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11.1. Introduction

W 35th

This chapter summarizes the work of the
Concept Plan Phase and includes alternatives and studies leading to the determination of the directions for the two final
concept plans, documentation of the final
Concept Plans, the Design Guidelines,
evaluation of the plans, and recommendations.
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The challenge and opportunity of any plan
for the Brackenridge Tract is in seamlessly
integrating this tract into the fabric of the
City of Austin. This is an urban in-fill site
that has been held back in time, unable to
evolve along with the rest of the City due
to uncertainties and failed attempts at an
earlier vision. It is now time to resume the
evolution toward an integral and vital group
of neighborhoods on an accelerated (by
comparison to the City of Austin’s historical
growth) time-frame with the goal of creating a community that might have evolved
naturally over time with the rest of the City
at this unique and strategic location on its
lakefront.
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Completion of the Westward Expansion of Austin as an Urban Infill Site; development of the
Brackenridge Tract is the opportunity to complete Austin's westward expansion along Lady Bird Lake.
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The Brackenridge Tract is located at the
transition from: urban waterfront to highland
lake system, Blackland Prairie to Hill Country, Gulf Coast Plain to Edwards Plateau, Urban Land to Woodland, and Urban Zone to
Water Protection Zone. Each of the Concept
Plans reflects the transitional role of the site
in different ways.
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Brackenridge Village Concept Plan
Enfield Road
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Brackenridge Village is a community characterized by
the extension of Austin’s urban grid system into the
site, engaging its natural features and connecting the
City to the lakefront.
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A A Vision for Lake Austin Boulevard
B Schulle Branch Park
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D Main Street Shopping District
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Brackenridge Park Concept Plan
Brackenridge Park is a community characterized by
the extension of the lakefront into the site, shaping
its grid and connecting the hills and highland lakes to
the City.
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11.2. Framework
Studies
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An early concept explores the natural incremental growth of the West
An early concept explores a greenway along Schulle Branch as a defining plan element.
Early Framework Plan A

Early Framework Plan B
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An later evolution of Framework Plan A provides a

A later refinement of Framework Plan B provides a

more refined and flexible street and block system.

more refined and flexible street and block system.

Early Framework Plan C
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Austin grid and neighborhood pattern onto the Brackenridge Tract.
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A major consideration that had a significant
impact on the form of the plans was the
need to include a Brackenridge Field Lab in
one of the plans in order to determine its
impact on an overall plan and the Design
Principles. Both plan directions were studied at the framework level and either could
accommodate a reduced Field Lab until
2019. The Brackenridge Park Concept Plan
includes a Brackenridge Field Lab.

Lake

The Concept Plan Phase began with the
development of draft frameworks that explore different ways of applying the Design
Principles to the specific site conditions,
plan systems, and program distribution.
They were evaluated relative to the Design
Principles, issues identified in the analysis,
system requirements, and accepted design
standards. Frameworks were refined, revised, and recombined, or new directions
developed, in an iterative, on-going process.
This resulted in identifying two design directions each of which embodies the Design
Principles, but in different ways. The Final
Concept Plans are the result of further
development and refinements of these two
design directions. They are the Brackenridge
Village Concept Plan and the Brackenridge
Park Concept Plan.

Early Framework Plan D
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This framework explores the realignment of Lake Austin Boulevard into the center of the

The concept illustrates an arcing road that connects

Brackenridge Tract and its linkage to the extended Redbud Trail / Enfield Road connector.

to Enfield and ends in a view of Lady Bird Lake.

Early Framework Plan E

Early Framework Plan F
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A further refinement of Framework Plan E
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A refinement of Framework Plan F, the arcing road becomes a main street shopping district.
Early Framework Plan H
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A pure extension of the West Austin grid, is perhaps, one
of the more radical frameworks explored by the team.

A refinement of Framework Plan I

Early Framework Plan I

Early Framework Plan J
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A concept that explores the temporary preservation of reduced Field Lab
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A concept that explores the temporary preservation of reduced Field Lab
Early Framework Plan L
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11.3. Brackenridge Village Concept Plan
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11.3.1. The Brackenridge Village
Concept Plan

Brackenridge Village Concept Plan in City Context
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Connection to the Austin Grid
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The Brackenridge Village Concept Plan extends the West Austin street grid onto the
sloping tract, in a manner consistent with
the historical westward expansion of the
City over the last century, as a system of
inter-connected streets and open spaces in
the form of walkable, mixed-use neighborhoods. Exposition Boulevard, Lake Austin
Boulevard, and a new road that connects
Redbud Trail to Enfield Road (the Red Bud
Connector) knit the proposed street network to the larger Austin network and serve
to reduce cut through traffic on nearby local
routes. A grid of local, tree-lined streets
shifts in orientation toward the lake, as has
the City grid with every westward expansion effort before, providing view corridors
to the site’s waterfront. Pecos Street is
extended into Brackenridge Village and terminates at a lakeside vista.
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The Illustrative Plan provides a composite
image of all of the public and private elements of the plan in the context of the
surrounding neighborhoods. It shows the
overall, integrated vision for the site in the
Brackenridge Village Concept Plan. The sections and drawings that follow look at each
of the plan systems, elements, and components individually.
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A connected park system, called Schulle
Branch Park, follows the course of Schulle
Branch, an existing watercourse, from
Enfield Road down to Lady Bird Lake and
becomes the “central park” of the district.
In this way, existing Tarrytown is inextricably
connected to the lakefront. From Enfield
Road to Lake Austin Boulevard, the watercourse is transformed to hold and filter
stormwater from the site and upland neighborhoods in a system of stepped ponds that
becomes a key feature of the community.
The ponds are bordered by walks, trails,
meadows and other flexible use parkland,
shaded by heritage trees preserved from
the former golf course, as well as programmed open spaces. In this part of the
park, both formal and casual landscape elements are expressed. South of Lake Austin
Boulevard, Schulle Branch Park retains its
natural feeling as a forested ravine with a
network of trails and elevated boardwalks
that connect upland areas to the lakefront.
Areas of exposed limestone rock cut by
the watercourse and remnant structures
associated with historic uses of the site
are revealed to trail users yet protected by
the boardwalks that contain pedestrians. A
Lakefront Park along the length of Lady Bird
Lake preserves its riparian edge and a lakeside trail system connects with the existing Trail at Lady Bird Lake and the Schulle
Branch Park trails to extend the City’s hike
and bike system and urban waterfront to
the Tom Miller Dam, Lake Austin, and the
existing Tarrytown neighborhoods.
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A Complete Community and Future
Flexibility
In addition to a mix of residential, office,
academic, retail and entertainment uses,
Brackenridge Village accommodates sites
for shared or civic uses. These uses may be
at the edges of the parks, within the parks
themselves, or at special intersections or
terminating vistas. Brackenridge Village is
envisioned as a complete environment,
where Austinites can live, work, learn, and
play in a setting that preserves and celebrates the best the site has to offer—its
lakefront, heritage trees, exposed rock,
remnant structures, etc.—in a uniquely
Austin way. Its street grid provides a flexible circulation network of blocks that can
combine or subdivide, if needed, for as yet
unanticipated uses.

tarrytown

Exposition Boulevard

The larger Brackenridge Village district is
comprised of five neighborhoods, joined
by the larger park system, each of which
accommodate a mix of uses and provide a
range of experiences. Each neighborhood
is designed and sized to be walkable within
five minutes from center to edge or within
ten minutes from edge to edge, typically an
area within a 1/4 mile radius. These walking
areas are commonly known as pedestrian
sheds.
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Exposition Boulevard
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Lakeside Neighborhood (Town Center)
In the Lakeside Neighborhood, Exposition Boulevard is extended across a transformed Lake Austin Boulevard to Lady Bird Lake as a “main street” that anchors a new, mixed-use town center connecting Tarrytown to the waterfront. This notion reinforces Exposition’s role north of the tract as a main street and
address for the neighborhood centers at Tarrytown and Casis. A Market Square and shopping district provide opportunities for local retail and other commerce as well as upper floor residential and office uses. A
farmer’s market may become a weekly event in the Market Square and a boutique hotel may anchor the
waterfront plaza that overlooks the lake and terminates the main street experience. The district is envisioned to receive transit near Market Square, perhaps in the form of Bus Rapid Transit (BRT), which could
connect to the larger transit systems proposed for Austin over the next several decades. An internal trolley or shuttle system is envisioned to connect all of the new neighborhoods with this transit hub, as well
as to a potential off-site park and ride facility, and provisions for bike lanes and public bike storage will
make Brackenridge Village a transit and bike friendly location. Green roof technology on building and parking decks in Lakeside and other neighborhoods, along with other forms of sustainable water and energy
conservation practices, will support the broader set of sustainable practices that are at the foundation of
Brackenridge Village.
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Lakeview Neighborhood

Exposition Boulevard

Other neighborhoods link to their immediate context and accommodate a mix of residential types,
neighborhood-serving retail, community and civic uses, as well as neighborhood and pocket parks. The
Lakeview Neighborhood at the northeast corner of the tract, a primarily residential neighborhood attractive to a variety of residents including families, forms the gateway to the district from the existing Tarrytown neighborhoods. A park is located at the heart of the neighborhood and is bordered by local retail
and community services. Some of the streets in Lakeview and other Brackenridge Village neighborhoods
will accommodate rain gardens to help clean stormwater as part of a tool kit of stormwater strategies
envisioned for the district. Within the neighborhood, the site for W.A.Y.A. is reconfigured at the intersection of Exposition Boulevard and the Red Bud Connector to more efficiently provide its program and to
accommodate the Red Bud Connector. The existing building for W.A.Y.A. is retained. Blocks immediately
south of W.A.Y.A. may, if the need exists, become a site for a new elementary school, creating a civic
node comprised of O. Henry Middle School, a new elementary school, and W.A.Y.A. This civic hub is the
northern anchor of the main street extension of Exposition Boulevard. Ample on-street parking throughout Brackenridge Village will serve the civic uses and reduce the need for large off-street parking lots.
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Deep Eddy Neighborhood
At the southeastern gateway, a transformed Lake Austin Boulevard forms the heart of an expanded Deep
Eddy Neighborhood. Active ground floor uses along the boulevard and housing in efficient building types
form a walkable street network that extends outward to the shore of Lady Bird Lake. The first block is set
back from the lake edge to accommodate a park that could become the expansion of Eilers Park. Here,
the City’s hike and bike trail network is extended along the site’s lakefront, ultimately terminating at Boat
Town.
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Red Bud Neighborhood
The Red Bud Neighborhood is nestled below Lake Austin Boulevard across Red Bud Island and along
Lady Bird Lake. A green that preserves many of the heritage oaks on the tract forms the heart and central gathering space of this primarily residential neighborhood. At the intersection of the Lakefront Park
and Schulle Branch Park a special site is envisioned to accommodate a destination spa hotel or other
suitable use.

lcra red
bud center

R

Bu
ed

dC

n
on

ec

tor

2

Lak

eA
u

sti

nB
o

ule

var

d

4

Pe

co

sS
tre

et

1

5
3

1

Red Bud Neighborhood Park

2

Schulle Branch Park

3

Lakefront Park Preserve

4

Red Bud Island

5

Footbridge

6

Trail

7

Lake Overlook

7

la

d

y

b

ir

d

la

6

ke
3

Red Bud Neighborhood Detail Plan

0

100

200

400 ft

Brackenridge village concept plan
THE U N IVERSIT Y OF T EXAS SY S T EM : B rackenri d g e Tract
AU S T I N, T EXA S

June 2009 - Pro ject Re p o r t page 11.16

Boat Town Neighborhood

Pecos Street

Enfield Road (local traffic only)

lake aust

3

1

Lake Austin Boulevard, envisioned as a true multi-modal boulevard with median planting and a wide tree
canopy, knits together the experiences of Deep Eddy, Lakeside, Schulle Branch Park, and Red Bud and
terminates in the Boat Town neighborhood on the shores of Lake Austin. After crossing the Red Bud Connector, the Lake Austin Boulevard enters in a neighborhood park that could be the setting for an office
campus or future academic campus, which could also accommodate an executive hotel. Residential uses
transition to the existing neighborhood edges and the central green is connected to an expanded Boat
Town waterfront and marina. Historically an area of entertainment and recreation, Boat Town is envisioned to have outdoor dining and entertainment, a potential cinema, boating, and other forms of lakeside recreation, expanded to connect with the upland neighborhood and to better accommodate parking
requirements. As a terminus to the hike and bike trail, the parking for entertainment uses can be shared
in off-peak times with users of the trail system.
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Land Use, Density and Massing
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The Land Use Plan indicates the distribution of uses throughout the site. Commercial and mixed use areas are concentrated
primarily at the town and neighborhood
centers and on streets leading into these
centers.
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Active Ground Floor Uses
One of the most important characteristics
of a successful town or neighborhood center is having retail and other active uses on
the ground floor. It is also important that it
be contiguous and not scattered. Since it
may take time for the community to grow
and evolve, the initial retail is established at
the focal point of the center and the ground
floors of buildings with other ground floor
uses need to be designed with the flexibility
to convert at a later time to retail. This applies to all buildings with primary frontages.
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Within the plan there is flexibility and many
alternatives for land uses and distribution of
density are possible. The Plan Alternatives
drawing indicates two such alternatives.
The first shows the potential location for a
U.T. Austin “campus” should the need for
academic and/ or research space be identified in the future. The second is a potential
location for an elementary school should
the City identify the need.
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Density Plan
The Density Plan indicates the distribution
of density throughout the site. The density
is generally distributed evenly across the
site with relatively lower densities adjoining
the existing neighborhoods and relatively
higher densities in the central and lakefront
areas of the site. The Brackenridge Village
Concept Plan has a limited range of densities without high contrast between the lowest and highest density locations.
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Building heights, while related to density,
are a different matter. The Building Heights
drawing indicates where the various heights
of buildings or building elements are located. Within a single block the buildings
adjoining an existing neighborhood can be
low while the buildings on other portions of
the block may be higher. High buildings or
building elements (over 8 stories) may be located at special locations in centers, adjoining parks, or within significant vistas.
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11.3.3.

Parks

The landscape design concept for the Village Concept
Plan is intricately tied to the development framework plan
and is composed of four primary elements: the Lakefront
Park Preserve, the Schulle Branch Park, evenly distributed
neighborhood parks, and special outdoor destinations.
Tree-shaded pedestrian streets provide ample linkages
between all of these locations, resulting in a rich and diverse public realm. Rain gardens located along the upland
streets of the community contribute to a unique, green
street character. The landscape concept is also a study of
contrast: a range of casual and formal spaces; places for
large public events and small, intimate places; places for
neighbors to meet and places for the Austin community to
celebrate. The intensity of use within each outdoor park is
determined foremost by the sensitivity to the environment
in which the park is located.
The lakefront consists of two distinct areas: from Deep
Eddy Pool/Eilers Park to Schulle Branch, the Lakefront Park
is an active series of events that provide for both a continuous hike and bike trail interwoven among active use areas.
Overlooks are provided from terminating streets. From
Schulle Branch to Redbud Trail, a hike and bike trail meanders quietly within the Lakefront Park Preserve with a trail
spur connecting to Red Bud Island via pedestrian bridge.
Due to City controlled land adjacent to the Tom Miller Dam
and hydroelectricity facility, the main trail terminates at
Boat Town by way of interior streets.

Special outdoor destinations within the Plan include Deep
Eddy/Eilers Park, located just east of the U.T. Autstin Rowing Center along the lakefront, the Market Square, the
Boat Town waterfront and the greenbelt of Schulle Branch
Park located along Schulle Branch, as described above.
The interconnecting street pattern within the community
provides convenient access to all these unique outdoor
destinations.
Neighborhood parks are located centrally within each
district of the Plan and are connected to other parkland
by way of the streets and trails. These parks are the social
nucleus of each neighborhood and serve as their organizing element. The programming of these parks may include
community gardening, children’s play area, flexible open
spaces for people and their dogs (off leash) and areas for
community gathering and socializing. Also included within
the plan are a variety of smaller pocket parks and plazas. A
network of streets connects all of the parks together and
brings park amenities, such as seating spaces and landscaping, into the urban areas of the community, supporting
the philosophy of streets as extensions of the parks and
open space, similar to Austin’s Great Streets Program.

