (but not direct connection) with a wide
range of businesses and uses.
Note the long-term fear of the neighborhood (Morningside-Ridgetop and Eye
35/Airport Blvd) is that we will some day be “swallowed” by the highway and its
attendant land uses (commercial etc.).

There is also the feeling held by some neighbors that, in the southern part of this area,
defined by the Eye 35/Airport Blvd Neighborhood Association, there is a concentration of
uses that have negative impacts on the immediate neighborhood. These uses include
the First Workers’ Site, Rio Motel, and Elán Modeling. These, and other uses in the
immediate area, have impacted the character of the neighborhood.
There is a feeling from some that this section of the neighborhood is at risk of attracting
more uses that are thought by some neighbors to have a negative impact on their
immediate neighborhood. Part of the vision for this section of the neighborhood is for it
not to be an area where social services are concentrated but an area with a diversity of
businesses like other parts of the neighborhood planning area.
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Land Use Actions for the 1-35 Frontage Road
Action 6.1.

Rezone properties in the IH-35 Frontage Road District according
to the following general principle:
o

Action 6.2.

Maintain existing commercial base zoning but add the IH-35
Frontage Road Conditional Overlay (See Action 6.2 for details)

The conditional overlay for the IH-35 Frontage Road between
Airport Blvd and US 290 prohibits the following uses: (NPZD).
(See map on page 70 for precise location. Please refer to zoning
ordinance C14-02-0009 for precise details).
Adult Oriented Businesses
Pawn Shop Services
Residential Treatment
Transitional Housing
In addition, the conditional overlay also makes the following uses
conditional2:
Campground
Commercial Blood Plasma Center
Convenience Storage
Equipment Sales
Kennels
Vehicle Storage

2

Making a use conditional by a Conditional Overlay (CO) means that existing businesses in these categories
can continue to operate; however their ability to expand would be affected by the CO. New businesses in
these categories would be subject to the restrictions in the CO. Existing businesses can expand, improve, or
alter their structures up to 20% of the value of the structure annually without having to submit a
“conditional use permit” (CUP). This includes both exterior and interior work. If an expansion or
improvement exceeds 20% in a given year, then a CUP would be required. A site plan would be required
for an expansion (adding more than 1,000 sq ft) even if the use were not conditional; however the
difference is that most site plans are administratively approved. A CUP (site development) would require a
public hearing and Planning Commission approval.
Through the CUP process, specific criteria are used to determine if a new use or expansion is appropriate
and ways to ensure that compatibility with the neighborhood is addressed. The review process and cost of
CUPs vary by the size of the project and whether construction is required.
It is not the intent of the North Loop Neighborhood Planning Team to close down existing businesses but
rather they view the CUP process as a way to give greater consideration to potential impacts and ensuring
that any expansion of existing businesses, or the introduction of new businesses, is done in a way that
considers neighborhood interests.
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Please note that not all uses are permitted in all base districts. Please consult the
zoning ordinance C14-02-0009 for details about permitted, prohibited, and conditioned
uses on individual properties.
Also note that the conditional overlays proposed as part of this plan are not intended to
replace, but are in addition to any existing conditional overlays that existed prior to this
plan’s adoption.
When considering the issuing of conditional use permits this Neighborhood Plan
recommends consideration of the following factors:
o Compatibility with surrounding uses, particularly single family
homes
o Potential for adverse impact on residential areas, especially in
regard to traffic
o Compatibility of the proposed use with the Neighorhood Plan’s
vision for that area
o The existing number or concentration of a particular business
type. (A key goal of the Neighborhood Plan is business
diversity. It is hoped that no one type of business will
dominate any particular section of the neighborhood).
Action 6.3.

Review the conditional overlay outlined in Action 6.2. two years
after the ordinance is adopted to assess its impact. (NPT)

Action 6.4.

Work with future developers to encourage that low impact
development strategies are incorporated into site design.
Strategies include reduction of impervious cover, use of bioretention/filtration landscapes, drainage swales, etc. (NPT,
WPDR)

Transportation actions
Action 6.5.

Undertake a study on pedestrian improvements for the 51st St.
and IH-35 overpass area. (TPSD)

Action 6.6.

Construct a bus shelter at the stop located on the IH-35 frontage
road in front of the First Workers Site. (Capital Metro)

Action 6.7.

Work with TxDoT regarding the construction of sound barrier
devices (i.e. a wall) between the businesses on the frontage road
and the residences behind them. (NPT, TXDoT)
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General Recommendations
Action 7.1.

Provide this Neighborhood Plan to developers to encourage future
residential and commercial development that complements the
neighborhood. (WPDR)

Action 7.2.

Provide information on the Neighborhood Commercial
Management Program to businesses in the neighborhood. (NPT)

Action 7.3.

Investigate the formation of a Community Based Development
Organization or similar entity. (NPT)
A Community Based Development Organization is a non-profit,
locally based organization working to improve the physical,
economic, or social environment of a specific geographic area.

Transportation
Action 7.4.

Apply for transportation enhancement funds to construct the
second segment of the Upper Boggy Creek Hike/Bike Trail starting
at Hancock Center and extending along Clarkson Ave., across
Koenig Lane to link with Highland Mall. (NPT, TPSD)

Action 7.5.

As part of the transportation enhancement funding proposal (in
the previous action) include funding to develop/construct a small
plaza/interchange/meeting space on the trail at 51st and Airport or
53rd and Airport. (NPT)

Neighborhood Character
Action 7.6

Create a ‘no open containers of alcohol’ zone for the entire North
Loop Neighborhood Planning Area. (APD, NPZD)

Action 7.7.

Work with Austin State Hospital and Keep Austin Beautiful to
coordinate a volunteer-led annual planting of wildflower seeds on
the State Cemetery property on North Loop Boulevard. (NPT,
Keep Austin Beautiful)

Action 7.8.

Work with Capital Metro and Keep Austin Beautiful to coordinate a
volunteer-led annual planting of wildflower seeds in the rail right
of way along Airport/Clarkson. (NPT, Capital Metro, Keep Austin
Beautiful)

Action 7.9.

Organize regular neighborhood graffiti clean ups. (NPT)

Action 7.10.

Implement an Adopt a Street Program in cooperation with Keep
Austin Beautiful. (NPT, Keep Austin Beautiful)
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Action 7.11.

Allocate code enforcement staff to work in the neighborhood for 8
hours per month to focus on the enforcement of current City
codes and ordinances particularly in relation to (APD, NPZD):
o Trash overflowing from dumpsters at multi-family complexes;
o Positioning of dumpsters to block sidewalks; and
o The parking of vehicles on the public right of way.

Information
Action 7.12.

For local Neighborhood Associations to work together on the
production of a regular joint newsletter. (Neighborhood
Associations)

Action 7.13.

Develop a neighborhood web site for the Northfield, MorningsideRidgetop, and Eye 35/Airport Blvd Neighborhood Associations.
(Neighborhood Associations)

Environmental
Action 7.14.

Work with future developers to encourage that those low impact
development strategies are incorporated into site design for future
development. Strategies include reduction in impervious cover,
use of bio-retention/filtration landscapes, drainage swales, etc.
(NPT , WPDR)

Action 7.15.

Distribute information to all households and/or organize for a
representative to speak to the neighbourhood on issues such as
xeriscaping, household recycling, and energy efficiency. (NPT)

Action 7.16.

Work with the City of Austin Watershed Protection Department on
how the neighborhood can help to implement the Watershed
Protection Master Plan recommendations regarding creeks in the
planning area. (NPT, WPDR)

Action 7.17:

Consider the construction and promotion of water quality and
flood controls for Tannehill Branch and Waller Creeks. (WPDR)

This Neighborhood Plan strongly supports efforts by the City of Austin and by developers to
improve the condition of the creeks in the area. This plan encourages 'greener' developments
and redevelopment, and is especially supportive of on-site controls rather than 'fees in lieu'. The
neighborhoods in this area would welcome the opportunity to work with the City of Austin on
retrofitting the neighborhood should funds from the Urban Watersheds Structural Control Fund be
allocated to this area.

Action 7.18.

Work with Keep Austin Beautiful to organize regular creek clean
up days for Waller Creek. (NPT, Keep Austin Beautiful, WPDR)

Action 7.19.

Distribute information to all households regarding the use of
pesticides and fertilizers. (NPT)

Action 7.20.

