
October 12, 2022 

 

Wendy Rhoades 
Housing and Planning Department 
City of Austin 
Street-Jones Building 
1000 E. 11th St., Suite 200 
Austin, TX 78702 
 

Re: Brodie PUD Transmittal Letter  

 

Wendy 

This transmittal letter serves to: 

• Document any staff comments that have not been fully cleared as of the date of this letter; 
• Document any updates to exhibits as a result of feedback from staff or boards and commissions 

since the June 16 PUD submittal; and 
• Document the public and stakeholder outreach. 

  
Outstanding Comments 
There are four comments that have not been fully resolved as of this letter as described below 

1. AFD Fire Station – AFD requested a fire station be provided within one of the buildings in the 
development.  Brodie PUD has agreed and is working through the details of this commitment. 

2. Affordable Housing – The affordable housing commitment has been accepted as superior. Staff 
and the applicant are working through the assurances and phasing of the commitment.  Brodie 
has recommended and agreed to restricting Block 4 to affordable housing through a deed 
restriction and is waiting on staff response. 

3. Water Quality Modeling – Brodie PUD has committed to meeting the SOS non-degradation 
requirements.  Staff and the applicant are working through details around advanced water 
quality modeling methodology.  All requested materials have been provided by the applicant 
and we are waiting on staff response. 

4. Austin Energy Substation – Applicant has addressed Austin Energy’s specific comment and 
included a permissible “civic use” within Land Area 2 on Exhibit C: Brodie Land Use Plan (Page 8)  
Please see the applicant cover letter for further discussion.  

Exhibit Updates since June 16 Submittal 

The following updates to submission materials have been made to address additional staff comment 
and feedback from boards and commissions. 

1. AWU – Any discussion of modification or alteration of UMC (310.8) related to condensate 
capture has been removed.  Please see attached email confirmation from AWU that comments 
have been cleared. 



2. Parks – All staff comments were addressed, and exhibits updated accordingly.  Based on Parks 
Board approval exhibits have been updated as follows to incorporate the recommendations of 
the Parks Board. 

a. Access to public restrooms are a required amenity in the Overlook / Trailhead Park and 
Neighborhood Park 

b. Ten of the 50 spaces have been allocated to the Neighborhood Park and phasing of the 
spaces was updated to accommodate this.   

c. The exhibit was updated to include the following language: The project will explore 
methods to fund off-site Barton Creek Greenbelt preservation and management on an 
ongoing basis.  

3. Amenity Pond - The amenity pond was removed from all plans to address comments from 
Wetlands Biologist – Leslie Lilly. 

4. Trees – The exhibits, superiority, and code modification tables were updated to address all 
comments from the City Arborist.  Please find an attached email with confirmation that all 
comments were cleared. 

Public / Stakeholder Outreach 

The Brodie team has been actively engaged with stakeholders throughout this process.  The Brodie PUD 
has done the following to keep stakeholders appraised of the project and collect feedback. 

• Published a website providing relevant links to documents: 
https://brodieoaksredevelopment.com/; 

• A height demonstration which included 2 cranes being located on-site;  
• Participation in a working group of neighborhood and community stakeholders facilitated by CM 

Ann Kitchen’s office which met four times throughout the process; and 
• Participation in 24 various neighborhood and stakeholder meetings. 

Please find attached a letter of support from George Cofer with Hill Country Conservancy and Colin 
Wallis from the Austin Parks Foundation. 

 
Respectfully, 
 
 
 
 
Rebecca Leonard, FAICP, PLA, CNU-A 
Founder and CEO 
Rebecca@lionheartplaces.com 
 
Attachments included: 
Cover Letter 
Superiority Table 
Code Modification Table 
Exhibits 
Approved TIA Memo dated 9/19/2022 

https://brodieoaksredevelopment.com/
mailto:Rebecca@lionheartplaces.com


Staff Email Confirmations 
Letters of support 



October 12, 2022 

 

Jerry Rusthoven, Chief Zoning Officer  
Housing and Planning Department 
City of Austin 
Street-Jones Building 
1000 E. 11th St., Suite 200 
Austin, TX 78702 
 

Re: Planned Unit Development Application for Brodie  

 

A Planned Unit Development application that will govern the redevelopment of a 37.6-acre site from a 
suburban shopping center and surface parking lots to a compact, vibrant, transit-oriented, and mixed-
use center that includes 11.6 acres of new publicly accessible open space with views of the downtown 
skyline and Hill Country forming a new gateway to the Barton Creek Greenbelt. 

A site-specific amendment to City Code Chapter 25-8, Subchapter A, Article 13 (Save Our Springs 
Initiative), as minimally required to allow for limits to impervious cover as proposed by the Brodie 
PUD. 

An amendment to an existing Restrictive Covenant, application C14r-81-033(RCA), as minimally 
required to allow for maximum heights within the property as proposed by the Brodie PUD.  

 

Dear Mr. Rusthoven 

As the authorized agent of the owner of the Brodie Oaks Shopping Center, Lionheart Places is 
respectfully providing this Planned Unit Development (PUD) application to rezone the property from 
General Commercial Services (CS), General Commercial Services – Liquor Sales (CS-1), and Community 
Commercial (GR) to the PUD zoning with a base zoning of CS-MU-V. As part of the discussion of the 
Brodie Oaks PUD development an amendment to existing Restrictive Covenants and a site-specific 
amendment to the Save Our Springs (SOS) Ordinance will be considered concurrently.   

The purpose of this zoning request is to transform the existing Brodie Oaks shopping center into a 
vibrant, mixed-use destination for South Austin.  Located at the northeast corner of the intersection of 
S. Lamar Boulevard and Loop 360, this 37.6-acre site is adjacent to Capital Metro’s Metro Rapid Route 
803, along the S. Lamar Boulevard Imagine Austin Corridor, within the South Lamar Neighborhood 
Planning Area (a suspended neighborhood plan), and within an Activity Center for Redevelopment in 
Sensitive Environmental Areas on Imagine Austin’s Growth Concept Map. The site is part of an original 
164-acre development that contributed to setting a standard for development in environmentally 
sensitive areas for its time in 1981 including the dedication of 84.3-acres of the Barton Creek Greenbelt, 
and clustering of impervious cover on the remaining acreage.  This legacy makes the Brodie PUD well 



suited for realizing the Imagine Austin vision for an Activity Center for Redevelopment in Sensitive 
Environmental Areas. 

The owner wants to achieve the vision of the Imagine Austin Comprehensive Plan, Strategic Housing 
Blueprint, Watershed Protection Master Plan, Austin Strategic Mobility Plan, Austin Community Climate 
Plan, Water Forward Master Plan, Project Connect, SOS Ordinance and the Austin Strategic Direction 
2023 Plan through the following set of project goals: 

• Ecology – We meet the highest environmental and ecological standards. 
Brodie will reduce total impervious cover from approximately 84 percent to a maximum 
impervious cover of 54 percent, a 36 percent reduction, and comply with the Save Our Springs 
(SOS) Ordinance standards for non-degradation of water quality. Currently, 6.25 acres of the 
site (63 percent of which is impervious cover) drains directly into the Barton Creek Greenbelt. In 
the planned condition all storm water will be treated to the SOS water quality non-degradation 
standard.  While the project is meeting the water quality standards from the SOS Ordinance, 
Brodie is proposing to modify the maximum impervious cover allowed by the SOS Ordinance.  
We understand that this code modification will require a super majority vote of the City Council.  
Even though we need to amend this section of the SOS Ordinance the proposed 36% reduction 
in impervious cover is far superior to what exists now and what could be built under the current 
code.  The project will restore and reserve 11.6-acres of the site that is currently developed as 
surface parking lots and single-story retail and office buildings as City of Austin Parkland which 
is equivalent to 31 percent of the subject property.  Nearly 9.7 acres of open space is located 
adjacent to the Barton Creek Greenbelt creating a 100' to 300' buffer between the existing 
Barton Creek Greenbelt and the new development. Brodie will blend new open space into the 
existing Barton Creek Greenbelt by restoring 6% of new open space (1 acre) using the Hill 
Country Revegetation standard. Another 6% (1 acre) will be restored to a native prairie 
standard. The restoration of these areas will include removal of the existing surface parking and 
wall and returning the area back to natural grades and revegetating with native and adaptive 
plants. Brodie has been thoughtfully designed to preserve 100% of the heritage trees and 75% 
of the protected and regulated trees and transplant up to 20 trees that are unable to be 
preserved in place. In the planned conditions, only limited impervious cover from sidewalks 
within the open spaces drains into the Barton Creek Greenbelt. These efforts will reduce heat 
island effect and provide a more biophilic landscape which will help foster pedestrian 
transportation. Finally, the focus on multi-modal travel will reduce emissions and reliance on 
fossil fuels. 
 

• Place – We create a dynamic, diverse, and inclusive mixed-use destination that expresses the 
character of South Austin. 
Brodie will be a destination landmark for South Austin and reflect the unique character of South 
Austin through its creative design and commitment to a minimum of 2 art installations from 
local artists and the incorporation of performance venues and a festival street adjacent to the 
new park. Brodie provides transit-supportive densities within walking distance of the high-
capacity MetroRapid Route 803 transit stop as called for in Imagine Austin. The project is 
planning for approximately 1,700 residential units, 1,260,000 square feet of office, 200 hotel 
rooms, 110,000 square feet of retail, and 30,000 square feet of restaurant uses – approximately 



56 units/acre and 59 jobs/acre. The project will reserve prominent areas with views of 
Downtown and the Hill Country as publicly accessible parks and open space. A central green will 
be developed and programmed for events and entertainment acting as the central core of food 
and beverage options. Parkland dedication will enhance and expand the existing Gus Fruh Park. 
The remainder of the parkland dedication requirement will be paid with fee-in-lieu. Park 
development will be $700 per unit more than required fees. All parks except the Neighborhood 
Park will be developed in Phase 1. Public spaces will include the incorporation of public art. 
Private streets with public access easements will exceed Great Streets standards including 
sidewalks or shared use paths with activated adjacent ground floor uses. These will connect to 
adjacent developments such as the Retreat at Barton Creek apartment complex and the S. 
Lamar Boulevard corridor improvements. Brodie will include approximately 140,000 square feet 
of retail and restaurants. These will be primarily focused on the Central Green and the Internal 
Circulation Route. The remaining frontages on the Internal Circulator Route, Park Street and 
main entrances will be activated with residential uses that have main entrances oriented onto 
the street, individual unit entrances and stoops, art, amenity space, plazas, or other active uses. 
We will work with existing businesses such as the grocery store and food and beverage 
establishments to relocate within the new development. Biophilic design, energy and water 
conservation and the use of regional architectural styles and materials will all help contribute to 
the South Austin character. 
    

• Connection – We link the site to its surroundings and create more access to the site for all. 
Brodie will support ridership on Capital Metro’s existing high-capacity transit route (MetroRapid 
Route 803) on S. Lamar Boulevard with the development of a high-density, mixed-use project. 
Shared parking and travel demand management strategies will reduce reliance on single-
occupancy vehicles. Per the approved TIA and associated TDM we shall be implementing a 
parking reduction of 35% from code requirements.  This meaningful reduction of parking in 
tandem with a robust TDM requirement will provide a minimum trip reduction of 25%.  The 
project will also provide a network of up to 6,000 feet of active trails, 10,000 feet of sidewalk, 
and an intentional trailhead to the Barton Creek Greenbelt and Violet Crown Trail including trail 
access, wayfinding, and interpretive materials, as well as access to parking and restrooms. The 
project will continue to work with local organizations like the Hill Country Conservancy, Austin 
Parks Foundation, and Save Barton Creek Association to explore how the project can support 
the construction and ongoing maintenance of a trail connection to the Barton Creek and 
regional Violet Crown trail systems.  A Shared Use Path and sidewalk along S. Lamar Boulevard 
will be built to Core Transit Corridor standards as well as adhering to the S. Lamar Boulevard 
Mobility Corridor Improvements. It should also be noted that with the adoption of Street 
Impact Fees by City Council in December 2020, this project has an estimated Street Impact Fee 
obligation of $7,287,061. The project will work with the City of Austin, Texas Department of 
Transportation, and Capital Metro on improving access external to the site through a Traffic 
Impact Analysis process. 
 

• Climate - We build resiliency and develop towards a zero-carbon, zero-water, and zero-waste 
development. 



Brodie will provide a dependable, low-carbon and adaptable energy strategy for the new 
development. Working closely with Austin Energy, the Brodie team aims to find optimal energy 
solutions at building-, site- and district-scale. At building scale, the Brodie design aims to 
optimize passive design strategies through building orientation and massing and façade design 
to find right balance of thermal performance and access to daylight and views. The project will 
investigate PassiveHaus design for the residential towers. Building will drive efficiency through 
high-performance systems, aggressively pursuing energy efficiency measures. At site scale, the 
Brodie team is exploring phased centralized district cooling and heating system, heat recovery 
chillers and various thermal storage alternatives. Through on-site solar generation with battery 
back-up generation, the project is seeking to deploy distributed energy resources to make the 
site more resilient. Through collaboration with Austin Energy, the Brodie team is aiming to 
provide the right power supply, grid-tied distribution, and demand management programs to 
balance the grid as it adapts to growth in the South Austin area.  
 