From Lady Bird Lake, the Schulle Branch Park extends
north through the entire site, transitioning from a natural
greenbelt to an active, event-oriented central park north
of Lake Austin Boulevard. It is the primary connecting
open space within the community. Street crossings are
celebrated as “events” and streets radiating from the park
interconnect with smaller, neighborhood parks, providing
easy walking and biking opportunities. Along Enfield Road,
the park’s active uses give way to more passive and quiet
neighborhood uses that provide for a transition to Tarrytown to the north.
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Park Typology
The park typology diagram shows the hierarchy of the park types in the open space
system. Useable open space has been
distributed evenly throughout the plan to
provide ample access to parks for a wide
variety of uses: social interaction, exercise,
gardening, education and simply being with
nature. The focus of the plan is to provide
an outlet for healthy living, which comes in
many forms. The lakefront from Deep Eddy
to Schulle Branch has been transformed
into an interactive Lakefront Park Preserve.
The riparian lakefront from Schulle Branch
to Redbud Trail is retained in a natural state.
The landscape will be restored in locations where it has been impacted. North of
the lakefront preserve, along the Schulle
Branch, is a community park called the
Schulle Branch Park. This park will serve
as a recreational and social center for residents, workers and the greater community.
Located within each neighborhood are
smaller parks that serve the local needs of
residents. Within the urban block network,
a variety of urban plazas, pocket parks and
greenways provide a variety of outdoor uses
to encourage social interaction.
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City Parks
The Brackenridge Village Concept Plan offers two Parks in the plan, one is the Schulle
Branch Park located in the heart of the community on Lake Austin Boulevard and Redbud Trail and the other is the Lakefront Park
located along the shores of Lady Bird Lake,
adjacent to Deep Eddy and the UT Rowing
Center. These provide the residents, as well
as the City of Austin, with two signature
parks. Parking for the City Parks is provided
nearby with on-street parking or shared in
nearby buildings.
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Schulle Branch Park
Schulle Branch Park is the center of activity within the park system and features the
highest concentration of park uses. The form
of this park is hard edged and geometric on
one side and soft and organic on the other,
recalling the concept of the parks and open
spaces merging into the urban grid. The
Schulle Branch Park includes a variety of
park uses ranging from active, highly programmed areas to passive unprogrammed
areas. Some of these uses include a children’s play area; a park for skateboard activities; a community garden serving local
residents and offering local food production;
an outdoor game park with checkerboard
tables, bocce, shuffleboard, and other outdoor games; an open meadow with tree
clusters and off-leash lawns for dogs; open
lawns with terraces for flexible uses; and
promenades that frame the park with seating and gathering spaces.
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Lakefront Park
The other City Park is located along the lakefront, adjacent to Deep Eddy/Eilers Park and
the U.T. Austin Rowing Complex. The Lakefront Park brings the street level activity to
the lakefront through a series of terraces.
At the terminus of the extended Exposition
Boulevard is a plaza that provides views and
access to the lake. At the edge of the water
is the Battery Beach that provides areas for
people to touch and experience the waterfront on a series of boulders located on land
and in the water. The boulders represent
the history of the dam, which was made
of granite boulders that broke and flooded
the city in the early 1900’s. Located to the
west of the Lakefront Park, from Schulle
Branch to Redbud Trail is the Lakefront Park
Preserve. This is a nature preserve that has
a multi-use trail that connects to the City of
Austin's hike and bike trail network.
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Neighborhood Parks
The neighborhood parks incorporated in the
Plan provide amenities for residents, workers and visitors within a comfortable walking distance, about a quarter mile radius.
Each neighborhood park includes a variety
of diverse experiences that make for a usable park. Uses may include a children's
playscape, a fenced dog run, community
gardens and picnic areas. The playscape
needs to be ADA-accessible and provide
shade and seating. Dog runs need to be
fenced and should provide benches and
pet waste stations. Community gardens
should be fenced. Existing trees should be
preserved. Since each neighborhood park is
located within a comfortable walking distance, on street parking will be available on
most street frontages in the community. All
neighborhood parks should also provide site
furnishings, including benches, bike racks,
lighting for nighttime security, and trash
receptacles.
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Market Square

1

7

Located on Lake Austin Boulevard is the
Market Square, an urban plaza surrounded
by buildings with ground floor active uses.
The Market Square serves many purposes.
It is a gathering space for residents, workers, and visitors of the Brackenridge Tract,
a flexible space for special events, and also
serves as a multi-modal transit hub that
connects to the bus rapid transit system, or
BRT, and the local circulator. The plaza consists of high canopy shade and palm trees
to provide shade and structure to the space;
a water feature to provide ambient noise
and to cool the plaza during the hot summer
months; and a combination of paved and
lawn areas for social gathering and special
events. The plaza will be the urban social
nucleus of the community and programmed
with both day time and evening activities.
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Boat Town Neighborhood Park
Anchoring the western corner of the Plan,
Boat Town serves as Austin's only waterfront connection to Lake Austin and as a
celebrated asset for the city. The realignment of the existing roadway introduces
a meaningful public plaza on Lake Austin.
The orientation of the buildings, plaza and
outdoor uses is to the water with areas for
outdoor dining, social gathering, and programmed special events. The natural grades
of the site, reinforces a terraced amphitheater stepping down to the activity on
the water. An inviting sequence of outdoor
spaces extends from an al fresco plaza up
to the water's edge and beyond onto twin
piers. The piers and boardwalk will allow users to experience the active waterfront and
dine on the water. Parking for vehicles will
be provided in the adjacent buildings with
a drop off in the entry plaza. Bike racks will
be provided in the green space for secure
bicycle storage. Other amenities will include
a stage at the boardwalk for special events
and festivals, site furnishings and festive
lighting. The use of Washingtonia Palms will
add to the special waterfront character. Boat
Town offers a special opportunity for visitors
to fully engage their senses with the lake with breezes, smells and cooling effect of
the water.
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2

1

Rainwater Garden

2

Seating Area

3

Sidewalk

4

Transit Stop

5

Parallel Parking

Rain gardens Streetscapes
Rain gardens are biofiltration basins. Rain
gardens will be incorporated into certain
streetscapes in the Village Plan. Rain gardens are a water quality control best management practice (BMP) that is used to
improve stormwater runoff by filtering water
through vegetation and soil to remove pollutants. These systems capture water from
the street pavement and sidewalks, therefore improving stormwater closest to the
pollutant source. Rain gardens also have a
scenic and ecological value by introducing
a varied plant palette into the streetscape.
Rain garden vegetation includes a mix of
shade and ornamental trees, shrubs and
groundcover. Rain gardens offer shade to
pedestrians and buffers pedestrian areas
from vehicular traffic. Vegetation used in
the rain gardens will be native, or adaptive,
to the region and will be selected for tolerance to heavy rainfall events and extended
dry spells commonly experienced in Austin.
Supplemental irrigation will be used, when
necessary, with non-potable water either
from harvested rainwater from adjacent
buildings, water collected by air conditioning condensate, water from the nearby lake,
or water obtained from the City of Austin’s
reclaimed water system.
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Enlargement of Rain Garden
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Rain Gardens on a Mixed Use Street

Rain Gardens on a Mix Use Street
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Street Trees
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A comprehensive street tree program will
be established within the street network
of the Plan. The goal of the program is to
reinforce coherence along the streets while
providing for ecological diversity. The tree
species will be native or adaptive to the
region. Microclimatic conditions will be
factored in the tree selection. Generally, the
street tree type will match on both sides of
the streets; however street trees bordering parks, greenways and other open space
will respond to the urban edge on one side
of the street and the open space the other.
Live Oak trees will serve as the signature
street tree along Lake Austin Boulevard and
Red Bud Connector. Palm trees, Cedar Elm
and Red Oak trees highlight special areas
of the plan, such as neighborhood parks,
promenades, plazas and the developed portions of the lakefront. A number of streets
will include a mix of native shade tree species.
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Street Tree Diagram
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Mexican Sycamore Platanus occidentalis
Red Oak Quercus shumardii

Monterrey Oak Quercus polymorpha

Bald Cypress Taxodium distichum

Mountain Laurel Sophora secundiflora

Live Oak Quercus virginiana

Washington Palm Washingtonia robusta

Cedar Elm Ulmus crassifolia
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Existing Exposition Boulevard is improved to
the level of a mixed-use, transit-ready street
and Enfield Road to that of a residential
street within the site.

dy
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North-south streets connect upland areas
to the lakefront; the primary north south
streets include: Red Bud connector, two
parallel north-south roads connecting Enfield road to the lakefront, and the re-oriented Exposition Boulevard.

Norwalk Ln.

Newman Dr.

The Street Plan indicates the underlying hierarchy of streets serving existing and new
vehicular, transit, pedestrian, bicycle, and
service traffic within the site and the connections to the surrounding street network.
The primary streets are those that, along
with the major parks, define the Brackenridge Village Concept Plan and are fixed.
East-west streets provide access and connections across the site; the primary east
west streets include: the partially realigned
Lake Austin Boulevard; a new lakefront drive
from Deep Eddy to Schulle Branch Park;
and a new east-west road paralleling Lake
Austin Boulevard from Deep Eddy to Boat
Town. The ability to add east-west streets
as alternatives to Lake Austin Boulevard to
disperse traffic within the site and provide
multiple transit route options is critical to
achieving full development potential on the
site, independent of site access issues.
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Pecos Street
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Raleigh Ave.

The Transit Network Plan indicates those
streets whose rights-of-way have been established to accommodate near and longer
term transit options and proposed routes for
the different types of transit envisioned.
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The Village Concept Plan accommodates a
bus rapid transit system, or BRT, with one
transit stop within the Plan. The BRT route
is along Lake Austin Boulevard/Exposition
Boulevard alignment. Additionally, an internal circulator is planned to service the
primary development nodes of the Plan.
The internal circulator connects to the BRT
system at the intersection of Exposition
Boulevard and Lake Austin Boulevard. This
intersection includes a protected pedestrian
crossing to allow transit users to safely
cross travel lanes. It is anticipated that the
existing Cap Metro bus line will adjust to
the modified street layout within the Plan
and potentially provide connections with the
internal circulator and BRT system.
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Transit stations will be located near intersections. Crosswalks will be provided
for ease of user mobility. Crosswalks will
have special paving and clear signage to
delineate pedestrian crossings to motorists. Transit stations will also provide shade
structure, benches, identification signage,
trash receptacles, and lighting for nighttime
security.
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The bicycle network is an important contributor to the mobility plan and is designed
as an integral element within the street
system. The network connects to and augments the existing and planned bicycle
routes of the City of Austin 2020 Bicycle
Plan. Anticipated bicycle routes are indicated in the diagram. The diagram shows
the three proposed levels of the bicycle
system: dedicated bike lanes, shared bike
lanes, and multi-use trails. Major bike parking facilities are incorporated into the Plan.
Dedicated bike lanes will be 5’ in width,
located adjacent to traffic lanes and properly
marked. Shared bike lanes, referred to as a
“sharrow”, shall also have proper delineation
and signage for motorists. The multi-use
trail connects to the city’s hike and bike
trail system and will be an average width
of 16’ within parks and 10’ wide within the
city blocks. Bike facilities will include bike
storage, restrooms, and possibly showers.
Bike racks are planned within each block
and located adjacent to the bike network to
provide convenient bike storage.
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Pedestrian Network
The streetscapes are designed as linear
park-like experiences with a strong pedestrian focus, in fact as extensions of the park
network. The pedestrian activity along the
streets in the Plan ranges from high to medium to low. And the amount of streetscape
furniture and accessories used by pedestrians will correspond directly to the intensity
of pedestrian activity. Streetscape amenities include benches and chairs, bollards,
pole lighting, bike racks, trash receptacles,
street trees (see Street Tree diagram), special paving at crosswalks, and designated
locations for artwork. Also included in this
diagram is a depiction of the multi-use
pedestrian routes located within the parks
and along street greenways. These routes
will use decomposed gravel in flat areas
to promote a more informal, park-like character. Seating, stretching equipment and
water fountains will be provided to promote
recreational use.
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There are a number of key intersections
within the Village Plan where vehicular,
bicycle and pedestrian will interact, creating
the potential for conflict points. It is imperative that these intersections be designed
to insure safe mobility of transit vehicles,
cars, bikes, and pedestrians. Design elements that can raise driver's awareness and
reduce potential conflicts include distinctive
paving, special lighting, audible signals and
signage to announce pedestrian and bike
crossings to motorists. Pedestrian network
diagram illustrates the degree of pedestrian
accessibility.
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The street hierarchy establishes primary,
secondary, and tertiary frontages for each
of the blocks it defines. Primary frontages
are those facing major streets and parks,
and are generally the fixed streets in the
plan. Secondary frontages are those facing
a major street or park and may or may not
be fixed in the plan. All other frontages are
tertiary and are not fixed.
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Service and Parking
The Parking and Service Plan indicates the
locations of parking and service areas within the blocks and preferred access points
from the surrounding streets on secondary
and tertiary frontages. As part of a traffic
management plan, service vehicles may
be restricted on critical streets during peak
hours.
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11.3.6.

Sustainability
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By employing good urban design principles,
compact development within the site will
promote regional sustainability. Relieving
development pressure on the region by concentrating growth at this infill location focuses development where existing infrastructure capacity is in place. The plan reduces
automobile dependence through a variety of
sustainable strategies. The first is to distribute public amenities within a comfortable
walking distance. The compact nature of the
street and block layout also reinforces the
area’s walkability. Street trees will provide
shade and a comfortable walking environment on every street. A diverse mix of uses
promotes community livability, transportation efficiency and encourages walkability
within the neighborhoods. The plan includes
a comprehensive bike network and transit
system with multi-modal mobility options.
Community gardens and local food production locations are located within each neighborhood. The plan protects steep slopes and
the floodplain by limiting development from
these sensitive areas.
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Sustainability – Energy
lake aust

Energy reduction is a primary sustainability
strategy in the plan. These include systems
to reduce the environmental impacts associated with both energy production and
energy consumption. The solar orientation
of the site allows for the building sites to
maximize the use of the sun for day lighting
and to capture solar energy. The prevailing winds, blowing from the southeast to
the northwest, can be captured for natural
ventilation and reduce energy demands.
Green roofs will be incorporated to reduce
both the heat island effect and HVAC energy demands. Within the park system,
renewable energy generation technologies,
including solar, wind and biomass, will be
employed to generate power and shared
within the building sites and common areas.
A district wide heating and cooling system,
similar to downtown Austin’s chilled water
loop, should be explored to further reduce
energy use.
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The incorporation of LEED and the Sustainable Sites Initiative will further aid in achieving energy efficiency. The widespread use
of street trees will contribute to energy
reduction through passive cooling of outdoor spaces, shading of building sites and
the reduction of the heat island effect.
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Sustainability – Water
lake aust
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The water sustainability strategy has two
areas of focus: the stormwater system and
potable water use. The stormwater strategy
includes a range of innovative measures to
improve stormwater quality, including the
use of wet ponds, bioswales, rain gardens
and vegetative filter strips located along
the riparian edge of Lady Bird Lake. Reducing the quantity of stormwater discharge
through rainwater harvesting contributes to
a water demand reduction for irrigation and
potable building uses. Rainwater may be
used as graywater within development sites
or as irrigation in adjacent parkland. The goal
is to eliminate potable water for irrigation
use. Irrigation systems will be supplied by
the following sources: water collected and
stored from rainwater, water collected by
air conditioning condensate, or potentially
water obtained from the City of Austin’s
reclaimed water system that could be incorporated into the tract’s infrastructure.
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Sustainability – Water Quality
lake aust

in

Water Quality Design:
The Plan proposes to provide water quality treatment for storm runoff, consistent
with the Plan’s goal for sustainability and
environmental responsibility, in every drainage area. A full suite of water quality best
management practice (BMP) strategies are
envisioned for the tract, with the goal that
the proposed development will produce a
net decrease in pollutant load discharged
from the property. Individual strategies will
be tailored to each area’s specific needs and
conditions, and these strategies may include
vegetated filter strips, bio retention basins
and wet ponds.

m

m

bu
Red
bee creek
preserve

lcra red
bud center

ra
dT

il

*

red bud
isle

1

3

*

*

*

MOPAC / Loop 1

tom

da
er
ill

2

*

Schulle Branch provides a unique opportunity
for a wet pond / constructed wetland upstream of Lake Austin Boulevard. This pond
will provide a constant elevation “permanent” pool. During storm events, the pond
will rise slightly to accommodate the water
quality volume of the contributing area.
Additional flood storage will be provided for
larger storm events.
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Drainage Design:
Stormwater detention is recommended to
attenuate the impact of increased impervious cover and reduce runoff travel times.
Schulle Branch provides an opportunity to
construct a “regional” detention / water
quality pond. This facility would provide detention capacity for Area 1. It will ensure that
stream flows along the downstream reach of
Schulle Branch (between Lake Austin Blvd.
and Lady Bird Lake) are controlled.
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Drainage Area & Water Quality Control Points Diagram
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Because of the Brackenridge Tract’s proximity to the Colorado River, detention for runoff
from areas 3, 4, 5 and 6 is not considered
necessary. This approach is consistent with
the City of Austin’s policy for areas discharging directly to the Colorado River. Runoff
from areas 1, 2 and 7 will be handled within
the drainage area. Area 7 will be accommodated in the existing pond located within the
tract.
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11.3.7.

Utilities / Infrastructure

The Utilities Plans indicate the primary site
distribution systems and connections to
existing systems for Water, Sewer, Gas,
Electricity, and Communications serving the
site.
The proposed water distribution system
will connect to existing facilities located
along Lake Austin Blvd, Enfield Road and
Exposition Blvd. The existing 72” water
transmission main under Lake Austin Blvd.
will generally remain in place. A segment of
Lake Austin Blvd. is reoriented in the proposed Red Bud neighborhood. In this area,
the water transmission main will require
a new easement. Alternately, a portion of
the line could be relocated to enable more
effective utilization of the block in the Red
Bud neighborhood.
The proposed sewer collection system will
connect to existing facilities which drain to
the North Austin Interceptor. Portions of the
existing 15” and 24” lines along Lake Austin
will require relocation to accommodate the
proposed development blocks in the Red
Bud neighborhood. A realignment of the existing 10” line along Schulle Branch will also
be likely to accommodate the proposed water quality and open space improvements.

Proposed Water Diagram

Proposed New Water Line

Relocated72" Water Line

Existing Water Line

Existing 72" Water Line

Proposed Sewer Diagram

Proposed New Sewer Line

Relocated Sewer Line

Existing Sewer Line

The existing gas facilities along Lake Austin Blvd and around the perimeter of the
Brackenridge tract will be extended to serve
the proposed development. The existing
4” gas main bisecting the golf course tract
will require relocation to accommodate the
proposed block configuration.
Electric and communications networks will
be fully integrated with the existing Austin Energy network and all telephone and
communications companies. All proposed
electric and communications distribution
systems will be underground.
Proposed Gas Diagram

Proposed New Gas Line

Proposed Electric / Communications Diagram

Proposed New Electric/ Communications

Existing Gas Line
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Pecos Street

Robinhood Tr.

Raleigh Ave.

lake aust

Scenic Dr.

11.3.8.

In order to achieve the plan, portions of
existing streets must be realigned and/or
the rights-of-way modified. The Dedications
and Vacations drawing indicates the areas
of the site that will need to be dedicated for
public streets and the land that is currently
in streets that will need to be vacated to be
used for the development. The drawing also
indicates areas to be dedicated as public
park. The remaining streets and park space
are not to be dedicated at least initially in order to preserve future flexibility of the plan.
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The primary issues of vacation are with the
westerly portion of Lake Austin Boulevard
and the re-orientation of the last two blocks
of existing Exposition Boulevard. An issue
for all dedicated and undedicated parks and
streets within the project will be the maintenance of a higher quality landscape and
streetscape and the water management
system components not generally found in
City streets and parks.
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11.3.9.

Phasing

This phasing, based on lease expirations,
indicates an approximately 40 to 50 year
build-out, depending upon market conditions
and regional traffic improvements. The town
center and primary mixed use area of the
project are achievable in Phase II.

Phase I Summary
Retail
Residential

29,427 SF
1,010,573 SF

Phase Ii Summary
Retail
Residential

(842 Units).
Office

N.A.

