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Land Use Draft 

WHAT WE NEED FROM YOU 
This handout contains the first draft of goal, objectives and recommendations for 

the Land Use chapter of the Central West Austin neighborhood plan. Our goal is to 

reflect the feedback received during our land use meetings (May 2008 to July 2009).  

Please read it through and let us know what you like, what youôre concerned about, and 

whatôs missing. Also, keep an eye out for issues that fit the following two questions: 

ñHave you thought of this?ò and 

ñHave you thought of it this way?ò 

These questions help us understand, first, what you want that we donôt have and, 

second, how you prefer to think about land use in your neighborhood. Please be aware 

that these recommendations are for land use only, and that concerns relating to 

transportation, parks and the environment will be addressed in other chapters.   

We would like to receive your comments by February 5, 2010 in order for us to 

consider your comments by the Final Open House.  The timeline for providing comments 

is established so that staff will have sufficient time to review and, if necessary, add those 

comments to the final draft. In addition, other City Departments will be reviewing this 

draft and their comments will also be included at the Final Open House.  The date and 

location of the Final Open House has not been determined. 

As this draft is available in Word format, you can either e-mail or return using 

regular mail.  If you would like to make edits to the document and e-mail back to staff, 

please use a different font color or other way of highlighting your comment or question.  

Lastly, the final draft will have a different format in terms of layout and could have 

additional maps or illustrations.   

 

 

 Please direct your comments to: 

 Paul DiGiuseppe, Principal Planner 

 paul.digiuseppe@ci.austin.tx.us or 974-2865  

  City of Austin Planning and Development Review Department 

  P.O. Box 1088, Austin, TX 78767 

 

Style  Definition:  Recommendation: Font
color: Auto, Do not check spelling or grammar
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Central West Austin Neighborhood Plan  

Draft Land Use Goal  and Introduction  

Preserve and protect the histori c character and integrity of 

Central West Austinõs predominantly single-family 

neighborhoods, with their neighborhood -serving commercial 

centers, civic areas, safe  parks , and attractive open spaces,  so 

as to maintain the neighborhoodõs lifestyle , quality o f life  avoid 

increasing traffic, preserve the mature tree canopy, protect 

creeks and the lakes, and prevent flooding.  

New  Development or redevelopment of property currently 

zoned or used as  office,  commercial,  retail, or multifamily  or 

civic  use  should  be  in accordance with the Future Land Use 

Map , as informed by the Plan text, and  at the edges of the 

neighborhood and should be  appropriately  oriented , and  

scaled  and buffered  so that development transitions from more 

intensive uses along the edges to the si ngle family 

neighborhood , to protect t he existing single -family homes from 

the intrusion and adverse effects of such  higher intensity uses.  

Any new office, commercial, retail or multi -family development 

will be located, if they are developed, at the Bracke nridge 

Tract, Camp Mabry or the Austin State School  with transitional 

zoning, appropriate density, and buffering to protect the 

existing single -family homes in the neighborhood from the 

intrusion and adverse effects of higher intensity uses.  

 

The neighbor hoods of Central West Austin are, by and large, 

stable and well -maintained residential districts, with pockets of 

businesses that serve the neighborhood and surrounding community. 

These neighborhoods are well -functioning, and their development 

patterns, ch aracter, and quality of life should be preserved now and 

into the future.   
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[Moved up from below]  On both sides of MoPac, residents  

stakeholders  are concerned that new development or redevelopment 

not increase traffic in the neighborhood. Stakeholders were also are 

supportive of promoting   interested in promoting  neighborhood niche 

services that fit into the scale of their commercial areas and serve the 

immediate community.  Residents are also concerned about the loss of 

older, smaller houses to large, mode rn houses that many feel are out of 

scale and character with neighboring houses.  

 

On both sides of MoPac stakeholders are concerned with the 

noise and air pollution caused the roadway. They oppose expansions of 

Loop 1through elevated lanes  or from  the acquisition of additional 

right -of-way from either side of Loop 1 .  