Incorporate a section on energy efficient design into the
Neighborhood Plan Design Guidelines. (NPT and NPZD)
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Implementation
By adopting the plan, the City Council will demonstrate the City’s commitment to the
implementation of the plan. However, every action item listed in this plan will require
separate and specific implementation. Adoption of the plan does not begin the
implementation of any item. Approval of the plan does not legally obligate the City to
implement any particular action item. The implementation will require specific actions by
the neighborhood, the City and by other agencies. The Neighborhood Plan will be
supported and implemented by:
o
o
o
o
o

City Boards, Commissions and Staff
City Departmental Budgets
Capital Improvement Projects
Other Agencies and Organizations
Direct Neighborhood Action

City Boards, Commissions and Staff
The numerous boards and commissions of the City will look to the North Loop
Neighborhood Plan when they need guidance about the neighborhood. The Parks and
Recreation Board will have a guide available stating the neighborhood's priorities for
parks and open space. The Planning Commission will already know if a proposed
zoning change in North Loop would be appropriate and supported by the residents and
businesses of the neighborhood. Additionally, City staff will use the plan as a guidance
document for review of projects and programs.
Department Budgets
Each year every City department puts together a budget that states the department’s
priorities for the coming year. By bringing the strengths and desires of the neighborhood
to the attention of City departments, the North Loop Neighborhood Plan will help them
prioritize those projects that help safeguard the neighborhood’s assets while addressing
its needs.
Capital Improvement Projects
There may be issues in the neighborhood that require a major capital expenditure. In
these instances the guidance provided by the plan will be critical to guarantee the project
will proceed in a fashion that keeps in mind the overall long-term interests of the
neighborhood.
Other Agencies and Organizations
Other agencies and organizations outside City government will play a key role in the
implementation of the North Loop Neighborhood Plan. As these agencies look for public
input, the North Loop Neighborhood Plan will be available as a clearly articulated vision
of the direction the neighborhood desires to go.
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Direct Neighborhood Action
Some of the elements of the North Loop Neighborhood Plan will be implemented by
direct neighborhood action, possibly with some City support. Tree plantings and creek
clean-ups a few examples of projects that might best be coordinated by the
neighborhood.
Implementation Schedule and Tracking
The implementation of the North Loop Neighborhood Plan will be monitored. Some
items are expected to be completed quickly. For others, especially those items that
need additional funding, it may be harder to schedule a firm completion date.
Nevertheless, the status of every item proposed in the North Loop Neighborhood Plan,
the status will be tracked. The North Loop Neighborhood Plan Implementation Tracking
Chart provides an easy way to check the status of the implementation of the plan. For
each action proposed in the plan, the chart lists the contact, the estimated cost, the
current status and comments that include the next needed action. A check date, if not a
completion date, will be set for each item. This tracking chart will be updated regularly
as more information becomes available and as the status of projects change. The
Tracking Chart will be available upon request from the City of Austin, Neighborhood
Planning staff.
Updating the North Loop Neighborhood Plan
Neighborhoods are dynamic. To be effective, a neighborhood plan must be periodically
updated to reflect changes in the neighborhood. The North Loop Neighborhood Plan will
undergo regular review every 12 months. The Neighborhood Planning Team will
conduct this review, updating the status of the action items and considering additions or
amendments. The Neighborhood Planning Team may also designate subcommittees to
assist in this review however, just as the full Team represents the diverse interests of the
neighborhood, the updating subcommittee should include representatives of
homeowner, renters, businesses and non-resident property owners.
Over time, a neighborhood plan may need more changes to stay current than would be
appropriate for a small subcommittee to make. How often this will be necessary
depends on how much the conditions have changed in the neighborhood. Overall, it
seems that a neighborhood plan, with any needed changes, should be re-approved and
re-adopted every 5-7 years.
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Appendices
Appendix A: Items requested by Neighborhood Planning Team but not
recommended after departmental review
Some requested items were not recommended for implementation at the present time
by City departments or other agencies. It may be appropriate to revisit these items in
the future, and for that reason they are included in this appendix.
Action item numbers shown are previous draft plan numbers.
Action 1.9.

Install bicycle -activated traffic signal detector loops at the
following locations (TPSD):
o 51st and Guadalupe
o Koenig and Guadalupe
o Koenig and Ave F
o 53rd ½ and Airport Blvd.

Action 1.16.

Investigate strategies to address the following traffic and
pedestrian safety issues identified in and around Ridgetop
Elementary School (TPSD):
o
o

o
Action 3.9.

Action 3.10.

Dangerous pedestrian crossings, fast traffic, heavy traffic at
Airport Blvd’s intersections with 51st St and 53rd/53rd ½ St
Dangerous pedestrian crossing at Bruning, Clarkson, Eilers,
53rd St intersection (Children who live in the Elms Apartment
complex on 53rd St and attend Ridgetop have to cross this
intersection to get to and from school)
Need for calming of traffic on Caswell in front of school.

Undertake studies on pedestrian and bicycle improvements for
this section of Airport Blvd (between I-35 and US 290) (TPSD)
with particular attention to the following areas:
o

Airport Blvd and 51st St intersection

o

Airport Blvd and 53 ½ St intersection

o

Airport Blvd and US 290 interchange area

o

Airport Blvd and I-35 and

o

Airport Blvd and 45th St.

Conduct a study to investigate the installation of a pedestrian
crossing with stoplights on Airport Blvd at an appropriate location
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between 45th and 51st St (highest priority); and also between 53
½ St and US 290. (TPSD)
Action 3.14.

Investigate the construction of off-road turn-ins at bus stops
along both sides of Airport Blvd. (Capital Metro, TPSD)

Action 4.9.

Undertake a study on pedestrian improvements for Lamar Blvd
between 51st St and RM 2222 (Koenig Lane). (TPSD)

Action 5.6.

Undertake a study on pedestrian improvements for the
intersection of RM 2222 (Koenig Lane) and Guadalupe. (TPSD)
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Appendix B: North Loop Public Meeting and Events Summary
Meeting
Date
Sat 08/26/00

Purpose

Location

Kick Off Meeting
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Wed
09/06/00
Wed
09/20/00
Sat 09/07/00
Wed
10/18/00
Wed
11/01/00
Sat 11/11/00

First Team Meeting

Wed
11/15/00
Wed
12/06/00
Wed
12/20/00
Wed
01/10/01

Survey recap, Outreach strategies

Ridgetop
Elementary
Ridgetop
Elementary
Ridgetop
Elementary
Day Spring Chapel
Ridgetop
Elementary
Ridgetop
Elementary
Whole
neighborhood
Ridgetop
Elementary
Korean First Gospel
Church
Ridgetop
Elementary
Ridgetop
Elementary
Ridgetop
Elementary
Ridgetop
Elementary
Ridgetop
Elementary
North Loop
Commercial
Center shops
Martha Ward’s
house
Ridgetop
Elementary
Ridgetop
Elementary
Ridgetop
Elementary
Ridgetop
Elementary

19

Wed
01/24/01
Wed
02/07/01
Wed
02/21/01
Wed
03/07/01

Ground Rules, Key Issues
Vision Workshop
Planning Team, Consensus
Decisions
Survey Distribution, Team Chair,
Outreach, Draft Vision
Survey distribution

Developing Goals
Review of Outreach, Goal setting
Intro to Urban Design, Smart
Growth Infill and Redevelopment
Options
Land Use and Zoning overview,
SMART Housing
Transportation Overview
Visual Character Survey
North Loop Design Session

Sat 03/17/01

Goals Workshop

Wed
03/21/01
Wed
04/04/01
Wed
04/11/01
Wed
04/18/01

North Loop Commercial Center
Rezonings for North Loop
Commercial
Finalize rezonings for North
Loop/53rd St
Lamar Blvd and Koenig Lane

Attendees

26
31
30
22
25
50
20
20
13
22

25
24
27
12
19
17
9
12
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Meeting
Date
Wed
05/02/01
Wed
05/16/01
Wed
05/30/01
Wed
06/13/01
Wed
06/27/01
Wed
07/11/01
Wed
07/25/01
Wed
08/08/01
Wed
08/15/01
Wed
08/29/01
Sat 09/08/01
Wed
09/12/01
Wed
09/26/01
Wed
10/03/01
Wed
10/10/01
Wed
10/17/01
Wed
10/24/01
Wed
12/05/01
Wed
01/23/02
Wed
01/30/02
o
o
o

Purpose

Location

Trees, parks and trails

Ridgetop
Elementary
Ridgetop
Elementary
Child Inc

30

Affordable housing, Development
proposal for North Loop Blvd
Sidewalk priorities, Smart Growth
infill options
Conditional overlay/s

Child Inc

16

Ridgetop
Elementary
Child Inc

16

Conditional overlay/s

Child Inc

23

Sidewalks, Stop Signs, Bus Stops

Child Inc

23

I-35 Frontage Road Zoning
Session
I-35 Frontage Road Conditional
O’lay
Community Workshop
Review of Workshop, Secondary
Apartment Discussion
Plan Editing

Child Inc

24

Child Inc

18
50
15

Plan Review

Day Spring Chapel
Ridgetop
Elementary
Ridgetop
Elementary
First Workers Site

Urban Design

First Workers Site

16

I-35 Frontage Road Zoning and First Workers
Conditional Overlay
Site
Finalizing plan details
First Workers Site

20

Rezoning meeting

First Workers
Site
Child Inc.