552,750 SF
1,677,711 SF
(1,398 Units)

Office

1,456,586 SF

Hotel

200,000 SF

Hotel

Civic / Institution

160,000 SF

Civic / Institution

20,000 SF

Total Development

1,400,000 SF

Total Development

3,707,047 SF

The Phase I program is determined by the time frame required to relocate the graduate
student housing to the Gateway site and the constraints of the Brackenridge Development Agreement. The BDA limits development for non-university uses on the Colorado and
Brackenridge apartment sites to approximately 400,000 square feet and one million square
feet, respectively, prior to the year 2019 when the agreement expires. The Phase I development strategy is to locate initial development immediately adjacent to the existing Deep
Eddy neighborhood, along the westerly edge of the new Schulle Branch Park, and along the
southerly side of Lake Austin Boulevard adjoining the park, to provide catalyst or “seed”
parcels on the waterfront, but preserving the balance of waterfront parcels for later phases
when value has been built up. Phase I also includes Lakefront Park and the Trail at Lady Bird
Lake at the Deep Eddy neighborhood and through the Field Lab site as well as the portion
of Schulle Branch Park south of Lake Austin Boulevard.

N.A.

Phase II can begin in 2019 with the expiration of the BDA and the Muny Golf Course lease.
It brings the total amount of development to approximately five million square feet based
largely on the capacity of the road network, including the proposed MoPac ramps, to accommodate traffic in the early years. The goal in this phase is to complete the Deep Eddy
neighborhood and establish the image for the entire site by building the town center on
Lake Austin Boulevard, and rebuilding Lake Austin Boulevard to the point where it is re-oriented in a later phase. Waterfront parcels continue to be held for later development. Phase
II also includes reorienting and extending Exposition Boulevard to the lake, and establishing
an alternative parallel road to Lake Austin Boulevard through this area of the site.
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Phase Iii Summary
Retail
Residential

176,511 SF
6,365,665 SF

P h a s e Iv S u m m a r y
Retail
Residential

1,154,020 SF

1,383,998 SF
(1,153 Units)

(5,305 Units)
Office

136,567 SF

Office

N.A.

Hotel

100,000 SF

Hotel

Civic / Institution

470,500 SF

Civic / Institution

N.A.

Total Development

8,266,696 SF

Total Development

1,670,564 SF

Phase III includes the balance of the golf course and WAYA parcels along with the rest of
Lake Austin Boulevard, the Redbud Trail/Enfield Road connector, the new lakefront and park
drive from Deep Eddy to the Enfield connector road, and the parallel north-south road connecting Enfield road to the lakefront,. This phase will be completed in several increments
over time.

\\drl1\cad2\08018_00\images\Final Plans\Village Scheme_Phasing-3 800.jpg

150,000 SF

Phase IV includes all of the parcels with lease expiration dates after 2019 and their associated streets and parks. This includes Boat Town (2032), LCRA (2051), The Gables (2044),
and CVS (2036) parcels.
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Land Area Summary

L a n d Us e S u m m a r y

Developable Land Area

Retail

178.87 ac

48.6%

15.81 ac

4.3%

Development Blocks

163.06 ac

44.3%

Streets & Open Space

189.28 ac

51.4%

Office

Open Space

91.70 ac

24.9%

Streets

97.58 ac

26.5%

368.15 ac 100.0%

Total Development

WAYA

Total Site Area*

Residential

895,254 SF

6.0%

10,437,947 SF

69.4%

(8,698 units)
2,610,606 SF

17.3%

Hotel

450,000 SF

3.0%

Civic / Institution

650,500 SF

4.3%

15,044,307 SF 100.0%

* Including existing streets within project area
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11.4. Br ackenr id ge Par k Concep t Pl an
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11.4.1.

The Brackenridge Park Plan

Brackenridge Park Concept Plan in City Context
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Brackenridge Park Concept Plan and Austin Grid

The Brackenridge Park Concept Plan is organized as a system of interconnected streets
and open spaces in the form of walkable,
mixed-use neighborhoods around a continuous ribbon of parkland enveloping a central
greenway and the shoreline of Lady Bird
Lake. Additionally, a reduced Brackenridge
Field Laboratory on 56 acres from Lake Austin Boulevard to the lake edge is retained
and incorporated into the community plan.
A transformed Lake Austin Boulevard, now
thrusting upward into the former area of the
golf course, and a new road that connects
Redbud Trail to Enfield Road (the Red Bud
Connector) knit the proposed street network to the larger Austin network and serve
to reduce cut through traffic on nearby
local routes. Exposition Boulevard, denied
the ability to extend toward Lady Bird Lake
by the retained Field Lab, terminates at O.
Henry Middle School. A new road, Exposition Extension, crosses Lake Austin Boulevard and eventually arcs, in a ring-road
fashion, toward a transformed Boat Town.
A grid of local, tree-lined streets within the
neighborhoods orients toward the lake edge
and surrounding parkland. Pecos Street is
extended into the site and terminates at the
retained Field Lab parcel.
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0

500 1000

2000 ft

Br ackenr idge Par k Concept Pl an
THE U NIVERSIT Y OF T EXAS S YS T EM : B rackenri d g e Tract
AU ST I N, T E XA S

June 2009 - Pro ject Re p o r t page 11.55

tarrytown
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north

in

The Illustrative Plan provides a composite
image of all of the public and private elements of the plan in the context of the
surrounding neighborhoods. It shows the
overall, integrated vision for the site in the
Brackenridge Park Concept Plan. The report
sections and drawings that follow look at
each of the plan systems, elements, and
components individually.
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Land Area Summary
la
Developable Land Area

213.07 ac

57.9%

W.A.Y.A

15.03 ac

4.1%

B.F.L.

54.22 ac

14.7%

Development Blocks

143.82 ac

39.1%

Streets & Open Space

155.08 ac

42.1%

Open Space

79.03ac

21.5%

Streets

76.05 ac

20.7%

Total Site Area*
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Illustrative Street and Block Plan

0

200 400

800 ft

Br ackenr idge Par k Concept Pl an
THE U N IVERSIT Y OF T EXAS SY S T EM : B rackenri d g e Tract
AU S T I N, T EXA S

June 2009 - Pro ject Re p o r t page 11.56

Pecos Street

Scenic Drive

lake aust

in

6

tarrytown
Enfield Road

1

waya

o . henry
middle school

1

il

P ec os S tr ee
t

bee creek
preserve

Tr a

4

La

nch

la

Schulle Branch Park

2

Lakefront Park

3

Eilers Park

4

Red Bud Island

5

Tom Miller Dam

6

Boat Town

Stra

tfor

ke

Au

BRACKENRIDGE FIELD
LABORATORY

bra

2

ulle

Sch

2

1

Jo hn so n cr ee
k

R

ud
edb

W. 12 th Street

MOPAC / Loop 1

ector

Winsted Lane

nn
ud Co
Red B

lcra red
bud center

Exposition Boulevard

5

Park Armature

dy

bir

d Dr
ive

d l
ake

sti

nB
ou

2

W. 7 th Street
lev

ar

d

Ve
deep eddy
pool

te

ra

ns

Dr

.

3

city of
rollingwood
zilker metropolitan
park

Illustrative Master Plan

0

200 400

800 ft

A continuous greenway, called Schulle
Branch Park, follows the course of Schulle
Branch, an existing watercourse, from Enfield Road down to Lady Bird Lake and becomes the “central park” of the district. Extended Pecos Street and other new streets
form the continuous edges of the greenway
in a manner reminiscent of Lamar Boulevard along Shoal Creek. In this way, existing
Tarrytown is inextricably connected to the
lakefront. From Enfield Road to Lake Austin
Boulevard, the watercourse is transformed
to hold and filter stormwater from the site
and upland neighborhoods in a system of
stepped ponds that becomes a key feature
of the community. The ponds are bordered
by walks, trails, meadows and other flexibleuse parkland, shaded by heritage trees preserved from the former golf course, as well
as programmed open spaces. The romantic
park edges of Shoal Creek are a model for
this portion of Schulle Branch Park. South
of Lake Austin Boulevard, Schulle Branch
Park retains its natural feeling as a forested
ravine with a network of trails and elevated
boardwalks that connect upland areas to
the lakefront. Areas of exposed limestone
rock cut by the watercourse and remnant
structures associated with historic uses of
the site are revealed to trail users, yet are
protected from pedestrians. Lakefront Park
along Lady Bird Lake preserves its riparian
edge and a lakeside trail system connects
with the existing Trail at Lady Bird Lake and
the Schulle Branch Park trails to extend
the City’s hike and bike system and urban
waterfront to the Tom Miller Dam, Lake
Austin, and the existing Tarrytown neighborhoods. The Lakefront Park is interrupted by
the Field Lab for a section of its length, but
an easement that accommodates a raised
boardwalk allows the trail system to connect across the Lab’s shoreline while maintaining the water to land transfer of biota
necessary for the studies that occur on the
site. A footbridge is envisioned to connect
the Lakefront Park to Red Bud Island.
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The larger Brackenridge Park district is
comprised of five neighborhoods, organized
by the park system, each of which accommodate a mix of uses and provide a range
of experiences. Each neighborhood is designed and sized to be walkable within five
minutes from center to edge or within ten
minutes from edge to edge, typically an
area within a 1/4 mile radius. These walking
areas are commonly known as pedestrian
sheds.
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In addition to a mix of residential, office,
academic, retail and entertainment uses,
Brackenridge Park accommodates sites for
shared or civic uses. These uses may be
at the edges of the parks, within the parks
themselves, or at special intersections or
terminating vistas. Brackenridge Park is envisioned as a complete environment, where
Austinites can live, work, learn, and play
in a setting that preserves and celebrates
the best the site has to offer—its lakefront,
heritage trees, exposed rock, remnant
structures, etc.—in a uniquely Austin way.
Its street grid provides a flexible circulation network of blocks that can combine or
subdivide if needed for as yet unanticipated
uses. Should the Regents decide at some
future date to relocate the Field Lab from
the tract, a network of streets and blocks
will easily infill the site. Pecos Street could
continue its course along Schulle Branch
Park to eventually become the lakefront
street within the Deep Eddy Neighborhood,
further facilitating the connection of Tarrytown residents to Lady Bird Lake.
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In the Lakeview South Neighborhood, Lake Austin
Boulevard is angled north, into the former area of the
golf course, as a “main street” that anchors a new
mixed-use town center. This town center is the western
terminus of the main east-west routes in Central Austin
formed by the 5th Street / 6th Street couple and Cesar
Chavez Street west of MOPAC and Lake Austin Boulevard east of MOPAC. Lake Austin Boulevard terminates
at the Red Bud Connector, forming a Market Square.
The Market Square and shopping district provide opportunities for local retail and other commerce as well as
upper floor residential and office uses. A farmer’s market may become a weekly event in the Market Square
and a boutique hotel may become an anchor in the
shopping district. The district is envisioned to receive
transit at the intersection of Lake Austin Boulevard and
extended Exposition Boulevard, perhaps in the form
of Bus Rapid Transit (BRT), which could connect to the
larger transit systems proposed for Austin over the next
several decades. An internal trolley or shuttle system
is envisioned to connect all of the new neighborhoods
with this transit hub, as well as to a potential off-site
park and ride facility, and provisions for bike lanes and
public bike storage will make Brackenridge Park a transit and bike friendly location. Green roof technology on
building and parking decks in Lakeview South and other
neighborhoods, along with other forms of sustainable
water and energy conservation practices, will support
the broader set of sustainable practices that are at the
foundation of Brackenridge Park.

Other neighborhoods link to their immediate
context and accommodate a mix of residential
types, neighborhood-serving retail, community and civic uses, as well as neighborhood
and pocket parks. The Lakeview North Neighborhood at the northeast corner of the tract,
a primarily residential neighborhood attractive
to a variety of residents including families,
forms the gateway to the district from the
existing Tarrytown neighborhoods along the
Red Bud Connector. A linear green and rain
garden paralleling the Red Bud Connector
helps to augment stormwater management
in this area as part of a tool kit of stormwater
strategies envisioned for the district. Within
the neighborhood, the site for W.A.Y.A. is
relocated southward along Exposition Boulevard across from O. Henry Middle School to
accommodate the Red Bud Connector and
Lakeview North Neighborhood. The building
for W.A.Y.A. is positioned along Exposition
Boulevard across from the middle school
facility. Blocks immediately north of W.A.Y.A.
may, if the need exists, become a site for a
new elementary school, creating a civic node
comprised of O. Henry Middle School, a new
elementary school, and W.A.Y.A. Ample onstreet parking throughout Brackenridge Park
will serve the civic uses and reduce the need
for large off-street parking lots.
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The Lakeside Neighborhood
Pe

The Lakeside Neighborhood sits between the Lakeview Town Center and the Deep Eddy Neighborhood
and is dominated by the presence of a reduced Brackenridge Field Lab, now provided on 56 acres. A
transformed Lake Austin Boulevard with a planted median and large canopy trees serves as the address
for the Field Lab on the southwest and for mixed-use office buildings on the northeast. The facilities of
the Field Lab, which may include reception and administration offices, classroom and lab space, areas
open to the public - such as a potential science center, and greenhouse sheds, are located along Lake
Austin Boulevard to activate its frontage and to demystify the activities of the facility. If possible, the
security fence should engage or be set back from the buildings along Lake Austin Boulevard, to provide a
quasi-public edge along the public realm. Similarly, the office buildings across Lake Austin Boulevard have
active uses on their ground floors. While the Field Lab parcel reaches the shoreline of the lake, an easement close to the lake edge provides an elevated boardwalk that connects the trails in the Lakefront Park
from the Deep Eddy section to the Red Bud section.
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(with Relocated Field Lab)
This diagram illustrates a possible street
and block infill of the Field Lab site,
should the Regents decide at a later date
to relocate the Field elsewhere. Streets
from Lake Austin Boulevard open out
onto the newly connected Lakefront
Park, while Pecos Street is extended to
the lakefront, providing a continuous connection from Tarrytown to the shoreline
of Lady Bird Lake. Limestone rimrock
and other features associated with the
historic use of the site are preserved in a
neighborhood park which opens onto the
forested ravine cut by Schulle Branch.
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Deep Eddy Neighborhood
At the southeastern gateway, a transformed Lake Austin Boulevard forms the heart of an expanded Deep
Eddy Neighborhood. Active ground floor uses along the boulevard and housing in efficient building types
form a walkable street network that extends outward to the shore of Lady Bird Lake. A neighborhood
park overlooking Lady Bird Lake becomes a focal point for the neighborhood and could connect along the
lakefront to the activities of Eilers Park. Here, the City’s hike and bike trail network is extended along the
site’s lakefront, ultimately terminating at Boat Town.
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The Red Bud Neighborhood is nestled across from Red Bud Isle between Lady Bird Lake and Schulle
Branch Park. Exposition Extension arcs through the community to become this neighborhood’s main
street. A green at the center of the neighborhood preserves many of the heritage oaks on the tract and
forms the heart and central gathering space of this primarily residential area. At the intersection of the
Lakefront Park and Schulle Branch Park a special site is envisioned to accommodate a destination spa
hotel or other suitable use.
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Boat Town Neighborhood

Pecos Street

Enfield Road (local traffic only)

3

lake aust

Exposition Extension crosses Red Bud Connector to terminate in the Boat Town neighborhood on the
shores of Lake Austin. The Boat Town neighborhood has, at its core, a park that could be the setting for
an office campus or future academic campus, which could also accommodate an executive hotel. Residential uses transition to the existing neighborhood edges and the central green is connected to an expanded Boat Town waterfront and marina. Historically an area of entertainment and recreation, Boat Town
is envisioned to have outdoor dining and entertainment, a potential cinema, boating, and other forms
of lakeside recreation, expanded to connect with the upland neighborhood and to better accommodate
parking requirements. As a terminus to the hike and bike trail, the parking for entertainment uses can be
shared in off-peak times with users of the trail system.
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Land Use, Density, and Massing

Land Use
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The Land Use Plan indicates the distribution
of uses throughout the site. Commercial
and mixed use areas are concentrated primarily at the town and neighborhood centers and along Lake Austin Boulevard.
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Active Ground Floor Uses
One of the most important characteristics
of a successful town or neighborhood center is having retail and other active uses on
the ground floor. It is also important that it
be contiguous and not scattered. Since it
may take time for the community to grow
and evolve, the initial retail is established at
the focal point of the center and the ground
floors of buildings with other ground floor
uses need to be designed with the flexibility
to convert at a later time to retail. This applies to all buildings with primary frontages.
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Within the plan there is flexibility, and many
alternatives for land uses and distribution of
density are possible. The Plan Alternatives
drawing indicates three such alternatives.
The first shows the potential location for a
UT “campus” should the need for academic
and/or research space be identified in the
future. The second is a potential location for
an elementary school should the City identify the need.
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A third alternative illustrates the long term
potential of the Brackenridge Park Concept
Plan when the Field Lab is relocated. It is
possible, with a higher average density
than on the balance of the site, that the
full program of 15,000,000 square feet for
the entire site could be achieved. Higher
densities at this important lakefront location
would be appropriate.
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Density Plan
The Density Plan indicates the distribution
of density throughout the site. The highest densities are generally located in the
center of the site with major park, open
space, or boulevard frontage. These areas
are surrounded with medium density development, the higher end of the range being
located at the Centers. Low density development is generally located along the edges
of the property adjoining the existing neighborhoods. The Brackenridge Park Concept
Plan has a limited range of densities without high contrast between the lowest and
highest density locations.
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Building heights, while related to density,
are a different matter. The Building Heights
drawing indicates where the various heights
of buildings or building elements are located. Within a single block the buildings adjoining an existing neighborhood can be low
while the buildings on the other portions of
the block may be higher. High buildings or
building elements (over 8 stories) may be located at special locations in centers, adjoining parks, or within significant vistas.
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11.4.3.

Parks

The landscape design concept for the Park Concept Plan is
organized by two powerful physical elements of the site:
the Lady Bird Lake waterfront and Schulle Branch—just as
these two elements guide the armature of the development framework plan.
Overall, the lakefront is retained in a continuous, natural
preserve park setting—extending from Deep Eddy/Eilers
Park and the U.T. Austin Rowing Center up to Redbud Trail.
This area is the Lakefront Park Preserve. A raised boardwalk is provided within the Brackenridge Field Lab (BFL)
parcel to allow for field lab activities to continue below
unimpeded and for elevated views of Lady Bird Lake from
the trail. The natural setting is punctuated periodically by
terminating street overlooks. The trail extends from Deep
Eddy/Eilers Park, where it exists today, up to Redbud Trail
and following the interior streets, terminates at Boat Town.
A trail spur connects via pedestrian bridge to Red Bud
Island.
The rugged, natural landscape where Schulle Branch empties into Lady Bird Lake presents a tremendous opportunity in the community: extending the natural riparian environment from the lakefront up Schulle Branch, alongside
the natural BFL land, up past Lake Austin Boulevard where
the parkland will intermingle with a more urban, man-made
parkland environment. This approach extends braids of
natural landscape pockets upstream along the creek park,
along with park uses with a more urban character. The result is a diverse and varied park setting that responds to its
natural environment: natural in sensitive locations; sculpted
and manicured in less sensitive locations. Along Enfield
Road, the park’s active uses give way to more passive and
quiet neighborhood uses that provide for a transition to Tarrytown to the north.

