
works
The East Riverside Master Plan 
project was initiated in 2007 by 
a discussion with the Austin City 
Council. By 2008 there was an RFQ 
issued and a consulting team hired 
to go throught the process of public 
engagement, transportation and 
land use studies, and a resulting 
master plan. Following this process, 
a regulating plan was written by the 
consultants and CIty staff that put in 
place the ordinances that will control 
development and redevelopment 
in the planning district. Vista Plan-
ning & Design became involved at 
the very end of the project. At the 
request of attorneys for the property 
and business owners, Vista per-
formed a comprehensive review of 
the regulating plan and developed 
a series of proposed amendments 
aimed at preserving property rights 
identified by the Property Owner’s 
Working Group to present to Coun-
cil. Major issues addressed were 
appropriate triggers for new ordi-
nances, remodelling and redevel-
oping rights, adaptive reuse rights, 
drive-throughs, appropriateness of 
multiple stories on certain uses, al-
lowing automotive uses, and general 
land use restrictions.

Property & Business Owners Representation
East Riverside Regulating Plan

Client Representative:    Ms Nikelle Meade
			        Brown & McCarroll Atty; Partner
			        (512) 479-1147
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Regulating Plan 
for the
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Pg. 35; Article 3 It is a very strong concern that the city will either put the burden of the 
constructing the streetscape on the developer or that the City will have a long 
drawn out process of street reconstruction. Business is very sensitive to having 
their businesses hampered by street, sidewalk and utility activities over a long 
period of time.  
 
Once a design/ construction package is bid for the corridor, utilize a method that 
fast tracts construction in front of businesses and/or works in off hours. Some 
businesses may not survive the activities. 
 
Work with the business community to develop schedules and build certainty so 
that they can plan for the disruption. 

Pg. 37; 3.3.2.B (sidewalks) …unless this requirement would cause a taking or modification of an 
existing structure or driveway. 

Pg. 38; 3.3.2.B.2. Clear Zone: …Unless conflict with existing building or driveway or hinders safety 
at a drive through.  

Pg. 39; Figure 3.2 Error in the PPC column 

Pg. 41; 3.3.2.B 
4.a. 

Utilities; This is not clear at all, please provide a clear description of utilities in 
the ROW and if relocating to private property then state the cause and effect for 
property owners. Relocating utilities to the rear of the property may cause undo 
burdens and design constraints. 
 
Need clear intent  
 
Identify all potential conflict points by developing a real street section schematic 
design for the entire corridor length and understanding where the utilities are 
and the potential problem spots. 

Pg 42; 3.4.2. ON street parking purpose: This suggests that the cycle tract is between 
pedestrians and parked cars? 

Pg. 42; 3.4.3.B. Parallel parking converting to travel lane; I have heard description of this and 
the problems that it created with transitions. How does the cycle lane interface 
with the transitional lane? 

Pg. 43; 3.4.4. Head in and angled parking; has the CIty decided that the reverse angled 
parking is not the proper design for this corridor? 

Pg. 43; Figure 3.9 If the parallel parking transitions to flowing traffic, how does this detail work with 
cyclists? 

Pg. 44; 3.5.1 Connectivity Plan; The project circulation can be shown on the normal site plan 
submittal and a separate plan is not necessary to demonstrate connectivity. 
That should be very apparent.  Separate plan costs more and creates potential 
conflicts within the review process. 

Pg. 45; 3.5.1.B.4 Seems like way too much of this is at the discretion of the director. Give clear 
rules that are not arbitrary or have the City be proactive in designating ROW 
reservation now and not wait for individual projects, again pushing up costs on 
the developer 
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Pg 11; Figure 1.1 The area associated with the intersection of Riverside and Ben White should go 
through a special process of charettes recognizing that this area is the gateway 
to Austin. All business owners should be gathered together to discuss a 
comprehensive vision for this area. 

Pg 25; 2.1.5 Adaptive reuse called out in the intent. There is not a definition or a section on 
adaptive reuse. If its in here it must be buried in the text. So far the 
accommodation of existing uses and adaptive reuse has not been carried out. 

Pg 25: 2.1.7 This intent requires that the land use chart relaxes the strict control on use 
locations. Get rid of the permitted use chart or make it much milder, allowing  for 
normal compatibility, easily recognized. 

Pg 26; 2.3.3 Abolish this table or drastically reduce its impacts 

Pg. 26; 2.3.4.A Relax the use restrictions on active edges as well as the internal building 
dimensions so that certain uses important to pedestrians can be included such 
as hardware stores, grocery, etc. 

