
ZONING CHANGE REVIEW SHEET 
 
CASE:  C814-2012-0160.01 – 211 South Lamar  DISTRICT:  5 
             
ZONING FROM:  PUD    TO:  PUD, to change conditions of zoning 
 
ADDRESS:  211 South Lamar Boulevard Northbound and 1211 West Riverside Drive  
 
SITE AREA:  0.933 acres (40,641.48 square feet)  
 
PROPERTY OWNER:  16 Piggybank, Ltd.    AGENT:  Drenner Group, PC  
    (Huston Street)     (Amanda Swor) 

  
CASE MANAGER:  Wendy Rhoades (512-974-7719, wendy.rhoades@austintexas.gov) 
            
STAFF RECOMMENDATION:   
 
The Staff recommendation is to grant an amendment to planned unit development 
(PUD) district zoning, as shown in the proposed revised ordinance and Land Use Plan 
as provided in Exhibits B-1 and C.  For a summary of the basis of Staff’s recommendation, 
see pages 3 and 4.     
 
The Restrictive Covenant includes all recommendations listed in the Transportation 
Mitigation Memo, dated July 16, 2019, as provided in Attachment A.     
 
SMALL AREA PLANNING JOINT COMMITTEE:   
August 14, 2019:  TO FORWARD TO PLANNING COMMISSION WITHOUT A 
RECOMMENDATION  

[J. THOMPSON; J. SHIEH – 2ND] (4-0) E. GOFF, C. HEMPEL, P. HOWARD – 
ABSENT   

 
Note:  Individual Committee Members to submit their comments to Staff no later than 
August 21st, 2019 to be forwarded to the Planning Commission  
 
ENVIRONMENTAL COMMISSION:   
August 21, 2019:   
 
PLANNING COMMISSION ACTION / RECOMMENDATION: 
August 27, 2019:   
 
July 23, 2019:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO AUGUST 27, 
2019 

[P. SEEGER; A. AZHAR – 2ND] (10-0) R. SCHNEIDER, T. SHAW, J. THOMPSON – 
ABSENT   

 
June 25, 2019:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO JULY 23, 2019 

mailto:wendy.rhoades@austintexas.gov
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 [P. HOWARD; C. KENNY – 2ND] (11-0) P. SEEGER, J. SHIEH – ABSENT  
 
May 14, 2019:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO JUNE 25, 2019 
 [J. SHIEH; C. KENNY – 2ND] (13-0) 
 
CITY COUNCIL ACTION:   
September 19, 2019:   
 
August 8, 2019:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO SEPTEMBER 
19, 2019 (11-0)   
 
June 20, 2019:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO AUGUST 8, 
2019.  VOTE:  11-0.    
 
ORDINANCE NUMBER:   
 
ISSUES:   
The Owner and the Bridges on the Park Condominium Association, Inc. have amended the 
Covenants, Conditions and Restrictions on the subject property, a document recorded on June 
11, 2019.   Please refer to Supplemental Information section of this report.      
 
On August 7, 2019, the Applicant met with the Zilker Neighborhood Association (ZNA).  
The ZNA is opposed to the proposed PUD amendment and has submitted correspondence 
outlining their position, attached at the very back of this report.     
 
CASE MANAGER COMMENTS:   
 
The proposed amendment to the 211 South Lamar PUD contains a vacant restaurant (limited) 
use and is located at the southeast corner of South Lamar Boulevard and West Riverside 
Drive.  Land uses surrounding the PUD consist of Lake Bird Lake and the Pfluger Bridge to 
the north (P), a City-owned pitch and putt golf course across Lee Barton Drive to the east (P), 
condominiums, a professional office and retail to the south (CS; CS-H, CS-1), and a theater, 
City offices, a restaurant (limited) and a mixed use development across Lamar Boulevard to 
the west (P; CS-1, CS-V).  Please refer to Exhibits A and A-1 – Zoning Map and Aerial 
Exhibit. 
 