Neighborhood parks are located centrally within each
district of the Plan and are connected to other parkland
by way of the streets and trails. These parks are the social
nucleus of each neighborhood and serve as their organizing element. The programming of these parks may include
community gardening, children’s play area, flexible open
spaces for people and their dogs (off leash), and areas for
community gathering and socializing. Also included within
the plan are a variety of smaller pocket parks and plazas. A
network of streets connects all of the parks together and
brings park amenities, such as seating spaces and landscaping, into the urban areas of the plan, supporting the
philosophy of streets as extensions of the parks and open
space, similar to Austin’s Great Streets Program.
Tree-shaded pedestrian streets provide linkages between
all of these locations, resulting in a rich and diverse public
realm. The landscape concept is also a study of contrast: a
range of casual and formal spaces; places for large public
events and small, intimate places; places for neighbors to
meet and places for the Austin community to celebrate.
The intensity of use within each outdoor area is determined foremost by the sensitivity to the environment in
which the space is located.
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The park typology diagram shows the hierarchy of the park types in the park system.
Useable open space has been distributed
evenly throughout the plan to provide ample
access to parks for a wide variety of uses:
social interaction, exercise, gardening, education, and simply being with nature. The
focus of the plan is to provide an outlet for
healthy living, which comes in many forms.
The riparian lakefront from Deep Eddy to
Redbud Trail is retained in a natural state.
The landscape will be restored in locations
where it has been impacted. North of the
Lakefront Park Preserve, along the Schulle
Branch Creek, is a community park called
Schulle Branch Park. This park will serve
as a recreational and social center for residents, workers and the greater community.
Located within each neighborhood are
smaller parks that serve the local needs of
residents. Within the urban block network,
a variety of urban plazas, pocket parks and
greenways provide a variety of outdoor uses
to encourage social interaction.
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City Parks
Located at the heart of the plan is Schulle Branch Park. This provides the residents, as well as the City of
Austin, a signature park. The park’s main organizing elements are the water ponds and meandering trail
that connects the north neighborhoods to the lakefront, bringing the lakefront into the heart of the community. As the trail enters Schulle Branch Park, it transverses through a series of spaces that include a
potential museum/restaurant with outdoor plaza and greens; a children’s play area; a park for skateboard
activities; a community garden serving local residents and offering local food production; an outdoor
game park with checkerboard tables, bocce, shuffleboard and other outdoor games; open meadows
with tree clusters at the lake’s edge; a dog park with off-leash areas for dogs; natural areas for relaxation
and respite. Parking is provided nearby with on-street parking or shared in nearby buildings.
Located south of Schulle Branch Park is the Lakefront Park Preserve. This is a nature preserve that has a
multi-use trail that connects to the City of Austin's hike and bike trail network.
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Neighborhood Parks
The neighborhood parks incorporated in the
Plan provide amenities for residents, workers and visitors within a comfortable walking distance, about a quarter mile radius.
Each neighborhood park includes a variety
of diverse experiences that make for a usable park. Uses may include a children's
playscape, a fenced dog run, community
gardens, and picnic areas. The playscape
needs to be ADA-accessible and provide
shade and seating. Dog runs need to be
fenced and should provide benches and
pet waste stations. Community gardens
should be fenced. Existing trees should be
preserved. Since each neighborhood park is
located within a comfortable walking distance, on street parking will be available on
most street frontages in the community. All
neighborhood parks should also provide site
furnishings, including benches, bike racks,
lighting for nighttime security, and trash
receptacles.
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A: Red Bud Neighborhood Park Plan
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B: Deep Eddy Neighborhood Park Plan
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Boat Town Neighborhood Park
Anchoring the western corner of the Plan,
Boat Town serves as Austin's only waterfront connection to Lake Austin and serves
as a celebrated asset for the city. The
realignment of the existing roadway introduces a meaningful public plaza on Lake
Austin. The orientation of the buildings,
plaza and outdoor uses is to the water with
areas for outdoor dining, social gathering,
and programmed special events. The natural
grades of the site, reinforces a terraced amphitheater stepping down to the activity on
the water. An inviting sequence of outdoor
spaces extends from an al fresco plaza up
to the water's edge and beyond onto twin
piers. The piers and boardwalk will allow users to experience the active waterfront and
dine on the water. Parking for vehicles will
be provided in the adjacent buildings with
a drop off in the entry plaza. Bike racks will
be provided in the green space for secure
bicycle storage. Other amenities will include
a stage at the boardwalk for special events
and festivals, site furnishings and festive
lighting. The use of Washingtonia Palms will
add to the special waterfront character. Boat
Town offers a special opportunity for visitors
to fully engage their senses with the lake—
with breezes, smells and cooling effect of
the water.
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Boat Town Neighborhood Park Plan
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Greenbelt and Pocket Parks
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The greenbelts and pocket parks are smaller
parks in the Concept Plan that may either
be publicly or privately owned and maintained. They provide great opportunities for
introducing green space and park amenities
in an urbanized area. The program for pockets parks may include landscaped areas,
hardscaped areas, seating, and possibly a
water feature or specialty features (public
art, historic markers, etc.).

Market Square
A: Lake View North Park Plan
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Special Events

Located on Lake Austin Boulevard near
the intersection of Redbud Trail, is Market
Square, an urban plaza on surrounded by
buildings with ground floor active uses. The
plaza serves as a gathering space for residents, workers, and visitors of the Brackenridge Tract and a flexible space for special
events. The plaza consists of high canopy
shade trees to provide shade and structure
to the space; a water feature to provide
ambient noise and to cool the plaza during
the hot summer months; and a combination
of paved and lawn areas for social gathering and special events. The plaza will be the
urban social nucleus of the community and
programmed with both day time and evening activities.

8

5

A
B
6

Area: .6 ac.

B: Market Square Plan
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A comprehensive street tree program will
be established within the street network
of the Plan. The goal of the program is to
reinforce coherence along the streets while
providing for ecological diversity. The tree
species will be native or adaptive to the
region. Microclimatic conditions will be
factored in the tree selection. Generally, the
street tree type will match on both sides of
the streets; however street trees bordering
parks, greenways, and other open space
will respond to the urban edge on one side
of the street and the open space the other.
Live Oak trees will serve as the signature
street tree along Lake Austin Boulevard
and the Red Bud Connector. The street
tree changes to a Cedar Elm in the retail
core area on Lake Austin Boulevard. Bald
Cypress, Red Oak and Monterrey Oak trees
highlight special areas of the plan, such as
neighborhood parks, promenades and the
developed portions of the lakefront. A number of streets will include a mix of native
shade tree species.
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Street Tree Diagram
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Live Oak (Quercus virginiana)

Red Oak (Quercus shumardii)

Monterrey Oak (Quercus polymorpha)

Mexican Sycamore (Platanus occidentalis)

Cedar Elm (Ulmus crassifolia)

Washington Palm Tree (Washingtonia robusta)

Bald Cypress (Taxodium distichum)

Mixed (Shade Tree and Ornamentals)
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Mexican Sycamore Platanus occidentalis
Red Oak Quercus shumardii

Monterrey Oak Quercus polymorpha

Bald Cypress Taxodium distichum

Mountain Laurel Sophora secundiflora

Live Oak Quercus virginiana

Washington Palm Washingtonia robusta

Cedar Elm Ulmus crassifolia
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street within the site.
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The Street Plan indicates the underlying hierarchy of streets serving existing and new
vehicular, transit, pedestrian, bicycle, and
service traffic within the site and the connections to the surrounding street network.
The primary streets that define the Brackenridge Park Concept Plan are the realigned
Lake Austin Boulevard, Red Bud Connector,
the Exposition Boulevard to Boat Town loop
road, a new road between Exposition Boulevard and Lady Bird Lake, and the Schulle
Branch Park drives.
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Bicycle Lanes
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The Transit Network Plan indicates those
streets whose rights-of-way have been established to accommodate near and longer
term transit options and proposed routes
for the different types of transit envisioned,
which include a dedicated transit route (BRT
or fixed guiderail system) and an internal
circulator system.

tarrytown

W. 12 th Street

The Park Concept Plan accommodates a
bus rapid transit system, or BRT, with one
transit stop within the Plan. The BRT route
is along Lake Austin Boulevard/Exposition
Boulevard alignment. Additionally, an internal circulator is planned to service the
primary development nodes of the Plan.
The internal circulator connects to the BRT
system at the intersection of Exposition
Boulevard and Lake Austin Boulevard. This
intersection includes a protected pedestrian
crossing to allow transit users to safely
cross travel lanes. It is anticipated that the
existing Cap Metro bus line will adjust to
the modified street layout within the Plan
and potentially provide connections with the
internal circulator and BRT system.
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Transit stations will be located near intersections. Crosswalks will be provided
for ease of user mobility. Crosswalks will
have special paving and clear signage to
delineate pedestrian crossings to motorists. Transit stations will also provide shade
structure, benches, identification signage,
trash receptacles, and lighting for nighttime
security.
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The bicycle network is an important contributor to the mobility plan and is designed
as an integral element within the street
system. The network connects to and augments the existing and planned bicycle
routes of the City of Austin 2020 Bicycle
Plan. Anticipated bicycle routes are indicated in the diagram. The diagram shows
the three proposed levels of the bicycle
system: dedicated bike lanes, shared bike
lanes and multi-use trails. Major bike parking facilities are incorporated into the Plan.
Dedicated bike lanes will be 5’ in width,
located adjacent to traffic lanes and properly
marked. Shared bike lanes, referred to as a
“sharrow”, shall also have proper delineation
and signage for motorists. The multi-use
trail connects to the city’s hike and bike
trail system and will be an average width
of 16’ within parks and 10’ wide within the
city blocks. Bike facilities will include bike
storage, restrooms, and possibly showers.
Bike racks are planned within each block
and located adjacent to the bike network to
provide convenient bike storage.
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Pedestrian Network
The pedestrian network diagram illustrates
the degree of pedestrian activity along the
streets in the Plan (from high to medium
and low). The streetscapes are designed
as linear park-like experiences with a
strong pedestrian focus, in fact as extensions of the park network. The amount
of streetscape furniture and accessories
used by pedestrians will correspond directly to the intensity of pedestrian activity.
Streetscape amenities include benches and
chairs, bollards, pole lighting, bike racks,
trash receptacles, street trees (see Street
Tree diagram), special paving at crosswalks,
and designated locations for artwork. Also
included in this diagram is a depiction of the
multi-use pedestrian routes located within
the parks and along street greenways.
These routes will use decomposed gravel in
flat areas to promote a more informal, parklike character. Seating, stretching equipment and water fountains will be provided
to promote recreational use.
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There are a number of key intersections
within the Park Plan where vehicular, bicycle
and pedestrian will interact, creating the
potential for conflict points. It is imperative that these intersections be designed
to insure safe mobility of transit vehicles,
cars, bikes and pedestrians. Design elements that can raise driver's awareness and
reduce potential conflicts include distinctive
paving, special lighting, audible signals and
signage to announce pedestrian and bike
crossings to motorists.
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C-6: Residential Street, Mews
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RESIDENTIAL STREETS: C- 6 SECTION - MEWS
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The street hierarchy establishes primary,
secondary, and tertiary frontages for each
of the blocks it defines. Primary frontages
are those facing major streets and parks,
and are generally the fixed streets in the
plan. Secondary frontages are those facing
a major street or park and may or may not
be fixed in the plan. All other frontages are
tertiary.
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Service and Parking
The Parking and Service Plan indicates the
locations of parking and service areas within
the blocks and preferred access points from
the surrounding streets on secondary and
tertiary frontages.
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11.4.6.

Sustainability

Sustainability – Organization
By employing good urban design principles,
compact development within the site will
promote regional sustainability. Relieving
development pressure on the region by concentrating growth at this infill location focuses development where existing infrastructure capacity is in place. The plan reduces
automobile dependence through a variety of
sustainable strategies. The first is to distribute public amenities within a comfortable
walking distance. The compact nature of the
street and block layout also reinforces the
area’s walkability. Street trees will provide
shade and a comfortable walking environment on every street. A diverse mix of uses
promotes community livability, transportation efficiency and encourages walkability
within the neighborhoods. The plan includes
a comprehensive bike network and transit
system with multi-modal mobility options.
Community gardens and local food production locations are located within each neighborhood. The plan protects steep slopes and
the floodplain by limiting development from
these sensitive areas.
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Sustainability – Energy
lake aust

Energy reduction is a primary sustainability
strategy in the plan. These include systems
to reduce the environmental impacts associated with both energy production and
energy consumption. The solar orientation
of the site allows for the building sites to
maximize the use of the sun for day lighting
and to capture solar energy. The prevailing winds, blowing from the southeast to
the northwest, can be captured for natural
ventilation and reduce energy demands.
Green roofs will be incorporated to reduce
both the heat island effect and HVAC energy demands. Within the park systems,
renewable energy generation technologies,
including solar, wind and biomass, will be
employed to generate power and shared
within the building sites and common areas.
A district wide heating and cooling system,
similar to downtown Austin’s chilled water
loop, should be explored to further reduce
energy use.
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The incorporation of LEED and the Sustainable Sites Initiative will further aid in achieving energy efficiency. The widespread use
of street trees will contribute to energy
reduction through passive cooling of outdoor spaces, shading of building sites and
the reduction of the heat island effect.
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Sustainability – Water
lake aust
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The water sustainability strategy has two
areas of focus: the stormwater system and
potable water use. The stormwater strategy
includes a range of innovative measures to
improve stormwater quality, including the
use of wet ponds, bioswales, rain gardens,
and vegetative filter strips located along
the riparian edge of Lady Bird Lake. Reducing the quantity of stormwater discharge
through rainwater harvesting contributes to
a water demand reduction for irrigation and
potable building uses. Rainwater may be
used as graywater within development sites
or as irrigation in adjacent parkland. The goal
is to eliminate potable water for irrigation
use. Irrigation systems will be supplied by
the following sources: water collected and
stored from rainwater, water collected by
air conditioning condensate, or potentially
water obtained from the City of Austin’s
reclaimed water system that could be incorporated into the tract’s infrastructure.

il

red bud
island

La

la

dy

bir

ke

Au

sti

nB
o

ule

va

rd

d l
ake
deep eddy
pool
eilers park

zilker metropolitan
park

Water Sustainability Diagram

0

Stormwater Flow

Riparian Protection

Stream and Riparian Protection

On-Site Water Harvesting

Water Quality Pond / System

Rain Gardens

200 400

800 ft

Br ackenr idge Par k Concept Pl an
THE U N IVERSIT Y OF T EXAS SY S T EM : B rackenri d g e Tract
AU S T I N, T EXA S

June 2009 - Pro ject Re p o r t page 11.90

Sustainability – Water Quality
lake aust

in

Water Quality Design:
The Plan proposes to provide water quality treatment for storm runoff, consistent
with the Plan’s goal for sustainability and
environmental responsibility, in every drainage area. A full suite of water quality best
management practice (BMP) strategies are
envisioned for the tract, with the goal that
the proposed development will produce a
net decrease in pollutant load discharged
from the property. Individual strategies will
be tailored to each area’s specific needs and
conditions, and these strategies may include
vegetated filter strips, bio retention basins
and wet ponds.
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Schulle Branch provides a unique opportunity
for a wet pond / constructed wetland upstream of Lake Austin Boulevard. This pond
will provide a constant elevation “permanent” pool. During storm events, the pond
will rise slightly to accommodate the water
quality volume of the contributing area.
Additional flood storage will be provided for
larger storm events.
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Drainage Design:
Stormwater detention is recommended to
attenuate the impact of increased impervious cover and reduce runoff travel times.
Schulle Branch provides an opportunity to
construct a “regional” detention / water
quality pond. This facility would provide detention capacity for Area 1. It will ensure that
stream flows along the downstream reach of
Schulle Branch (between Lake Austin Blvd.
and Lady Bird Lake) are controlled.
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Drainage Area & Water Quality Control Points Diagram
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Because of the Brackenridge Tract’s proximity to the Colorado River, detention for runoff
from areas 3, 4, 5 and 6 is not considered
necessary. This approach is consistent with
the City of Austin’s policy for areas discharging directly to the Colorado River. Runoff
from areas 1, 2 and 7 will be handled within
the drainage area. Area 7 will be accommodated in the existing pond located within the
tract.

Br ackenr idge Par k Concept Pl an
THE U NIVERSIT Y OF T EXAS S YS T EM : B rackenri d g e Tract
AU ST I N, T E XA S

June 2009 - Pro ject Re p o r t page 11.91

11.4.7.

Utilities / Infrastructure

The Utilities Plans indicate the primary site
distribution systems and connections to
existing systems for Water, Sewer, Gas,
Electricity, and Communications serving the
site.
The proposed water distribution system will
connect to existing facilities located along
Lake Austin Blvd, Enfield Road and Exposition Blvd. Although significant portions
of Lake Austin Blvd. will be removed, the
proposed development blocks have been
configured to generally allow the existing
72” water transmission main to remain in
place within an easement. A portion of the
line near the Redbud Trail could be relocated
to enable more effective utilization of the
block in the Red Bud neighborhood.
The proposed sewer collection system will
connect to existing facilities which drain to
the North Austin Interceptor. Portions of the
existing 15” and 24” lines along Lake Austin
will require relocation to accommodate the
proposed development blocks in the Red
Bud neighborhood. A realignment of the existing 10” line along Schulle Branch will also
be likely to accommodate the proposed water quality and open space improvements.

Proposed Water Diagram

Proposed New Water Line

Relocated72" Water Line

Existing Water Line

Existing 72" Water Line

Proposed Sewer Diagram

Proposed New Sewer Line

Relocated Sewer Line

Existing Sewer Line

The existing gas facilities along Lake Austin Blvd and around the perimeter of the
Brackenridge tract will be extended to serve
the proposed development. The existing
4” gas main bisecting the golf course tract
will require relocation to accommodate
the proposed block configuration. Electric
and communications networks will be fully
integrated with the existing Austin Energy
network and all telephone and communications companies. All proposed electric and
communications distribution systems will
be underground.