22

Child Inc

12

Core questions, Smart Growth
Airport Blvd Work Session

Final Survey preliminary results,
Departmental Review
Prioritizing Actions

Attendees
14
16

26

14
8

12

18

Bold indicates additional notice was provided to affected property and
business owners in the general area by direct mail or distributing flyers.
Shaded indicates neighborhood wide mail out for notification.
All other meetings were notified using established contact list of over 240 residents,
businesses and property owners.
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Appendix C: Neighborhood Transportation Issues
The following text is an overview of transportation issues in the North Loop
Planning Area. It is based on the observations of a number of residents and
offers a first hand account of the impacts of transportation problems. It has
been written with a focus on the Morningside-Ridgetop and Eye 35/Airport
Blvd neighborhood association areas, but raises many issues that are
characteristic of the Neighborhood Planning Area as a whole.
This information is included to offer a long-term view of transportation related issues in
the North Loop area. Their implementation would not only support the Neighborhood
Plan’s vision but also form an integral part of it. The Planning Team recognizes that
there are resources and other limitations to what transportation actions will be
supported by the City. Nonetheless the Planning Team feels it is important that the full
range of issues be documented and encourages that responsible bodies act on these
problems.
Traffic Improvements
The ideas presented here are a composite of many discussions between neighbors
across the Neighborhood Planning Area. The nature of the representation has meant
there is more emphasis on the neighborhoods east of Airport Blvd, but the problems
highlighted are common to areas of the Northfield and Red River neighborhoods also.
Consistently in these discussions the number one issue is TRAFFIC. It’s too heavy and
too fast. This has a terrible and damaging impact on personal safety, discourages
walking and bicycling, is noisy and pollutive, and makes it harder for us to have an
interactive community. Fast, heavy traffic creates a temporary, ugly environment where
people think “I’ll put up with this for a while and then move on when I’m ready for a
better home.”
Why we need traffic improvements. Basically, we have a neighborhood which has been
here since the 1940s and is quite charming. The fact that we have so many interested
people who all know and like each other--despite our small size--speaks for itself. It is
exactly the type of neighborhood that the City leaders keep talking about wanting to
encourage with Smart Growth: close to the center of town, relatively densely populated
(more residences per unit of infrastructure cost for the City), diverse, affordable (relative
to the crazy market), walkable streets, etc.—the list goes on. But by the hand of fate,
this neighborhood has gotten treated pretty shabbily by past transportation decisions.
We started as a sleepy, dirt-road subdivision on the outskirts of Austin in the mid-1940s.
Then the City put in Airport Blvd. and TxDOT put in I-35 and kept expanding its size.
Later the City widened 53rd-1/2 presumably to alleviate its “east-west” traffic problems.
These were decisions based on regional transportation needs (which often means
shaving a matter of seconds off journeys to work) and did not consider neighborhood or
local impacts. The fact that purely residential streets like 46th, 49th, 50th, 52nd and 53rd
Streets connect directly with 1-35’s access road has nothing to do with conscious urban
design (the access road used to be East Ave., just another City street that was part of
the established grid pattern in this area).
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Over a period of 50 years, these incremental and piecemeal changes have transformed
the character of our neighborhood for the worse. The cut-through traffic which erodes
the quality of life in our neighborhoods is just “part of life” for us (as was the old
airport). Something to put up with. But it also makes this an area many find hard to
justify staying in because of the transitory feeling you get when you have so much fastmoving traffic. It’s hard, for instance, for our kids to walk safely just a block or two to
Ridgetop and Reilly Elementary Schools. Our situation is the direct result of past
decision-makers “putting cars first” over people. We recognize that the Neighborhood
Planning and Traffic Calming programs are designed to counteract these sorts of
problems, but we also recognize their limitations.
That’s why we are justified in pursuing the traffic calming measures outlined in this plan.
In a real sense, we are re-designing our neighborhood streets the way that any
reasonable urban planner would do if they had it to do from scratch. You just wouldn’t
have the degree of interface with heavy streets and heavy commercial areas that we do
if you designed it intentionally. And we’ll still have plenty of interface—even if all of our
desired changes take place. We’d have access AND livable streets—and what a great
combination that would be!
None of the most attractive neighborhoods in Austin have hard-core cut-through traffic
like we do, even those near I-35 or MoPac (e.g., Travis Heights, Tarrytown, etc.). We
should not allow this to continue: our Neighborhood Plan should make this among its
highest priorities and we should seek consideration in the City’s Traffic Calming
Program. In those areas of the neighborhood that are shielded from cut-through traffic,
it is easy to see how much improved and relaxed is the quality of life as compared to
areas afflicted with thru-access from I-35 to Airport Blvd and Koenig Lane to North Loop
and 51st Street. For example, to the east of Airport Blvd. 54th, 55th, and 56th Streets are
relatively protected and have an entirely different and improved character than do 46th,
49th, 50th, 52nd, 53rd, and 53rd ½ Streets, which are open to heavy cut-through traffic.
We need to create the peaceful safety of these quieter streets while still allowing
reasonable access and communication within our area and avoid an unfair shifting of
problems to others.
Possible Transportation Measures
The following steps should be considered:
1. Airport Boulevard. Airport Blvd. is the central roadway of the North Loop Planning
Area. It carries approximately 30,000 trips per day and connects East Austin with
North Central Austin. It runs along the southern boundary of the Mueller Airport site,
currently undergoing conversion to urban use under the guidance of the Roma
Master Plan. Once complete, the Mueller tract will be home to hundreds of new
homes and businesses. This transformation from airport to urban use has been
anticipated and welcomed enthusiastically by virtually all citizens within the North
Loop Planning Area. However, the transportation impacts resulting from this change
are as yet unknown and could be very negative for all four neighborhoods with the
NLPA as increased traffic trips generated by the new development inevitably spill
into the adjacent streets: primarily Airport Blvd. and 51st Street.
We are very concerned about how our efforts and our quality of life will be affected
by the proposed expansion of Airport Blvd. between Koenig Lane and IH-35 included
in the CAMPO 2025 Plan. This document calls for a change in designation from MAD
4 (major arterial divided with 4 lanes) to MAD 6 (major arterial divided with 6 lanes)
meaning that the street may be expanded from four to six lanes in size. Airport Blvd.
83

is a central and integral part of the comprehensive planning for the four
neighborhoods contained in the North Loop Planning Area. The needs of the new
Mueller development should be met with mass transit and better roadway
intersections (e.g., at 51st and Airport) rather than by widening entire stretches of
Airport Blvd. We strongly support that Airport Blvd. be maintained in its current
MAD4 configuration. We welcome needed transportation and urban design
improvements on this road that could be accomplished within this roadway size. We
strongly oppose the proposed expansion to six lanes as unnecessary and harmful for
the following reasons:
o PUBLIC SAFETY : A wider Airport Blvd. will decrease the safety of the road for
school children and other pedestrians and cyclists. A large portion of our
population walks daily to work, bus service, school, and shopping. In particular,
during the school year, our children, in kindergarten through 6th grades, cross
Airport Blvd., already over four lanes wide, twice daily, often in the dark and
without assistance of safety guards, school zone speed limits, or lit or marked
crosswalks. Consider the increased danger to this vulnerable population, crossing
6 lanes, with likely increases in vehicle speed. A number of our Neighborhood
Plan action items have been directed at making these pedestrian crossings safer.
A six-lane-wide Airport Blvd. would negate any of these gains.
o EXISTING CAPACITY : A wider Airport Blvd. is not necessary from a traffic flow
perspective. Traffic tests of Airport Blvd. between Koenig Lane and IH-35
indicate that the roadway’s traffic capacity has not been met, in its current form,
MAD 4. Any federal enhancement funds should be used to make Airport Blvd. a
safe, well operating MAD 4 arterial.
o LOCAL BUSINESS DISRUPTION: A wider Airport Blvd. would be detrimental to local
businesses. Most of the businesses along this portion of Airport could be best
described as “family owned and operated” or “mom and pop”, whose services
are utilized daily by the neighborhoods. These businesses are currently
constrained by a narrow site footprint along the road and shallow depths to the
lot boundaries behind. Further encroachment to provide a wider right-of-way for
Airport Blvd. would seriously compromise these businesses. Loss of
neighborhood services and the economic disabling of local business would create
a devastating impact on the area.
o ISOLATION OF NEIGHBORHOODS. A wider Airport Blvd. will further split the homes
and activities of residents between Airport Blvd. and IH-35 from neighboring
communities. Many of our homes were built in the late 1940’s, and since then
our neighborhoods have been steadily eroded in size and in well being, by a
continuous expansion of IH-35 and Airport Blvd. The North Loop Neighborhood
Plan seeks to strengthen the connections with our neighbors in Northfield
Neighborhood Association across the existing large roadways. Hence, a widening
of Airport Blvd. with its concomitant increase in traffic volume, noise, and
incompatibility with pedestrians would effectively negate our efforts and risk the
isolation and decline of two of our neighborhoods, housing hundreds of
residents.
In sum, changing Airport to a six -lane throughway would undermine the planning
effort and quality of life of 3,000 households and numerous businesses. We ask that
the City of Austin and all future CAMPO participants support us in improving, not
widening, this important stretch of Airport Blvd.