The Applicant proposes to amend the PUD approved by Council in October 2013 to alter the 
building configuration; remove the requirement for parking at grade (all parking would be 
underground); and to allow hotel as a permitted land use. The proposed project would permit 
the construction up to 27 residential units, 108 hotel rooms, and 18,000 sf of non-residential, 
non-hotel ground floor space.  Please note that other than the added use of hotel-motel, no 
changes are proposed to the maximum 96-foot height limit, the two notes shown on page 2 of 
the Land Use Plan, or the Open Space and Parkland, Environmental, Water Quality, Public 
Facilities or Art components of the adopted PUD ordinance.  Please refer to Exhibit B and C 
– Proposed Revisions to the 2013 PUD Ordinance and Land Use Plan.   
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The proposed modifications to the PUD ordinance and accompanying land use plan are 
summarized below:  
 

- Places the parking garage entirely below grade 
- Includes a U-shaped design for the hotel-motel to accommodate a ground-level  

courtyard and drop-off / pick-up area 
- Changes the west (first) building block to move the maximum 96-foot height further 

from (west of) Lee Barton Drive (from 40 – 48 feet, to 56 feet) 
- Increases the height of the (second) east building block from 78 to 86 feet 
- Increases the setback along the southern property line (adjacent to the Bridges on the 

Park Condominiums) from 7 ½ to 11 feet 
- Updates the use of the historic Paggi House to office and implements accessibility 

measures during project construction 
- Reduces the number of residential units from 175 to 27, adding a maximum of 108 

hotel rooms and increasing non-residential, non-hotel space from 11,000 to 18,000 sf 
- Adds a provision requiring all new perimeter trees to be installed with a minimum of 

1,000 cubic feet of soil volume (with sharing provisions between trees) and a 
minimum 3’ soil depth 

- Updates the Affordable Housing Program to meet or exceed current PUD regulations, 
with participation by either providing onsite units or paying a fee-in-lieu 

- Adds sections requiring funding for the transportation improvements outlined in 
Attachment A, prior to final Council approval of the PUD amendment or construction 
of the improvements prior to issuance of any Certificate of Occupancy 

- Adds language requiring the Owner to construct 100% of the Corridor Bond 
Improvements along the property’s Lamar and Riverside frontages, in accordance 
with the improvements identified in the adopted plan 

- Removes on-street parking from Lee Barton Drive 
- Reduces the daily vehicle trip limit from 3,335 to 2,320, based on the current 

proposal 
- On a southern portion of the South Lamar frontage, redefines the 100’ Point as the 

90’ Point (defined as the point 90 feet north of the Property’s southwestern corner on 
Lamar) (refer to exhibit in Supplemental Information section of this report)   

- Removes portions of the ordinance, related land use plan and code modifications that 
are not applicable to the proposed hotel, residential and retail project 

- Building construction using a purple pipe system to receive reclaimed water supply 
from the City for non-potable water uses, and extension of the future reclaimed line 
along the West Riverside Drive frontage.   

   
BASIS OF STAFF RECOMMENDATION: 
1. The proposed zoning should be consistent with the purpose statement of the district 

sought. 
 

Per the Land Development Code, the Planned Unit Development (PUD) zoning district 
has been established to implement the goals of preserving the natural environment, 
encouraging high quality development and innovative design, and ensuring adequate 
public facilities and services.  The City Council intends PUD district zoning to produce 
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development that achieves these goals to a greater degree than and that is therefore 
superior to development under conventional zoning and subdivision regulations.   
 