Pg. 27: 2.3.5 Allow new drive thru conditionally with a design review. Allow existing drive 
through to continue without non conforming or conditional use labels.  
New design may penetrate pedestrian space through a second cut upon director 
review and approval. 
Drive through and use may continue with the change of ownership. 
 

Pg. 28; Figure 2.1 There needs to be an updated definitions section that deals with more modern 
terms and more contemporary practices and respects some of the forms that 
Austin wants to promote. This chart has antiquated ideas that are not in keeping 
with Today's Austin 

Pg. 29: Figure 2.1 Cocktail Lounge; Reduce or eliminate restriction. The "Hubs" may need two or 
more bars to stimulate activity in the heart of the node. don't throw away an 
important social tool. 

Pg. 30; Figure 2.1 Laundry Services; Laundry pick up and drop off is an important neighborhood 
service. Distinguish between places that do the cleaning and places that just 
serve as outlets 

Pg. 30; Figure 2.1 Liquor Sales; lower this restriction of 1,320’ of spacing 

Pg.30; Figure 2.1 Plant Nursery; Florist allowed in NMU, CMU 

Pg. 31; Figure 2.1 Restaurant General; Make PERMITTED, restaurants already in this area. 

Pg. 31; Figure 2.1 Restaurants Limited; Allow with restrictions ALREADY IN THIS AREA BY THE 
MAP 
 

Pg. 31; Figure 2.1 Service Station; Allow the existing uses to continue with out restriction on 
remodeling or re-constructing; Alternative compliance for complete remodel or 
reconstruction and adaptive reuse if same owner looks for use change 

Pg. 31; Figure 2.1 Club or Lodge;  lower this restriction of 1,320’ of spacing. 

Pg. 32; Figure 2.1 Hospital Services General;  Hospitals can be very large employers so allow in 
CMU and IMU 
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East Riverside Corridor Regulating Plan  
Summary of Requested Changes 

Pg VII  Need section on Adaptive Reuse 

Pg 1; 1.1  1.1.11. To protect and respect currently existing businesses that have been well 
established by allowing their use to continue unimpeded as long as the business 
and property aren't abandoned. 

1.2.3.C.3 B. Exemption for Restaurant or Service Station Redevelopment 
In the case of the redevelopment of a pad site building in which the existing 
principal use is a restaurant or service station and the proposed new principal 
use will continue to be a restaurant or service station operated by the same 
owner/family, corporation, or buyer, the owner/family, corporation, or buyer may 
rebuild the building to match its existing site configuration, even though that 
configuration may not fully comply with the building location standards of this 
Subchapter. In such cases, new sidewalks must be provided that comply with 
the sidewalk (but not the building location) requirements of Section 2.2 of this 
Subchapter unless compliance is impracticable due to site constraints, in the 
determination of the Director. In addition, the rebuilt building must comply with 
the standards in Article 3, Building Design Standards, of this Subchapter, and 
also Subchapter G, Landscape Regulations, and Chapter 25-10, Signs. 

1.2.3.C.4 4. Existing business with continuing operation that is completely rebuilding due 
to retired or destroyed building 

1.2.3.D.1 STRIKE OUT: (B), (C), (E), (F), (G), (H), (I) or (J) 
The impact of that change is that the remodeling of an existing building 
(including facade updates and additions up to 1000 sq ft) in not going to trigger 
compliance with the ERC Design Standards because that work would quality for 
a site plan exemption and would therefore have a general exemption. ADA 
upgrades and any upgrades that bring the property more into compliance with 
the East Riverside Regulatory Plan are in addition to the 1000 sf. One may 
propose demolition of the existing building and construction of a new one, or a 
significant addition to the existing building (over 1000sf and not be subject to 
partial or full compliance with the ERC Design Standards. After that partial or full 
compliance may be triggered, based upon the extent of the proposed 
development. This section constitutes exemptions and these properties will not 
be labeled non-conforming or conditional use. 
 
This proposed change will enable existing businesses to remodel their current 
buildings to the extent allowed with a site plan exemption without having to 
make changes to existing drive-thrus, parking. 

Pg 6; 1.4 Can an Alternative Equivalent Compliance type mechanism be used as 
opposed to  building remodel adjustments? 

Pg 10; 1.5 Existing uses previously conforming and in operation will not be rendered "non-
conforming use" or "conditional use" with the ERC Zoning change but shall be 
exempt from such labels. 