84

2. Koenig Lane. Koenig Lane from I-35 to Lamar Blvd. is currently scheduled to be
redesigned and reconstructed by TxDOT as a larger roadway with greater access to
the Northfield neighborhood (e.g., longer left turn bays, etc.). The object of this
project is to increase the volume and speed of traffic through this portion of the
roadway. These improvements will likely decrease the safety and comfort for
pedestrians and bicyclists to cross Koenig, although it may, at least for a time,
encourage motorists to continue westward on Koenig rather than turn south to
Northfield (generally via Avenue F or Chesterfield) to cut-through and avoid the
Lamar Blvd. intersection.
It is not anticipated that any “improvements” resulting from this project will have
long-term positiv e impacts on cut-through traffic for Northfield residents. Over time,
such projects historically increase the volume of traffic, which ultimately cuts
through. For example, assume that on most days (good days), traffic flows normally
and quickly through the new Koenig. More motorists in a rapidly growing Austin are
encouraged to use this route as it “suddenly” provides better east-west access.
Traffic therefore increases, and perhaps with no spillover cut-through traffic on
normal days. But were an accident or other “unusual” event to occur, these same
motorists would look for any available outlet to keep moving. And eventually, with
continued growth in automobile traffic, all days would be formerly unusual days, and
we’ll be back to consistent cut-through traffic. It is probably the intersection of
Lamar, not the full length of Koenig (from I-35 to Lamar) which is the bottleneck
which encourages drivers to turn off Koenig into Northfield residential streets.
Our planning team supports the conversion of Koenig Lane to a more aesthetic,
better functioning tree-lined boulevard. It does not, however, support a roadwidening project whose sole function is to increase the volume and speed of traffic
on Koenig Lane.
3. 52nd and 53rd Streets along the I-35 Access Road. There is no justification for
having these short (two-block) residential streets connected to the freeway. They
both suffer from tremendous cut-through traffic and the sight lines for traffic turning
south from these streets onto the access road is very limited and dangerous due to
the curvature of the access road (especially with the recent introduction of a privacy
fence just north of the 53rd Street intersection). They should both be blocked off.
We could extend the businesses (Sky’s, Cothron’s, etc.) across these blocked streets
to use this roadway land along the highway, while houses east of Harmon could be
on newly created cul-de-sacs still connected to the neighborhood. An attractive wall
or hedgerow of trees (or both) could further mask off the highway, serving as both a
visual and noise barrier as well. 52nd should be fairly straightforward to block off:
Sky’s and Cothron’s could use the land and no residential access would be affected.
53rd may be more difficult given the City’s requirements for cul-de-sac turning
radii—could consider a land swap by which Sky’s gets the 52nd Street land and gives
up a little along 53rd to create the cul-de-sac. An alternative to blocking off the
streets would be to build traffic circles at the intersections of 52nd and 53rd and
Harmon. This would serve to create a visual barrier to screen the highway for the
residents west of Harmon and would thereby create a more tranquil atmosphere.
Multiple auto collisions have occurred at the corners of 52nd and 53rd and Harmon
(the house at 52nd and Harmon has been struck several times!), and traffic circles
would greatly help to reduce speeds and prevent problems.
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4. 46th Street at the IH-35 Access Road. This street suffers from cut-through traffic
from IH-35 Access Road and Airport Blvd. Prohibiting a right turn from the IH-35
Access Road onto 46th Street (prohibiting eastbound traffic from the highway) would
help to address this problem. A concrete wedge and a “Do Not Enter” sign should
be placed at this existing entrance as a physical barrier to traffic. This will eliminate
the dangerous practice of diving across three lanes of traffic when exiting IH-35 to
get into the neighborhood at 46th. Many accidents have occurred at this
intersection. Traffic exiting the IH-35 Access Road is better served by Airport Blvd.
(at 45th St) because of the higher speed limit and safer access to the neighborhood.
5. Harmon Street at 49th Street. This is a dangerous intersection featuring fast traffic
along Harmon Ave and cut-through from the IH-35 Access Road and Airport Blvd.
This location is also near the Day Labor Site and a Church and has a higher level of
pedestrian traffic. A traffic circle (roundabout) should be installed at Harmon and
49th street. The City has studied this intersection and concluded that there is not
enough traffic to warrant a 4-way stop. However, high velocity, not high volume,
traffic is the main concern along Harmon south of 51st and the intersection with
49th is a logical place (about the halfway point) for speed control of some type. A
traffic circle would also provide an aesthetic visual barrier to screen the view to IH35. It is also confusing that 4-way stops are placed at other intersections that do
not seem as busy – such as those along Ave H in the Hyde Park neighborhood.
6. Harmon Street at 51st Street. This is a very dangerous intersection (with traffic
coming off the access road at high speeds) and should be shut down or access
significantly controlled.
(a) Block of Street at 51st. Harmon could be blocked off for southbound and/or
northbound Harmon at 51st Street. A logical point for the closure would
need to be studied to maintain proper access for existing businesses from the
residential properties. Pedestrian and bicycle access could be maintained.
(b) No left turns onto 51st from Harmon. Traffic could be prevented from
making left turns from Harmon onto 51st from the north and/or south sides
of 51st. A concrete wedge and a “No Left Turn” sign could be positioned in
an appropriate place.
With either scenario, motorists could enter our neighborhood further down at
Bennett, a much safer location. This would also combine with the 52nd and 53rd
Street closures to maintain these improvements (otherwise, people could cut
through Harmon to 52nd and still cut through going west; if they had to wait until
Bennett, it wouldn’t gain them as much and might not be worth it).
7. Traffic calming for 53rd-1/2 Street. At some point, 53rd-1/2 Street was widened to a
45-foot width. We need MUCH slower traffic for 53rd-1/2 Street—it’s among the
worst in our planning area. Note the traffic is at times heavy during rush hour, but
at all other times, the great width of this street serves to encourage excessive
speeding. The fact that many residents along the street have had their parked cars
hit by speeding motorists has discouraged them from parallel parking, which only
serves to make the road feel even wider and more appropriate for high speeds. This
results in a street very dangerous for pedestrians; it lacks sidewalks and has a
feeling of vulnerability, even as it is used heavily for cut-through foot traffic from
frontage road businesses. The volume of automotive traffic does not warrant the
road widening and should be addressed.
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But E. 53rd-1/2 Street is also a logical through street since it joins with North Loop
to the west and is obviously a City priority as an east-west connection. It would not
be advisable to block it off at IH-35: the City will not likely allow it and we need
access ourselves to our own neighborhood and this is the most logical street to
provide this as it is centrally located among the streets in this neighborhood, is
connected to the west, and has the safest entryway. But this doesn’t mean it has to
be so industrial looking (and acting) in our residential area. Therefore we should:
put sidewalks in on one or both sides of the street (taken from existing street width)
from the commercial areas to the west all the way to IH-35 (providing safe walking
paths, narrowing the street, and thereby slowing traffic); put a “traffic circle” at
Bennett and Harmon, and/or put in or stop signs, speed bumps, or “speed
cushions”. Residents on 53rd ½ Street have already seen their yards eroded by
excessive street widening, therefore future sidewalk construction should be taken
from the roadway.
Note that this street is analogous to Red River Street near us: Red River is wide and
carries much traffic south of 45th Street. This makes sense given that it serves
Hancock Center and is a significant connection to UT and downtown. However, the
residential neighborhood along Red River north of 45th Street does NOT feature a
wide road (like our E. 53rd ½). Although some form of traffic calming should also be
introduced on Red Rive, at least its narrower width does serve to lower vehicle
speeds. For both Red River and E. 53rd ½, the majority of cars turn onto 45th and
Airport Blvd. rather than continue on Red River and E. 53rd-1/2 respectively. 53rd1/2 should therefore be correspondingly recognized as a residential roadway by
design.
8. 51st Street Intersection with IH-35. This intersection is very dangerous for
pedestrians and bicycles, although use by both here is heavy. It is also very