Brodie, in alignment with the Water Forward plan, will provide building and site solutions that 
treat water as the valuable resource it is. In response to the SOS Ordinance and the site's 
location over the Edwards Aquifer, Brodie is taking an aggressive approach in capturing all rain 
from the water quality event to reduce downstream discharges providing a large supply for 
reuse. Roughly 2/3 of the total retained volume will be collected from rooftops and combined 
with condensate from air conditioning systems, then conveyed through a set of clean water 
pipes to a central cistern for reuse in evaporative cooling towers and landscape irrigation 
demands. The remaining 1/3 will be captured as stormwater runoff in a retention-irrigation 
system and used in openspace. In total, the reuse program will offset 20M gallons of potable 
water consumption per year on average. In the event a regulatory pathway becomes available 
that allows for blackwater recycling, the site plan allows flexibility to incorporate reuse of 
treated biological wastewater in future development, as required. The centralized approach to 
rainwater harvesting provides plan-readiness in the form of space where additional central 
treatment facilities could be installed to enable expansion of the non-potable supply. A detailed 
techno-economic study was performed during the planning phase, demonstrating how a district 
blackwater system — which significantly outperforms graywater from a water conservation 
standpoint and could enable the project to approach a net zero water outcome — could be 
deployed. The building will provide low-flow and efficient fixtures to reduce demand beyond 
minimum requirements in the Austin Energy Green Building star rating system. Finally, 
managing the efficient use of materials to minimize waste to landfill are critical parts of the 
Brodie plan. Through the use of regional architectural styles, locally-sourced materials and low-
embodied energy materials and practices, the Brodie team aims to create a thoughtful, and 
environmentally responsive development that is reflective of its South Austin character. The 
design teams will be encouraged to utilize Life Cycle Assessment (LCA) to evaluate structural 
solutions, materiality and finishes that reduce embodied energy and are optimized through 
construction and fabrication processes. Waste management will be managed to highest levels 
during construction as well as into operation, with thoughtful waste storage, collection, and 
recycling of materials. Due to the anticipated high volumes of organic waste, Brodie also aims to 
provide comprehensive organic collection for off-site compositing. 
 



• Community - We create a community of residents, workers and visitors that prioritize health 
and well-being. 
The project is meeting the Imagine Austin vision of an Activity Center for Redevelopment in 
Sensitive Environmental Areas and repositioning the retail environment from single-use, auto-
oriented to mixed-use and walkable will align the physical environment with the social and 
environmental trends. Brodie offers 10 percent of the bonus area square footage as on-site 
affordable housing regardless of rental or ownership. The project is proposing to provide all 
housing on-site without requesting a fee- in-lieu if it is possible to track them site wide. This is a 
major superiority item because most of our bonus area is based on non-residential land uses.  In 
addition, the project team is exploring partnerships with community organizations that can 
provide deeper levels of affordability on-site. Brodie will strive to ensure highest quality of 
indoor and outdoor environments. Ventilation systems will be designed to provide increased 
quantities of outdoor air while air monitoring systems will ensure balance of air quality with the 
development’s aggressive energy reduction targets. The project will work to ensure access to 
healthy and affordable food by working with all restaurants, supermarkets, and retailers to 
ensure a wide range of affordable, healthy, local, and sustainable food options. As a 
development of this size, scale, and influence, the Brodie team has an opportunity and a 
responsibility to meaningfully contribute to a healthier Austin for all. Brodie will work through 
design and operations utilizing the WELL Building and Community standards to ensure health 
and well-being are front and center to shape our built environments. Brodie aims to ensure 
these factors are being communicated to our tenants and actively working to advance positive 
outcomes with respect to overall physical and mental health, chronic diseases, and access to 
health insurance.  
Brodie strives for equitable access to open space, art, culture, and community amenities and 
programs. This commitment bridges both the built as well as the digital worlds. The Brodie 
team aims to ensure a high-quality digital network providing equitable connectivity to tenants 
and visitors. Also, the Brodie team believes that informed citizens make empowered citizens for 
change. Brodie aims to leverage our collected data as well as local public data in open and 
accessible platforms for public consumption. 

 
 
Requests not being Supported 
The team has worked extensively to respond to all staff and stakeholder comments and concerns that 
we have received through the PUD process.  As you will see in the attached comment log, there has 
been careful thought and effort in each response.  We do want to bring to your attention that there is 
one suggested request from Austin Energy that the project cannot support. Austin Energy is requesting 
the project dedicate 1.5 acres for the installation of an above grade substation (we believe similar to the 
Rainey Street Substation) on the Brodie site.  We have been told the request is associated with concerns 
around capacity limitations in the existing area.   
 
As you know, Brodie is located in the Barton Creek Watershed: the most environmentally sensitive 
watershed in Austin. The site is also in the Barton Springs Zone and Edwards Aquifer Recharge Zone 
which restricts impervious cover to 15%.  A substation would adversely affect the ability of the project 
to meet the SOS water quality pollutant removal requirements, balance the environmental sensitivity 



this site demands, and allow for the parkland and quality public amenity space that we all agree this site 
should provide.   Specifically, the substation as requested would: 
 

• Increase impervious area and challenge our ability to meet the SOS pollutant load removal 
requirements to the same degree proposed. 

• Reduce parkland available for recreation and ecological restoration. 
• Negatively impact placemaking and establishment of an authentic South Austin character. 
• Negatively impact Hill Country Views that are proposed to be restored by this project along the 

Loop 360 Corridor. 
 
Simply, Brodie is not the right location for a substation to serve this growth node in S. Austin. 
For these reasons the addition of a substation and the resulting implications within the design are not 
included in this PUD submission.  
 
We have been in several discussion with Austin Energy.  We have agreed to provide resources and 
support to Austin Energy to continue to find a solution that does not negatively impact the site and 
community benefits outlined within this PUD submission.   Brodie is years away from issuing a formal 
load letter and requesting power so there is time to plan for alternative locations.  The earliest 
forecasted timeline for phase 1 Site Development Permit (SDP) would be 2024.  Building Permit 
applications would follow with occupancy at approximately 2027.  
 
The proposed Planned Unit Development demonstrates that Brodie meets all Tier I requirements, 
achieves most Tier II requirements and presents community benefits not even conceived of in the City’s’ 
PUD ordinance thus resulting in a superior development that could not be achieved through 
conventional zoning. 
 
Please let us know if your team requires additional information or has any questions.  We are grateful 
for the opportunity to continue our collaboration with the City and stakeholders.   
 
Respectfully, 
 
 
 
 
Rebecca Leonard, FAICP, PLA, CNU-A 
Founder and CEO 
Rebecca@lionheartplaces.com 
 
Attachments included: 
Zoning Application, Property Description, and Restrictive Covenants 
Reviewer Comment Log 
Superiority Table 
Code Modifications Table 
Exhibits 

mailto:Rebecca@lionheartplaces.com


Drainage Study 
ERI 
Associated Permit Files as Requested 
Tax Plat Maps 
Carbon Impact Statement 
Integrated Pest Management Plan 
Draft Water and Wastewater SER  
Shared Parking and TDM 
Tax Certificates 
 
CC: 
Project and Ownership Team 
Pat Oles, pato@barshop-oles.com 
Milo Burdette, milo@barshop-oles.com 
John Schaefer, jschaefer@lionstoneinvestments.com  
Zain Sayed, zsayed@lionstoneinvestments.com 
David Armbrust, darmbrust@abaustin.com  
Jewels Cain, jcain@abaustin.com  
Joseph Longaro, jlongaro@lja.com  
Bobak Tehrany, bobak@bo-engineering.com 
Steven Baumgartner, steven@baumgartneruss.com  
Bronson Johnson, bhjohnson@gmail.com 
Reviewing Agencies 
Texas Department of Transportation (TxDOT), Reed.Smith@txdot.gov; william.semora@txdot.gov 
Capital Metropolitan Transportation Authority, Lawrence.Deeter@capmetro.org; 
Mark.Herrera@capmetro.org   
 
Surrounding Environmental and Neighborhood Organizations 
 
Barton Hills-Horseshoe Bend (Barton Hills Neighborhood Association):  president@bartonhills.org and 
Peter Hess phess@austin.utexas.edu 
Barton Oaks Neighborhood Association: Chris Lehman lehmanck@aol.com   
Barton View Neighborhood Association: info@bartonview.net and Terrence R Cowan 
sunsetdude@mac.com   
Save Barton Creek Association: SBCA@savebartoncreek.org and Angela Richter 
angela@savebartoncreek.org   
Save Our Springs Alliance: notices@sosalliance.org and Bobby Levinski bobby@sosalliance.org 
South Austin Neighborhood Alliance: Ken Jacob krjacob@earthlink.net   
South Lamar Neighborhood Association: Andrea Freiburger andrea.freiburger@yahoo.com   
South Manchaca Neighborhood Plan Contact Team: David Foster david.k1971.foster@gmail.com   
Southern Oaks Neighborhood Association: Kevin Cruser kevincruser@hotmail.com    
Southwood Neighborhood Association: Joan Owens joan.owens.hm@sbcglobal.net  
Western Trails Group: Leann Land lland@epura.com    
Western Trails Neighborhood Association: wtnaboard@gmail.com and Meenah Hulsen 
meenah@hulsenmedia.com   
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mailto:milo@barshop-oles.com
mailto:jschaefer@lionstoneinvestments.com
mailto:zsayed@lionstoneinvestments.com
mailto:darmbrust@abaustin.com
mailto:jcain@abaustin.com
mailto:jlongaro@lja.com
mailto:bobak@bo-engineering.com
mailto:steven@baumgartneruss.com
mailto:bhjohnson@gmail.com
mailto:Reed.Smith@txdot.gov
mailto:william.semora@txdot.gov
mailto:Lawrence.Deeter@capmetro.org
mailto:Mark.Herrera@capmetro.org
mailto:president@bartonhills.org
mailto:phess@austin.utexas.edu
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Westgate Neighborhood Plan Contact Team: WestgateNPCT@gmail.com and Karen Kalergis 
karen.kalergis@gmail.com   
Zilker Neighborhood Association: zna@zilkerneighborhood.org and David Piper dpiper8866@att.net   
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Brodie Superiority Table 

+ Superior + /- Partial Superiority - No Superiority  
SUBMITTAL DATE: October 12, 2022 Page 1 of 18 PUD CASE #: C814-2021-076006 

 

Brodie site superiority is anchored in our commitment to a robust set of performance standards. At the foundation of 
these standards is a commitment to several third-party sustainability rating system certifications, including: 

1. U.S. Green Building Council (USGBC) LEED Neighborhood Development (LEED ND) 
a. Track development-wide performance using latest applicable version of the LEED ND. 
b. Integrate LEED ND into interdisciplinary site design and systems selection. 
c. Commit to full LEED ND submission after PUD approval.  Brodie is formally registered with LEED ND 

as of 9/22/2021. 
2. U.S. Green Building Council (USGBC) SITES 

a. Track site design performance using latest applicable version of the SITES. 
b. Integrate SITES into interdisciplinary site design and systems selection. 
c. Commit to SITES Silver certification for Parkland. 

3. Austin Energy Green Building (AEGB) Star Rating System 
a. Track and Certify each building to meet 3-star minimum requirement utilizing the applicable version 

of the Commercial Rating system. Aspire to 4-stars. 
b. Tracking all buildings on-site utilizing the AEGB Commercial OR Multi-family Rating system. 
c. Build regular touchpoints with Austin Energy as partnership in advancing missions and finding 

increased opportunities for shared benefit. 
4. Other Third-Party Rating Systems  

a. In early design of residential building projects, the design teams will be encouraged to explore 
PassiveHouse, a process and protocol for low-energy construction standard.  

b. Brodie is also exploring WELL Building and Community Standards. Administered by the International 
Well Building Institute, these systems support health and well-being across all aspects and areas of 
building design and construction and community life. 

In addition to pursuing third-party sustainability rating system certifications, Brodie has established a customized set 
of goals and objectives for the project. This will embrace the critical environmental aspects of the site in its South 
Austin context, advance equity, resilience, and climate mitigation as core imperatives, and accelerate City and 
community-level planning efforts. 

Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  

Ecology - We meet the highest environmental and ecological standards. 
Ecology | Objective A. Expand Access to the Barton Creek Greenbelt. 
Open Space 2.3.1.C: 

Provide a total 
amount of open 
space that equals 
or exceeds 10 
percent of the 
residential tracts, 
15 percent of the 
industrial tracts, 
and 20 percent of 
the nonresidential 
tracts within the 
PUD. 
 
Application to 
Brodie:   
 

Provides open space 
at least 10 percent 
above the 
requirements of 
Section 2.3.1.A. 
(Minimum 
Requirements). 
Alternatively, within 
the urban roadway 
boundary 
established in Figure 
2 of Subchapter E of 
Chapter 25-2 
(Design Standards 
and Mixed Use), 
provide for 
proportional 
enhancements to 

The project is providing – 11.6 acres of open space which is equivalent 
to 45 percent of the developed area (nearly 1.5 times the amount of 
open space required to satisfy Tier 2).  
 
Nearly 8.1 acres of open space is located adjacent to the Barton Creek 
Greenbelt creating a 100' to 300' buffer between the existing Barton 
Creek Greenbelt and the new development (Land Use Area 1). 
 
Brodie is proposing to blend new open space into the existing Barton 
Creek Greenbelt by restoring 6 percent of new open space in Trailhead 
Overlook Park (1.0 acres) using the Hill Country Revegetation 
standard. Another 60 percent (1.0 acres) will be restored to native 
prairie. The restoration of these areas will include removal of the 
existing surface parking and wall and returning the area back to 
natural grades and revegetating with native and adaptive plants. This 
work may require cuts that exceed 4’ along the edge of the property in 
order to take down the wall which is up to 20’ in some areas. 
 

+ 



Brodie Superiority Table 

+ Superior + /- Partial Superiority - No Superiority  
SUBMITTAL DATE: October 12, 2022 Page 2 of 18 PUD CASE #: C814-2021-076006 

 

Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  
Development 
Tracts: 26.0 
 
20 percent: 5.2 
acres 

existing or planned 
trails, parks, or 
other recreational 
common open space 
in consultation with 
the Director of the 
Parks and 
Recreation 
Department. 
 
Application to 
Brodie:   
 
Requirement for 
Tier 1: 5.2 acres 
With 10 percent 
increase:  7.8 acres 

This open space will include: 
An intentional trailhead to the Barton Creek Greenbelt and Violet 
Crown Trail including trail access, wayfinding, and interpretive 
materials, as well as access to parking and restrooms. This exceeds the 
vision set forth by the City of Austin Trails Master Plan, Austin Parks 
and Recreation Lone-Range Plan, Sidewalk Master Plan and Bicycle 
Path. 
 