Proposed Gas Diagram

Proposed New Gas Line

Proposed Electric / Communications Diagram

Proposed New Electric/ Communications

Existing Gas Line
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11.4.8.

In order to achieve the plan, portions of
existing streets must be realigned and/or
the rights-of-way modified. The Dedications
and Vacations drawing indicates the areas
of the site that will need to be dedicated for
public streets and the land that is currently
in streets that will need to be vacated to be
used for the development. The drawing also
indicates areas to be dedicated as public
park. The remaining streets and park space
are not to be dedicated, at least initially, in
order to preserve future flexibility of the
plan.
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The primary issues of vacation are with
Lake Austin Boulevard and the re-orientation
of the last two blocks of existing Exposition
Boulevard. An issue for all dedicated and
undedicated parks and streets within the
project will be the maintenance of a higher
quality landscape and streetscape and the
water management system components
not generally found in City streets and
parks.
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11.4.9.

Phasing

This phasing based on lease expirations
indicates an approximately 40 to 50 year
build-out, depending upon market conditions and regional traffic improvements.
The town center and majority of the primary mixed use area of the project are not
achieved until Phase III.

Phase I Summary
Retail
Residential

80,817 SF
1,319,183 SF

Phase Ii Summary
Retail
Residential

(1,099 Units)

209,016 SF
2,173,230 SF
(1,761 Units)

Office

N.A.

Office

Hotel

N.A.

Hotel

Civic / Institution

N.A.

Civic / Institution

269,012 SF

Total Development

1,400,000 SF

Total Development

3,697,715 SF

The Phase I program is determined by the time frame required to relocate the graduate
student housing to the Gateway site and the constraints of the Brackenridge Development Agreement. The BDA limits development for non-university uses on the Colorado and
Brackenridge apartment sites to approximately 400,000 square feet and one million square
feet, respectively, prior to the year 2019 when the agreement expires. The Phase I development strategy is to locate initial development immediately adjacent to the existing Deep
Eddy neighborhood and along Lake Austin Boulevard west of the new Schulle Branch Park
to preserve waterfront parcels for later phases when value has been built up. Phase I also
includes the lakefront park and trail at the Deep Eddy neighborhood and through the Field
Lab site as well as the portion of Schulle Branch Park south of Lake Austin Boulevard.

1,046,458 SF
N.A.

Phase II can begin in 2019 with the expiration of the BDA and the Muny Golf Course lease.
It brings the total amount of development to approximately five million square feet based
largely on the capacity of the road network, including the proposed MoPac ramps, to accommodate traffic in the early years. The goal in this phase is to complete the Deep Eddy
neighborhood and establish the direction of growth for the town center along the new Lake
Austin Boulevard, as well as to rebuild the easterly portion of existing Lake Austin Boulevard and redirect traffic on the new loop road to the Redbud Trail intersection.
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Phase Iii Summary
Retail
Residential

271,932 SF
3,513,638 SF

P h a s e Iv S u m m a r y
Retail
Residential

83,200 SF
1,352,071 SF
(973 Units)

(2,812 Units)
Office

N.A.

Hotel

346,270 SF

Hotel

N.A.

Civic / Institution

116,448 SF

Civic / Institution

215,000 SF

Total Development

5,250,212 SF

Total Development

1,650,271 SF

Office

1,001,924 SF

Phase III includes the balance of the golf course and WAYA parcels along with the rest of
Lake Austin Boulevard, the Redbud Trail/Enfield Road connector, and the northerly portion
of Schulle Branch Park and park drives. This phase will be completed in several increments
over time.

Phase IV includes all of the parcels with lease expiration dates after 2019 and their associated streets and parks. This includes Boat Town (2032), LCRA (2051), The Gables (2044),
and CVS (2036) parcels.
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Land Area Summary

L a n d Us e S u m m a r y

Developable Land Area

W.A.Y.A
B.F.L.

213.07 ac

57.9%

Retail

15.03 ac

4.1%

Residential

644,964 SF

5.4%

8,358,122 SF

69.7%

54.22 ac

14.7%

Development Blocks

143.82 ac

39.1%

Office

2,048,381 SF

17.0%

Streets & Open Space

155.08 ac

42.1%

Hotel

346,270 SF

2.9%

Open Space

79.03ac

21.5%

Civic / Institution

600,460 SF

5.0%

Streets

76.05 ac

20.7%

Total Development

Total Site Area*

(6,645 Units)

11,998,197 SF 100.0%

368.15 ac 100.0%

* Including existing streets within project area
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11.5. Design Guidelines
11.5.1.

Overview

Design Guidelines provide the criteria and controls for the design of the visual and experiential elements of the plan relating to their form and character. At a Concept Plan level they
establish the categories and describe the general intent that will be the basis for the more
detailed guidelines to be developed in future design and implementation phases. The form
of the final guidelines, and the degree and means of control, will depend in large part on
how the project is implemented. They may be incorporated into zoning, supplement zoning
or some other form of site development rules, or, along with the Concept Plans, become a
part, or basis, of new development regulations for the site.
Regardless of the methodology for implementation or form of the regulations, the intent
of the Design Guidelines is to describe the type of development that is desired rather than
regulate against what is not. Uncertainty is the enemy of development; the intent of Design
Guidelines is to establish clear and predictable standards.
Design Guidelines are intended to reinforce the underlying concept of the plan and give it
physical and visual expression. Since both plans are based on the Design Principles, many
of the criteria and controls will be the same. To the extent that the design concepts of the
plans differ so, too, do the Design Guidelines.
The Guidelines fall into two major categories. The first is Urban Design Standards, which
include neighborhood, streets and blocks, and parks, and relate to the overall structure of
the plan and the public realm. The second is Architectural Design Standards, which include
building form and character and relate to the development blocks and parcels.
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11.5.2.

Neighborhoods and Places

Neighborhood Organization
The plans are organized into walkable neighborhoods, each with a cohesive
and centered structure. The boundaries are a function of walkable distance
from the centers rather than of site boundaries, streets, or natural features.
Major streets and parks are within neighborhoods rather than peripheral to
them. Where they do occur at edges they are designed to unite rather than
separate the neighborhoods.
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Density is distributed relatively evenly across the site and within a limited
range. Lower densities are adjacent to existing neighborhoods and higher
densities relate to the neighborhood centers, major streets, and parks.
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Density is distributed on a neighborhood rather than block by block or parcel
by parcel basis. Density may be transferred within each neighborhood to
provide long term flexibility to enable reinforcement of place-making concepts as the plan evolves. A mechanism for control of the overall density
within a neighborhood will be developed.
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The centers are defined and characterized by the concentration of mixed
and commercial uses in combination with major streets and/or park spaces
with ground floor retail and active uses. Design flexibility is built into the
ground floor of buildings to allow for expansion of retail uses over time.
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Neighborhood Compatibility

Water Management

Adjacencies among neighborhoods, whether new or existing, are designed
to provide smooth transitions between the neighborhoods and unite them
utilizing density, height, setbacks, scale, character, and other urban, park,
street, and building design strategies.

The plan for managing storm water and improving water quality is multilayered and includes site-wide, neighborhood, and block elements. Each
neighborhood has a distinct role and strategy within the overall plan depending on its location within the site. Water Management Plan criteria for
the design of neighborhood streets and parks, as well as for development
within each neighborhood will be established. Sustainable water quality
strategies will be coordinated that emphasize environmentally sensitive
design. Strategies include integrated natural and mechanical treatment
systems such as constructed wetlands, rain gardens, and vegetated filter
strips to treat stormwater runoff. Constructed wetland, or water quality
ponds should be designed as an amenity which engages the surrounding
sidewalks, plazas and open spaces.

Compact Development
Where development occurs it is dense and coverage may be maximized in
order to preserve large areas of the site as open space, rather than dispersing development across the site. Private open space within development
blocks is not precluded and, in fact, is encouraged. But, the use of underground parking and parking structures at certain densities limits the potential for pervious areas within the development blocks. This is compensated
for by the use of “green roofs” and other sustainable building and site
design strategies. Coverage is considered on a project-wide, rather than
block by block, basis.

Water quality for the portions of the Plan which flow directly to Lady Bird
Lake will be accomplished through a combination of collective water quality
facilities for public spaces, and Low-Impact Development (LID) principles for
individual development blocks.
A stormwater management plan will be devised with the goal of preventing
the post-development peak discharge rate and quantity from exceeding the
predevelopment peak discharge rate and protecting Schulle Branch from excessive erosion. Strategies to reduce stormwater flows will include the use
of vegetated roofs, pervious paving and other measures to minimize impervious surfaces and the reuse of stormwater for non-potable uses such as
landscape irrigation and custodial uses.
Existing Vegetation
Efforts should be made to preserve and maintain existing oaks, cedar
elms, and other shade trees as well as native understory trees, shrubs, and
grasses. Plant material which cannot be preserved should be transplanted
whenever feasible.
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11.5.3.

Urban Design Standards: Streets and Blocks

Street Hierarchy
Accommodating vehicular traffic is only one of the functions of the streets;
they also provide for pedestrians, bicycles, transit and infrastructure, as
well as being extensions of the parks throughout the plan. The quality of
the street environment is critical to establishing and maintaining a walkable
community, identity and sense of place, address, and value.
There is a variety of street characters and sizes reflecting their positions
and roles in the plan. They fall generally into three categories: arterials,
mixed use and residential. Arterials provide continuity with City arterials
and primary access to and through the site; they are generally larger in size
with relatively heavy traffic flow, and portray the image of the tract to the
region. Mixed use streets may also connect with City arterials or they may
be local-serving; they provide access to mixed or commercial uses generally with active ground floors and traffic flow, while potentially heavy, is
more controlled. Residential streets are small-scale, local streets within the
plan, which may also connect to local adjoining streets; they serve primarily
residential uses and have low traffic flow.
The east-west streets provide access across the site; the north-south
streets connect the upland areas to the waterfront.
Street types
Within the three major street categories there is a range of sizes with a
variety of design possibilities for each depending on the specific location
and role. The strategy for determining standard street rights-of-way and
the designs for each street type is based on a similar approach to that of
Austin’s Great Streets Master Plan and a significant percentage of every
street is set aside for pedestrian and other non-traffic related uses, such as
landscaping or water management elements. The primary streets are those
streets that, along with the major parks, define a plan and are fixed in their
location and dimension; secondary and tertiary streets generally have some
flexibility as to their location and specific street type.

Street intersections are to be designed to facilitate safe pedestrian crossings through the use of “bulb-outs” and refuge areas where there are
medians. The design of transit stops is coordinated and integrated with the
design of pedestrian, bicycle, and through-traffic systems and with parking.
Transit
Transit routes connect to and augment the existing and planned transit
system of the City of Austin. Anticipated transit routes and stops are indicated in the Transit Plans. The street rights-of-way have been determined to
accommodate both near term and longer term transit including dedicated
transit routes, such as BRT, and internal circulators. Transit can be public,
private, or a combination. The Street Types include streets with transit and
transit-ready streets.
Bicycles
Bicycle routes connect to and augment the existing and planned bicycle
routes of the City of Austin 2020 Bicycle Plan. Anticipated bicycle routes
are indicated in the Bicycle plans. The Street Types indicate dedicated bicycle lanes and “sharrows” depending on the location and relationship to
parking and forms of transit.

Streetscape Concepts
The street network is a component of the public open space system and
shall be treated as extensions of the park system throughout the site. The
street system is intended to convey vehicular, bicycle and pedestrian traffic
within the community, to provide on-street parking, and to create an engaging streetscape which encourages pedestrian use and community interaction. The streets should promote an active street environment for residents
and visitors and accommodate smooth traffic flows while reducing potential
hazards. Street design character and details, including paving materials,
lighting, street furnishings, shade structures, and street trees, are to be
coordinated with those of the parks in each Concept Plan.
The Brackenridge Park Concept Plan is envisioned as having a more consistent landscape and signage language throughout the project, while the
Brackenridge Village Concept Plan will have greater diversity among the
neighborhoods with select common elements providing unity for the entire
site. In both plans the visual character of the entire site is unified and a part
of Austin while distinctive in its design character.

Block Structure
The streets define blocks for development as well as parks and, as with the
streets, there is a hierarchy. Large blocks provide internal design flexibility
for large users or irregular geometry or are sub-dividable; they may also be
a function of intersection spacing on major streets. Typical blocks are sized
to provide for the dimensional requirements of building typologies and parking structures within the blocks. Small blocks are used for special buildings
or to relate to context; they may be combined to form larger blocks.

The Street Types drawings provide the physical design parameters for each
street type. They indicate the street right-of-way, as well as build-to or
setback lines on the adjoining properties. They also indicate street elements
with locations and dimensions. These may include: sidewalks; traffic, parking, bicycle, and transit lanes; planting beds, rain gardens, and street trees;
directional signage; and light standards. The rights-of-way have been determined to allow for flexibility in the specific layout of each street to adapt to
specific locations and change over time as new needs arise.
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Lake Austin Boulevard
Lake Austin Boulevard is the main east-west
arterial street in the Brackenridge Tract. The
streetscape character should be consistent
from the intersection of the MoPac Expressway to the intersection of Redbud Trail
in both Concept Plans. Lake Austin Boulevard shall be treated as a consistent boulevard with Live Oak street trees along the
curb and median, where applicable, and the
street furnishing and lighting palette shall be
consistent.
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A: Lake Austin Boulevard
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CITY ARTERIAL: A. LAKE AUSTIN BOULEVARD SECTION - 120' ROW with Median Turning Lane, BRT
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Mixed Use Streets with Rain Gardens
Mixed Use Streets with Rain Gardens are
unique to the Brackenridge Village Concept
Plan. In addition to wide sidewalks and
additional site furnishings found in regular Mixed Use Streets, these street types
incorporate these structured bioswales that
contribute to the Village Plan’s water quality
treatment strategy. Plants for these areas
should be selected from the City of Austin
Grow Green Guide’s “Water Plants” section. Pedestrian crossings will be provided
at regular intervals to connect sidewalks
along building frontages to parking, transit
stop locations and other use areas.
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B-3: Mixed-Use Street with Turning Lane & Rain Garden (Transit Ready)
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B-4 Mixed-Use Street with Rain Garden (Transit Ready)
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MIXED-USE STREETS: B-4 SECTION LAKEFRONT DRIVE - 85' ROW with Rain Garden, No Turning Lane. Transit Ready
MIXED-USE STREETS: B-3 SECTION LAKEFRONT DRIVE - 85' ROW with Turning Lane and Rain Garden. Transit Ready
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Mixed Use Streets
Mixed Use Streets are generally located
perpendicular to Lake Austin Boulevard.
These streets require additional sidewalk
width and site furnishings to provide a comfortable pedestrian experience for outdoor
uses associated with retail, office and residential uses. The ground level of all structured parking garages should be separated
from Mixed Use Streets by active, pedestrian oriented uses. Street tree type varies by
individual street. Consistent elements shall
include site furnishings and paving materials. Additional decorative lighting should be
provided in areas that have a higher concentration of nighttime uses.
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B-1: Mixed-Use Street with Turning Lane (Transit Ready)


















MIXED-USE STREETS: B-1 SECTION - 85' ROW with Turning Lane. Transit Ready
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B-5: Mixed-Use Street
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MIXED-USE STREETS: B-5 SECTION - 75' ROW
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MIXED-USE STREETS: B-2 SECTION - 85' ROW with Dedicated Bike Lanes
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Residential Streets with Rain Gardens
Residential Streets with Rain Gardens are
included in the Village Concept Plan. These
streets are similar to Residential Streets
with the exception that structured bioswales are incorporated into the rights of
ways. Similar to the Mixed Use version, the
plants for these streets should be selected
from the City of Austin Grow Green Guide’s
“Water Plants” section.
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C-2: Residential Street with Rain Garden on Both Sides
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C-3: Residential Street with Rain Garden on One Side
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RESIDENTIAL STREETS: C-3 SECTION - 75' ROW with Rain Garden on One Side
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Residential Streets
Residential Streets in both plans have a narrow street section to promote reduced car
speed and lessen cut through traffic. Site
furnishings such as benches, bike racks and
trash receptacles on these streets should
be concentrated at street corner intersections and at mid-block pedestrian crossings.
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C-1: Residential Street










RESIDENTIAL STREETS: C-1 SECTION - 68' ROW
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C-4: Residential Street, Adjacent to Park
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RESIDENTIAL STREETS: C- 6 SECTION - MEWS
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C-6: Residential Street, Mews
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RESIDENTIAL STREETS: C- 5 SECTION - 35' ROW One-Way Circulation
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RESIDENTIAL STREETS: C-4 SECTION - 63' to 65' ROW Adjacent to Park
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Intersections

Lighting

Intersections in both plans will employ techniques to encourage safe passage for pedestrians and reduce conflicts between motorists, cyclists
and pedestrians. Radii of street intersection will be minimized to ensure
adequate vehicular turning movement while minimizing street crossing
distance for pedestrians. Intersections will use distinctive paving considering color, texture, and design factors. Crosswalks at intersections will have
contrasting paved surfaces for pedestrian safety.
Streetscape Design Standards:

All exterior lighting shall consider city code. Light fixtures shall have a high
level of energy efficiency. Quality, durable site lighting should be provided
along all streets, sidewalks, parking lots, steps/ramps, plazas and other
areas of high pedestrian use. Light fixtures should be spaced in a manner
to provide soft and uniform illumination for a given area or corridor. Lighting
shall follow a system of hierarchy or priority to establish which elements or
areas will have the most emphasis in regard to lighting intensity and color.
Fixture design should be consistent throughout the plan, with deviations at
special features as desired.

Planting

Furnishings

Where applicable, existing trees should be incorporated into the street
character. Street trees shall be installed within planter strips or within tree
grates along both sides of all streets in accordance with the street type.
Whenever feasible, tree species and spacing should be matched on both
sides of the street for spatial continuity and uniform canopy cover on boulevards, mixed use streets and other main roadways. On most residential
streets, a mix of tree species, groupings and spacing is desired to create a unique character. High-canopied shade trees that grow to at least a
height of 40 feet at maturity shall be used for street tree plantings. Tree
species which suffer from limb drop, heavy fruit or nut crops, invasive root
systems are not used as street trees. Plant selections should be in accordance with the City of Austin Grow Green planting guide, which identifies
appropriate native and adapted plants that are well suited to Central Texas.
Landscape materials should be hardy and disease resistant, and require
low maintenance and minimum water. The principles of Xeriscape should
be used. These principles include the selection of low water plants (native
and adapted), use of soil amendments (mainly organic), use of mulches,
efficient irrigation and appropriate maintenance. The use of turf as groundcover should be minimized. Low water demanding and drought-tolerant turf
grasses should be used. Native or existing shade trees should be preserved
and maintained as much as possible. In particular, priority should be given
to ecologically non-invasive plant materials. Flowers, perennials and herbaceous plant materials may be used, provided accepted regional landscape
design practices are observed.