unaesthetic and should be improved as a dignified and attractive gateway between
our neighborhood, Windsor Park and the new Mueller Airport development.
9. 51st Street between Airport & IH-35. Improvements are needed both now for
existing congestion and for future when 51st Street serves as a principle arterial for
the RMMA redevelopment. It is dangerous to cross for pedestrians and bicyclists.
Traffic along 51st Street backs up at Airport and cuts off access to Depew. Potential
Solutions include:
(a) 4-way stop at Bennett. Traffic already moves slowly through here during
rush hour. A 4 way stop would not greatly slow movement but would create
a safe crossing for Morningside-Ridgetop and Eye 35/Airport residents
traveling from Bennett onto 51st Street.
(b) Makeover of intersection of 51st and Airport Blvd. With improved pedestrian
crossings (see below), and adding extra right turn lanes, etc. to improve the
flow.
(c) Continuous sidewalks along 51st. This portion of 51st Street needs better
sidewalks (a City Council promise during the Day Labor debate): existing
sidewalks are intermittent or absent.
NOTE: While we recognize the poor traffic flow along this portion of 51st Street, we
do NOT want to widen the road, excepting targeted areas at intersections, like at
Airport Blvd. Widening any length of road beyond that short stretch needed for an
intersection would compromise the goals of a pedestrian-friendly environment and
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further decrease the quality of life and property values of those residents who live
along 51st Street. (A past expansion of 51st from two (2) to four (4) lanes has
already negatively impacted these properties significantly.
10. 51st Street between Duval & Guadalupe. Traffic moves much too fast to allow safe
pedestrian or even vehicle crossings along the small intersecting streets. It is
especially bad along the cemetery and state land area due to steep grade of hill; the
curve in the road also creates a blind corner for pedestrians—impossible to see fastmoving cars approaching. Intersections at Ave. F, G, and Leralynn were all cited for
multiple complaints in the initial neighborhood survey. Some form of traffic calming,
or an additional 4-way stop, is required.
11. Pedestrian Crossings for Airport Blvd. For Airport Blvd., major pedestrian
improvements are needed for basic safety reasons and for aesthetics. Aesthetic
improvements could also have real impacts by narrowing the appearance of the
roadway. At present, Airport Blvd. looks like an industrial thoroughfare, not a street
only a half block from many of our homes. Brick-surfaced crosswalks or some
equivalent design could clearly delineate its purpose, lending visibility and legitimacy,
which would improve safety for the following intersections:
(a) 51st and Airport Blvd. This intersection was one of the most frequently cited
problem areas in the initial neighborhood survey. It is dangerous for cars,
bicycles, and pedestrians alike. Confusion is created not only by the Airport
and 51st intersection but also by the railroad crossing and Clarkson (Red
River) intersection, and Ridgetop Elementary School. Pedestrian crossings
are poorly marked and pedestrians must cross Airport Blvd. on the south side
of 51st Street. No crossing is provided on the north side of 51st, which links
directly to a local church and is adjacent to Ridgetop Elementary School. This
area also has very poor visibility at night. This intersection should be
improved to allow pedestrians to cross on both sides, providing better safety,
better convenience, and sending out the message that pedestrians are a
priority.
(b) 53rd/53rd-1/2 and Airport Blvd. This crossing has similar problems to those
cited for 51st and Airport. Many children use this intersection in route to
Ridgetop Elementary School. The intersection may well be one of the ugliest
intersections in Austin. The light has an extremely short cycle during many
portions of the day and is dangerous to pedestrians and cyclists trying to
cross.
(c) Crossing between 45th and 51st along Airport Blvd. A new pedestrian
crossing should be considered for this area. It is currently too great a
distance between these intersections and many adults and schoolchildren
illegally cut across traffic to get to the other side. The southbound Airport
Blvd. bus stop at 49th Street should be removed or place a traffic light for an
on-demand pedestrian crossing (such as was placed on 45th street by Shipe
Park). This protected crossing should be built at 48-1/2 or 49th and Airport.
Both positions are good "midway points" between 51st and 45th. A new
pedestrian crossing could be installed and timed with the other lights to
minimize disruption to the flow of Airport traffic while providing a safe
crossing for pedestrians.
(d) 45th Street and Airport Blvd. Dangerous crossing for pedestrians. Poorly
marked. Signals not currently present?
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12. Helen Street. Helen Street is very wide and features dangerously fast traffic. A
redevelopment of the Builder’s Square/Chair King tracts per a Neighborhood Urban
Center plan should consider narrowing Helen from its current industrial
configuration.
13. 5-Way Intersection at 51st Street, Duval, and Bruning Ave. One of most frequently
cited problem areas in survey. This intersection is confusing to motorists. The
design of the intersection is poor. Traffic along 51st St experiences delay as several
roads meet at odd angles and alignments. Also, the positioning of stop signs
prevents proper view of which vehicle has “next turn to go.” This intersection has
caused many accidents and near-misses are a daily occurrence. The City Public
Works & Transportation Department noted that they no longer approve of 5-way
intersections in new road plans—this undoubtedly stems from the fact that they are
more dangerous (more accidents), less efficient (more time waiting to figure out
“who’s next”), and generally frustrating (hence the survey results). Possible
Solutions:
(a) Close off Bruning Avenue. Bruning Ave. creates challenging angles and
intersections as it crosses from Duval at 51st over to 53rd and Clarkson. The
five-way intersections at these end points were among those most frequently
cited in our neighborhood survey as problem areas. Meanwhile, the
residential areas in between these major intersections are also chopped up
by the diagonal lines created by Bruning. Many of the lots are of such odd
dimensions that they are effectively not used—or cared for. Bruning also
lacks the standard curb-and-gutter edge definition of most of our other
streets, and the combination creates a poorly maintained appearance as well
as drainage problems. If we close off Bruning, we simultaneously eliminate
two of our worst intersections, recreate a working neighborhood grid street
system with plenty of access for all, and may even have enough room to
create a small park at Bruning and Evans. To imagine what the value of this
move would be, think of the opposite: imagine that Bruning did NOT exist
and that the City proposed buying up this land, fragmenting the parcels
along the way, eliminating a public gathering space, and encouraging cutthrough traffic to use this route, all at considerable cost to acquire land for
the street right-of-way. This value is effectively given back to the residents
and businesses with a conversion of Bruning into residences, businesses, and
possibly a park. A plan could be devised to ensure that from access to the
few residences fronting Bruning would not be “cut off” and the entire area
would experience an improved and more livable neighborhood environment.
14. 53rd Street Intersection at Clarkson, Middle Fiskville, & RR tracks. Many problems
cited in survey. Possible solution:
(a) Close off Bruning Ave. See above.
(b) We would like to see a thorough study done of this intersection with
the closure of Bruning as one of the options considered. Traffic
circles or other forms of controls may also help to address the
problems.
15. Chesterfield Ave. Chesterfield Ave. is subject to among the worst cut-through traffic
in the Northfield Neighborhood. Traffic from Koenig Ln. turns south onto
Chesterfield to connect with North Loop. A possible solution would be to convert the
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street into a one-way street going north only. A portion of the right-of-way could
also be used as a pedestrian path or a hike & bike trail along Waller Creek.
16. Guadalupe Street. Sidewalks are badly needed between 51st Street and Koenig
Lane. These improvements have apparently been scheduled by the City.
Collectively, these traffic improvements would dramatically improve the quality of life in
our entire neighborhood. These improvements are needed in combination, not
piecemeal, because they all interact to prevent one problem from creating another.
Let’s work together to make these important changes a reality and transform our
neighborhood into a first-class place to live!
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Appendix D: North Loop Neighborhood Planning Area Survey Results
On Saturday November 11, 2000 over 50 neighborhood volunteers hand delivered 2,355
residential surveys to every household in the North Loop Neighborhood Planning Area. 396 of
these surveys were returned, giving a response rate of 17%. The average percentage response
rate for Neighborhood Planning residential surveys is below 10%.