Fifty parking spaces reserved for park users and constructed durin 
phase I of park development.  All spaces will be located within 
structured garages at full build-out. 
 
Water quality to meet SOS standards, beneficial reuse, ponds and 
reirrigation area;  
Restored woodland, savannah, and prairie;  
Habitat for birds, insects, amphibians, and reptiles;  
Extensive landscaping throughout; 
Interpretive materials throughout;  
Active trails; 
Nature play;  
Active Recreation; and 
A commitment to maintain all open space in perpetuity. 

Buffer from 
Existing 
Barton Creek 
Greenbelt 

  Developed area is clustered in areas 100’ to 300’ away from the 
Barton Creek Greenbelt. 

+ 

Revegetation   Most of the Brodie site has been highly disturbed since prior to the 
adoption of the Hill Country Roadway Overlay. Brodie will remove 
approximately 36 percent of the existing buildings, surface parking 
areas and other impervious improvements that currently cover the 
site and restore those portions of the site adjacent to the Barton Creek 
Greenbelt back to a naturalized grade, minimizing the need for 
existing or new retaining walls.  
 
The overall site impervious cover will be reduced to a maximum 56.4 
percent impervious - a 36 percent reduction from current conditions. 
 
Brodie is proposing to blend new open space into the existing Barton 
Creek Greenbelt by restoring 6 percent of new open space in Trailhead 
Overlook Park (1.0 acres) using the Hill Country Revegetation 
standard. Another 6 percent (1.0 acres) will be restored to native 
prairie. The restoration of these areas will include removal of the 
existing surface parking and wall and returning the area back to 
natural grades and revegetating with native and adaptive plants. This 
work may require cuts that exceed 4’ along the edge of the property in 
order to take down the wall which is up to 20’ in some areas. 

+ 

Channel 
Design 

 Uses natural 
channel design 
techniques as 
described in the 
Drainage Criteria 
Manual. 

There are no natural or constructed channels on-site.  

NA 

CWQZ  Removes existing 
impervious cover 

There are no Critical Water Quality Zones on the site. 
 
 

NA 
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from the Critical 
Water Quality Zone. 

Riparian 
Restoration 

 Restores riparian 
vegetation in 
existing, degraded 
Critical Water 
Quality Zone areas. 

There are no Critical Water Quality Zones on the site.  
 
 NA 

Drought/Fire 
Tolerance 

  Open space totaling 8.1 acres is located adjacent to the Barton Creek 
Greenbelt. Most developed area is clustered in areas 100’ to 300’ 
away from the Barton Creek Greenbelt. The ordinance speaks to how 
to design buildings that are within 50’ of existing fuel hazards. On the 
Brodie site, buildings are all greater than 50’ from existing fuel. 
Restoration of the open space will consider defensible space.  

+ 

Ecology | Objective B. Decrease Impervious Cover. 
Impervious 
Cover 
(percent of 
net site area) 

 Reduces impervious 
cover by five 
percent below the 
maximum otherwise 
allowed by code or 
includes off-site 
measures that lower 
overall impervious 
cover within the 
same watershed by 
five percent below 
that allowed by 
code. 
 
Clusters impervious 
cover and disturbed 
areas in a manner 
that preserves the 
most 
environmentally 
sensitive areas of 
the site that are not 
otherwise 
protected. 
 
 

Brodie will reduce total impervious cover from approximately 86 
percent net site area to a maximum impervious cover of 56 percent 
net site area, a 36 percent reduction, and comply with the Save Our 
Springs (SOS) Ordinance standards for non-degradation of water 
quality. Brodie is proposing to modify the maximum impervious cover 
allowed by the SOS Ordinance.  We understand that this code 
modification will require a super majority vote of the City Council.   
 
Proposed Maximum Impervious Cover is 56 percent net site area.  
 
Open Space totaling 11.6 acres is located adjacent to the Barton Creek 
Greenbelt. Impervious cover is clustered in areas 100’ to 300’ away 
from the Barton Creek Greenbelt.  

+ 

Porous 
Pavement 
(Non-aquifer 
Recharge) 
 

 Provides porous 
pavement for at 
least 20 percent or 
more of all paved 
areas for non-
pedestrian in non-
aquifer recharge 
areas. 
 

The project will not be requesting this superiority item due to its 
location over the Edwards Aquifer and within the Barton Springs 
Watershed which both restrict direct infiltration of stormwater 

- 

Porous 
Pavement 
(All Paved 
Areas) 
 

 Provides porous 
pavement for at 
least 50 percent or 
more of all paved 
areas limited to 
pedestrian use. 

The project will not be requesting this superiority item due to its location over 
the Edwards Aquifer and within the Barton Springs Watershed which both 
restrict direct infiltration of stormwater 

- 
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Ecology | Objective C. Improve the Quality of Stormwater Runoff and Recharge. 
Water 
Quality 
Treatment 
(Off-Site) 

 Provides water 
quality treatment 
for currently 
untreated, 
developed off-site 
areas of at least 10 
acres in size. 

There are no off-site areas draining to the site. However, currently 
6.25 acres of the site (63 percent of which is impervious cover) drains 
directly into the Barton Creek Greenbelt. In the planned conditions, 
impervious cover will not drain off-site, but instead through approved 
water quality treatment facilities. 
 

NA 

Water 
Quality 
Treatment 
(On-Site) 

 Provides water 
quality controls 
superior to those 
otherwise required 
by code. 

This site has an existing impervious cover of 86 percent and this 
application proposes to both reduce the impervious cover to 56 
percent net site area and comply with the SOS water quality 
standards. Brodie is meeting the SOS Ordinance pollutant load 
removal requirements through green water quality controls such as 
rainwater harvesting and retention-irrigation. 
In addition, the Brodie PUD is also using the rainwater captured to 
meet cooling tower makeup water and conventional landscape 
irrigation demands.  The Brodie PUD will also use air condition 
condensate wastewater to supplement the rainwater supply.    

+ 

Water 
Quality 
Treatment 
(On-Site) 

 Uses green water 
quality controls as 
described in the 
Environmental 
Criteria Manual to 
treat at least 50 
percent of the water 
quality volume 
required by code. 

This site has an existing impervious cover of 86 percent net site area 
and this application proposes to both reduce the impervious cover to 
56 percent net site area and comply with the SOS water quality 
standards.  
The Brodie PUD proposes to treat 100% of the water quality volume 
using green water quality controls, which will include all or some of 
the following methods:  

1) Retention/Irrigation 
2) Retention/Infiltration 
3) Cooling Tower Makeup water 
4) Conventional Irrigation 

In addition, the Brodie PUD is also use air condition condensate to 
supplement the rainwater supply. 

+ 

Stormwater 
Runoff 
 

 Directs stormwater 
runoff from 
impervious surfaces 
to a landscaped area 
at least equal to the 
total required 
landscape area. 

The Brodie Oaks PUD is located in the Barton Springs Zone and is 
located over the Edwards Aquifer. The SOS Ordinance requires that 
the first water quality control be lined (to not infiltrate into the 
Aquifer) and as such cannot infiltrate into the ground. This Tier 2 
option allowing direct stormwater runoff from impervious surfaces to 
a landscaped area is contrary to the SOS requirement. However, the 
Brodie Oaks PUD will comply with the Tier 2 reuse option by collecting 
rooftop rainwater and A/C condensate wastewater for reuse in 
traditional landscaping irrigation purposes and cooling tower makeup 
water.  
Brodie is committed to satisfying this Tier 2 requirement through the 
methods described above  

+ 

Primary 
Irrigation 
Source 

 Provides rainwater 
harvesting for 
landscape irrigation 
to serve not less 
than 50 percent of 
the landscaped 
areas. 
 
Code section.  

Brodie will provide a rooftop rainwater harvesting system that will 
serve not less than 50 percent of the landscaped areas where 
irrigation is required. 
 
 
 

+ 

https://library.municode.com/tx/austin/codes/environmental_criteria_manual?nodeId=S1WAQUMA_1.6.0DEGUWAQUCO_1.6.7GRSTWAQUIN_DRAHA
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Flood 
Detention/R
etention 

 Provides volumetric 
flood detention as 
described in the 
Drainage Criteria 
Manual. 

The Brodie PUD is proposing a significant reduction of impervious 
cover such that the uncontrolled storm flows at all points leaving the 
site are less than they were in the existing condition, as such no on-
site detention is required.  Please reference the drainage report 
submitted with the original PUD application titled “Brodie Oaks 
Redevelopment Drainage Study” dated April 2021. 

+ 

Floodplain 
Modification 

 Proposes no 
modifications to the 
existing 100-year 
floodplain. 

There are no floodplains on the site, so no floodplain modifications are 
necessary.  

+ 

Waterway 
and CEF 
Setbacks 

 Provides minimum 
50-foot setback for 
at least 50 percent 
of all unclassified 
waterways with a 
drainage area of 32 
acres.  
Provides at least a 
50 percent increase 
in the minimum 
waterway and/or 
critical 
environmental 
feature setbacks 
required by code. 

There are no waterways on-site. Nevertheless, the developed area is 
clustered in areas 100’ to 300’ away from the Barton Creek Greenbelt. 
 
The project is requesting a modification to the CEF buffer around 
Airman’s cave. According to analysis performed by Nico Hauwert 
(Airman’s Cave Hydro Study 2021), the cave is approximately 140’ 
below the surface. The project is requesting an encroachment into the 
CEF buffer for the purpose of subsurface parking garages or ponds and 
structural supports of up to 80’ with the condition that at minimum 
20’ of Del Rio Clay remains between any encroachment and the 
vertical extent of the cave. 
 
In addition, a spring was discovered within 150’ of the existing 
developed site.  Brodie will be removing existing impervious cover 
from this area in order to restore the site to natural grades as such we 
are proposing to encroach approximately 50’ for the purpose of 
restoring grades and removing existing impervious cover. 
 
 
 
 

+/- 

Drainage 
Upgrades 
(Off-Site) 

 Provides drainage 
upgrades to off-site 
drainage 
infrastructure that 
does not meet 
current criteria in 
the Drainage or 
Environmental 
Criteria Manuals, 
such as storm drains 
and culverts that 
provide a public 
benefit. 

No upgrades are needed for the off-site pond and infrastructure due 
mainly to the fact that impervious cover dropped 36 percent and the 
new SOS retention/irrigation and rainwater harvesting systems on-site 
reduced the overall stormwater flow significantly to existing facilities 
downstream, capturing and retaining 100 percent of the water quality 
event. Existing stormwater infrastructure meets Atlas 14 drainage 
criteria. + 

Ecology | Objective D. Enhance Environment Approaches for Building and Site Design. 
Carbon 
Impact 
Statement 

  Since 2017, Carbon Impact Statements have been required for PUDs. 
The Carbon Impact Statement is envisioned as advisory in nature and 
is not intended to trigger any formal development requirements. 
Brodie has committed to 9 points or greater Carbon Impact Statement 
which is considered “Demonstrated Leadership” on the projects 
carbon impact. 
 

+ 

Tree Species 
List 

 Tree plantings use 
Central Texas seed 
stock native and 

Brodie will use Central Texas seed stock native and with adequate soil 
volume. In addition, Brodie is proposing to blend new open space into 
the existing Barton Creek Greenbelt by restoring 1-acre in Trailhead 

+ 

https://library.municode.com/TX/Austin/codes/drainage_criteria_manual?nodeId=S8STMA
https://library.municode.com/TX/Austin/codes/drainage_criteria_manual?nodeId=S8STMA
https://library.municode.com/tx/austin/codes/land_development_code?nodeId=TIT30AUTRCOSURE_CH30-5EN_SUBCHAPTER_AWAQU_ART7REALWA_DIV2PRSPFE_S30-5-281CRENFE
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with adequate soil 
volume. 

Overlook Park using the Hill Country Revegetation standard. Another 
1-acre will be restored to native prairie. The restoration of these areas 
will include removal of the existing surface parking and wall and 
returning the area back to natural grades and revegetating with native 
and adaptive plants. 

Non-
Protected 
Trees  
(Up to 18.9”) 

 Preserves 75 
percent of all the 
native caliper 
inches. 

Brodie is preserving 77% of all trees meeting preservation criteria that 
are up to 18.9 caliper inches.  This includes the relocation of 4 trees 
into the newly created parkland on-site. + 

Protected 
Trees 
(19 – 23.9”) 

 Preserves 75 
percent of the 
caliper inches 
associated with 
native protected 
size trees. 

Brodie is preserving 79% of all protected trees meeting preservation 
criteria.  This includes the relocation of 10 trees into the newly created 
parkland on-site.  Brodie is also committed to implementing a tree 
care plan identified in the arborist report to maintain the health of 
trees that are planned to be preserved in the ultimate development. 
 

+ 

Heritage 
Trees 
(greater than 
24”) 

 Preserves all 
heritage trees on-
site.  

Brodie has intentionally designed the site to preserve stands of 
significant trees in place. Brodie commits to preserving all heritage 
trees on-site and meeting the heritage tree ordinance.  This includes 
the relocation of 6 trees into the newly created parkland on-site.  

+ 

Green 
Building 
Program 
 

2.3.1.D: 
Comply with the 
City's Planned Unit 
Development 
Green Building 
Program. 

Provides a rating 
under the Austin 
Green Building 
Program of three 
stars or above. 

Brodie will track and certify each building to meet 3-star minimum 
requirement utilizing the applicable version of the Commercial Rating 
system at the time of design and aspire to 4-stars.  Brodie will provide 
a dependable, low-carbon and adaptable energy strategy for the new 
development. Working closely with partners at Austin Energy, Brodie 
team aims to find optimal energy solutions at building-, site- and 
district-scale.  
 
At building scale, the Brodie design aims to optimize passive design 
strategies through building orientation and massing and façade design 
to find right balance of thermal performance and access to daylight 
and views. The project will investigate Passive House design for the 
residential towers. Building will drive efficiency through high-
performance systems, looking towards radiant cooling and heating 
and energy recovery. Although the team will investigate building-scale 
renewable options for the building, the team sees full potential, while 
balancing other roof-top and façade options, to be less than 3 percent 
of the total site energy.  
 