 

West of MoPac, the most pressing  concerns are the potential 

neighborhood -changing impact s of any the  potential  redevelopment of 

the Brackenridge Tract s and the Austin State School  as well as  the 

intrusion of commercial uses (and their impacts) into the immediately 

surrounding residences. residential  neighborhoods, especially along 

exposition . There is particular interest in preserving harmony among 

land uses and in guarding against potential n egative effects of future 

redevelopment of the properties along Lake Austin Blvd  and 

Exposition Blvd.  

 

East of MoPac,  neighbors recognize that  t  the most pressing 

concern is the  impact that redevelopment could have on the existing 

residential neighborhood .  Concerns include increased traffic and 

parking on neighborhood streets, and intrusion on the privacy and 

quiet enjoyment of nearby residents. There is  particular interest  in 

preserving harmony among land uses and in guarding against 

potential negative  effects of future redevelopment of the properties  on 

W. 35th  street that  back-up to single family homes . Possible 

redevelopment of the  office and retail  properties  located near  the 

Bryker Woods Elementary School  raise similar concerns .  

 

The north erneastern  edge corner  of the planning area ,  

transitions from  their homes to  is an intense regional  commercial  node, 

dominated by medical uses . This transition takes place in several 

steps, representing incremental increases in intensity.  While they  

neighbors  want to protect  the neighborhood schools and residential 

areas from being negatively impacted by over -development, they  each 

transitional step from becoming more intense , residents  also see the 

benefit of allowing  have identified  the most intense corner of the 

neighborhoodñthe area surrounding Seton Hospital and along 38 th  
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Street and Lamar Boulevard ñto become a as an appropriate  mixed 

use node, in the hope that it will  that could  become a lively, safe, and 

active urban  neighborhood.   Currently, part of this node south and 

west of West 38 th  Street and Lamar Boulevard  area is dominated by 

single -use developments, particularly parking lots, that leave the area 

unsightly and devoid of life. Revitalizing this area , east of Shoal Creek, 

by bringing in  appropriately sca led multi -family  residential and retail 

uses, such as shops, and restaurants, and will  serve the medical 

community  and nearby  neighborhoods and benefit  the City as a 

whole.bring these amenities within walking distance of the Windsor 

Road neighborhoods.  

[M oved up two paragraphs] On both sides of MoPac, residents 

stakeholders  are concerned that new development or redevelopment 

not increa se traffic in the neighborhood. Stakeholders w ere also are 

supportive of promoting   interested in promoting neighborhood nic he 

services that fit into the scale of their commercial areas and serve the 

immediate community.   Residents are also concerned about the loss of 

older, smaller houses to large, modern houses that many feel are out of 

scale and character with neighboring ho uses. 

 

1: Preserve the existing single family neighborhoods of 

Central West Austin  

L.1.1 
Preserve the existing single -family houses residences 

within the core residential area  by not changing  

converting them  to non-residential or multifamily uses. 

The neighborhoods of Deep Eddy, Tarrytown, 

Pemberton Heights, Bryker Woods, and  West 31st Street  

are stable and are worthy of preservation .   

L.1.2 
Maintain the  low intensity , and low density single 

family residential use  of houses within the Drinking 

Water Protec tion Zone.   

 

2: Preserve and  or enhance , as appropriate,  existing 

multifamily  housing  and neighborhood -serving commercial 
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districts . , by encouraging renovation on existing sites . 

L.2.1 
Preserve the existing  multi -family residential uses 

development  along En field Road , Exposition Boulevard,  

and 35 th  Street. If these properties redevelop, encourage 

a similar scale and the p reservation of affordable rental  

housing, which contributes to the diversity of the 

neighborhood.  

 

L.2.2 
Casis Shopping Center  should rema in a small -scale, neighborhood-

serving  retail center, appropriate  with Casis Elementary School, 

residential neighbors, and the Drinking Water Protection Zone.   

L.2.3 
Revitalize the Tarrytown Shopping Center by attracting preferably 

locally -owned neighborh ood-serving and pedestrian -

oriented businesses such as cafés, restaurants, and a bakery.  Height 

should remain appropriately scaled to the adjacent residential 

structures.  