The proposed PUD amendment still offers a development on the subject property that can 
create a distinct space that complements the Zach Theatre and gateway to the area south 
of Lady Bird Lake.  The PUD provides pedestrian-oriented uses on the ground floor, 
upper story hotel and residential uses, underground vehicular parking, charging stations 
for electric vehicles, landscaping with 100% native and adapted plants, rainwater 
harvesting, and a purple pipe system to receive reclaimed water supply from the City.  In 
addition, the proposed PUD amendment supports affordable housing initiatives, 
continues the usability of the historic structure, preserves onsite and offsite trees, 
provides for offsite pedestrian improvements, provides a space onsite for the City of 
Austin Parks and Recreation Department and community meeting space, contains a 
public plaza with art, a 3-star rating under the Austin Green Building program, and will 
provide additional bike parking for patrons and residents, and provide a public bike share 
kiosk.      

 
2. Zoning should promote the policy of locating retail and more intensive zoning near 

the intersections of major arterials and major collectors.   
3. Zoning should allow for a reasonable use of the property.   

 
The site is bounded by two major arterials and a collector, and there are mixed use 
projects, being developed throughout Austin on major arterials, including Lamar 
Boulevard and Riverside Drive.  The proposed PUD amendment involves a change in land 
use from a primarily residential project to one that reduces the number of residential units, 
adds hotel use, increases the amount of non-residential square footage, and requires 
underground parking.  Since the original PUD’s approval in 2013, a Corridor Planning 
Office has been established and plans adopted that requires new development on certain 
major corridors including South Lamar to implement street improvements identified in the 
adopted plans and related bond projects.  Similarly, Code revisions have enhanced the 
affordable housing provisions for PUDs, and the proposed project will comply with or 
exceed the current regulations.  Many of the remaining modifications are the result of 
negotiations between the Applicant and the adjacent condominium ownership for a hotel, 
residential and commercial use project.              
 

EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site PUD Restaurant (vacant) 
North P COA Park and Pfluger Pedestrian Bridge 

Landing 
South CS; CS-H; CS-1 Condominiums; Professional Office; Retail 
East P COA Parkland (Pitch and Putt golf course)  
West P; CS-1; CS-V; CS  COA Park, PARD Headquarters, Zach Theatre; 

Schlotzky’s restaurant (currently proposed as a 
PUD); Mixed use development 
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NEIGHBORHOOD PLANNING AREA:  South Lamar Combined (Zilker) – Suspended   
 
TRANSPORTATION MITIGATION:  Is required – Please refer to Attachment A 
 
WATERSHED:  Lady Bird Lake – Urban      
 
WATERFRONT OVERLAY:  Yes, Butler Shores Subdistrict   

(Property is outside of primary and secondary setbacks) 
    
CAPITOL VIEW CORRIDOR:  No SCENIC ROADWAY:  West Riverside Drive   
 
CORE TRANSIT CORRIDORS:  West Riverside Drive and South Lamar Boulevard 
 
SCHOOLS:  Zilker Elementary School O. Henry Middle School      Austin High School 
 
NEIGHBORHOOD ORGANIZATIONS: 
57 – Old Austin Neighborhood Association   107 – Zilker Neighborhood Association   
127 – Bouldin Creek Neighborhood Association  498 – South Central Coalition  
511 – Austin Neighborhoods Council  742 – Austin Independent School District  
943 – Save Our Springs Alliance  1074 – Bouldin Creek Neighborhood Planning Team 
1107 – Perry Grid 614    1228 – Sierra Group, Austin Regional Group 
1368 – Bridges on the Park    1363 – SEL Texas     
1424 – Preservation Austin    1528 – Bike Austin      
1530 – Friends of Austin Neighborhoods 1550 – Homeless Neighborhood Association 
1571 – Friends of Zilker   1596 – TNR BCP - Travis County Natural Resources  
1616 – Neighborhood Empowerment Foundation  
   
AREA CASE HISTORIES: 
 

NUMBER REQUEST COMMISSION CITY COUNCIL 
C814-2018-0121 – 
218 S. Lamar 
(Schlotzky’s) 