At site scale, the Brodie team is exploring phased centralized district 
cooling and heating alternatives, heat recovery chillers and various 
thermal storage alternatives. Through partnerships with Austin 
Energy, the Brodie team is aiming to provide the right power supply, 
grid-tied solution, and demand management programs to optimize the 
grid as it adapts to growth in the South Austin area. 

+ 

Bird-Friendly 
Building 
Design 

  Brodie is committed to bird-friendly architecture and design and are 
currently researching national best practices.  + 

Grow Green 
Landscaping 

2.3.1.H: 
Exceed the 
minimum 
landscaping 
requirements of 
the City Code. 

 Brodie will meet or exceed the landscaping requirements.  
 
Specifically, the Brodie team will restore the native woodland and 
prairie to portions of the site. Brodie is proposing to blend new open 
space into the existing Barton Creek Greenbelt by restoring 6 percent 
of new open space in Trailhead Overlook Park (1.0 acres) using the Hill 
Country Revegetation standard. Another 6 percent (1.0 acres) will be 

+ 
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restored to native prairie. The restoration of these areas will include 
removal of the existing surface parking and wall and returning the 
area back to natural grades and revegetating with native and adaptive 
plants. This work may require cuts that exceed 4’ along the edge of 
the property in order to take down the wall which is up to 20’ in some 
areas. 
 
A double allée of street trees will be provided on the north side of the 
main Internal Circulator Route which will be dedicated as a public 
easement. The addition of this second row of trees increases the total 
area of the “Planting Zone” from 16 feet for the street section to 21 
feet, an addition of 5’ of planting area.  

Place - We create a dynamic and diverse mixed-use destination that expresses the character of South Austin. 
Place | Objective A. Deliver Transit-Supportive Densities within Walking Distance of the Transit Stop. 
Building 
Height and 
Density 

  Brodie provides transit-supportive densities within walking distance of 
the high-capacity MetroRapid Route 803 transit stop as called for in 
Imagine Austin Comprehensive Plan. Considerations include:  
20-75+ jobs/acre within walking distance of transit stop is ideal for 
transit supportive densities according to a study in the Transportation 
Research Record. The plan has 54 jobs/acre in our development. The 
requested height is critical to achieving this density of jobs.  
50 - 75 DU/acre within walking distance of transit stop is ideal for 
transit supportive densities according to the City of Austin TOD 
ordinance. The plan has 54 DU/acre in our development. This is on the 
low end of this range. The requested height is critical to achieving this 
density of housing units.  
TOD’s approved in the city are allowing 360’ heights and the Brodie 
team is asking for much less. 
The site is not visible from Barton Creek. The Brodie team has 
documented in photographs the entire trail and the bed of the creek.  

+ 

Place | Objective B. Define Expectations for an “Activity Center in an Environmentally Sensitive Area”. 
Art  Provides art 

approved by the Art 
in Public Places 
Program in open 
spaces, either by 
providing the art 
directly or by 
contributing to the 
City’s Art in Public 
Places Program or a 
successor program. 

Brodie anticipates an artful and vibrant environment within open 
spaces and streetscapes and has identified a minimum of two 
locations for the incorporation of locally sourced public art. See Exhibit 
I: Brodie Art Master Plan.  
 
Brodie will commit to a minimum of $50,000 in art installations.  
Brodie will commit to a minimum of $25,000 that will be spent on art 
installations in Phase I See Exhibit I: Brodie Art Master Plan. 
 
Brodie will commit to 10,000SF of the planned retail space at 60% of 
market rents for artists.  Lease rates will return to market rate and 
general retail use 60 days after efforts are made to market the lease to 
artists.  The Economic Development Department and Economic 
Development Corporation will be notified of available discounted 
leases.  
 
Brodie will provide a performance pavilion in the Central Green.  
Brodie will design the Park Street and Central Green to accommodate 
festivals and/or markets.   

+ 

Local Small 
Business  
 

 Provides space at 
affordable rates to 
one or more 
independent retail 
or restaurant small 

Brodie will encourage existing on-site businesses such as the grocery 
store and food and beverage establishments to become part of the 
new development. As Barshop and Oles has successfully done in their 
retail spaces throughout the city, other local businesses will be 

+ 
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businesses whose 
principal place of 
business is within 
the Austin 
metropolitan 
statistical area. 

encouraged to become part of the new development.  Brodie is 
committing to 25% of the retail space reserved for local businesses. 

Place | Objective C. Create a Vibrant Public Realm. 
Accessibility  Provides for 

accessibility for 
persons with 
disabilities to a 
degree exceeding 
applicable legal 
requirements.  

Brodie will provide a superior level of accessibility on the site including 
the addition of ADA accessible sidewalks on all streets and shared use 
paths within the park space. 

+ 

Great Streets 
 

2.3.2.A: 
Comply with 
Chapter 25-2, 
Subchapter E 
(Design Standards 
and Mixed Use). 

Complies with City's 
Great Streets 
Program, or a 
successor program. 
Applicable only to 
commercial, retail, 
or mixed-use 
development that is 
not subject to the 
requirements of 
Chapter 25-2, 
Subchapter E 
(Design Standards 
and Mixed Use). 

Please see Exhibit E- Brodie Transportation Plan. The dimensions 
shown were based on the recently approved Transportation Criteria 
Manual but adjusted based on guidance from national expert Jeff 
Speck. The roadways in the Brodie plan are not public so there is no 
requirement here. 

The plan meets or exceeds Subchapter E- Great Streets Standards, 
with the following modifications: 

• The Clear Zone in the Code calls for 14’ total across the 
street section. The Brodie plan is providing 25’ total across 
the street section of pedestrian and raised bicycling space.  

• The Planting Zones in the Code calls for 16’ total across the 
street section, whereas the Brodie plan provides 21’ total 
across the street section. The plan has also increased the 
overall number of planting zones from 2 to 3, therefore the 
site will have 30 percent more trees.  

• All utilities will be located underground.  

+ 

Sidewalks 
and Building 
Placement 

2.3.2.B: 
Inside the urban 
roadway boundary 
depicted in Figure 
2, Subchapter E of 
Chapter 25-2 
(Design Standards 
and Mixed Use), 
follow the sidewalk 
standards in 
Section 2.2.2., 
Subchapter E, 
Chapter 25-2 (Core 
Transit Corridors: 
Sidewalks and 
Building Placement) 

 Please see Exhibit E- Brodie Transportation Plan. Pedestrian and 
bicycle safety and enjoyment is paramount to Brodie. The following 
strategies were employed:   
Sidewalks, pedestrian clear zones, planting areas and supplemental 
zones will meet or exceed requirements associated with Core Transit 
Corridors and Internal Circulation Routes. Enhanced shade will be 
provided in the form of street trees or shade structures on all streets 
and a double row of trees on one side of the street will create superior 
shade elements. 
Brodie will construct all back of curb improvements including bicycle 
and pedestrian accommodations and transit stop improvements 
compliant with the South Lamar Blvd 2016 Mobility Bond plan 
requirements and dedicate any space, right-of-way, or easement, 
necessary for such improvements.  
A public access easement will be provided for all private streets within 
the site.  
Brodie will provide pedestrian and bicycle connection to adjacent 
residential development such as the Retreat at Barton Creek. 
All buildings will have direct pedestrian connections from entrances to 
adjacent streets. 
Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail including trail access, wayfinding, 
and interpretive materials, as well as access to parking and restrooms. 

+ 
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This exceeds the vision set forth by the City of Austin Trails Master 
Plan, Austin Parks and Recreation Lone-Range Plan, Sidewalk Master 
Plan and Bicycle Path.  The project team is in conversations with the 
Save Barton Creek Association, Hill Country Conservancy and other 
trail building entities and will seek any applicable code modifications 
as may be required in order to provide a trail connection from the 
project to the regional trail system. The project is currently working 
with local organizations like the Save Barton Creek Association to 
explore how the project can support the ongoing maintenance of a 
trail connection to the Barton Creek and regional Violet Crown trail 
systems. 
The high-capacity MetroRapid Route 803 transit stop will be 
integrated into the project.  
All curb cuts will be placed on side streets to allow for greatest 
pedestrian movement on S. Lamar Boulevard and the Internal 
Circulator Route.  
Connections between the site and adjacent arterials and highways 
occur no more frequently than every 400 feet. 
At least 80 percent of the provided parking is underground or within a 
parking structure.  
Additional improvements will be encouraged in buildings such as 
shower and locker facilities for employees and increased indoor 
bicycle parking.  

Pedestrian 
Uses on 
Ground Floor 

2.3.2.C: 
Contain pedestrian-
oriented uses as 
defined in Section 
25-2-691(C) 
(Waterfront 
Overlay District 
Uses) on the first 
floor of a multi-
story commercial 
or mixed-use 
building. 

 Brodie will have approximately 140,000 square feet of retail and 
restaurants. These will be primarily focused on the Central Green and 
the Internal Circulation Route. The remaining frontages on the Internal 
Circulator Route, Park Street and main entrances will be activated with 
residential uses that have main entrances oriented onto the street, 
individual unit entrances and stoops, art, amenity space, plazas, or 
other active uses.  
 

+ 

Building 
Design 

 Exceeds the 
minimum points 
required by the 
Building Design 
Options of Section 
3.3.2. of Chapter 25-
2, Subchapter E 
(Design Standards 
and Mixed Use). 

Brodie is modifying aspects of Subchapter E to respond to specific site 
conditions and will ultimately provide a building design that meets and 
exceeds the design standards of Section 3.3.2 Subchapter E.  
 

+/- 

Parking 
Structure 
Frontage 
 
 
 
 
 
 
 

 In a commercial or 
mixed-use 
development, at 
least 75 percent of 
the building 
frontage of all 
parking structures is 
designed for 
pedestrian-oriented 
uses as defined in 
Section 25-2-691(C) 

Brodie will design at least 75 percent of the building frontage of all 
parking structures along the Internal Circulator Route for pedestrian 
oriented uses. In addition, even upper floors of the parking structure 
will be wrapped with land uses to limit views of parking garage façade 
from the Internal Circulator Route.  
 
Special treatments such as false facades, vertical art or green walls will 
be utilized on parking garages visible from Loop 360 and S. Lamar 
Boulevard to enhance the aesthetic of the site.  
 
Brodie will provide solar power shading devices in parking lots.  

 
+ 
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 (Waterfront Overlay 

District Uses) in 
ground floor spaces. 

 
 

Parkland 
Dedication 

To be considered 
"superior 
development," land 
proposed for 
dedication must: 
(1) include at least 
10.4 credited acres 
per 1,000 residents, 
which reflects the 
combined citywide 
level-of-service for 
neighborhood, 
greenway, and 
district parks (This 
amount exceeds by 
one acre the 
parkland dedication 
required under City 
Code § 25-1-602(E) 
that is based on a 
lower citywide 
level-of-service and 
includes only 
neighborhood 
parks and 
greenbelts.); 
(2) be developed in 
accordance with a 
plan approved by 
PARD; and (3) be 
dedicated to a 
governmental 
entity. 
 
(C)The 15 percent 
cap on parkland 
dedication in the 
urban core 
delineated in City 
Code § 25-1-602(J) 
does not apply to 
PUDs or PIDs for 
determining 
superiority.  

 Total Parkland Required: 29.6 acres 
Total Minimum Parkland Provided:  7.6 acres (See Parkland Credit 
Calculations) 
Remainder is in Fee-in-Lieu 
 
Other:  
The original Barton Creek Plaza development dedicated approximately 
84.3-acres of parkland in 1981 to the City of Austin. After including the 
additional 7.6 acres of credited Private Parkland from the current 
project, the total parkland contribution is 91.9 acres, which is 57 
percent of the total original 167-acre Barton Creek Plaza Development 
site. 

+ 

Parkland 
Development 

  Brodie will develop, operate, and maintain all open space on-site. 
Brodie is committing to exceed the 2021 Park Development Fee by 
$700 for both residential and hotel units. 
 
Other:  The Brodie project has committed to Exhibit D- Brodie Park 
and Open Space Plan as well as Exhibit H- Brodie Phasing Plan.  
 

+ 
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The project is currently working with local organizations like the Hill 
Country Conservancy, Save Barton Creek Association, and Austin Parks 
Foundation to explore how the project can support the construction 
and ongoing maintenance of a trail connection to the Barton Creek 
and regional Violet Crown Trail systems.   
 
The project will strive towards achieving SITES Silver Certification for 
Parks. 

Public 
Facilities 

2.3.1.G: 
Provide for public 
facilities and 
services that are 
adequate to 
support the 
proposed 
development 
including school, 
fire protection, 
emergency service, 
and police facilities. 

 As an infill project, the improvements in Brodie will provide increased 
tax revenue to the City on an ongoing basis without adding any new 
land into its service area, helping fund public services in this area and 
across the City. This will help pay for additional expenditures approved 
by voters in recent years including Project Connect and the Corridor 
Program.  
 
Brodie proposes to include the following public facilities: 

1) 11.6 acres of developed parkland expanding the Barton 
Creek Greenbelt and adding a new trailhead to enhance 
access to this destination space;  

 
2) A variety of new private streets with public access 

easements and trails achieving connectivity for all modes of 
transportation and including a lively, attractive pedestrian 
and bicycle environment; expanding and connecting open 
spaces to and along the Barton Creek Greenbelt;  

 
3) Implementation of an activity center and community 

destination in South Austin with active and passive 
recreational opportunities;  

 
4) A new location and enhancement to the high-capacity 

MetroRapid Route 803 transit stop along S. Lamar Boulevard 
including an upgraded bus stop, shady, wide sidewalks from 
the bus stop to the core of the development, transit 
supportive densities and mixed-use development. 
 