All furnishings in the streetscape design should be high quality and suitable
for public use. Furnishings may vary by street type but may not vary within
that type. Furnishings may include but are not limited to: bus shelters,
benches, trash receptacles, bike racks and bollards.

Materials and Colors
Materials and color selections shall be coordinated with the surrounding
buildings, architectural features, and park elements. Recycled materials and
natural materials from local sources will be encouraged (e.g. limestone,
granite, etc.). Materials with long life spans and color fastness need to be
considered over cheaper and less dependable products. Primary pedestrian
areas such as plazas and community parks and paseos shall have upgraded
paving. Design of these surfaces using regional materials is encouraged.

Graphics and Signage
All Signage and Graphics should be compatible with their surroundings,
integrated with the design of the buildings and street light fixtures, and appropriately scaled. Signage shall be non-intrusive, informational, and limited
to only necessary locations. All Signage in the community should address
both the communications functions of a sign as well as its aesthetic integration with the overall design of the community. Graphics should be complimentary to the surrounding architectural features.
Frontages
The street hierarchy establishes primary, secondary, and tertiary frontages
for each of the blocks it defines. Primary frontages are those facing major
streets and parks, and are generally the fixed streets in the plan. Secondary frontages are those facing a major street or park and may or may not be
fixed in the plan. All other frontages are tertiary and generally not fixed.
Curb Cuts
Access to service and parking areas within the blocks is to be located generally on secondary or tertiary streets. Primary frontages are reserved for
pedestrian activity and building entrances and should not be interrupted by
vehicular access.

11.5.4.

Urban Design Standards: Parks

Landscape Concepts
As indicated above, the streets and parks are parts of the same public open
space system. Parks and street design character and details, including materials, lighting, street furnishings, and street signs, are coordinated in each
Concept Plan. (See also Sections 11.3.3 and 11.4.3.)
Metropolitan Parks
Metropolitan Parks are found at the center of both concepts and at the
lakeshore edge on the Village Concept Plan. These parks will be the largest
open spaces and are intended to serve the general public with a high concentration of programmed spaces.
Neighborhoods Parks
Neighborhood Parks are found at the center of the individual neighborhoods
within the plan. These parks are smaller in size than the Metropolitan Parks
and provide uses specific to residential needs such as: community gardens,
dog runs, furnishings for gathering spaces, lighting, game tables, and bike
racks.
Pocket Parks & Urban Plazas
Pocket Parks provide green space in areas of high building density and are
found near mixed-use development. Pocket Parks and Urban Plazas are
small and provide site furnishings such as benches, tables, trash receptacles and water features. Shade trees or shade structures shall be provided in these spaces for user comfort. These spaces should be located and
scaled to encourage a diversity of uses and gathering opportunities.
Boat Town
The Boat Town Plaza area provides a special area on Lake Austin where
guests can dine and recreate at the water’s edge. Both plans include a boat
dock, boardwalk, open lawn space, and palm trees.
Trail System
A new hike and bike trail connects to the existing Town Lake Trail System
at Deep Eddy. From Deep Eddy the trail follows the lakeshore until Schulle
Branch, where it heads inland and eventually terminates at Exposition Boulevard. The hike and bike trial shall be a consistent width to accommodate
both pedestrians and cyclists. The trail shall have a decomposed granite
surface. Furnishing associated with the trail shall include: benches, water
fountains, trash receptacles and pet waste disposal stations. Unique to the
Park Scheme is an elevated boardwalk system that runs between the Brackenridge Field Lab and Lady Bird Lake.
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Design Standards:
Sustainability
Sustainable design shall be implemented at the Brackenridge Tract because
of its unique location within an existing urban fabric and its environmentally
sensitive location along Lady Bird Lake. In addition to environmental benefits, green site planning strategies and building design have the potential
to improve quality of life. Buildings and parks shall conform with the Austin
Energy Green Building Program with a minimum of a 2-Star Rating. Goals
of the sustainability program include: efficient design, construction and
operation of energy systems, reductions of internal and external sources
of pollutants, the use of environmentally friendly or green materials where
possible, and the reduction of potable water consumption.
Planting
A minimum of 80% of the plant palette selections should be in accordance with the City of Austin Grow Green planting guide, which identifies
appropriate native and adapted plants that are well suited to the area. A
mix of evergreen and deciduous plants should be used for all street types
to provide visual interest throughout the seasons. Plants that are thorny
or otherwise hazardous to people should be avoided. Annuals should be
used sparingly in areas of high importance, such as building entrances,
trail heads, and other specialty feature areas. Buildings and sites should be
designed to preserve existing Class I Protected trees to the greatest extent
possible (protection status as determined by City of Austin Environmental
Criteria Manual), or transplanted on site. Transplanting trees is a significant
operation but is proven and successful when using correct procedures and
specifications. Transplanting trees reinforce a sense of uniqueness to the
spaces at Lakeshore more than any newly planted tree can do. In situations
where an existing Class 1 protected tree must be removed, the developer
shall attempt to have the tree transplanted to a new location.
Materials and Colors
Materials and color selections shall be coordinated with the surrounding
buildings and architectural features. Recycled materials and natural materials from local sources are strongly encouraged (e.g. limestone, granite, clay
pavers, etc.). Materials with long life spans and color fastness should be
selected in lieu of cheaper, less dependable products.

Lighting

Step-backs

Street light fixtures should enhance the architectural character and night
time visibility of the plan. Lighting design shall take into account city code
ordinances and restrictions. Selected fixtures shall have a high level of energy efficiency. Lighting design will be consistent throughout the plan, with
deviations at special features as necessary. Lighting fixtures will include:
street pole lights, pedestrian pole lights, bollards, decorative up and down
lights, bollard lights and Tivoli lights.

All buildings step back at a height no greater than 60 feet (20 feet ground
floor retail plus either four stories of residential or three stories of office
or other use above), except on Lake Austin Boulevard or when facing a
major park, in which case, the required step-back is no greater than 75 feet.
Required step-backs are a minimum of 10 feet.

Furnishings
All furnishings in the streetscape design should be high quality and suitable
for public use. Furnishings may include but are not limited to: bus shelters,
benches, trash receptacles, bike racks and bollards. Site furniture, including
chairs, benches, tables, umbrellas and receptacles, may be located in the
street edge zone to provide pedestrian comfort and convenience, provided
the area is kept clean and tidy at all times. Bicycle racks shall be installed at
convenient locations near building entrances outside pedestrian circulation
routes and along the bike network. To help integrate trees into the urban
hardscape, tree grates shall be installed where pedestrian circulation interacts with street tree plantings.
Graphics and Signage
Two types of signage shall exist within the plan: way-finding and identification. Signage shall be non-intrusive, informational, and limited to only necessary locations. Graphics should be complimentary to the surrounding architectural features. Signage will be consistent by type throughout the plan.

11.5.5.

Architectural Design Standards: Building Form

Building Placement
Non-Residential buildings are located on the street right-of-way lines of the
streets they face. In the plans, office building can set back up to 5 feet.
However, non-residential buildings may encroach into street rights-of -way
with sidewalk arcades and canopies (to within 2 feet of the curb line), overhangs, awnings, balconies, porticoes, bay windows, cornices, sun screens,
and other architectural elements providing building articulation. Sidewalk
arcades and canopies of the type traditionally used in Austin to provide
weather protection and shade are encouraged in mixed use buildings and
locations. Residential buildings are set back, typically 5'-10’, to allow for
stoops, buffer planting, projecting or bay windows, awnings, overhangs,
sun-screening devices, and balconies outside of the street right-of-way.

Building Heights
The majority of buildings are generally 60 to 75 feet high, or between four
and seven stories depending on the uses and location of the plan (similar to
the step-backs described above). Portions of buildings within special height
zones may be higher. These zones are located in special view corridors or
vistas, on major streets or parks, and are in the center portion of the site.
The heights in these zones vary but are no greater than 150 feet. Adjacent
to the existing neighborhoods the heights are generally less than 35 feet.
Heights are exclusive of mechanical penthouses or equipment, shaped
roofs, or special roof treatments.
Frontages
Main building entrances are located on each building’s most important
frontage. Parking garages are located away from primary arterial or mixed
use frontages and, generally, screened from view from the street.
Façade Continuity
Where buildings front on streets and are located on the right-of-way or setback line, a predominant amount of the building face is on this line, except
where there is ground floor retail, in which case 100% of the ground floor is
located on this line. This notwithstanding, no building face on a public street
or space extends longer than 200 feet without a street or significant break
or setback at least the width of a street and a depth of no less than one-half
of its width to help maintain a small scale, incremental urban fabric, visually,
even though blocks may be larger.
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Parking
Parking ratios provide sufficient parking to satisfy market need for each use,
assuming a shared parking strategy throughout the project, at the time of
development. The needs are anticipated to decrease over time due to transit, greater walkability, the use of bicycles, and evolving habits. By the final
phases of the project the parking demand is anticipated to be half of the
current demand; the assumed overall site average over the build-out period
is 70% of the current demand. On-street parking is included in the counts.
Surface lots are discouraged and parking between any street line and a
building is not allowed.
Parking is primarily in structures. The amount of parking below grade varies
in different areas of the site due to slopes and sub-surface conditions, such
as rock and water. It is generally assumed to be one full level but will need
to be verified for each location in future design and construction phases. In
some areas it may be cost-prohibitive to have any underground parking; in
other areas it may be possible to have more than one level. The impact of
this on achieving the building densities within the parameters of the plans
and guidelines is one reason for maintaining neighborhood-wide flexibility in
the density.
There are several conditions for above grade parking structures and strategies for minimizing their impact. Conditions generally include “wrapped”,
interior core (related to retail floor height), podium, and exposed garages.
The goal is for garages not to be visible from the public areas, which is
inherent in the “wrapped” and interior core approaches. For this reason,
these approaches are preferred, since active uses screen them from the
street. Podium garages may be “wrapped” and/or exposed. Where garages
are exposed and visible from public areas, the criteria for the design of their
facades are similar in character, scale, and materials to those of buildings
having other uses on the same streets. Special care is given to the design
of the ground floor of garages by incorporating active uses, special building
treatment or landscaping as appropriate to the location.
Garages have “green” roofs to the extent practicable.
Light sources in garages are not visible from public areas. Vents and other
mechanical requirements are located so as to not to negatively impact pedestrians in streets or parks and are integrated into the design of the building.
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11.5.6.

Architectural Design Standards: Character

There is visual consistency and unity in the building design and architectural
expression in both of the Concept Plans. There is no limitation as to the use
of a particular architectural style, but contemporary interpretation of the
use of materials, building forms, architectural expression, and devices to
deal with climatic conditions traditionally found in Texas—and in particular
Austin—is encouraged.
Articulation
In order to prevent large expanses of blank walls, building facades that
are visible from public areas do not extend more than one bay or building
module horizontally, nor more than one floor vertically without a change
of plane, material, color, texture, or an expression of the module or floor
through the use of architectural elements or details, such as: the types and
sizes of openings; pilasters; recesses; balconies; overhangs; sun screens;
bay windows; cornices; roof lines; trim; pattern, texture, or color; or a combination of these. Identical buildings or building modules, lacking sufficient
articulation or visual interest to avoid monotony, are not repeated.
Window openings set into solid façade surfaces are, generally, vertical in
proportion and large expanses of glass and curtain walls are subdivided in a
dominantly vertically proportioned pattern. The edges of openings are articulated to a degree that reflects its role and importance in the overall building
design, such as main entrance, or its location in the building, such as at the
ground floor on an active pedestrian street frontage.
Buildings shall have a base, middle, and top expression.
The ground floor, or base, of all buildings has a different expression than the
upper floors, a high degree of transparency, and a greater variety and finer
texture of materials and details to give a smaller, pedestrian scale where
experienced close up than the other areas of the building exteriors.
The tops of buildings and step-backs are expressed by the use of cornices,
overhangs, gables, roof shapes and/or other devices in a variety of ways.
Main entrances have special architectural or landscape treatment.

Materials & Colors

Lighting

Materials are durable and of high quality, selected based on sustainable design principles. Residential buildings, generally, have solid surfaces of wood
or masonry with punched openings; hotel and civic buildings are, generally,
predominantly stone or masonry with punched openings; and commercial
and other uses are masonry or stone with punched openings and/or curtain
wall.

Building lighting is consistent with the style and character of the building
design rather than those of the streets and parks.

A broad palette of materials and colors is used throughout both plans.
Material selection is based on those found within the region or utilized
historically in Austin and applied color is in the same palette as the natural
colors or complementary to them. Texas Native Limestone commonly found
throughout Austin is used in varying degrees in the design of every building
and/or landscape throughout each Plan.

Graphics and Signage

Key Locations
Buildings, or portions of buildings, in key locations, such as on an axis or in
a view corridor, or that have a role as focal point for a park, express this role
in their massing, roof shapes, use of colors and materials, and the amount
of articulation of the building volumes and surfaces to set them apart from
other “background” buildings.
Planting and Buffers
The landscape design shall provide a suitable setting for the development
architecture and also create a unified urban look, define outdoor spaces,
buffer from sound and weather, screen from views and accentuate building elements and vistas. The plantings should be designed in such a way
that repetition and texture are accentuated. Plant species should be chosen
specifically for their sun exposure requirements, water use, mature plant
size and seasonal attributes. Plant palette selections should be in accordance with the City of Austin Grow Green planting guide, which identifies
appropriate native and adapted plants that are sell suited to the area. A mix
of evergreen and deciduous plants should be used to provide visual interest throughout the seasons. Plants that are thorny or otherwise hazardous
to people should be avoided. Annuals should be used sparingly in areas of
high importance, such as building entrances, trail heads, and other specialty
feature areas.

The selection of fixtures takes into account glare, spilling of light onto adjoining parcels, and night-glow.
The selection of fixtures takes into account glare, spilling of light onto adjoining parcels, and night-glow.

There is no limitation as to the use of any particular color, typeface, or
graphic style, other than those that may cause unsafe conditions. However,
all messages are within a consistent system developed for the entire site in
each plan, which establishes size, quantity, and location criteria, as well as
materials and construction of signs, and mounting techniques. All signs are
externally illuminated.

11.5.7.

Architectural Design Standards: Sustainability

The building and site design process incorporates sustainable design practices as exemplified by the U.S. Green Building Council’s LEED program as
well as Austin Energy Green Building Program.
Construction techniques should follow the same principles as sustainable
design. Low impact construction techniques are encouraged. Techniques
like waste minimization, pollution prevention, preservation of existing vegetation and using resource-efficient materials are ways to continue the
sustainable design effort during the construction phases. A program should
be implemented that avoids landfill disposal of a material through reuse or
recycling.
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11.6. Comparison of Concept Pl ans to
Cur r en t Cit y of Austi n R egul ations
This section compares the two Concept Plans to current City of Austin
regulations from a general perspective of use, density, impervious cover,
setbacks, and height.

The relocated WAYA use would be permitted under current zoning. The
Civic/Institutional uses proposed on the Golf Course Tract would be permitted under current zoning. The Civic/Institutional use proposed adjacent to
the Brackenridge Field Lab would generally not be permitted as a matter of
right under current zoning but would be allowed by approval of a conditional
use permit.
An elementary school is allowed on land currently zoned P, Public.

11.6.1.

Uses

Brackenridge Park Concept Plan (with BFL)
From the perspective of use the Brackenridge Park Concept Plan is generally inconsistent with the uses allowed by the City’s current zoning. However,
it should be noted that the current zoning designations are generally not
consistent with the current uses of the Brackenridge Tract either.
The current zoning for the Colorado and Brackenridge Apartment sites and
the Brackenridge Field Lab is Single Family Residence-3 (“SF-3”) District
which is a district intended for moderate density single family residential or
duplex use. The current zoning for the Safeway Tract is “LO”, Limited Office District. The zoning for the Deep Eddy Tract is a combination of “LR”,
Neighborhood Commercial District and SF-3. The current zoning for the Park
Street Tract is a combination of “CS”, General Commercial Services District
and SF-3. The current zoning for the Boat Town Tract is CS, General Commercial Services District. The current zoning for the Golf Course Tract is P,
Public. The WAYA Tract is currently unzoned.
With the exception of the Brackenridge Field Lab Tract, the relocated site
for the WAYA use, and the proposed open space portions, the Brackenridge
Park Concept Plan primarily recommends higher density residential and
commercial uses on the majority of the Brackenridge Tract. With the exception of the WAYA Tract, which is currently unzoned, the current City zoning
would not allow higher density residential on any of the Tracts.
The Retail/Restaurant uses proposed for the site would generally not be
allowed by current zoning except for the Boat Town Tract and the LR zoned
portion of the Deep Eddy Tract.

The Brackenridge Field Lab use would be allowed under the current SF-3
zoning if a conditional use permit was approved.
The open space and trail uses proposed along Lady Bird Lake and along
Schulle Branch are consistent with the uses authorized under the City’s current zoning.
Brackenridge Village Concept Plan:
The comparison of uses in the Brackenridge Village Concept Plan to current
City zoning is essentially the same as that for the Brackenridge Park Concept Plan in that the proposed uses are generally inconsistent with current
zoning. Mixed high density residential, office and retail uses are proposed
in lieu of the Brackenridge Field Lab and would not be allowed by the current SF-3 zoning for the Field Lab site. The WAYA site essentially remains in
its existing location and has been reconfigured and expanded.

11.6.2.

Density

In general, the density proposed under both Concept Plans exceeds that
allowed under current City regulations. The City regulates density via its
zoning ordinance and through limiting impervious cover under its watershed
regulations.
The floor area ratio proposed for a majority of the Tract under both Plans
ranges from 2.0 to 2.5. As a general matter, the current City rules would not
allow the density proposed for the majority of the Tract, with the exception
of the Boat Town Tract and where the WAYA use and the Brackenridge Field
Lab use essentially remain intact.

The Office uses proposed for the site would generally not be allowed under
current City zoning except on the CS zoned portion of the Park Street Tract
and the Safeway Tract.
The Hotel uses recommended for the site would not be allowed by current
City zoning.
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11.6.3.