L.2.4 
The small -scale multifamily, commercial, and civic uses surrounding 

Tarrytown Shopping Center should remain. Howson L ibrary and the 

Fire Station are  particular ly  important to the Tarrytown 

neighborhood  Central West Austin . 

L.2.5 
The churches along Exposition Boulevard are valued 

institutions  of the Central West Austin community and 

should remain into the future. If they are not able to 

stay and cannot be replaced by another church, they  the properties 

should be used as should become single family housing.  

L.2.6 
Deep Eddyõs commercial corridor along Lake Austin Boulevard should 
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remai n a mix of neighborhood niche  shops and offices. If 

redevelopment occurs, the open street feel  and 

pedestrian friendliness  of this corridor and its  views of 

Lady Bird Lake and the western hills should be 

preserved. Redevelopment should also respect Lady 

Bi rd Lake, in keeping with the spirit of  the Drinking 

Water Protection Zone and Waterfront Overlay.  

L.2.7 
The residential scale and character  along W 35th  Street 

should be preserved, and in particular its existing 

building - by- building, horiz ontal mix  collection  of small retail, 

offices, neighborhood -serving businesses, stores  and apartment s. 

Harmony with the  abutting  single -family homes houses on the south 

side of this block, facing 34 th  Street, should be maintained . 

L.2.8 
The neighborhood office blocks between 34th  and 35 th  Street s and 

Jefferson  Street  and Mills Avenue should remain small -scale 

neighborhood  office and residential  uses that are harmonious with 

the Bryker Woods Elementary School and the existing single family 

neighborhood . Retaining the conv erted single family 

homes is desirable .  Returning these structures to  

single -family  residential use  would also be welcomed by 

the neighborhood . 

 

3: All  redevelopment should be compatible with the 

character of the adjacent neighborhood  and should be 

guided  by  green design principles. (Note these are 

guidelines, not standards)  
See the Design box below for principles on how to maintain the character of 

Central West Austin neighborhoods in residential and multifamily/commercial areas. 
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4: Encourage the nor theast corner of the 

Windsor Road Planning Area to become 

a mixed use, urban  neighborhood, 

respecting , and providing amenities to , 

the Bryker Woods and West 31 st Street 

neighborhoods.  

L.4.1 
For properties designated as Mixed Use along 38 th  Street 

and Lamar  Boulevard, redevelopment or new 

development should promote a pedestrian -friendly mix of 

uses that ultimately results in a human -scaled and 

enlivened streetscape.   Guidelines for creating 

development include the mixing of uses vertically in the 

same buildi ng and to include residential uses as one of 

Single-Family Residential design guidelines  

1. Retain the design and character of the neighborhoodõs residential areas by encouraging the 

preservation of existing structures. When redevelopment or remodeling  of an existing structure  

occurs, it should be compatible in scale, height, setbacks, landscaping, tree cover, garage 

placement, façades, and architectural style of neighboring houses.  

2. New development should be designed and constructed using the latest green technologies 

and prin ciples embodied in Austin Energyõs Green Building program to help reduce energy 

consumption.  

3. Historic buildings should be preserved.  

Multi -Family Commercial design guidelines  

1. New and remodeled  multi -family and commercial development should be compatible w ith 

the immediate neighborhood by having similar setbacks, building scale, façades, and 

rooftops. To contribute to the health of the neighborhood, new development should include 

landscaping that creates usable open space, trees that shade the structure and  street, parking 

placed to the rear or side of the building, windows and doors that promote friendliness and 

òeyes on the street,ó pedestrian amenities like light posts, and vegetative screening for air 

conditioners and dumpsters. It should also improve pe destrian and bicycle access between 

the property and immediate neighborhood wherever possible.  

2. New development should be designed and constructed using the latest green technologies 

and principles embodied in Austin Energyõs Green Building program to help reduce energy 

consumption.  

3. Historic buildings should be preserved.  
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the uses preferably above the first floor . Wide 

sidewalks, street trees, orienting  buildings and 

entryways oriented  to the main corridor, with  parking 

located to the side or rear of the building are all desired  

features ;.and discouraging   drive -through facilities  are 

strongly discouraged.  The buildings should be 

appropriately scaled to the surrounding development. 