5) Brodie recognizes the need for an additional fire station in 
this service area to improve response times to acceptable 
levels and serve the additional residences proposed with this 
PUD.  Brodie also recognizes that the best location for an 
additional station may be in an area with better access.  
Therefore, the project has updated the superiority table to 
commit to the following: 

a. Assist AFD in securing an alternate location for a 
fire department that best serves the area; or  

b. If no alternative site is located prior to the 
issuance of a certificate of occupancy for Block 9, 
accommodate a Fire station that meets AFD 
specifications within this building or an alternative 
location on-site as agreed upon by the project and 
AFD. 

+ 

Place | Objective D. Express the Culture of Southwest Austin. 
Neighborhoo
d Plans and 

2.3.1.E: 
Be consistent with 
applicable 

 There are no applicable neighborhood plans, neighborhood 
conservation combining district regulations, historic areas, or 
landmark regulations for the property. The site is within the S. Lamar 

+ 
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Historic 
Compatibility 

neighborhood 
plans, 
neighborhood 
conservation 
combining district 
regulations, historic 
area, and landmark 
regulations, and 
compatible with 
adjacent property 
and land uses. 

Boulevard Combined Neighborhood Planning Area (Barton Hills) which 
does not have a City Council approved neighborhood plan. 
 
Brodie has placed compatible land uses (i.e., parks) adjacent to the 
adjoining Barton Creek Greenbelt and higher heights and densities 
adjacent to surrounding highways. Most developed area is clustered in 
areas 100’ to 300’ away from the Barton Creek Greenbelt.  

Architectural
, historical, 
cultural, and 
archeological 
areas 
 
Historic 
Preservation 

2.3.1.K: 
Protect, enhance, 
and preserve areas 
that include 
structures or sites 
that are of 
architectural, 
historical, 
archaeological, or 
cultural 
significance. 

Preserves historic 
structures, 
landmarks, or other 
features to a degree 
exceeding applicable 
legal requirements. 

There are no identified historic structures or landmarks on this site. 
 
Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail, which is of cultural significance, 
including trail access, wayfinding, and interpretive materials, as well as 
access to parking and restrooms. This exceeds the vision set forth by 
the City of Austin Trails Master Plan, Austin Parks and Recreation 
Lone-Range Plan, Sidewalk Master Plan and Bicycle Path. 
 
The construction of a formal and universally accessible trailhead may 
reduce the pressure on other informal access points in neighborhoods 
and under MoPac (Loop 1) so that they may be redesigned to mitigate 
for community and environmental impacts.  

+ 

Connection - We link the site to its surroundings and create more access to the site for all. 
Connection | Objective A. Prioritize Walking and Bicycling Modes of Transportation. 
Transportati
on 

 Provides bicycle 
facilities that 
connect to existing 
or planned bicycle 
routes or provides 
other multi-modal 
transportation 
features not 
required by code. 

Brodie will provide a series of bicycle facilities for all types of users 
along the private streets with public access easements and will 
provide a shared use path adequate for recreational cycling that will 
connect through the site and to off-site trail networks.  
 
All private streets within the project will be within a public access 
easement. 
 
Pedestrian and bicycle safety and enjoyment is paramount to Brodie. 
The following strategies were employed:   
Sidewalks, pedestrian clear zones, planting areas and supplemental 
zones will meet or exceed requirements associated with Core Transit 
Corridors and Internal Circulation Routes. Shade will be provided in 
the form of street trees or shade structures on all streets.  
A Shared Use Path and sidewalk along S. Lamar Boulevard will be built 
to Core Transit Corridor standards.   
A public access easement will be provided for all private streets within 
the site.  
Brodie will provide pedestrian and bicycle connection to adjacent 
residential development such as the Retreat at Barton Creek. 
All buildings will have direct pedestrian connections from entrances to 
adjacent streets. 
Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail including trail access, wayfinding, 
and interpretive materials, as well as access to parking and restrooms. 
This exceeds the vision set forth by the City of Austin Trails Master 
Plan, Austin Parks and Recreation Lone-Range Plan, Sidewalk Master 
Plan and Bicycle Path. 

+ 



Brodie Superiority Table 

+ Superior + /- Partial Superiority - No Superiority  
SUBMITTAL DATE: October 12, 2022 Page 13 of 18 PUD CASE #: C814-2021-076006 

 

Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  
The high-capacity MetroRapid Route 803 transit stop will be 
integrated into the project.  
Internal utility lines will be in drive aisles or Internal Circulation 
Routes, rather than under parking areas.  
All curb cuts will be placed on side streets to allow for greatest 
pedestrian movement on S. Lamar Boulevard and the Internal 
Circulator Route.  
Connections between site and adjacent arterials and highways occur 
no more frequently than every 400 feet. 
At least 80 percent of the provided parking is underground or within a 
parking structure.  
Additional improvements will be encouraged in buildings such as 
shower and locker facilities for employees and increased indoor 
bicycle parking. 

Connection | Objective B. Make Strong Connections to Public Transit. 
Connectivity  2.3.1.I: 

Provide for 
appropriate 
transportation and 
mass transit 
connections to 
areas adjacent to 
the PUD district 
and mitigation of 
adverse cumulative 
transportation 
impacts with 
sidewalks, trails, 
and roadways. 

 Brodie will deliver an attractive, walkable, and sustainable 
development pattern around the existing high-capacity MetroRapid 
Route 803 transit stop that maximizes Capital Metro's system 
ridership and offers Austin residents ample vibrant housing choices 
and convenient access to jobs, services, and diverse amenities. 
 
Improvements will include an enhanced bus stop; compact, mixed-use 
development; public realm improvements such as shade, street 
furniture, pedestrian-scale lighting; pedestrian and bicycle 
connections and enhanced crossings; sidewalk improvements; and 
wayfinding – all recommendations from Capital Metro's TOD Priority 
Tool that identifies the Brodie Oaks Station as an opportunity for 
redevelopment as a Transit Oriented Development around the existing 
high-capacity transit stop. 
 
In addition, the project will help implement the improvements along S. 
Lamar Boulevard identified by the Corridor Program Office extending 
city investments to the intersection of S. Lamar Boulevard and Loop 
360.  
 
The Transportation Impact Analysis is underway and will identify off-
site improvements required by the development. Brodie will provide a 
Traffic Demand Management Plan that will identify techniques 
intended to reduce single-occupancy trips to the site by a minimum of 
25 percent and encourage more transit ridership on Capital Metro’s 
high-capacity MetroRapid Route 803 transit stop located adjacent to 
the site on S. Lamar Boulevard. The final trip reduction numbers will 
be determined through the TDM Process. 

+ 

Connection | Objective C. Embrace High-Quality Vehicular Connections That Serves Need While Encouraging Other Modes. 
Gated 
Roadways 

2.3.1.J: 
Prohibit gated 
roadways. 

 Brodie will prohibit gated roadways and provide a public access 
easement on all private streets and parks. + 

Connection | Objective D. Create an Intentional Trailhead to the Barton Creek Greenbelt. 
Trailhead 
Along Creek 
or 
Waterways 

 Provides publicly 
accessible multi-use 
trail and greenway 
along creek or 
waterway. 

Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail including trail access, wayfinding, 
and interpretive materials, as well as access to parking and restrooms. 
This exceeds the vision set forth by the City of Austin Trails Master 
Plan, Austin Parks and Recreation Lone-Range Plan, Sidewalk Master 
Plan and Bicycle Path. 

+ 

Climate - We build resiliency and work towards a zero-carbon, zero-water, and zero-waste development. 
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Climate | Objective A. Build a Reliable, Efficient, Low-Cost and Adaptable Energy Network. 
Energy 
Strategy 

  
 
 
 
 
 
 
 
 
 
 
 

 

Brodie will provide a dependable, low-carbon and adaptable energy 
strategy for the new development. Working closely with Austin 
Energy, the Brodie team aims to find optimal energy solutions at 
building-, site- and district-scale. At building scale, the Brodie design 
aims to optimize passive design strategies through building orientation 
and massing and façade design to find right balance of thermal 
performance and access to daylight and views. The project will 
investigate PassiveHaus design for the residential towers. Building will 
drive efficiency through high-performance systems, aggressively 
pursuing energy efficiency measures. At site scale, the Brodie team is 
exploring phased centralized district cooling and heating system, heat 
recovery chillers and various thermal storage alternatives. Through on-
site solar generation with battery back-up generation, the project is 
seeking to deploy distributed energy resources to make the site more 
resilient. Through collaboration with Austin Energy, the Brodie team is 
aiming to provide the right power supply, grid-tied distribution, and 
demand management programs to balance the grid as it adapts to 
growth in the South Austin area. 

+ 

Climate | Objective B. Treat Water as a Precious Resource. 
Water 
Strategy 

  Brodie, in alignment with the WaterForward plan, will provide building 
and site solutions that treat water as the valuable resource it is. In 
response to the SOS Ordinance and the site's location over the 
Edwards Aquifer, Brodie is taking an aggressive approach in capturing 
all rain from the water quality event to reduce downstream discharges 
providing a large supply for reuse.  

• Roughly 2/3 of the total retained volume will be collected 
from rooftops and combined with condensate from air 
conditioning systems, then conveyed through a set of clean 
water pipes to a central cistern for reuse in evaporative 
cooling towers and landscape irrigation demands.  

• The remaining 1/3 will be captured as stormwater runoff in a 
retention-irrigation system and used in openspace. 

In total, the reuse program will offset 20M gallons of potable water 
consumption per year on average.  
In the event a regulatory pathway becomes available that allows for 
blackwater recycling, the site plan allows flexibility to incorporate 
reuse of treated biological wastewater in future development, as 
required. The centralized approach to rainwater harvesting provides 
plan-readiness in the form of space where additional central 
treatment facilities could be installed to enable expansion of the non-
potable supply. A detailed techno-economic study was performed 
during the planning phase, demonstrating how a district blackwater 
system — which significantly outperforms graywater from a water 
conservation standpoint and could enable the project to approach a 
net zero water outcome — could be deployed. 

+ 

Climate | Objective C. Maximize the Potential of Waste Networks. 
Waste 
Reduction 

  Managing material flows and minimizing waste to landfill are critical 
parts of Brodie. From site-wide aspects of materiality South Austin 
authenticity to low-embodied energy materials and practices, the 
Brodie team aims to create a thoughtful, local, and environmental 
responsive development. The design teams will be encouraged to 
utilize Life Cycle Assessment (LCA) to evaluate structural solutions, 
materiality and finishes that reduce embodied energy and are 
optimized through construction and fabrication processes. Waste 

+ 
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management will be managed to highest levels during construction as 
well as into operation, with thoughtful waste storage, collection, and 
recycling of materials. Due to the anticipated high volumes of organic 
waste, Brodie also aims to provide comprehensive organic collection 
for off-site compositing. 

Community - We create a community of residents, workers and visitors that prioritize health and well-being. 
Community | Objective A. Provide a Range of Housing Options for All Income Levels and Ages. 
Affordable 
Housing 
 
 

 According to 
Chapter 25-2, 
Subchapter B, 
Division 5 (Planned 
Unit Development 
Ordinance), the 
baseline affordable 
housing 
requirement for 
PUD developments 
is included below: 
The required 
affordable Rental 
units must be equal 
to 10 percent of the 
bonus area square 
footage. 
The required 
affordable 
Ownership units 
must be equal to 5 
percent of the bonus 
area square footage. 
For non-residential 
developments, $7 
per square foot of 
bonus area may be 
paid in lieu of on-site 
development of 
affordable units. 

The project is proposing to meet the 10% of bonus area square 
footage requirement for affordable housing and to incorporate all 
units on site.  Affordable housing units generated from residential 
bonus area will be dispersed throughout the site and all affordable 
housing units generated from non-residential bonus area will be 
accommodated in a standalone Foundation Communities 
development.  Additional detail has been provided with a new Exhibit 
C: Brodie Land Use Plan (Page 3 and 4) 

+ 

Community | Objective B. Improve and Protect Air Quality. 
Air Quality   Brodie will thrive to ensure highest quality of indoor and outdoor 

environments. Ventilation systems will be designed to provide 
increased quantities of outdoor air while air monitoring systems will 
ensure balance of air quality with the development’s aggressive 
energy reduction targets. Natural ventilation will be explored in design 
phases for applicable spaces. Beyond building ventilation, source 
control is critical. The Brodie team aims to prioritize healthy products 
and embrace the Healthy Products Declaration (HPD) standard. In 
addition, the construction teams will manage the potential of 
hazardous contaminants into the building during construction. 

+ 

Community | Objective C. Protect Access to Quality Food. 
Access to 
Food 

  Ensuring access to healthy and affordable food is critical to Austin’s 
sustainability and resiliency. The Brodie team aims to work with all 
restaurants, supermarkets, and retailers to ensure a wide range of 
affordable, healthy, local, and sustainable food options. The Brodie 
team embraces the work of the City’s Office of Sustainability and 2018 
State of the Food System Report, namely, to increase sales of locally 

+ 
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produced food and expand access to fresh, healthy, and affordable 
food for everyone, and reduce the amount of wasted food. The 
development is exploring the implementation of a weekly local 
produce delivery program available on an elective basis to employees 
or residents of the building as well as a local produce purchasing policy 
for the buildings’ restaurants, cafés, and cafeterias. 

Community | Objective D. Improve Community Health Indicators. 
Community 
Health 

  As a development of this size, scale, and influence, The Brodie team 
has an opportunity and a responsibility to meaningfully contribute to a 
healthier Austin for all. Brodie will work through design and 
operations utilizing the WELL Building and Community standards to 
ensure health and well-being are front and center to shape our built 
environments. The Brodie team will also look to city-wide tracking 
efforts such as the work done through the city. Health indicators in the 
Austin area are dependent on a variety of social, economic, and 
geographic factors. Brodie aims to ensure these factors are being 
communicated to our tenants and actively working to advance 
positive outcomes with respect to overall physical and mental health, 
chronic diseases, and access to health insurance.  