CS-V to PUD Scheduled for August 
27, 2019 

To be Scheduled   

C14-2008-0060 –   
Zilker Vertical 
Mixed Use 
Building (V) 
Rezoning Opt-
In/Opt Out Process 
– Lady Bird Lake 
on the north, UPRR 
tracks, W Oltorf St, 
S Lamar Blvd to 
the east, Barton 
Skyway to the 
south, and Robert E 

Rezoning 
selected tracts 
with –V and 
amending the 
boundary to 
exclude certain 
tracts, on 124 
acres 

Apvd –V to certain 
tracts (73 acres), 
exclude certain tracts 
(51 acres), and an 
affordability level of 
60% mfi for 10% of 
rental units in a VMU 
building 

Apvd (10-16-2008).   
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Lee Rd, Rabb Rd 
and Rae Dell Ave 
to the west  
C14H-76-004 – 
Landmarks 
Committee – 200 
Lee Barton Rd  

C, First Height 
and Area to C-H, 
First Height and 
Area on an 
18,000 sf tract of 
land 

To Grant Apvd (11-21-1974).   

 
RELATED CASES: 
 
PUD Zoning cases 
On October 17, 2013, Council approved PUD district zoning for the subject Property, 
sometimes referred to as the Taco PUD.  As a summary, the PUD allowed up to 96 feet in 
height, required development standards and design characteristics for buildings or structures 
greater than 60 feet; required at least 1,000 sf of first floor retail space for PARD on a ‘rent- 
free’ basis for 25 years, required a local business component at a reduced rental rate; 
addressed parking and access for the historic Paggi House; limited the number of residential 
units and non-residential ground floor space; required a public plaza onsite and a minimum 
amount of open space; established environmental and water quality standards; required a 
minimum 250 sf room for meeting space; established an affordable housing program; 
required pedestrian improvements, bicycle facilities and ground floor structured parking; and 
required provisions for public art.   
 
Approved Code modifications were for a minimum of 60% parking requirement, Alternative 
Equivalent Compliance standards for sidewalks, connectivity and private open space and 
pedestrian amenities, development of a minimum of 75% of the cumulative frontage with 
pedestrian-oriented uses and including a restaurant component, a maximum of to 96 feet with 
modified setbacks, a maximum 5 : 1 F.A.R., equal restaurant and retail parking ratios, and 
additional permitted and prohibited uses (C814-2012-0160).  
 
Although the land uses and development standards approved have not been built since the 
PUD’s approval in October 2013, the property’s PUD zoning remains valid and does not 
expire.  Development of the property can proceed in accordance with the Council-approved 
PUD zoning and related subdivision and site plan applications, or the Applicant can propose 
to amend the PUD.  The subject PUD amendment is considered a substantial amendment and 
must be approved by the City Council.   
 
On November 20, 2018, the Applicant filed an amendment to the PUD to amend the land use 
plan, and the City has verified that the correct type of application was filed.  In addition, 
there is not a limit on the number or scope of changes to a PUD that would constitute a 
requirement to submit a new PUD.  
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Subdivisions and Site Plan 
The property is platted as Lot 1, Block A of the Paggi House Subdivision, a one lot 
subdivision consisting of 1.155 acres recorded on August 2, 2013 (C8-2012-0122.0A).  A 
revised preliminary plan is in process to create a two lot preliminary (C8-2016-0055.01 –   
Riverside and Lamar Resubdivision).  Please refer to Exhibit D.   
 
A site plan is in process for an 8-story mixed use development with a 100+ room hotel, 26 
condominiums, retail, restaurant and office uses, including two levels of underground 
parking (SP-2019-0056C – South Lamar and Riverside Mixed Use).  Please refer to Exhibit 
E.   
 