Impervious Cover

11.6.5.

Generally, both Concept Plans assume 50% open space and 50% development, not all of which is impervious, on a gross site basis. The City’s current
watershed regulations generally allow a maximum of 40% impervious cover on a net site basis (which excludes land within the 100 year floodplains
and land on steeper slopes). Overall, impervious cover assumed under both
Plans would exceed that allowed by current City requirements.

11.6.4.

Height

The City’s current regulations would limit maximum height for development
on the Brackenridge Tract to between 35 to 60 feet.
Although the Concept Plans are conceptual and do not specify heights, the
density assumed under both Plans would likely result in heights often exceeding 35 to 60 feet.
Development under both Plans would be consistent with the height limitations imposed by the City’s Capital View Corridor regulations.

Setbacks

The City’s current Waterfront Overlay regulations impose development
setbacks from the shore of Lady Bird Lake of between 300 and 400 feet.
The setbacks proposed under the Brackenridge Park Concept Plan generally
ranges between 235 to 260 feet. The setbacks proposed under the Brackenridge Village Concept Plan generally ranges between 228 to 350 feet.
With respect to setbacks from Schulle Branch, the City classifies Schulle
Branch as a minor waterway and would as a general rule require development setbacks of between 50 and 100 feet on either side of the centerline
of Schulle Branch. Arterial and collector street crossing are generally permitted provided collector street crossings are at least 1000 feet apart from
another collector or arterial street crossing on the same waterway. Utility
lines are permitted to cross minor waterways. Detention basins and floodplain alterations are permitted provided the basins and alterations comply
with the City’s Drainage Code requirements. Generally, the setbacks from
Schulle Branch proposed under both Plans meet and exceed that required
under current City rules. However, both Plans propose more frequent street
crossings than generally authorized under current City rules and both Plans
contemplate in line water quality ponds and floodplain alterations along
Schulle Branch. The more frequent street crossings and the in line water
quality ponds and floodplain alterations are likely achievable under current
City rules through variances and negotiated measures which nevertheless
protect the character and quality of Schulle Branch.

11.6.6.

Issues

The issues are not so much related to how the Concept Plans compare to
current City regulations as to how current City regulations reflect the location of the site and the conditions on the site. The Brackenridge Tract is an
urban infill site and the plans are consistent with the City’s policies for densification within the City, such as at the Mueller airport and North Burnet
sites, and the reduction of sprawl in areas outside of the City, particularly
environmentally sensitive areas. When the current regulations were developed there was no pressure to develop the site or need to study the site
with any degree of detail; the broad-brush approach was appropriate. Today,
there is a much greater need to utilize resources efficiently and to tailor
regulations to the unique characteristics of each specific location. The Concept Plans seek to preserve natural features on the Brackenridge Tract, but
the site, as a whole, does not contribute significantly to the natural systems
of the region, to its ecology or habitats, or to the Edwards Aquifer. It is a
disturbed site impacted by urban growth.
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11.7. Financial Analysis

Conceptual Estimate
Brackenridge Master Plan
Errata
June 25, 2009
Demo/Clear/
Grub

Village Scheme

11.7.1.

Cost Estimate

Brackenridge Village Concept Plan
The conceptual cost estimate for the Brackenridge Village Concept Plan
indicates a project cost of approximately $3.07 billion for new development
of about 15 million square feet and a cost of approximately $130 million
for streets, parks, and infrastructure to support this development. The total
project cost is approximately $3.2 billion in 2009 dollars.
Brackenridge Park Concept Plan
The conceptual cost estimate for the Brackenridge Park Concept Plan indicates a project cost of approximately $2.48 billion for new development
of about 12 million square feet and a cost of approximately $120 million
for streets, parks, and infrastructure to support this development. The total
project cost is approximately $2.6 billion in 2009 dollars.

Utilities

Parking
Structures

Streets

Vertical
Construction

Building Site
Landscaping

Open Space &
Amenities

Total / Item

Neighborhood

Phase 1
Biological Field Lab
Boat Town
Deep Eddy
Lake Side
Lake View
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal

$
$
$
$
$
$
$
$
$
$

1,026,328
2,609,758
453,650
4,089,735

$
$
$
$
$
$
$
$
$
$

799,381
395,104
244,401
1,832,678
963,188
4,234,751

$
$
$
$
$
$
$
$
$
$

1,005,361
509,429
2,326,160
1,366,519
324,079
5,531,548

$
$
$
$
$
$
$
$
$
$

5,525,000
10,268,000
15,793,000

$
$
$
$
$
$
$
$
$
$

69,398,322
110,327,718
179,726,040

$
$
$
$
$
$
$
$
$
$

282,107
396,820
678,927

$
$
$
$
$
$
$
$
$
$

2,882,445
2,882,445

$
$
$
$
$
$
$
$
$
$

78,036,498
904,533
5,453,006
126,801,493
1,740,918
212,936,447

Phase 2
Biological Field Lab
Boat Town
Deep Eddy
Lake Side
Lake View
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal

$
$
$
$
$
$
$
$
$
$

109,050
1,711,395
304,427
193,644
18,516
94,176
52,911
2,484,119

$
$
$
$
$
$
$
$
$
$

1,157,136
5,124,554
301,406
6,583,096

$
$
$
$
$

792,096
5,038,090
427,662

$
$
$
$

460,534
6,718,382

$
$
$
$
$
$
$
$
$
$

1,751,000
73,185,000
74,936,000

$
$
$
$
$
$
$
$
$
$

26,601,702
401,575,636
428,177,338

$
$
$
$
$
$
$
$
$
$

108,137
1,588,869
1,697,006

$
$
$
$
$
$
$
$
$
$

3,976,935
3,976,935

$
$
$
$
$
$
$
$
$
$

109,050
30,410,071
488,223,545
1,033,495
4,170,579
18,516
554,710
52,911
524,572,876

Phase 3
Biological Field Lab
Boat Town
Deep Eddy
Lake Side
Lake View
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal

$
$
$
$
$
$
$
$
$
$

599,798
125,967
725,765

$
$
$
$
$
$
$
$
$
$

4,213,129
2,891,530
6,698,416
562,187
5,992,780
20,358,043

$
$
$
$
$
$
$
$
$
$

3,189,644
2,382,327
5,335,364
13,131,362
3,927,245
1,151,121
29,117,064

$
$
$
$
$
$
$
$
$
$

30,651,000
14,756,000
37,612,500
19,609,500
527,000
103,156,000

$
$
$
$
$
$
$
$
$
$

183,116,265
186,489,156
434,285,005
187,726,857
5,800,000
997,417,283

$
$
$
$
$
$
$
$
$
$

646,503
758,086
1,640,291
715,215
688,546
4,448,641

$
$
$
$
$
$
$
$
$
$

8,697,574
8,697,574

$
$
221,816,542
$
$
207,277,099
$
485,571,576
$
22,391,123
$
217,971,597
$
1,750,919
$
7,141,513
$ 1,163,920,369

Phase 4
Biological Field Lab
Boat Town
Deep Eddy
Lake Side
Lake View
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal
Village Construction Totals

$
$
$
$
$
$
$
$
$
$
$

2,156,140
2,092,941
102,821
91,645
4,443,547
11,743,165

$
$
$
$
$
$
$
$
$
$
$

599,535
687,992
1,287,527
32,463,417

$
$
$
$
$
$
$
$
$
$
$

688,299
534,450
1,222,749
42,589,743

$
$
$
$
$
$
$
$
$
$
$

10,183,000
7,386,500
637,500
18,207,000
212,092,000

$
$
67,743,840
$
102,378,804
$
11,785,245
$
$
$
$
$
$
181,907,889
$ 1,787,228,550

$
$
$
$
$
$
$
$
$
$
$

486,781
416,174
63,876
966,832
7,791,406

$
$
$
$
$
$
$
$
$
$
$

1,837,328
1,837,328
17,394,282

$
$
81,857,596
$
113,496,860
$
12,486,621
$
102,821
$
1,837,328
$
$
91,645
$
$
209,872,871
$ 2,111,302,563

3%
6%
9%
18%
3,130,971
20,525,252

$
$
$

$
$

1%
4%
5%
10%
1,174,317 $
12,917,482 $

LEED Premium
Gen Cond %
Contractor Fee %
Total % "Markups"
Total "Markup"
Total "Hard" Cost

1%
6%
5%
12%
3,895,610 $
36,359,027 $

1%
6%
5%
12%
5,110,769 $
47,700,512 $

3%
3%
10%
10%
3%
3%
16%
16%
33,934,720 $
285,956,568 $
246,026,720 $ 2,073,185,118 $

3%
6%
8%
17%
1,324,539 $
9,115,945 $

Survey/ Geotech/ Testing %
A/C/S/MEP %
Total % "Soft" cost
Total "Soft" cost
Total "Hard+Soft" cost

3%
9%
12%
$1,550,098
$14,467,579

3%
9%
12%
$4,363,083
$40,722,110

3%
9%
12%
$5,724,061
$53,424,574

3%
12%
15%
$36,904,008
$282,930,728

3%
15%
18%
$373,173,321
$2,446,358,439

3%
12%
15%
$1,367,392
$10,483,337

3%
12%
15%
$3,078,788
$23,604,040

Contingency @ 10%
Grand Totals

$1,446,758
$15,914,337

$4,072,211
$44,794,321

$5,342,457
$58,767,031

$28,293,073
$311,223,801

$244,635,844
$2,690,994,283

$1,048,334
$11,531,670

$2,360,404
$25,964,444

61,603,150
206,416,112
66,508,231

$
334,527,493
$ 2,445,830,056
$
$

73,374,902
352,785,850

$ 426,160,751
$ 2,871,990,808
$287,199,081
$3,159,189,888
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Brackenridge Master Plan
Errata
June 25, 2009

11.7.2.
Demo/Clear/
Grub

Park Scheme

Utilities

Parking
Structures

Streets

Vertical
Construction

Building Site
Landscaping

Open Space &
Amenities

Total / Item

Neighborhood

Phase 1
Biological Field Lab
Boat Town
Deep Eddy
Lake View
Lake Side
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal

$
$
$
$
$
$
$
$
$
$

1,074,467
2,609,758
297,973
3,982,198

$
$
$
$
$
$
$
$
$
$

729,926
2,711,997
757,446
4,199,369

$
$
$
$
$
$
$
$
$
$

716,428
2,478,899
329,409
3,524,736

$
$
$
$
$
$
$
$
$
$

2,558,500
11,653,500
14,212,000

$
$
$
$
$
$
$
$
$
$

37,610,079
134,589,921
172,200,000

$
$
$
$
$
$
$
$
$
$

287,932
547,114
835,045

$
$
$
$
$
$
$
$
$
$

2,912,702
2,912,702

$
$
$
$
$
$
$
$
$
$

42,977,332
2,912,702
154,591,189
1,384,829
201,866,051

Phase 2
Biological Field Lab
Boat Town
Deep Eddy
Lake View
Lake Side
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal

$
$
$
$
$
$
$
$
$
$

17,245
110,006
69,967
73,161
587,509
391,301
28,791
273,890
97,308
1,649,178

$
$
$
$
$
$
$
$
$
$

246,366
1,946,688
6,620,444
401,001
9,214,499

$
$
$
$
$
$
$
$
$
$

219,035
1,464,599
4,782,824
653,516
410,429
7,530,403

$
$
$
$
$
$
$
$
$
$

4,539,000
7,811,500
47,464,000
59,814,500

$
$
$
$
$
$
$
$
$
$

36,126,000
86,719,551
339,103,149
461,948,700

$
$
$
$
$
$

279,655
491,357
825,026
-

$
$
$

1,596,038

$
$
$
$
$
$
$
$
$
$

1,848,567
1,848,567

$
$
$
$
$
$
$
$
$
$

40,682,245
575,407
98,291,960
564,518
399,382,953
2,239,868
1,083,308
684,319
97,308
543,601,886

Phase 3
Biological Field Lab
Boat Town
Deep Eddy
Lake View
Lake Side
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal

$
$
$
$
$
$
$
$
$
$

276,443
462,034
738,477

$
$
$
$
$
$
$
$
$
$

3,601,799
3,960,865
5,467,894
1,802,538
4,047,749
18,880,845

$
$
$
$
$
$
$
$
$
$

2,610,063
2,899,065
4,109,725
12,879,153
1,203,660
1,166,472
24,868,137

$
$
$
$
$
$
$
$
$
$

22,100,000
6,103,000
23,247,500
23,400,500
1,003,000
75,854,000

$
$
$
$
$
$
$
$
$
$

147,758,763
118,114,440
186,494,367
187,885,146
5,800,000
646,052,716

$
$
$
$
$
$
$
$
$
$

615,938
1,433,560
762,736
654,707
3,466,940

$
$
$
$
$
$
$
$
$
$

7,684,779
7,684,779

$
$
$
$
$
$
$
$
$
$

176,686,564
132,787,372
219,319,486
22,366,469
217,299,790
1,628,506
7,457,707
777,545,894

Phase 4
Biological Field Lab
Boat Town
Deep Eddy
Lake View
Lake Side
Parks/ Open spaces
Red Bud
Modified Right of Way
West Austin Youth Association
Phase Construction Subtotal
Park Construction Totals

$
$
$
$
$
$
$
$
$
$
$

2,133,041
2,195,761
64,738
4,393,541
10,763,394

$
$
$
$
$
$
$
$
$
$
$

1,026,090
1,275,733
2,301,823
34,596,537

$
$
$
$
$
$
$
$
$
$
$

858,794
991,023
1,849,817
37,773,094

$
$
$
$
$
$
$
$
$
$
$

14,543,500
3,408,500
17,952,000
167,832,500

$
$
113,633,601
$
80,770,041
$
$
$
$
$
$
$
194,403,642
$ 1,474,605,058

$
$
$
$
$
$
$
$
$
$
$

583,704
437,778
1,021,482
6,919,506

$
$
$
$
$
$
$
$
$
$
$

1,950,307
1,950,307
14,396,355

$
$
132,778,730
$
89,078,836
$
$
$
1,950,307
$
$
64,738
$
$
223,872,611
$ 1,746,886,443

3%
6%
9%
18%
2,591,344
16,987,698

$
$
$

$
$

1%
4%
5%
10%
1,076,339 $
11,839,733 $

3%
12%
15%
$2,548,155
$19,535,853

$
$

LEED Premium
Gen Cond %
Contractor Fee %
Total % "Markups"
Total "Markup"
Total "Hard" Cost

1%
6%
5%
12%
4,151,584 $
38,748,121 $

1%
6%
5%
12%
4,532,771 $
42,305,865 $

3%
3%
10%
10%
3%
3%
16%
16%
26,853,200 $
235,936,809 $
194,685,700 $ 1,710,541,867 $

Survey/ Geotech/ Testing %
A/C/S/MEP %
Total % "Soft" cost
Total "Soft" cost
Total "Hard+Soft" cost

3%
9%
12%
$1,420,768
$13,260,501

3%
9%
12%
$4,649,775
$43,397,896

3%
9%
12%
$5,076,704
$47,382,569

3%
12%
15%
$29,202,855
$223,888,555

3%
15%
18%
$307,897,536
$2,018,439,403

Contingency @ 10%
Grand Totals

$1,326,050
$14,586,552

$4,339,790
$47,737,685

$4,738,257
$52,120,826

$22,388,856
$246,277,411

$201,843,940
$2,220,283,344

3%
6%
8%
17%
1,176,316 $
8,095,822 $
3%
12%
15%
$1,214,373
$9,310,195
$931,020
$10,241,215

$1,953,585
$21,489,438

Financial Analysis

The consultant team prepared, for the Regents’ consideration, a financial
analysis for each of the Village and Park plans. Primary efforts were by
Economic Research Associates (ERA), with data and supporting information
provided by HSA, Capital Market Research, and CRP.
CRP, in addition to having drawn the plans, recommended a phasing plan,
with early phases reflecting the development limitations of the Brackenridge Development Agreement, and later phases drawn to cohere neighborhoods and minimize new phases’ construction impact on already - occupied
areas and residents. The phasing plans appear in this report.
Capital Market Research, in addition to initial market analysis, advised on
likely capture rates and market values in each phase and thereby helped
establish the phasing schedule. A summary of the market analysis is included in this report. It should be noted that the market analysis is necessarily
speculative, given the long-term nature of the concept plans.
HSA did quantity take-offs and unit pricings of each plan, for both infrastructure and vertical development, to establish construction cost. A summary of
the cost estimates appears in this report. The cost estimates, however, are
only preliminary estimates, as timing of the redevelopment pursuant to the
concept plans is several years out.
ERA took the hard construction costs and added requisite soft costs, including developer return, to establish overall project cost, and then calculated
project revenues from the market values and phasing schedule, to derive
the value of the land to the University.
In accordance with standard practice with respect to real estate valuations
brought before the Board of Regents before a transaction has been negotiated or closed, any public release of the valuation information and analysis
from ERA would be premature, as it would put the Board at a disadvantage
in future negotiations.

50,743,933
170,295,421
55,279,010

$
276,318,364
$ 2,023,204,807
60,696,144
291,314,021

$
352,010,166
$ 2,375,214,973
$237,521,497
$2,612,736,470

financial analysis
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11.8. Comparison and
Eva luation of Concep t Pl a ns
Since both the Brackenridge Park Concept Plan and the
Brackenridge Village Concept Plan are based on the Design
Principles, it is logical that the Design Principles provide
the framework for comparing, and the criteria for evaluating, the two plans. It is also logical that, since both plans
are based on the same Design Principles, they are similar
in many respects. The comparisons and evaluation that follow focus, primarily, on the differences between the two
plans.

Principles
Legacy

Brackenridge Village Concept Plan

Brackenridge Park Concept Plan

The Village Plan provides a unified vision for the site that will have enduring
significance and value to the University, while also giving Austin a unique new
community. It is a vision that appropriately honors the memory of Colonel
Brackenridge and his magnanimous gift.

The Park Plan provides a similar but diluted vision fragmented and limited in
its relationship to the lakefront by the Field Lab, which although an academic
use is nothing compared to Colonel Brackenridge’s vision for the entire campus at this location.