+ 

Community | Objective E. Increase Digital Connectivity. 
Digital 
Connectivity 

  Brodie thrives for equitable access to open space, art, culture, and 
community amenities and programs. This commitment bridges both 
the built as well as the digital worlds. The Brodie team aims to ensure 
a high-quality digital network providing equitable connectivity to 
tenants and visitors. Also, the Brodie team believes that informed 
citizens make empowered citizens for change. The Brodie team aims 
to leverage our collected data as well as local public data in open and 
accessible platforms for public consumption. 

+ 

Other 
General 2.3.1.A: 

Meet the 
objectives of the 
City Code. 

Complies with 
current City of 
Austin Code instead 
of asserting 
entitlement to 
follow older code 
provisions by 
application of law or 
agreement. 

Brodie is complying with current City of Austin Code except where 
modified by this PUD.  
 

+ 

General  2.3.1.F: 
Provide for 
environmental 
preservation and 
protection relating 
to air quality, water 
quality, trees, 
buffer zones and 
greenbelt areas, 
critical 
environmental 
features, soils, 
waterways, 
topography, and 
the 
natural/traditional 

 Brodie provides for superior environmental preservation and 
protection by: 

• Reducing impervious cover from 85 percent net site area to 
56 percent net site area. 

• Complying with SOS water quality standards. 
• Eliminating the nearly 6 acres of untreated runoff from 

buildings and parking currently draining directly into the 
Barton Creek Greenbelt.   

• Dedicating approximately 11.6 acres (approximately 1/3) of 
site as active public open space/parkland. 

• Designating 10 percent of the “bonus” area of both 
residential and nonresidential square feet for affordable 
housing on-site regardless of ownership or for rent. 

• Constructing a designated trailhead and connection to the 
Barton Creek Greenbelt with signage, trash disposal, and 
parking. 

+ 
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character of the 
land. 
 

• Creating a shared-use path for approximately 2,500 feet and 
extending from S. Lamar Boulevard to the Park Road that 
will run along the park’s edge and be used for mobility and 
recreation. 

• Providing transit supportive densities of jobs and residences 
within walking distance of the new Capital Metro transfer 
station. 

• Concentrating density at the designated Imagine Austin 
Comprehensive Plan Activity Center and high-capacity 
transit stop. 

General 2.3.1.B: 
Provide for 
development 
standards that 
achieve equal or 
greater consistency 
with the goals in 
Section 1.1 
(General Intent) 
than development 
under the 
regulations in the 
Land Development 
Code.  
Section 1.1 says, 
“This division 
provides the 
procedures and 
minimum 
requirements for a 
planned unit 
development (PUD) 
zoning district to 
implement the 
goals of preserving 
the natural 
environment, 
encouraging high 
quality 
development and 
innovative design, 
and ensuring 
adequate public 
facilities and 
services. The 
Council intends 
PUD district zoning 
to produce 
development that 
achieves these 
goals to a greater 
degree than and 
that is therefore 
superior to 
development under 

 Brodie will provide for the preservation and enhancement of the 
natural environment within and immediately adjacent to the subject 
property, along the Barton Creek Greenbelt. The restoration of these 
areas will include removal of the existing surface parking and wall and 
returning the area back to natural grades and revegetating with native 
and adaptive plants.  
Brodie is a high-quality, mixed-use development promoting innovative 
design in keeping with the South Austin character. The plan will offer a 
live, work and play environment and will undoubtedly become a 
beloved South Austin gathering place.  
Brodie will provide a dense mixed-use development transforming 
approximately 21-acres acres of surface parking lots and drive aisles 
and approximately 8-acres of single use office and retail buildings to a 
vibrant neighborhood and destination for South Austin.  
Brodie will reduce greenhouse gases by providing a true transit-
oriented development taking advantage of Capital Metro’s adjacent 
bus stop for the MetroRapid route number 803. The project will 
construct a new high-capacity MetroRapid Route 803 transit stop that 
meets or exceeds Capital Metro’s requirements and integrate the stop 
into the development by providing comfortable waiting areas, easy 
access for bicycles and pedestrians, and urban amenities. 
The density and height proposed for Brodie enable the project to meet 
the vision established in Imagine Austin Comprehensive Plan of an 
“Activity Center for Redevelopment in Sensitive Environmental Areas” 
including state-of-the-art development practices to improve 
stormwater retention and water quality flowing into the Edwards 
Aquifer Recharge Zone and Barton Creek Zone. Brodie will provide an 
environmentally superior project that complies with the SOS Water 
Quality Standards. 

+ 
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conventional 
zoning and 
subdivision 
regulations.” 

PUD size and 
uniqueness 

2.3.1.L: 
Include at least 10 
acres of land, 
unless the property 
is characterized by 
special 
circumstances, 
including unique 
topographic 
constraints. 

 At 37.6 acres, Brodie exceeds the 10-acre minimum. 

+ 
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THE ORIGINAL CODE HAS BEEN PROVIDED IN THE “PROPOSED PUD REGULATION” COLUMN IN BLACK, WITH 
MODIFIED OR REMOVED TEXT HIGHLIGHTED IN RED AND UNDERLINED.  

CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
General   
25-1-21 – 
Definitions. (11) 

Modify: BLOCK means one or more lots, tracts, or parcels of land 
bounded by streets (public or private), 30’ wide or larger pedestrian 
paseo or courtyard with a minimum 12’ sidewalk or trail, public or 
private park space/open space, easement, or plaza space, railroads, 
or subdivision boundary lines. 

Creative use of open space, parks, and 
plazas will be used throughout the 
development to achieve maximum 
walkability, connectivity, and value for 
the development. The existing Brodie 
Oaks Shopping Center site is currently 
limited in vehicular connectivity as it is 
surrounded by dedicated parkland or 
TxDOT ROW. The project will utilize 
enhanced bicycle and pedestrian 
connectivity to the parkland to define 
blocks adjacent to the parkland. 

25-1-21 – 
Definitions 

Modify: GROSS FLOOR AREA means the total enclosed area of all 
floors in a building with a clear height of more than six feet, 
measured to the outside surface of the exterior walls. The term 
includes loading docks and excludes atria airspace, parking facilities, 
parking structures, driveways, and enclosed loading berths and off-
street maneuvering areas. 
 

Vehicular facilities were never 
anticipated to be included in gross floor 
areas. It is desirable to clarify that 
parking structures are excluded from 
gross floor area as originally intended.  
 

25-1-21 – 
Definitions 
 

Addition: OPEN SPACE (OS) means the areas identified as Parks and 
Open Space on Exhibit C- Brodie Land Use Plan. 

Designated Parks and Open Space are 
intended as a buffer providing enhanced 
accessibility and vistas into the Barton 
Creek Greenbelt. 

25-1-21 – 
Definitions. (105) 
 
 

Modify: SITE means a contiguous area intended for development, or 
the area on which a building has been proposed to be built or has 
been built. A site may not cross a public street or right-of-way. A 
site within the Brodie boundary may cross a private street with 
public access easements. 
 
 

The Brodie boundary is 37.6 acres and 
will be split into multiple tracts by 
private streets with public access 
easements. Flexibility for a site to cross a 
public or private street is needed to 
create a unified design throughout the 
entirety of the development. 

 

 

Zoning   
25-2, Subchapter 
B, Article 2, 
Subpart C, 
Section 3.2.2. (C) 
(Residential Uses) 

Remove: (C) for multifamily development, the maximum floor to 
area ratio; 

To remain compact and connected, the 
primary criteria for density shall be 
based on a contribution to overall 
impervious coverage, unit count and 
height maximums. Floor-to-area ratios 
do not apply to this development. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-2, Subchapter 
B, Article 2, 
Subpart C, 
Section 3.2.3. (B) 
(Nonresidential 
Uses) 

Remove: (B) the maximum floor area ratio, which may not be 
greater than the maximum floor to area ratio permitted in the most 
restrictive base zoning district in which proposed use is permitted; 
 
 
 
 
 

  

To remain compact and connected, the 
primary criteria for density shall be 
based on a contribution to overall 
impervious coverage, unit count and 
height maximums.  Floor-to-area ratios 
apply by Land Use Area, but not on a 
parcel-by-parcel basis. 

 
 
 

 
Modify: (D) the minimum front yard and street side yard setbacks, 
shall be modified as stated in Exhibit C- Brodie Land Use Plan which 
must be not less than the greater of:  

1. 25 feet for a front yard, and 15 feet for a street side yard; or  
2. those required by Subchapter C, Article 10 (Compatibility 
Standards); 

 

Building locations shall conform with an 
urban development located along a high-
capacity transit corridor. 

25-2, Subchapter 
B, Article 2, 
Subpart B, 
Section 2.5.2.B – 
Requirements for 
Exceeding 
Baseline. 
 

Modify: (B). the developer:  
1. for developments with residential units, provides contract 
commitments and performance guarantees that provide affordable 
housing meeting or exceeding the requirements of Section 2.5.3 
(Requirements for Rental Housing) and Section 2.5.4 (Requirements 
for Ownership Housing); or  
2. for developments with no residential units, either provide 
contract commitments and performance guarantees that provide 
affordable housing meeting or exceeding the requirements of 
Section 2.5.3 ( Requirements for Rental Housing ) and Section 2.5.4 
( Requirements for Ownership Housing ) within the boundaries of 
the Brodie PUD OR provides the amount established under Section 
2.5.6 ( In Lieu Donation ) for each square foot of bonus square 
footage above the baseline to the Affordable Housing Trust Fund to 
be used for producing or financing affordable housing, as 
determined by the Director of the Neighborhood Housing and 
Community Development Department. 

The exact size and density of the future 
development will be contingent on the 
market. The Brodie PUD is committed to 
meeting affordability requirements for 
both residential and non-residential 
buildings and would like the option to 
meet affordability requirements in non-
residential buildings within another 
building on the site.  

25-2-491 – 
Permitted, 
Conditional, And 
Prohibited Uses 

Modify: (A) Exhibit C- Brodie Land Use Plan The table in Subsection 
(C) provides the permitted uses for the property. 

Brodie is planned to be more mixed-use 
than the base zoning district would 
allow. 

25-2-492 – Site 
Development 
Regulations 

Modify: (A) The table in Subsection (C) provides the permitted and 
conditional uses for each base district. "P" means a use is a 
permitted use, "C" means a use is a conditional use, and "X" means 
a use is prohibited. Endnotes provide additional information. Exhibit 
C- Brodie Land Use Plan establishes the principal site development 
regulations. 

The Brodie PUD is proposing denser and 
more compact uses along S. Lamar 
Boulevard and Loop 360 frontages to 
minimize impervious cover. To achieve 
this goal, it is necessary to have more 
flexibility in the minimum setbacks and 
development standards in the Brodie 
PUD. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-2 - Subchapter 
E Sec 2.2.1 B 

Modify: The roadway with the highest level of priority adjacent to 
the lot or site is considered the "principal street" for purposes of 
this Subchapter. For a lot or site that is adjacent to more than one 
roadway of equal priority, the development shall be subject to the 
standards associated with the roadway with the highest level of transit 
service. The priority street for the Brodie PUD is the Internal 
Circulator Route. If the roadways do not have transit service or the 
level of transit service is equal, the roadway designated by the lot 
owner.   
For large sites subject to Section 2.2.5. or for sites abutting more 
than one roadway type, the Sidewalk and Supplemental Zone 
requirements (but not the Building Placement and Parking 
requirements) shall apply along all abutting streets or the Internal 
Circulation Route frontages, with the applicable requirements 
determined by the roadway type.  

S. Lamar Boulevard is predominantly a 
TXDOT ROW and functions more as an 
on-ramp for Loop 360 in this location. 
The character of this roadway in this 
location does not lend itself to the 
active, vibrant, and high-quality 
pedestrian environment that is desired 
by the Brodie PUD. 

The Brodie PUD is planning extensive 
improvements along S. Lamar Boulevard 
to include sidewalks, a transit stop, and 
street trees. In addition to streetscape 
elements, Exhibit E: Brodie 
Transportation Plan includes an exhibit 
with commitments to pedestrian 
oriented uses on the ground floor for 
portions of the frontage along S. Lamar 
Boulevard. 

 

25-2 Subchapter 
E 2.2.2B 1 
Planting Zone 

B1a. Planting Zone. The planting zone shall have a minimum width 
of eight seven feet (from face of curb) and shall be continuous and 
located adjacent to the curb or cycle track. 

 

  

 

Please see Exhibit E- Brodie 
Transportation Plan. The plan is 
proposing to meet or exceed Subchapter 
E- Great Streets Standards for the 
planned ICR, with the following 
modifications: 

• The Planting Zones required under 
great streets call for 16’ total across 
the street section, whereas the 
Brodie PUD plan provides 21’ total 
across the street section.  

• The Brodie plan has also increased 
the overall number of planting 
zones from 2 to 3, therefore the site 
will have 33 percent more street 
trees.  

• The Brodie PUD is also committing 
to increase the size of the trees 
from 2” at the time of planting to 3” 
at the time of planting. 

• The planting zones along all other 
sections within the PUD will be a 
minimum of 7’. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-2 Subchapter 
E 2.2.5 C Block 
Standards 

Modify: C1. Unless exempted by this subsection, a site shall be 
divided into internal blocks, no larger than 5 acres. The perimeter of 
a block is defined by private streets with a public access easement, 
public streets, and public open spaces that include a pedestrian 
path. The maximum length of any block face, as measured from 
intersection to intersection, shall be 800 feet. 

The Brodie PUD is limited in the number 
of vehicular access points to TxDOT 
frontage roads.  The project is also 
situated adjacent to the Barton Creek 
Greenbelt for much of the northwestern 
boundary line reducing the ability to 
make vehicular connections. The project 
is improving both pedestrian and bicycle 
access within and through the site. 

25-2 Subchapter 
E 2.2.5 G 

Modify: G.2 If the Internal Circulation Route is intended to 
accommodate bicycles, head-in and angle parking is not permitted 
except when the cycle tract is provided between the clear zone and 
the head-in or angle parking. 