In addition to this, 100 surveys were also returned from business owners and nonresident property owners. The business/property owner survey is an abridged version
of the residential survey. Arks and Environment
2.

What Austin Park do you use most frequently?

The parks most frequently used by survey respondents were Zilker (with 85 responses), Shipe
Park (77 responses), Pease (39), Town Lake (13), and Bartholomew (10).
3.

How often do you use this park on average?

The most common response for how often respondents use parks was monthly with 39%.
This was followed by weekly with 30%.
4.

What do you do most often at the park?

The most common responses to this question were: walking, swimming, playscape or
jungle gym, walk dog and run.
5.

If a nearby park were to be developed, what would your priorities be?

Trees (with 215 responses) were identified as the highest neighborhood priority, if a park were
to be developed in the area. This was followed by open space (159 responses), picnic area
(84), and community garden (81).

6.

Were a new neighborhood park to be established, would you be willing to
donate time and/or money to maintain it?

180 people responded that they would be willing to donate time to maintain a neighborhood
park were one to be established. The table also shows that 133 respondents were not sure;
65 identified that they would be willing to donate money; while 57 people identified they would
donate neither time nor money.
7.

How often would you visit a park if it were within 4 blocks of your home?

Of the 386 respondents to this question: 48% indicated that they would use a park that was
located within 4 blocks of their home on a weekly basis; 24% indicated they would do so on a
daily basis; 20% monthly; 6% never; and 3% yearly.
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8.

Which area of the neighborhood do you think would be the best location for a
neighborhood park?

Of the 306 respondents to this question, 27% identified Area 3 (the area bound by North Loop
to the north, Avenue F in the east, 51st in the south, and Guadalupe in the west). The next
highest response was Area 6 (bound by Koenig to the north, I-35 frontage road to the east, 51st
to the south, and Airport Blvd to the west) with 24%. Area 4 (bounded by Koenig to the north,
Airport to the east, North Loop/53rd to the south, and Avenue F to the west) was the next highest
with 19%.
9.

To what extent do you support the following:
a) A greenbelt trail along Waller Creek between North Loop and 51st adjacent
to the State Hospital Cemetery land?
b) A hike and bike path in the rail corridor along Airport Boulevard?
Table 1: Level of support for Waller Creek greenbelt trail and
Hike and bike path in rail corridor

Location

Strongl
y
suppor
t

Suppor
t

Neutral

Oppose

Strongl
y
oppose

Waller Creek greenbelt trail

52%

27%

15%

3%

3%

Hike and bike trail in rail corridor

52%

25%

14%

5%

4%

N = 480 for Waller Creek; n=484 for rail corridor
[Note: Results for this questions are based on responses from both the residential
survey (n=385) and the business/property owner (n=95 for a and 99 for b)]
Table 1 shows that for a) the Waller Creek greenbelt trail proposal, 79% of the 480
respondents identified that they either strongly support, or support, the idea of a greenbelt
trail.
Table 1 also shows that for b) the hike and bike trail in the rail corridor along Airport
Boulevard proposal, 77% of the 484 respondents identified that they either strongly
support, or support, the idea of a hike and bike trail in the rail corridor along Airport Blvd.
Transportation
10.
I think cut-through vehicular traffic is a problem in my neighborhood.
30% of the 483 respondents to this question strongly agreed that cut-through traffic
was a problem in their neighborhood. 26% agreed.
56% of respondents either strongly agreed or agreed that cut-through vehicular traffic was a
problem in the neighborhood; while 17% of respondents either strongly disagreed or
disagreed.
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When asked what street/s were the biggest problem for cut-through traffic, the most common
responses from the residential survey were:
o
o
o
o
o

53 ½ St (between Airport Blvd and the I-35 frontage road) with 37 responses;
Chesterfield Ave with 22 responses;
51st St with 22 responses;
53rd St with 21 responses; and
Ave F with 19 responses.

Other local streets nominated were Harmon Ave (15 responses), 52nd St (14 responses), Leralynn
(11 responses), Red River (10), and Franklin (10).
11.

I think that high-speed traffic is a problem in my neighborhood.

29% of the 487 respondents to this question strongly agreed that cut-through traffic was a
problem in their neighborhood. 29% also agreed with this statement.
58% of respondents either strongly agreed or agreed that high-speed traffic was a problem
in the neighborhood; while 16% of respondents either strongly disagreed or disagreed.
When asked what street/s were the biggest problem for high-speed traffic, the most common
responses from the residential survey were:
o
o
o
o
o
12.

53 ½ St (between Airport Blvd and the I-35 frontage road) with 37 responses;
51st St (37 responses);
North Loop/53rd St (32 responses);
Ave F (17 responses); and
Guadalupe (17 responses).
Do the existing traffic controls and crossings make it safe for neighborhood
children to walk or bicycle to their school?

41% of the 484 respondents believe that existing traffic controls and crossings do not make it
safe for neighborhood children to walk or bicycle to their school. In contrast, 19% believe that
existing traffic controls and crossings do make it safe, while 40% were not sure.
When asked to identify the unsafe areas, the most common responses from the residential
survey were grouped into streets and intersections and are reported below:
Streets
o
o
o
o

51st St (23 responses);
Airport Blvd (17 responses);
North Loop/53rd St. (16 responses); and
Guadalupe (12 responses).

Intersections
o
o

Airport Blvd and 51st St (25 responses); and
Airport Blvd and 53rd/53 ½ St intersection (11 responses).
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13.

Are there parts of the neighborhood planning area that are not safe for
pedestrians, cyclists, or drivers?

54% of the 349 respondents to this question identified that there are parts of the neighborhood
that are not safe for pedestrians, cyclists, or drivers. 40% of respondents to this question were
not sure.
These responses have been categorized as intersections and roadways in the following tables.
Intersections
Intersection
53rd, Clarkson,
Middle Fiskville, &
railroad tracks
51st, Duval and
Bruning
51st & Airport

Number of
responses
23

23
21

53 ½ & Airport

11

51st & Harmon

9

51st & Leralynn

7

Comments
Confusing intersection. ‘Too many streets and rail
crossing coming together at same point’. Not clear who
has right of way.
Confusing 5-way intersection. Also difficult for pedestrians
to cross.
Difficulties with pedestrian crossing of Airport due to
turning traffic, short pedestrian crossing time, long
distance to cross. Also speeding cars.
Unsafe pedestrian crossing. Short pedestrian crossing
time.
Blind corner. Speeding cars (from I-35) make it difficult to
turn.
Speeding traffic and blind corner

Roadways
Roadway
Airport Blvd
(between 45th &
Koenig)
51st St
Red River
53 ½ between
Airport and I-35
Guadalupe
Koenig Lane

Number of
responses
33

21
17
16
13
13

Comments
Difficult for pedestrians to cross. Lack of sidewalks, bike
lanes. High-speed traffic.
No sidewalks, no crosswalks, high-speed traffic, poor
visibility (blind corners) when turning from Ave’s.
No sidewalks, speeding cars
Speeding, cut through traffic, no sidewalks
No sidewalks, high speed traffic
Dangerous for pedestrians to cross, speeding cars, no
sidewalks

94

14.

Are there streets in the neighborhood that need sidewalks?

Of the 430 respondents to this question, 56% agreed that there are streets in the
neighborhood that need sidewalks. 33% of respondents were not sure, while 12%
disagreed that sidewalks were needed.
When asked what streets need sidewalks the most, the five top locations identified in the
residential survey were:
1.

Guadalupe Street between 51st and Koenig (identified by 47 respondents);

2.

53r d ½ Street between Airport Boulevard and the I-35 frontage road (identified
by 21 respondents);

3.

51st Street between Airport Boulevard and the I- 35 frontage road (identified by
19 respondents).

4.

45th Street (identified by 19 respondents). Various areas were identified including
between Red River and Airport, between Guadalupe and Red River, between Duval and
Red River, and between Duval and Bennett.

5.

Red River Street between 45th and 51st (identified by 18 respondents).

15.

Are there streets in the neighborhood that need streetlight improvements?

Of the 344 respondents to this question, 56% were not sure if there were streets in the
neighborhood that needed streetlights. 24% disagreed that streetlights were needed, while
20% agreed.
16.

Do you support the future expansion of Airport Boulevard, from I-35 to Koenig
Lane (RM 2222), from its current 4 lanes to 6 lanes?