The opportunity is provided for the University to develop a presence on the There is a similar opportunity, but neither it nor the community can unite with
site in the future, as a contributing part of the new community, if the need for the Field Lab or benefit from its presence. It remains an enclave with limited
space is identified.
public accessibility.
Context and Compatibility

The Village Plan is responsive to the city and neighborhood context and fulfills The Park Plan is responsive to the neighborhood context, but the importance
the role of this location as the western anchor of the city’s waterfront.
of the site and of the waterfront is diminished by the Field Lab’s presence

Place Making and Public
Realm

The Village Plan is a collection of fully integrated, walkable neighborhoods The Park Plan north and west of the Field Lab is similarly interconnected and
freely accessible throughout.
accessible, but the Field Lab is not accessible and separates the Deep Eddy
neighborhood from the rest of the new community.

Compact Development

The Village Plan maximizes and consolidates development in the areas where The Park Plan is similar but limited to the area outside of the Field Lab, and
development occurs, which maximizes and consolidates open space for ac- is less dense, therefore, also less compact. The Field Lab gives the plan a
tive and vibrant parks and streets.
greater amount of open (not park) space. It is private and does not contribute
to an active and vibrant public realm.

Ecology and Environment

The Village Plan celebrates the site’s natural features and contributes to the The Park Plan also celebrates the site’s natural features and the Field Lab
regional ecology and preservation of truly natural areas outside the City by provides unique service to the field of ecology in addition to preserving open
maximizing its potential as an urban infill site.
space, but the developed portion of the site is not used as efficiently.

Mobility and Connectivity

The Village Plan acknowledges the need for improvements to the regional The Park Plan also acknowledges the need for improvements to the regional
transportation system, improves access to the site, and provides internal con- transportation system and improves access to the site, but the Field Lab lonections throughout, as well as through, the site.
cation prevents dispersion of vehicular traffic within the site, thereby limiting
the site’s development potential.
Traffic is reduced by internal capture through mixed use, provision for transit,
and an extensive pedestrian and bicycle system including the extension of Traffic reduction strategies are also employed, but the trail system and lakethe Trail at Lady Bird Lake through a continuous lakefront park.
front park at the waterfront is limited through the Field Lab parcel.

Sustainability

The Village Plan embodies an holistic approach as illustrated by the following examples: accommodating affordable housing, including the potential for
additional future graduate student housing; employing efficient and compact
development strategies; using, re-using, saving, and improving the quality
of water through a water management plan; adapting previously used and
tested regulations and processes as a basis for new ones; and providing for
alternative future uses, such as University space and an elementary school.

The Park Plan embodies a similar approach. Taken alone, maintaining and improving a facility in its existing location is a plus from a sustainability point
of view. However, in the case of the Field Lab, this is outweighed by the
compromising of the site-wide systems that produce greater benefits when
taken as a whole.
Sustainable design and green building practices are also embraced.

Sustainable design and green building approaches are embraced.
Feasibility, Flexibility, and
Economic Viability

The Village Plan is achievable and provides near and long term flexibility in part The Park Plan is also achievable and flexible, but more of the streets need to
by establishing the essential plan framework with fewer of the streets.
be fixed to establish the essential framework, so, the plan is less flexible.
The average cost per square foot of development is estimated to be slightly
less, but the off-site costs are comparable in both plans. The cost of on-site
infrastructure allocable to each square foot of development is lower and there
is more development. The annual yield is much greater.

The lower annual yield may be partially offset by income of the Field Lab
through outside grants or other sources, and it is impossible to quantify the
value of the educational experience. However, the value of the Field Lab site
and funds generated “for the benefit of university education” by development are quantifiable and the academic, research, and monetary benefits
of the Field Lab may be substantially duplicated at another location of lesser
development value.
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Preferred Plan
The Brackenridge Village Concept Plan is consistently better than the Brackenridge Park Concept Plan as evaluated relative to the Design Principles.
Studies indicate that the design direction of the Park Plan could produce a
long term plan with comparable results to those of the Village Plan if the
Field Lab were assumed not to remain in the long term. We believe that the
Brackenridge Village Concept Plan represents the preferred direction due to
its flexibility, larger and more regular block sizes, more efficient infrastructure, and greater economic value.

Brackenridge Village Concept Plan

Brackenridge Park Concept Plan
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11.9. R ecom mendations
11.9.1.

Recommendations

Brackenridge Development Agreement
Allow the BDA to expire in 2019, as it would stymie redevelopment of major
portions of the tract.
Trail at Lady Bird Lake
Make the land along Lady Bird Lake at the Brackenridge Field Lab, Brackenridge Apartments, and Colorado Apartments parcels available for the extension of the trail now, as it will enhance the value of the tract.
Sale of Land
Do not sell any of the land in the Brackenridge Tract, so that very long term
flexibility for the growth of U. T. Austin is maintained.
Lions Municipal Golf Course
Do not extend or renew the MUNY lease, as it would stymie redevelopment of major portions of the tract.
Graduate Student Housing
Relocate all graduate student housing to the Gateway site over the next
three years (by September 2012) to free up the Colorado and Brackenridge
Apartment sites for redevelopment.
Brackenridge Field Lab
Relocate the Brackenridge Field Lab to the McKinney Roughs site, which,
though a greater distance from campus, provides similar physical conditions
and is of a larger size.
Concept Plan
Select the Brackenridge Village Concept Plan as the basis for proceeding
with the development of the Brackenridge Tract, as it more fully meets the
Design Principles.

Developer solicitation
If the System decides to rebuild Gateway as a System project, then a developer for the Colorado and Brackenridge Apartments sites on-board is not
required until 2012. What should happen in the interim is solicitation of and
identification of likely developer candidates through an RFQ process and
then, in the months prior to January 1, 2013, when the Colorado and Brackenridge Apartment sites become available, negotiation of an agreement
with the selected developers.
We recommend a two-step RFQ and RFP process, which can take from
8 – 10 months, with the RFQ process being open to all and inexpensive
to respond to, and then limiting the subsequent RFP process to only four
or five finalists, because it can be costly to properly respond to a priceincluded RFP, and the development entity will properly want a 25% or 20%
chance of winning, to make such an investment. It is best to negotiate with
developer(s) as far into the site preparation process as possible: the closer
a site is to as-of-right construction, the more a developer will pay, because
uncertainties of time and market have been reduced/removed.

Development Approach to Infrastructure
The plans envision substantial private development, and an area that could
be for future U.T. Austin academic use. Presumably, the developer would
cause the private development, and the University any academic uses.
Associated with all the floor space development will be requisite “public
improvements”—water, sewer, power, roadways, park space. For the 1.4
million square foot potential under the BDA, there are two basic approaches
to providing these, and a recommended hybrid, and they affect the deal
struck and the revenue received.
1. University provides: The University could, through its OFPC and perhaps
via UTIMCO funds, cause the infrastructure to be built, thus providing the
eventual developer with an as-of-right ready site, and dispensing of concerns about “Coming Soon.” There is no question that this increases University control of cost and, all other things equal, residual net revenue. To use
a 30-year old example, the Battery Park City Authority (BPCA) built all the
infrastructure at Battery Park City (BPC), providing developers with zoningapproved sites that were already serviced and needed only utility plug-in
connections. In that case, the BPCA parceled out the sites to different
developers, but the same result applies to a single developer—if you deliver
a ready-to-go site, the developer competing to be selected cannot request
discounts for a) time (how long to build infrastructure, and therefore what
market cycle might be missed) or b) cost (how to estimate accurately the
costs of building the infrastructure?)
2. Developer provides: This is a cleaner approach for U.T. Austin—select
the developer and get out of the way. But the developer will (as at Mueller)
seek deducts for the cost of the infrastructure, and unless the infrastructure is pre-designed and included as a bid element to be priced, will be in
control of the costs, with the University hard pressed to verify but losing a
dollar of lease revenue for each dollar overspent (while the developer feels
no impact, just pays to a different person).
3. Better—and recommended—is a hybrid approach: that U.T. Austin pays
to have the infrastructure drawings / borings / information completed to
a very finished level, and submits those to the developers competing for
designation; and they then bid for the job by providing a “Guaranteed Maximum Price” (GMP) for the infrastructure as a part of calculating the ground
rent they will provide. This provides a guaranteed income to the University,
while giving the developer full control over the schedule of construction.
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The Comparison among Candidates
Based on experience beginning in 1981 at Battery Park City, the most financially successful agreement for U.T. Austin with the eventual developer(s) of
the Colorado and Brackenridge Apartments sites will come from:
1. A fixed plan: Where different candidates can propose plan modifications
as part of their submission, the System ends up having to compare apples
and oranges. The goal is to be comparing developer candidates on only
three things: a) their capacity to do this, based on prior examples, b) their
guaranteed schedule for construction and c) the net present (guaranteed)
value of their offer: the highest responsible bidder.
2. Detail: As noted earlier, the more detail that has been specified by the
engineering drawings at the time of RFP issue, the more certainty the developer has, and can better price the cost as part of his bid to be selected,
should U.T. Austin choose to have the developer provide the infrastructure.
3. Competition: In addition to engineering drawings, U.T. Austin should have
its own updated market analysis (this current market is, we hope, not the
market of 2013) and resultant likely phasing plan; and should have done its
pro forma, and can compare it to the proposals made. The most effective
factor in achieving value to U.T. Austin is competition: have multiple (four or
five) qualified bidders, and let them bid against each other. At Battery Park
City, when the Commercial Center was put out for bid in 1981, the rules
were simple:

The largest commercial project in the country’s history, Battery Park City
was the first major project to use the fixed plan/design guidelines competitive-bid approach to developer selection, but many have also successfully
since, including most recently for 11 million mixed-use square feet in New
York City’s Hudson Yards. In Austin, the Power Plan contest had some fixedplan elements.
Phase I Development
Begin development of 1.4 million square feet of non-university development
as permitted by the BDA on the Brackenridge Apartments and Colorado
Apartments sites upon relocation of the graduate student housing to the
Gateway site (2013) along with public facilities on land within the present
Field Lab (also permissible under the BDA), namely, a portion of the new
Schulle Branch Park on the westerly edge and a new street at the easterly
edge. As indicated above, make land available for the extension of the Trail
at Lady Bird Lake system.

a. If the developer doesn’t like the Plan and its rules (guidelines), don’t bid
(some didn’t like them, and therefore didn’t bid).
b. Show us that the developer has done similar scale work before and
have financial backers/commitments (some couldn’t, and were not
advanced to the finals).
c. Give us a guaranteed schedule for construction (an indicator of future
ability to pay rent).
d. Give us a guaranteed payment schedule.
All the Battery Park City finalists agreed to the plan and could show the
necessary experience and financial heft, and so the decision came down
to schedule and to net present value. The final five bidders were brought to
BPCA offices, on the final day, and put in different rooms, and BPCA went
from one room to another for two rounds of best and final, and did very
well indeed, paying off the entire $200 MM bond issue from the 8 MM GSF
Commercial Center lease alone, with all the proceeds from the residential
areas’ 12 MM GSF then free to be dedicated to subsidizing affordable housing around the city.
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1 1 . 1 0 . I m p l e m e n tat i o n : F i r st St e p s
The implementation schedule indicated below works on the “last responsible day” principle—that a key concern for The University of Texas System
is to realize revenue for U.T. Austin from the site as soon as possible, and
therefore no step/action should be delayed past any date on the critical path
leading to the earliest possible availability of cleared sites for private redevelopment on the Brackenridge Tract.
Because the Golf Course, Field Lab, and WAYA are in place until 2019 (per
the Brackenridge Development Agreement (BDA)), the prerequisite to private redevelopment on the Brackenridge site is to move the graduate student housing—now on the Brackenridge and Colorado Apartment sites—
elsewhere, and then to clear those 74 acres, on which the BDA allows 1.4
million square feet of private redevelopment before 2019. Therefore the
schedule given below and attached focuses in detail on graduate student
housing.
The Graduate Student Housing Collaborative Planning Study (See Chapter
VIII) describes the process and reasoning behind the recommendation
that the graduate student housing be relocated to Gateway. There are two
timing approaches to graduate student housing relocation: a) demolish
Brackenridge, Gateway, and Colorado apartments now, to clear the sites
as soon as possible but at the cost of providing no graduate student housing for three years, or b) phase the graduate student housing relocation so
that there is a continuing supply of housing through the completion of New
Gateway. In recognition that an important part of its ability to compete for
graduate students is the provision of housing in reasonable ratio to what
the peer institutions do (and in recognition that U.T. Austin has already
signed contracts with students for the period July 1, 2009—June 30, 2010),
the design team’s recommendation is that—absent a compelling, immediate and viable redevelopment proposal (which is not in hand) – the Regents
should choose the phased approach. The recommended schedule below
and attached so assumes—rebuilding the New Gateway while the Brackenridge and Colorado sites remain occupied.
The initial implementation steps include:
a. Receive the plans (June 18, 2009)
The two concept plans are being presented to the Board of Regents in
open session on June 18.
b. Authorize UT Austin to begin programming (July 1, 2009)
c. Program (July 1 – October 31, 2009)
U.T. Austin needs to decide whether to stay with the current mix of
1, 2, and 3-bedroom units, or to change it depending on whom the
units would serve (e.g. only married students with families, because of
Mathews adjacency—which increases the necessary average unit size;
or some mix of singles, marrieds, families, etc.). This programming must

be completed before architectural design can be undertaken; it should be
started by July 1 and its completion date is October 31. (N.B. the concept plan tested the site at today’s size and mix—897 GSF average—and
so the number of units generated within the proposed envelope could
change depending on the programming’s decision of mix and size.)
d. Add New Gateway to Capital Improvement Program (August, 2009)
The Regents may not be deciding between the two plans for the Brackenridge Tract for some time. But both plans recommend the same approach to graduate student housing—an off-site redevelopment of Gateway. We would recommend an early decision on New Gateway by the
Regents, prior to plan approval for the Brackenridge Tract site, to expedite
the Gateway project.
New Gateway could either be built as a System project, via Office of
Facilities, Planning and Construction (OFPC), or by leasing to a private
developer with some agreement of guaranteed leasing of units. We
recommend the System approach, for better assurance of product quality, expeditiousness, and lower cost of funds. The rest of this section
assumes the System approach.
e. Decision re. County land (August 1 – November 11, 2009 )
4.4 acres of the 26 acre Gateway site is long-term leased to the County
for the Parent and Infant Center. The concept design building elements
intrude slightly (0.31 acres or 7%) on that 4.4 acres, and the sense
and feel of the resulting new graduate student community would be
enhanced by the County agreeing. The deadline for this agreement is
the start of architectural design on November 1. Absent agreement, the
design would focus on the rest of the site.
f. Select design-build firm (July 1 – October 31, 2009)
The design-build firm and its design team need to be on board November 1, when the programming will be completed and architectural design
can begin. Presumably, OFPC will coordinate the selection process with
UT Austin.
g. Public Comment Session (Fall, 2009)
Consistent with the Regents’ interest in receiving public input during the
master planning process, the Regents may wish to consider holding a
public comment session in the Fall of 2009 after they and the public have
had a chance to consider the plans.
h. Trail at Lady Bird Lake extension (optional, November, 2009)
The Regents could, under the terms of the Brackenridge Development
Agreement, make the lakeside edge of the Field Lab and Brackenridge
and Colorado apartments sites available for the extension of the Trail at
Lady Bird Lake (funding by others).
i. Architectural Design (November 1 – October 1, 2010)
Architectural design begins on the day programming is completed, and
must be completed at least by the time that current Gateway is demol-

ished, which is recommended for 10/31/10 (see h. below)
j. Simkins renovation, if necessary (June – September, 2010)
Students now in Gateway would not have their contracts renewed past
June 30, 2010. Instead, those wishing to remain in graduate student
housing would be moved to turnover units in Brackenridge and Colorado
apartments. Of the current 715 units, approximately 200 turn over each
year. If that occurs in 2010 there might be no need for additional interim
units (but for two years the count would go down to 515 units); if that
should not occur in 2010, or there was a wish to keep our count closer to
the current 715, U.T. Austin estimates that 95 single graduate students
could be accommodated by a summer 2010 $2MM project to refurbish
Simkins Hall.
k. Demolition of current Gateway (July1 – September 30, 2010)
Students would be moved out at the end of their current contact
(6/30/10) and demolition would begin; a four-month period ends on September 30th.
l. Construction of New Gateway (October – August 1, 2012)
22 months are allowed for construction.
m. Select Developer(s) for the Colorado and Brackenridge Apartments Site
(January 1 – December 31, 2012)
The recommended developer selection process cannot begin until the
plan is known and entitled, and should be completed by the time the
Brackenridge and Colorado sites are available (1/1/13). The recommended
selection process typically takes 8-11 months, and should occur as close
to construction availability as possible, to enable the Regents and the
candidate developers to best measure the then current market, for bid
purposes. Therefore, we have shown the developer selection process
beginning on January 1, 2012, and ending just before final readying of
the Brackenridge and Colorado Apartment sites.
n. Occupy New Gateway (September, 2012)
o. Demolish Colorado and Brackenridge Apartments Sites (September 1 –
December 31, 2012)
The timeline for construction of the New Gateway, allows for the demolition of the Colorado and Brackenridge Apartments beginning September
1, 2012. Four months is adequate.
p. Cause to be built 1.4 MM GSF (January, 2013 – May, 2019)
The Brackenridge Development Agreement allows for the construction of
1.4MM GSF on the Brackenridge (+/- 1.0MM) and Colorado (+/-0.4MM)
sites before its 2019 expiry. The Regents would if/as necessary throughout that period and after the initial developer selection, select developers
and authorize construction on parcels in those sites, to achieve the soonest possible completion of the 1.4MM GSF.
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IMPLEMENTATION SCHEDULE
(Note: This timeline is compressed in the out years. Numbers in ( ) are the months of duration of each action.)
6/18/09

7/1/09

8/1

9/1

10/1

11/1

2/1/10

5/1

8/1

9/1

10/1

11/1

1/1/11

6/1

8/1

9/1

1/1/12

1/1/13

5/1/19

a. Regents receive plans
b. Regents Authorize UTA programming
c. Programming

(4)

Add Gateway to Capital Improvement Program. Regents
d. decide means of construction
e. Last day for county agreement
f. Regents select design-build firm

(3)
(3)

g Public comment session
h. Lakeside land for Town Lake (optional)
i

Architectural Design

j Simkins renovation (if necessary)
k. Demolish Gateway
l. Build New Gateway
m. Select developer(s) for Brackenridge / Colorado sites
n. Occupy New Gateway
o. Clear Brackenridge and Colorado apartment sites
p. Build 1.4 MM GSF
q. Identify and prepare relocation site for Field Lab

(11)
(3)
(3)
(22)
8/1
( < 12)
(1)
9/1
( < 4)
( < 77)

date of decision----------------------------------------------------------------- --------------
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