Property whose stormwater feeds into Seiders Springs 

and Shoal Creek  should be redeveloped such tha t it 

improves contributes  to the health of the spring s and 

creek. For t  Through - properties that  are bound fronted 

by a Core Transit Corridor on one side and an interior 

street on the other side, should apply  the same 

development standards should be applie d to the interior 

street as they are  applied to the Core Transit Corridor , 

where feasible .  Special attention should be paid to  

placing  storefronts and entryways along interior roads 

as well as Core Transit Corridors.   

L.4.2 
Keep the Randalls and Medicine Shoppe at the triangle 

where 35th and 38th Streets split. This grocery store  

performs a vital role in the neighborhood. If this parcel 

redevelops, Randalls is encouraged to stay. 

Stakeholders support  mixing residential uses only on 

top of Randalls or anoth er grocery store . The corner lot 

that is currently home to the Medicine Shoppe is a 

prominent location in the neighborhood and should be 

seen as such. Redevelopment should allow the site to 

become a neighborhood use and a welcoming gateway to  

the neighborh ood by connecting to and beautifying the 

city -owned open space.  The triangle where 35 th  and 38 th  

Streets split should be a welcoming gateway to the 
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neighborhood and should allow for neighborhood -

serving uses.  The Randalls and Medicine Shoppe are 

represent the type of   vital neighborhood -serving 

businesses and that should be preserved in the future.  

Any redevelopment should include, first and foremost 

the continued use of the Randalõs site as a grocery store  

as well as ensuring that Crawford Avenue remain s open 

as a public street .  If the Randalls parcel redevelops, the 

neighborhood would support a secondary residential  use 

of residential  above the grocery store, but would not 

support residentia l as a stand alone use. The triangular  

corner  lot that is curr ently home to the Medicine Shoppe 

deserves recognition as   is a prominent location in the 

neighborhood . and should be seen as such. 

Redevelopment should continue the site as  allow the 

site to become a neighborhood use and a welcoming 

gateway to the neighbo rhood by connecting to and  

beautifying the city -owned open space which makes up 

the westernmost portion of the triangle . 

L.4.3 
Allow office and commercial  development along 34th 

Street between Medical Parkway and Shoal Creek 

Greenbelt . There should be a tr ansition with 

neighborhood -scaled stores and offices between the 

Shoal Creek  Greenbelt  and Medical Parkway and more 

intensive development from Medical Parkway to Lamar 

Boulevard.  Development should add to the existing 

shops and restaurants on 34 th  Street t o create a lively, 

pedestrian -friendly streetscape . 

L.4.4 
Allow neighborhood mixed use development along the 

north side of 31st Street to transition between the 



Draft Land Use Chapter 

10 

residential properties to the south of 31st Street and the 

more intensive development to the no rth  and along 

Lamar Boulevard .  The block within 31 st Street, 

32ndStreet, Wabash Avenue, and Lamar Boulevard and 

the non -residential properties on the south side of 31 st 

Street contain a mixture of neighborhood -scaled retail, 

office and residential develop ment .  The block is 

encouraged to remain so and serve as a transition 

between the residential properties to the south of 31st 

Street and the more intensive development to the north 

and along Lamar Boulevard.  Future development or 

redevelopment should resp ect this mix and develop at a 

scale appropriate with the neighborhood located along 

31st Street.  

L.4.5 
St. Andrews Episcopal School  is an important asset to 

the neighborhood and should  remain in its current 

location . However, if the  school leaves, it shou ld be 

replaced by single family  housing  along 31st Street , 

multi -family  apartments between Shoal Creek 

Greenbelt  and Bailey Park, and  office uses for the 

northern parcels  along Shoal Creek Greenbelt  and 34 th  

Street . This will protect  the homes on the south  side of 

31st Street , promote neighborhood activity along the 

Shoal Creek Hike and Bike Trail , and integrate the 34th  

Street parcels such that they complete the pattern of 

activity along the 34th  Street Corridor .  

5:  Encourage the  State of Texas to keep t he  Austin State 

School in its current location and become a more integrated 

asset in the neighborhood . 
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The Austin State School is a vital member of the planning area .  