EXISTING STREET CHARACTERISTICS: 
 
Name ROW Pavement Classification Sidewalks 

 
Bicycle 
Route 

Capital Metro 
(within ¼ mile) 

South Lamar 
Boulevard 

120 
feet 

MAD 4 Arterial Yes Yes Yes 

West 
Riverside 
Drive 

120 
feet 

MAD 4 Arterial Yes Yes Yes 

Lee Barton 
Drive 

55 feet 30 feet Collector No No No 

 
 
OTHER STAFF COMMENTS:   
 
Comprehensive Planning 
 
This PUD amendment case is located on the southeast corner of S Lamar Blvd and W 
Riverside Drive, and abuts Lee Barton Drive on the eastern edge of the property. The subject 
property is approximately 0.933 acres in size and is the former location of a fast food 
restaurant. This case is located within the boundaries of the Zilker Park NP, which does not 
have an adopted neighborhood plan. Surrounding land uses include Lady Bird Lake and 
Trail, and Downtown Austin to the north; to the south is a multi-family condo building, a 
restaurant, retail uses, and the Dougherty Arts Center; to the east is Butler Park; and the west 
is the Zach Theater, Butler Shores Park, and an office building.  
 
Connectivity 
The site is located within 350 ft. to a public transit stop. Public sidewalks are located along 
Riverside Drive, and S. Lamar Blvd., but only partially along Lee Barton Drive. The 
Walkscore for this area is 86/100, Very Walkable, meaning most errands can be 
accomplished on foot. The site is within 1000 ft. of an existing urban trail. The mobility and 
connectivity options in this area are excellent. 
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Imagine Austin 
The Imagine Austin Growth Concept Map, found in the Imagine Austin Comprehensive Plan 
identifies this section of South Lamar Boulevard and Riverside Drive as Activity Corridors. 
The property is also located by the Downtown Regional Center. Activity corridors are the 
connections that link activity centers and other key destinations to one another and allow 
people to travel throughout the city and region by bicycle, transit, or automobile. Corridors 
are characterized by a variety of activities and types of buildings located along the roadway 
— shopping, restaurants and cafés, parks, schools, single-family houses, apartments, public 
buildings, houses of worship, mixed-use buildings, and offices. To improve mobility along 
an activity corridor, new and redevelopment should reduce per capita car use and increase 
walking, bicycling, and transit use. Intensity of land use should correspond to the availability 
of quality transit, public space, and walkable destinations. Site design should use building 
arrangement and open space to reduce walking distance to transit and destinations, achieve 
safety and comfort, and draw people outdoors. 
The following Imagine Austin policies are applicable to this case: 
• LUT P1. Align land use and transportation planning and decision-making to achieve a 

compact and connected city in line with the growth concept map. 

• LUT P3. Promote development in compact centers, communities, or along corridors that 
are connected by roads and transit that are designed to encourage walking and bicycling, 
and reduce health care, housing and transportation costs. 

Based on this property being located along two Activity Corridors and by a Regional Center, 
and the Imagine Austin policies referenced above that promotes both mixed use and 
commercial development, the proposed PUD amendment appears to support the policies of 
the Imagine Austin Comprehensive Plan. Regarding the amended PARD agreement for space 
within this development, this request is out of the scope of the Imagine Austin 
Comprehensive Plan. 
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Electric Review 
 
The site must comply with safety clearances and setback requirements from the utility 
criteria manual if underground and/or overhead electrical facilities are present. 
 
Impervious Cover 
 
The maximum impervious cover allowed by the PUD is based on the CS zoning district 
previously assigned to this property and is 95%, which is based on the more restrictive 
zoning regulations.  The site plan in process proposes 94.49% impervious cover for the hotel 
/ condominium / retail project and 74.39% impervious cover (no change) for the Paggi 
House.   
 
Environmental  
 
The site is not located over the Edwards Aquifer Recharge Zone.  The site is in the Lady Bird 
Lake Watershed of the Colorado River Basin, which is classified as an Urban Watershed by 
Chapter 25-8 of the City's Land Development Code.   
 
Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 
25-8 for all development and/or redevelopment. 
 