The Brodie PUD is including cycle tracts 
along the Internal Circulator Route. 
Refer to Exhibit E- Brodie Transportation 
Plan. 

25-2 Subchapter 
E 4.3.3 C 

Modify: C. Along at least 75 percent of the building frontage along 
the principal street, the building must be designed for commercial 
uses in ground-floor spaces that meet the following standards. A 
residential use or amenity space for residential uses may occupy a 
space that is designed for commercial uses. A lobby serving another 
use in the VMU building shall not count as a pedestrian-oriented 
commercial space for purposes of this section if it is designed to 
meet the standards of this section. 
a. A customer entrance that opens directly onto the sidewalk; 
b. A depth of not less than 24 feet; 
c. A height of not less than 12 feet, measured from the finished 
floor to the bottom of the structural members of the ceiling; and 
d. A front facade that meets the glazing requirements of Section 
3.2.2. 
 

The Brodie PUD is focusing active ground 
floor uses around the internal green 
space and central buildings along the 
Internal Circulator Route.  Other ground 
floor spaces will be designed so that they 
can accommodate additional 
commercial in the future based on 
demand. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-2 Subchapter 
E 4.3.3F 

Modify: F To be eligible for the dimensional or parking standards 
exemptions in Subsection E of this section, the residential units in a 
VMU building the Brodie PUD shall meet the following affordability 
requirements identified in the Brodie Superiority Table 

The project offered 10 percent of the 
bonus area square footage as on-site 
affordable housing regardless of rental 
or ownership. That is more than the 
baseline superiority requirement of 10 
percent for rental and 5 percent for 
ownership. The project team does not 
have a projected breakdown of rental 
and ownership units at this time but has 
committed to meeting the 10 percent 
requirement. 

The project is proposing to provide all 
housing on-site without requesting a 
fee- in-lieu if it is possible to track them 
site wide. This is a major superiority item 
because most of our bonus area is based 
on non-residential land uses. In the 
example below, if the average unit size is 
850 sq. ft. the required number of 
affordable units would be 50 units. This 
is equivalent to 68 percent of the units in 
this building. It is our understanding that 
the code allows a request for fee-in-lieu 
when the bonus area is non-residential. 
Based on the proposal in the Brodie PUD 
Development Assessment, the team 
would not request any fee-in-lieu but 
would construct somewhere on the 37.6 
acres instead if it is possible to track 
them site wide. 

 

Affordable housing ties closely to the 
height allowed on-site. If height is 
reduced, it will reduce our bonus area 
significantly and therefor fewer units. 
This would be unfortunate because of 
the great access to the high-capacity 
MetroRapid Route 803 transit stop and 
proximity to job centers for the 
affordable housing residents. 
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25-2-1104 – Hill 
Country Roadway 
Overlay 
Exceptions 

Addition: (F) This article applies to the Brodie PUD and designated 
Land Use Areas as specifically indicated in this Code Modification 
Table and as represented in Exhibit C- Brodie Land Use Plan.   
 
 

The Hill Country Roadway Ordinance is 
not compatible with the Imagine Austin 
Comprehensive Plan designation of the 
site as a Center for Redevelopment in 
Environmentally Sensitive Areas. The site 
is currently 100 percent developed and 
does not contribute to the Hill Country 
aesthetic that is being preserved through 
the ordinance. The Brodie PUD has 
established a more appropriate 
transition from the Imagine Austin 
Comprehensive Plan High-Capacity 
Transit Corridor on S. Lamar Boulevard 
to the Hill Country along Loop 360. The 
project will meet and exceed Hill 
Country Roadway Overlay requirements 
within the portion of Land Use Area 2 
that is within the Hill Country Roadway 
Overlay by removing existing impervious 
cover and buildings within Land Use Area 
2.  In addition, the Brodie PUD is 
proposing to blend new open space into 
the existing Barton Creek Greenbelt by 
restoring 6% of the area using the Hill 
Country Revegetation standard and 
another 6 percent will be restored to 
native prairie.  The restoration of these 
areas will include removal of the existing 
surface parking and wall and returning 
the area back to natural grades and 
revegetating with native and adaptive 
plants.  In addition to exceeding the Hill 
Country Landscape and Restoration 
Standards is Land Use Area 2 the project 
is complying with 9 out of the 12 criteria 
for approval of a development bonus 
within the Hill Country Roadway Overlay 
as follows: 

1) Preserves a scenic vista and 
provides a place where the public 
can view the scenic vista – The 
Brodie PUD is creating and 
enhancing a scenic vista and has 
ensured public access in perpetuity 
through an easement. 

2) Reduces by at least 15 percent the 
amount of impervious cover 
otherwise required for the 
development - The Brodie PUD has 
reduced impervious cover by 36 
percent. 

3) Increases landscaping or a setback 
by more than 50 percent above the 
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amount required for the 
development or increases a natural 
area. - The Brodie PUD is increasing 
the Barton Creek Greenbelt Natural 
Area by establishing 9.7 acres of 
new publicly accessible open space 
along the border of the greenbelt, 
removing all existing surface parking 
and buildings, and treating 
stormwater runoff to SOS water 
quality standards within that space. 

4) Is a mixed-use development, 
particularly a mixed-use 
development that includes a 
residential use and community 
facility. - The Brodie PUD includes a 
residential use. 

5) Uses pervious pavers although the 
development is not entitled to 
receive an impervious cover credit. - 
The Brodie PUD includes porous 
pavement in the design for all non 
“high-use” pedestrian areas such as 
courtyards or walkways between 
buildings where possible. 

6) Consolidates small lots to create a 
parcel that has at least 300 feet of 
frontage on a hill country roadway. - 
The Brodie PUD proposes to 
consolidate 4 tracts into one 
cohesive development plan with 2 
lots along Loop 360 frontage each 
exceeding 300’. 

7) Includes the construction or 
dedication of a public facility that is 
not required by a City ordinance, 
including a park, roadway and right-
of-way, Police department site, Fire 
department site, emergency 
medical services facility site, or a 
regional drainage facility. - The 
Brodie PUD is constructing a 
publicly accessible open space to 
include a recreational easement 
dedicated in perpetuity, a shared 
use path along the street 
connecting the project and S. Lamar 
Boulevard transit stop with the 
Barton Creek Greenbelt and Barton 
Creek Plaza Office Park. 

8) Limits the construction of a building 
or parking area to an area with a 
slope with a gradient of not more 
than 15 percent. - The Brodie PUD is 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
not constructing any buildings or 
parking areas where the slope is 
greater than 15 percent and is 
removing existing buildings and 
parking areas that were built in 
these locations in the past. 

9) Uses an energy-conserving or a 
water-conserving device that 
reduces energy or water 
consumption below City 
requirements. - The Brodie PUD is 
employing several strategies to 
reduce and reuse water and energy 
onsite.  

25-2-1122 – 
Floor-To-Area 
Ratio of a 
Nonresidential 
Building 

Addition: (F) This section does not apply to property in the Brodie 
PUD. 

To remain compact and connected, the 
primary criteria for density shall be 
based on a contribution to overall 
impervious coverage, unit count and 
height maximums. Floor-to-area ratios 
do not apply to this development. 

25-2-1123 – 
Construction on 
Slopes 

Addition: (H) This section does not apply to property in Land Use 
Area 2 of the Brodie PUD. 

The existing park road is constructed on 
slopes that exceed 15 percent gradient 
for a short portion of the roadway within 
the property and for a longer distance 
off-site. Due to the location of this road 
within the Balcones Canyon Land 
Preserve no modifications are proposed 
to the road where it enters the site. 

25-2-1124 – 
Building Height 

Addition: (D) The height of a building within the Brodie PUD will 
comply with Exhibit C: Brodie Land Use Plan. 

Height has been limited within Land Use 
Area 2 to a maximum of 28’.  This 
exceeds the HCRO ordinance which 
allows heights up to 53’ for a building 
located more than 200’ from the nearest 
ROW. The modified height limits within 
the Brodie PUD reflect an appropriate 
transition from the goals of the Imagine 
Austin Activity Center and High Capacity 
Transit Corridor and the Hill Country 
Roadway Corridor. 



Brodie Code Modification Table 

SUBMITTAL DATE: October 12, 2022 Page 9 of 19 PUD CASE #: C814-2021-076006 
 

CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-2-1126 – 
Building Materials 

Modify: (A)Each building shall be designed to use, to the greatest 
extent feasible, building materials that are compatible with the 
environment of the hill country, including rock, stone, brick, and 
wood on the ground floor of a building in the Brodie PUD. 

There are no buildings planned within 
Land Use Area 2.  Buildings in Land Use 
Area 1 are intended to represent a 
transition from the Hill Country aesthetic 
in Land Use Area 2 to the eclectic 
character of South Austin.  Materials 
such as rock, stone, and brick will be 
used on the ground floors and materials 
more appropriate to taller mixed use 
buildings will be used on the remainder 
of floors. 

25-2-1022 – 
Native Trees 

Modify: (B) A site plan within the HCRO area for the Brodie PUD 
must provide a sufficient number preserve all Heritage and 
Protected Trees identified as suitable in the Arborist Report 
submitted with this PUD and compensate for the removal of the 
following native or small native trees at a rate of 60%:to reasonably 
compensate for the removal of  

(1) each small native tree; 
(2) each native tree with a trunk diameter greater than six 

inches; and 
(3) each cluster of three or more native trees located within 

ten feet of each other with trunk diameters greater than 
two inches. 

All Heritage and Protected Trees within 
the HCRO are being preserved.  Eighty 
percent (80%) of the inches from native 
trees and small native trees less than 19” 
and determined as suitable for 
preservation by the submitted arborist 
report are being preserved.  Any trees 
that are removed from Land Use Area 1 
will be compensated for in Land Use 
Area 2 at a mitigation rate of 60%.  The 
priority tree planting area within Land 
Use Area 2 for compensating trees will 
be within and adjacent to the highway 
vegetative buffer area. 

25-2-1023 – 
Roadway 
Vegetative Buffer 

Modify: (A)Except in the Brodie PUD and as otherwise provided by 
this section, vegetation within 100 feet of the dedicated right-of-
way may not be cleared, unless the clearing is necessary to provide 
utilities and access to the site. 

Vegetation within the Roadway 
Vegetative Buffer has already been 
cleared and the site is fully developed in 
this area.  The Brodie PUD is committing 
to removing all impervious cover in Land 
Use Area 2 with the exception of the 
existing access road and revegetating 
this area with native trees, shrubs, and 
grasses.  
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-2-1024 – 
Restoring 
Roadway 
Vegetative Buffer 

Addition: (C) In the Brodie PUD revegetation of the Roadway 
Vegetative Buffer will be consistent with the commitments made in 
Exhibit C: Brodie Land Use Plan. 

The total area within the HCRO 
Vegetative Buffer is equivalent to 1.7 
acres.  The Brodie PUD is proposing to 
restore 2-acres total within the HCRO.  
One acre will exceed the HCRO 
Revegetation Standard by increasing the 
density of planting from ¼ of the 
standard density to 1/3 of the standard 
density.  The second acre will meet a 
new native prairie criterion for 
revegetation as identified in the PUD. 

The Loop 360 frontage located within 
Land Use Area 2 is equivalent to 
approximately 300’.  All buildings and 
impervious cover, with the exception of 
the parkland road, will be removed 
between the road and the Barton Creek 
Greenbelt within Land Use Area 2 and 
Hill Country Views will be restored. 

25-2-1025 – 
Natural Area 

Addition: (E) Within Land Use Area 2 of the Brodie PUD, 
representing at least 45% of the Hill Country Roadway Overlay Area, 
existing surface parking, perimeter walls, and buildings will be 
removed and 2-acres or 12% of the total area within the Hill 
Country Roadway Overlay area will be restored to meet the 
Revegetation Standards outlined in Exhibit C: Brodie Land Use Plan 
(Page 7). 

The Brodie PUD is making a significant 
commitment to restoring the site back to 
natural conditions. 

25-2-1026 – 
Parking Lot 
Medians 

Modify: A permanent parking lot must have a median at least ten 
feet wide containing existing native trees or dense massing of 
installed trees between each distinct parking area 

The Brodie PUD may include temporary 
parking areas on cleared land within 
Land Use Area 1 while the site is 
awaiting full buildout of each phase.  
These parking areas will not be subject 
to this code section.  

25-2-1027 – 
Visual Screening 

Modify: Visual screening required by this article is not required in 
Land Use Area 1.  Visual Screening in Land Use Area 2 must: 
 
(1)use existing vegetation or installed landscaping;(2)include dense 
massing of trees, native understory vegetation, shrub massing, or 
berms; and(3)allow for topographic changes. 

There is an existing berm within the 
ROW and along Loop 360 which will 
remain and provide some visual 
screening.  Buildings in Land Use Ara 1 
will not be screened. 

25-6-411 – Access 
to Hill Country 
Roadways 

Modify: Applicability. 
This division applies to property located in a hill country roadway 
corridor and within the zoning jurisdiction of the City with the 
exception of the Brodie PUD. 

Site roadway and access standards will 
be regulated by Exhibit E: Brodie 
Transportation Plan and other applicable 
standards as determined by the TIA and 
TxDOT. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
Subdivision   
25-4-171 – Access 
to Lots 

Modify: (A) Each lot in a subdivision shall abut a dedicated public 
street, or private street with public access easement or Internal 
Circulator Route. 

A private internal circulator route with 
public access easements will be 
constructed to provide frontage for 
some of the lots in the Brodie PUD.  The 
ASMP does not include any public 
roadway needs within this property. All 
roads within the development will be 
private streets with public access 
easements. This designation means the 
streets will be actively maintained by the 
applicant verses by the City and 
therefore is superior. 

Transportation   
Section 25-6-477, 
25-6-478, 25-6-
532 and Appendix 
A – Off-Street 
Parking and 
Loading 

Addition: The minimum off-street parking, bicycle parking, and 
loading requirements shall be determined by the director subject to 
a Transportation Demand Management Plan approved as part of 
the PUD. 