Of the 383 respondents to this question, 60% do not support the future expansion of Airport
Boulevard. 27% of respondents do support future expansion.
(Q. 17) The most common reasons identified by people who oppose the future expansion of
Airport Boulevard were traffic (with 222 responses), general pedestrian safety (176
responses), and barrier across neighborhood (164 responses). Safety for children
traveling to school was also identified as a major concern by 150 respondents.
Land use and zoning
Secondary apartments
18.

The required lot size for new garage apartments and/or granny flats should be
reduced to 5,750 square feet for this neighborhood.

Of the 469 respondents to this question, 31% strongly agreed that the required lot size for
new garage apartments and/or granny flats should be reduced to 5,750 square feet for this
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neighborhood. A further 25% agreed with the lot size reduction. 18% of respondents were
neutral on this issue.
56% of respondents either strongly agreed or agreed with the reduction of lot size to 5,750
square feet for new garage apartments and/or granny flats; while 25% of respondents either
strongly disagreed or disagreed.

Reduced lot size for single family homes
19.

The required lot size for new single family houses should be reduced to:

Table 2: Reductions in required lot size

Option
2,500 sq. ft. for new and existing
lots
3,500 sq. ft. for new and existing
lots
2,500 for existing lots only

Strongly
agree

Agree

Neutral

Disagre
e

Strongly
disagree

15%

9%

23%

24%

29%

15%

30%

23%

11%

21%

12%

18%

28%

17%

25%

[Note: Results for this question are based on responses from both the residential survey and the
business/property owner].
Table 2 shows that:
o

o

o

For reducing the required lot size to 2,500 square feet for new and existing lots, 24% of
respondents either strongly agreed or agreed, while 53% of respondents either
strongly disagreed or disagreed. (There were a total of 390 respondents to this question
– 313 residential; and 77-business/property owners).
For reducing the required lot size to 3,500 square feet for new and existing lots, 45% of
respondents either strongly agreed or agreed, while 32% of respondents either
strongly disagreed or disagreed. (There were 394 respondents to this question – 318
residential; and 76-business/property owners).
For reducing the required lot size to 2,500 square feet for existing lots only, 30% of
respondents either strongly agreed or agreed, while 42% of respondents either
strongly disagreed or disagreed. (There were 358 respondents to this question – 283
residential; and 75-business/property owners).
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Apartments
20.

New apartments in the following parts of the neighborhood would be
acceptable to me:

Table 3: Acceptable locations for new apartments

Location

Yes

No

Not sure

The I-35 frontage road between Airport and Koenig
Both sides of Airport Blvd. between I-35 and Koenig
The east side of Lamar between 51st and Koenig
The south side of Koenig between Lamar and I-35
In all other areas

51%
37%
41%
36%
12%

38%
50%
46%
52%
44%

12%
13%
13%
14%
40%

[Note: Results for this question are based on responses from both the residential survey and the
business/property owner].
Table 3 shows that:
o The I-35 frontage road between Airport and Koenig was an acceptable location for
apartments for 51% of respondents, while it was not acceptable to 38%. (There were
448 responses to this question – 360 residential; and 88-business/property owners).
o

o

Both sides of Airport Blvd. between I-35 and Koenig was an acceptable location for
apartments for 37% of respondents, while it was not acceptable to 50%. (There were
447 responses to this question – 359 residential; and 88-business/property owners).
The east side of Lamar between 51st and Koenig was an acceptable location for apartments
for 41% of respondents, while it was not acceptable to 46%. (There were 448 responses
to this question – residential 359; and 89-business/property owners).

o

The south side of Koenig between Lamar and I-35 was an acceptable location for
apartments for 36% of respondents, while it was not acceptable to 52%. (There were
455 responses to this question – residential 365; and 90-business/property owners).

o

In all other areas was an acceptable location for apartments for 12% of respondents, while
it was not acceptable for 44%. (There were 428 responses to this question – residential
343; and 85-business/property owners).

Therefore, this table shows that the only area that more respondents favoring apartments, than
not favoring them was the I-35 frontage road between Airport Blvd in the south and Koenig/290
in the north.
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Mixed use development
21.

Mixed use development is appropriate for the following parts of the
neighborhood:

Table 4: Appropriate locations for mixed use development

Location

Yes

No

Not sure

North Loop/53rd from Ave F to Airport
Both sides of Airport Blvd. between I-35 and Koenig
The east side of Lamar between 51st and Koenig
The south side of Koenig between Lamar and I-35
In all other areas

80%
72%
71%
61%
38%

11%
18%
18%
25%
23%

10%
11%
12%
14%
34%

[Note: Results for this question are based on responses from both the residential survey and the
business/property owner].
Table 4 shows that:
o

North Loop/53rd was an appropriate location for mixed use development for 80% of
respondents, while it was not appropriate to 11%. (There were 452 responses to this
question – residential 355; and 86-business/property owners).

o

Both sides of Airport Blvd. between I-35 and Koenig was an appropriate location for mixed
use development for 72% of respondents, while it was not appropriate to 18%. (There
were 455 responses to this question – residential 367; and 88-business/property owners).

o

The east side of Lamar between 51st and Koenig was an acceptable location for mixed use
development for 71% of respondents, while it was not acceptable to 18%. (There were
450 responses to this question – 363 residential; and 87-business/property owners).

o

The south side of Koenig between Lamar and I-35 was an acceptable location for mixed
use development for 61% of respondents, while it was not acceptable to 25%. (There
were 450 responses to this question – 363 residential; and 87-business/property owners).

o

In all other areas was an acceptable location for mixed use development for 38% of
respondents, while it was not acceptable for 23%. (There were 426 responses to this
question – 344 residential; and 82-business/property owners).

Therefore, this table shows that respondents to this survey favored mixed use development
along North Loop/53 rd; both sides of Airport between I-35 and Koenig Lane; the east side of
Lamar between 51st and Koenig; and the south side of Koenig between Lamar and I-35. Mixed
use development was most strongly favored along North Loop/53rd, followed by both sides of
Airport Blvd and the east side of Lamar.
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Redevelopment along Airport Blvd
22.

If property owners along Airport Blvd between I-35 and Koenig Lane were to
redevelop, what kinds of new development would you like to see?

If property owners along Airport Blvd between I-35 and Koenig Lane were to redevelop the
preferences of survey respondents would be:
o

A restaurant (with 321 responses);

o

Small neighborhood retail (292 responses);

o

Mixed use buildin gs (288 responses);

o

A community center (214 responses);

o

A mix of residential (206 responses);

o

A grocery store (221 responses); and

o

Offices (155 responses).

Redevelopment along North Loop/53rd
23.

If property owners along North Loop/53r d between Ave F and Airport Blvd
were to redevelop, what kinds of new development would you like to see?

If property owners along North Loop/53rd were to redevelop the preferences of survey
respondents would be:
o

A neighborhood restaurant (with 325 responses);

o

Small neighborhood retail (316 responses);

o

Mixed use buildings (274 responses);

o

A neighborhood grocery (274 responses); and

o

A mix of residential (209 responses).

Redevelopment along I-35 frontage road
24.

If property owners along the frontage road of I- 35 between Koenig and
Airport Blvd. were to redevelop, what kinds of new development would you
like to see?

If property owners along the I-35 frontage road were to redevelop the preferences of survey
respondents would be:
o

Mixed use buildings (228 responses);

o

A park or plaza (with 223 responses);
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o

Neighborhood restaurant (195 responses);

o

Offices (179 responses);

o

Neighborhood grocery (167 responses); and

o

Small neighborhood retail (169 responses).

Redevelopment of Builder’s Square/HQ site
25.

The old Builder’s Square/HQ building along Airport Blvd. is vacant. If the
property owner were to redevelop, what would you like to see at this
location?

If property owners along the I-35 frontage road were to redevelop the preferences of survey
respondents would be:
o

Neighborhood grocery (with 233 responses);

o

Neighborhood restaurant (195 responses);

o

Park or plaza (193 responses);

o

Community center (190 responses);

o

Mixed- use buildings (188 responses).

Redevelopment of Jim’s Auto on 53 rd St.
26.

If the site of Jim’s Auto at 706 East 53r d St. were to be redeveloped, what type
of development would you support for that location?

When asked about redevelopment preferences for the Jim’s Auto site, the five top responses
were:
o
o
o
o
o

Neighborhood restaurant or restaurant with 86 responses;
Mixed use or mixed use building with 77 responses;
Neighborhood retail with 71 responses;
Park or plaza with 68 responses; and
Neighborhood grocery with 36 responses.