This site is required to provide on-site water quality controls (or payment in lieu of) for all 
development and / or redevelopment when 8,000 s.f. cumulative is exceeded an on-site 
control for the two-year storm.   
 
Floodplain Review 
 
Lot appears to be in WBO 500yr floodplain, however, it also appears that this floodplain is 
resultant of backwater conditions with the Colorado River. The WSE at xs 877 for the 0.2% 
chance event is 446.49 ft MSE; per GIS, the lowest elevation on the lot is ~448. 
 
FYI:  Please note that current floodplain regulations require that Finished Floor Elevations 
(FFE) of the proposed buildings adjacent to the 100-year floodplain must be one foot greater 
than the 100-year water surface elevation. City of Austin staff is currently proposing changes 
to the floodplain regulations to require FFEs be two feet above the current FEMA 500-year 
floodplain or Atlas 14 100-year floodplain. FFE requirements will be based on current code 
at time of application.  
 
FYI:  Our understanding of flood risk in Austin is changing.  What is now known as the 500-
year floodplain is a good representation of what the 100-year floodplain will be according to 
a National Weather Service publication called Atlas 14.  This could affect the layout of this 
development/future developments on this site, including the location of drainage easements, 
buildings, and parking areas.  The City will likely be using the current 500-year floodplain as 
the design floodplain for future site plans and commercial building permit review by the end 
of 2018.  In order to minimize flood risk to our community and better ensure that this lot can 
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be developed in the future, the City of Austin recommends that you consider the 500-year 
floodplain as a surrogate for the 100-year floodplain when designing this development.  
Please contact this reviewer if you have any questions. 
 
For this application, Atlas 14 will not have an impact on the review, but be aware that future 
permits for the site may fall under Atlas 14 regulations depending upon when they are 
requested.  It is likely that by the time construction is complete for this building/subdivision 
that Atlas 14 will be in effect for Austin thus changing the floodplain in the area and it is 
recommend that the Applicant and the Applicant’s Engineer discuss flood resiliency and 
alterations which could be made to plan to reduce the risk of flooding of the proposed 
development (e.g. elevation of Finished Floors to be above current 500-year floodplain, 
floodproofing of areas below current 500-year floodplain, utilizing 500-year floodplain in 
place of the 100-year floodplain, etc.) 
 
Austin Water Utility 
 
The landowner intends to serve the site with City of Austin water and wastewater utilities. 
The landowner, at own expense, will be responsible for providing any water and wastewater 
utility improvements, offsite main extensions, utility relocations and or abandonments 
required by the proposed land use.  Depending on the development plans submitted, water 
and or wastewater service extension requests may be required. Water and wastewater utility 
plans must be reviewed and approved by the Austin Water Utility for compliance with City 
criteria.  All water and wastewater construction must be inspected by the City of Austin.  The 
landowner must pay the City inspection fee with the utility construction. The landowner must 
pay the tap and impact fee once the landowner makes an application for a City of Austin 
water and wastewater utility tap permit. 
 
INDEX OF EXHIBITS TO FOLLOW 
 
A:  Zoning Map 
A-1:  Aerial Map 
B and B-1:  Applicant’s Summary Letter and Proposed Revisions to 2013 PUD Ordinance 
C:  Proposed Revisions to the Land Use Plan 
D:  Proposed Resubdivision  
E:  Proposed Site Plan 
 
INDEX OF ATTACHMENTS TO FOLLOW 
 
A:  Traffic Mitigation Memo and Mitigation Fee In-Lieu 
B:  Carbon Impact Statement 
 
Supplemental Information  

• Waterfront Overlay – Primary and Secondary Setbacks 
• Proposed Ground Floor with the 90’ Point Area Dimensioned  
• Amended and Restated Declaration of Covenants, Conditions and Restrictions with 

Bridges on the Park Condominium Association, Inc.  
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Correspondence Received 
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