Not only does the school provide a critical function  for 

its residents and their famili es, it also serves as an 

important asset  in the planning area .  It provides 

diversity in terms of race and economics as well as 

allowing for residents to interact with each other and 

learn lessons such as tolerance and understanding. 

The school serves as a transition from MoPac and the 

more intesive uses along 35 th  Street to the single -

family neighborhood of Tarrytown.   The school is split 

between the Water Supply Suburban watershed 

classification and  Johnson Creek , an urban watershed . 

The school is also òhighó in the watershed (in an 

upstream position) such that impacts from 

development would run the entire course of the creek 

down to its confluence with Lady Bird  Lake.   

Approximately three acres of the site have been sold  

and are presently undeveloped . Whi le there have been discussions 

about selling the remainder of  the site for private development, there 

are no such immediate plans.  

 

L.5.1 
Create recreational opportunities  and community 

events that coexists with the Austin State School 

facilities and resi dents. 

L.5.2 
Encourage a tree survey at the Austin State School to 

determine whether there are any trees that meet the 

Cityõs tree protection requirements.  

L.5.3 
The Austin State School is encouraged to have more 

events and activities that include the sur rounding 

neighborhood. 

L.5.4 
Work with the Austin State School and the State of 

Texas to communicate the desire of keeping the school 

at its current location.  
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6: If the Austin State School redevelops, it should be done in 

harmony with the adjacent neighbor hood, transportation 

system, and natural resources.  

L.6.1 [Moved up from 6.6]  
I  i t  is preferable that  Redevelopment  should  be the 

school be sold that  it be developed as accomplished 

through  a master planned development  plan that 

encompasses the entire tract and integrates it into the 

neighborhood . rather than piecemeal.   Piecemeal 

development should be discouraged.  

L.6.2 

The design of any redevelopment should be compact, 

mixed use,  and walkable so that automobile trips are 

minimized .  Redevelopment should result in 

harmonious, low intensity  single family  development  

near the existing residential areas and concentrate the 

more intensive development along toward the northeast 

corner of the tract at  MoPac and 35 th  Street.  Preserving 

significant amounts of public and private open space is 

encouraged. 

L.6.3 
Preserve vegetative buffers , including trees,  wherever 

more intense or incompatible  single family  development 

occurs adjacent to existing residential  neighborhoods.  

Provide additional  vegetative buffers, including trees, 

for development more intense than single family . 

L.6.4 
Redevelopment should comply  with City of Austin 

stormwater regulations . Water quality devices should be 

installed to minimize pollution.   These systems should 

also incorporate recreational opportunities for the 

public, such as walking trails around  attractive and 
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landscaped detention ponds  where feasible .  

Landscaping should be based on applicable city 

requirements  to reduce water demand, retain runoff, 

decrease flooding, and recharge groundwater . 

L.6.5 
Redevelopment should avoid environmentally sen sitive 

resources such as protected trees, wetlands,  

waterbodies, and endangered or threatened plant or 

wildlife habitat.    

L.6.6 
Redevelopment should be sensitive to any historically 

significant resources and should make attempts  every 

effort  to protect an d preserve these resources. 

L.6.6[Moved to 6.1]  
]I  i t  is preferable that  Redevelopment  should  be the 

school be sold that  it be developed as accomplished 

through  a master planned development  plan that 

encompasses the entire tract and integrates it into the 

neighborhood . rather than piecemeal.   Piecemeal 

development should be discouraged.  

7: Continue working with stakeholders within the planning 

area, including the University of Texas, regarding  the 

future of the Brackenridge Tract.  

 

The Brackenridge Tract plays an importa nt 

part in the past, present, and future of the planning 

area.  The Tract is 345 acres and includes Lions 

Municipal Golf Course, the Biological Field Lab, the 

West Austin Youth Association, the headquarters of 

the Lower Colorado River Authority, Oyster Lan ding , 

a grocery store and convenience stores, the Gables 

apartments, and over 500 student apartments 

operated by the University .  The University has 

indicated an interest in redeveloping the property.  In 

response to the Universityõs interest, the City hos ted a 

meeting to discuss stakeholdersõ interest in the future 