Most people answered this question with multiple responses, such as ‘neighborhood business,
community center, mixed use, office’. For these answers each use was tallied separately,
meaning that in this example neighborhood business was counted as one, community center as
one, mixed use as one, and office as one.
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Appendix E: Final Neighborhood Survey Results
269 valid surveys were returned. Valid surveys are those that included a neighborhood
address. Only one survey per address was counted.
269 surveys represent a response rate of 8.2% (based on 3,281 total surveys.)
Support for the Plan
Level of Support

Number

Percentage

Support or overall support

237 *

88.1

Do not support

23

8.6

9

3.3

Other

#

Total

269

* Composed of 148 support and 89 overall support
#
Composed of no comment, some support, and no box checked responses
Secondary Apartments – Do you support the inclusion of the Secondary Apartment infill
amendment in the North Loop Neighborhood Plan?
Level of Support

Number

Percentage

Yes

170

63.2

Neutral

41

15.2

No

45

16.7

Other

13

4.8

Total

269

Of the 215 respondents who expressed an opinion on this question (i.e. answered yes or
no), 79% were in favor of the secondary apartment amendment.
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Appendix F: Adoption of Three Residential Design Tools Area Wide in the
North Loop Neighborhood Plan Area

The following residential design tool were adopted area wide in the North Loop Neighborhood
Plan area on September 3, 2012 (Ord No. 20120823-089). These tools apply to all single family
residential base districts (SF-1 to SF-6) in the North Loop Neighborhood Planning area.

Residential Design Tool

Description

Front Porch Setback

Allows front porches to extend to within 15’ of the front
property line. This tool is optional for all new and
existing single family construction. See Section 25-21602 of the Code

Impervious Surface Coverage
and Parking Placement for
New Residential Construction

Limits impervious cover in the front yard to no more than
40 percent of the required front yard area. This tool is
required for all new single family construction. See
Section 25-2-1603 of the Code

Garage Placement for New
Single Family Construction

Requires attached or detached garages or carports to be
located flush with or behind the front façade of the
residence. This tool is required for all new single
family construction. See Section 25-2-1604 of the Code
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Appendix H
Airport Boulevard
Illustrative Vision

Illustrative Vision - South of Koenig Lane
Legend
Potential New Buildings
Existing Buildings
Structured Parking

Ridgetop
Neighborhood

Metrorail Line

H

K

Public/Private Open Space
Plan Area Boundary

VView Perspective

J

G
J

I

K

I
J

K

H
H

F

F
J

F

New Fiskville Station and TOD at Bruning and
Middle Fiskville Road

G Travis County Campus: Transformed into a true
emplyoment center.

H

Local Business Area: Opportunity for small scale, incre-

mental mixed-use redevelopment opportunities.

I

Neighborhood Transitions: Lower scale transitions between commercial and single-family residential uses.

J

Commercial Transitions: Small scale office, retail,
live-work, and urban residential transitions between
high traffic corridors and adjoining neighborhoods.

All images courtesy of Gateway Planning Group, City of Austin, and Travis County.

This product is for informational purposes and may not have been prepared for or be suitable for legal, engineering, or surveying purposes. It does not represent an on-the-ground survey and
represents only the approximate relative location of property boundaries.
This product has been produced by the City of Austin Planning and Development Review Department for the sole purpose of geographic reference. No warranty is made by the City of Austin
regarding specific accuracy or completeness.

N
May 1, 2012
www.airportboulevard.com

K

Highway Mixed Use ‘Gateways’: With the
benefit of highway frontage and access, provide opportunities for larger scale office and
retail redevelopment.

Appendix I
Site Survey
Flow Test Report
Texas Innocent Owner/
Operator Program (IOP)
Certificate and Application

Appendix J
Financial Tables

FOR EXCEL FILES,
VISIT
https://www.traviscountytx.gov/corporations/development‐
authority
THE FOLLOWING TABLES ARE EXAMPLES ONLY. PLEASE COMPLETE
TABLE IN EXCEL SPREADSHEET.

Table 1
Sources and Uses
North Campus Proposal Review

Item (1)

Total
Amt/ Nominal $s

PROJECT DESCRIPTION / ABSORPTION
Vertical Development
Market-Rate Residential Units
Affordable Residential Units
TC Office Sq. Ft.
Retail Sq. Ft.
(other, please describe) Sq. Ft.
Structured Parking Spaces
Surface Parking Spaces
Public Spaces
Parks, Open Space Sq. Ft.
Plaza Sq. Ft.
(other please describe) Sq. Ft.
SOURCES OF FUNDS
Building Revenues
Market-Rate Residential Units Sales
Affordable Residential Unit Sales
Apartments NOI/Reversion Value (2)
Office NOI/Reversion Value (2)
Retail NOI/Reversion Value (2)
(other) Reversion Value
Public Financing (if applicable) (3)
(source 1, please describe)
(source 2, please describe)
Other
Total Sources of Funds

Year
1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

0
0
0
0
0
0
0

0
0
0

EXAMPLE

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

NET PROJECT CASHFLOW (including Developer
Returns)

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

Total Nominal Value of TC Payments
NPV of TC Payments at 5% Discount Rate

$0
$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

USES OF FUNDS
Ground Lease Payments to TC
(other) Payment to TC
Predevelopment
Infrastructure
Building Development
Developer Fee
Other
Total Uses of Funds

$0

$0
$0
$0
$0
$0
$0
$0

(1) Fill out all applicable rows. Make note of rows that are not needed for the Project Concept.
(2) Please fill in annual net operating income (NOI) and reversion value not later than Year 15. Reversion value is needed even if the Project Concept is a developer "build and hold" to allow the selection committee to compare proposals.
(3) Make note of public financing sources and including sources that are contingent on public agency action.

Table 2

MULTIFAMILY RENT SCHEDULE
# of Units

# of BR

Market Rate
or AMI
Level
# of Bath

Unit SF
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

Program Tenant Paid
Rent
Utility
Limit
Allowance Net Rent
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

EXAMPLE
Totals

0

Potential Gross Monthly Rental Income
Vacancy & Collection Loss Factor
Concessions (enter as a negative value)
Effective Annual Rental Income

0.0%

Total Monthly
Rent
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

Table 3

OPTIONAL

OFFICE SPACE RENT SCHEDULE
Type
HHS
Tax Office
Totals

Monthly Gross Rent
PSF
$0.00
$0.00

Monthly
Annual Gross
Gross Rent
Rent
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00

Gross SF
0
0

*assumes a 0% vacancy factor.

Table 4

OPTIONAL

OTHER INCOME
Monthly OI
Laundry
Vending
NSF/Late Fees
Application Fees
Parking
Other:
Other:
Other:
Totals

Table 5

$0

Annual OI
$0
$0
$0
$0
$0
$0
$0
$0
$0

EXAMPLE
OPTIONAL

TOTAL INCOME

Effective Annual Rental Income
Office Rental Income
Other Income
TOTAL

$0
$0
$0
$0

Table 6

OPTIONAL

UTILITY ALLOWANCES
Utility
Heating
Cooking
Other Electric
Air Conditioning
Water Heater
Water
Sewer
Trash
Flat Fees
Other Electric
Total Paid by Tenant
Source:
Effective Date:

Tenant/
Landlord Paid

Gas/
Electric

Studio

$0.00

1BR

$0.00

2BR

$0.00

3BR

$0.00

4BR

$0.00

EXAMPLE

Table 7

OPTIONAL

Annual Operating Expenses
This includes expenses for the multifamily units as well as building common areas and parking areas. It is anticipated that
Facilities Management will maintain the County office space once constructed.

Total Number of Units

0

General & Administrative Expenses
Accounting
Advertising
Legal Fees
Leased Equipment
Office Supplies & Postage
Phone/Internet
Bank Service Charges
Technology
Bad Debt
Other:
Other:
Other:
Subtotal
Utility Expenses (Property Paid Expenses Only)
Electricity
Water
Sewer
Gas
Cable TV
Trash
Other:
Subtotal

Total

Per Unit

$0.00

EXAMPLE
$0.00

Operating & Maintenance Expenses
Extermination
Elevator
Grounds
Decorating/Make Ready
Repairs Supplies
Repairs Contract
Security
Other:
Subtotal

Payroll, Taxes & Employee Benefit Expenses
Management
Maintenance
Taxes
Benefits
Other:
Other:
Subtotal
Taxes & Insurance Expenses
Property Taxes
Liability Insurance
Worker's Compensation
Misc. Taxes/Insurance/Permits
Other:
Subtotal
Management Fee

Percent of Effective Gross Income

TOTAL ANNUAL EXPENSES

$0.00