The Brodie PUD intends to provide a 
mixed-use development with a robust 
travel demand management plan to 
better utilize shared parking 
opportunities within the site and to 
surrounding multi-modal connections. 

Section 25-6-473 
(Modification of 
Parking 
Requirements) 

Addition: In the Brodie Oaks PUD, for a site plan that complies with 
a TDM plan and the site’s approved TIA, the minimum off-street 
parking requirement is 60 percent of that prescribed by Appendix A 
(Tables of Off-Street Parking and Loading Requirements). 

The Brodie PUD intends to provide a 
mixed-use development with a robust 
travel demand management plan to 
better utilize shared parking 
opportunities within the site and to 
surrounding multi-modal connections.  
Reduction in Off-street parking are 
included as part of this overall effort. 

TCM 1.3.1 (A) 
General Design 
Criteria - Grades 

Addition: (1) Existing Streets that do not meet the standards for 
maximum grade may be improved as described in Exhibit E- Brodie 
Transportation Plan. 

The Brodie PUD is proposing to improve 
the street between the project and 
Barton Creek Plaza with a Shared Use 
Path.  This street exists within a 40’ 
easement and the multi-use trail would 
be provided on the park side of the 
easement. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
Environmental   
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ECM 1.6.7.5(D) Modify:  

Introduction. Rooftops can generate large volumes of runoff 
which, when discharged to paved surfaces and landscaped 
areas, can generate large pollutant loads. Rainwater 
harvesting systems can capture this runoff before it is 
discharged, thus preventing pollution while also putting the 
captured water to beneficial use, such as landscape irrigation 
and cooling tower makeup water.  The amount of runoff 
captured will depend on the size (water quality volume) and 
drawdown time of the rainwater harvesting system. The 
systems can also control the peak flow rate for the 2-year 
storm. See Section 1.6.8 if specifically designed for this 
purpose. Rainwater harvesting systems can provide 
equivalent treatment to a standard sedimentation/filtration 
system and may be used within the Barton Springs Zone if 
the design achieves the non-degradation load requirements 
detailed in Section 1.6.9. Rainwater Harvesting systems will 
only be permitted for commercial developments. 

In an effort to promote water conservation, the State of 
Texas offers financial incentives and tax exemptions to offset 
the equipment costs. Additionally, the Water Conservation 
staff of the City of Austin Water Utility Department is 
available to provide input on how to achieve cost efficient 
design and equipment selection that will also help reduce 
water and wastewater costs. 

Design Options. 

A typical configuration for a rainwater harvesting system is 
shown in Figure 1.6.7.D-2. To receive water quality credit, 
rainwater harvesting systems must be designed so that 
captured runoff is held for at least 12 hours (for Options A & 
B) after rainfall has ceased, then either gravity-drained to a 
vegetated area sized large enough to infiltrate all the water 
(Option A), or used to irrigate the vegetated area (Option B), 
or be used to provide beneficial reuse (Option C).  (Option B) 
is similar to a retention/irrigation system and Section 1.6.7(A) 
should be referenced for guidance.  

Option C - Captured runoff for beneficial reuse.  

This option proposes to capture rooftop rainwater from each 
building for reuse as traditional landscape irrigation and 
cooling tower makeup water. The rooftop rainwater will be 
collected in subsurface tank(s) and treated downstream of 
storage with filtration and potentially ultraviolet light for 
specific applications prior to use. The applicant may achieve 
compliance through LDC 25-8-151 for innovative water 
quality controls as a practice that is not specifically 

The Brodie Oaks PUD will fully 
comply with the SOS pollutant load 
reduction requirements.  This is 
being accomplished through two 
separate methods.  The first 
method will capture stormwater 
run-off from the site (excluding the 
rooftops of the buildings) and will 
not deviate from the City of Austin 
requirements and meet all aspects 
of the Environmental Criteria 
Manual for Retention/Irrigation 
Systems. 
The second method will be 
Rainwater Harvesting where the 
water will be captured for 
beneficial reuse as cooling tower 
make-up water and landscape 
irrigation.  
 In order to implement the second 
method, the following 
modifications and additions to the 
Environmental Criteria Manual 
1.6.7.5(D) will be required as it 
relates to this Beneficial Reuse 
only.   
Calculations must be provided that 
demonstrate that the innovative 
water quality controls meet or 
exceed SOS pollutant load 
reduction requirements on an 
average basis for the period of 
record. The modeling assumes that 
a minimum 12-hour hold time 
would not apply to cooling tower 
makeup demand, which is 
continuous during storm events. 
Though the lack of residence time 
would result in reduced 
sedimentation, there will be other 
treatment mechanisms in place 
including filtration to ensure the 
water quality meets the 
requirements for reuse  
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
prescribed in the Environmental Criteria Manual, but is 
designed to address the requirements of Article 6 (Water 
Quality Controls), subject to review and approval by the 
Watershed Protection Department. Results will be modeled 
to demonstrate a reduction in pollutant load from the 
predeveloped condition in accordance with SOS 
requirements. Residence and drawdown times may differ 
from typical ECM requirements based on technical merit, 
resource protection and improvement, and advantages over 
standard practices. Real time controls may be used to 
improve the runoff capture efficiency and optimize beneficial 
reuse.  

 

 

 

 

 

 

 

Given the variable dynamics of 
supply and demand for a rainwater 
harvesting system, drawdown 
times may vary throughout the 
season. Generally, drawdown 
times are faster during summer 
months when demands from 
cooling towers and irrigation is 
higher. In wintertime, when 
demands are lower and drawdown 
is slower, large storms are less 
common and therefore overflow is 
less of an issue. This innovative 
water quality measure unlocks the 
benefits of potable water 
conservation and reduces the 
acreage of re-irrigation that would 
impact parkland uses. 

25-8-341 – Cut 
Requirements 

Modify: Cuts on a tract of land may not exceed a maximum of 
fourteen (14) feet as indicated in Exhibit G- Brodie Grading Plan 

We have reviewed the topographic 
conditions as they existed prior to the 
original Brodie Oaks development (1976) 
and have compared that to the existing 
conditions today with both the 1976 and 
2021 topographic data and determined 
that there was no significant difference 
between the two and will use the 
current 2021 topographic data to 
determine the extent of Cut. 

The reason for the requested cut is that 
the existing wall behind the old Toys-R-
US building will be torn down to make 
the greenbelt more accessible and to 
blend the greenbelt into the property as 
shown on Exhibit G. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-8-342 – Fill 
Requirements 

Modify: Fill on a tract of land may not exceed fourteen (14) feet as 
indicated in Exhibit G- Brodie Grading Plan 

We have reviewed the topographic 
conditions as they existed prior to the 
original Brodie Oaks development (1976) 
and have compared that to the existing 
conditions today with both the 1976 and 
2021 topographic data and determined 
that there was no significant difference 
between the two and would request that 
the current 2021 data be used to 
determine the extent of Fill. 
 
The reason for the request fill is due to 
the adding of the Small Txdot parcel in 
the front of the site.  This area was not 
originally part of the Brodie Oaks 
shopping center and was actually Txdot 
ROW and the grade of this parcel was 
the same grade as the roadways which 
were artificially cut when the roadways 
were originally constructed.  This has 
caused a small area to be filled to meet 
the grade of the Brodie Oaks Shopping 
Center.  As such fill was needed in order 
to obtain access to the proposed 
building as shown on Exhibit G.  
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-8-514 – SOS 
Ordinance 

Modify: (A) In order to prevent pollution, impervious cover for all 
such development the Brodie PUD shall be limited to a maximum of 
56% Net Site Area. 15 percent in the entire recharge zone, 20 
percent of the contributing zone within the Barton Creek 
watershed, and 25 percent in the remainder of the contributing 
zone. 

The Brodie PUD is proposing to modify 
the maximum impervious cover allowed 
by the SOS Ordinance.  We understand 
that this code modification will require a 
super majority vote of the City Council.  
Even though we need to amend this 
section of the SOS Ordinance the 
proposed 36% reduction in impervious 
cover is superior to what exists now 
versus revitalizing the existing shopping 
center with no reduction of impervious 
cover or water quality benefit.   
The traditional approach to meeting the 
SOS pollutant load reduction 
requirements is to retain all stormwater 
and then reirrigate it on the site.  This 
typically involves significant amounts of 
land area reserved for reirrigation to 
meet infiltration timing that treats the 
associated water volume.  Following this 
method the Brodie PUD would need to 
utilize over 9 acres for reirrigation that 
would have no other use. 
In collaboration with City staff the Brodie 
PUD has tested and will commit to an 
enhanced approach to pollutant removal 
that advances the City’s Water Forward 
Plan by conserving potable water. The 
Brodie PUD will remove rooftop 
rainwater volume through reuse as 
supply for cooling towers and traditional 
landscape irrigation. 

Under the ECMs, the Director may 
approve such an alternative design that 
is  

A) not subject to a hold time of 12 
hours following a rain event to 
allow for ongoing drawdown 
from continuous cooling tower 
makeup demand, and 

B) not subject to the maximum 
drawdown time of 120 hours 
following a rain event, allowing 
it to be partially emptied prior 
to forecasted rain based on the 
favorable relationship between 
variations in seasonal rainfall 
intensity and reuse demands 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-8-281 – 
Critical 
Environmental 
Features 

Modify: (A)Drainage patterns for proposed development must be 
designed to protect critical environmental features from the effects 
of runoff from developed areas, and to maintain the catchment 
areas of recharge features in a natural state. Special controls must 
be used where necessary to avoid the effects of erosion, or 
sedimentation, or high rates of flow.(B)A residential lot may not 
include a critical environmental feature or be located within 50 feet 
of a critical environmental feature.(C)This subsection prescribes the 
requirements for critical environmental feature buffer zones.(1)A 
buffer zone is established around each critical environmental 
feature described in this subchapter.(a)Except as provided in 
Subsection (C)(1)(b), the width of the buffer zone is 150 feet from 
the edge of the critical environmental feature.   The Brodie Oaks 
PUD will be permitted to encroach on Airman’s Cave a maximum of 
80’ providing there is a minimum of 20’ of Del Rio Clay remaining 
between any encroachment into the CEF buffer and the vertical 
extent of the cave.   
In addition, the Brodie Oaks PUD is permitted to encroach 50’ into 
the spring labeled as S-1 as indicated on Exhibit F – Brodie Water 
Quality and Drainage Plan (Page 2).    

The project is requesting to encroach 
into the CEF buffer for Airman’s Cave up 
to 80’ providing that 20’ of Del Rio Clay 
remain between any encroachment into 
the CEF Buffer and the Cave.  The project 
is also requesting to modify the location 
of the CEF Buffers at the edge of the site 
to encroach 50’ as indicated in Exhibit F- 
Brodie Water Quality and Drainage Plan. 

According to analysis performed by Nico 
Hauwert (Airman’s Cave Hydro Study 
2021), the cave is approximately 140’ 
below the surface. The reduction of the 
CEF buffer for Airman’s Cave is necessary 
for the structural supports for the 
buildings, below grade parking, and 
subsurface ponds. 

The reason for the 50’ encroachment 
into CEF S1 is to allow for removing of 
the wall that separates the site from the 
greenbelt and regrading to a more 
natural grade.   Due to the desire to 
restore the edge of the site and connect 
it to the Barton Creek Greenbelt, there 
will be grading that will occur to connect 
new grades to those in the greenbelt. 
Some of this grading may infringe on the 
150-foot CEF buffer of CEF S-1.  The 
project is proposing to add an 
approximately equivalent area of 
additional CEF setback area to CEF S-1 
and CEF S-2 in order to compensate for 
the reduction in the buffer area.    

In addition, the conflicting desires to 
minimize impervious cover and to 
minimize height of the buildings has 
required that we go below grade with 
multiple levels of parking.  

Finally, the small, walkable blocks have 
left a situation where some blocks need 
5 levels of parking with the building 
sitting on top of the parking structure. 
This makes those blocks very tall (225’). 
Deep structural piers are necessary to 
support such a tower. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
DCM Sec. 5.3.2 
(Maximum 
Velocities) 

Maximum velocities in conduits are important because of the 
possibility of excessive erosion of the storm drainpipe material. The 
Brodie PUD will be permitted to exceed 20’/sec (for the 25-year 
event) for Storm drain trunks with a proposed velocity of 21.6’/sec.   

The waiver is requested for the following 
reasons. 

1. Due to the significant reduction 
of impervious cover, the 
proposed 25-year flow rate is 
less than the existing 25-year 
flow rate. 

2. The current velocity in the pipe 
is 21.9’/sec and the proposed 
velocity is 21.6’sec after the 
reduction of impervious cover 

3. The outfall of the pipe drains to 
an existing wet pond and the 
pipe is submerged in the 
normal pool condition. This 
condition would eliminate any 
erosion potential downstream. 

4. The pipe is existing. Under 
normal circumstances the pipe 
would have been sized to meet 
this criterion. But since the pipe 
is existing, we do not 
significantly exceed the 
maximum velocity and due to 
the costs associated with 
replacing this pipe, we are 
requesting the pipe to remain 
in-place. 

Administrative   

Sec. 25-4-62 
Expiration of an 
Approved 
Preliminary Plan 

An approved preliminary plan expires five seven years after the 
date the application for approval of the preliminary plan is 
submitted. 

The Brodie PUD is a complex 
redevelopment intended to be phased 
over several years.  The first phase of 
development will be larger due to the 
need to build roadway infrastructure 
that serves the entire site and 
demolition of impervious cover and 
temporary revegetation to meet the SOS 
Water Quality Standards.    

Sec. 25-5-81(B) Modify: Except as provided in Subsections (C), (D), and (E) of this 
section, a site plan expires three eight years after the date of its 
approval. 

The Brodie PUD is a complex 
redevelopment intended to be phased 
over several years.  The first phase of 
development will be larger due to the 
need to build roadway infrastructure 
that serves the entire site and 
demolition of impervious cover and 
temporary revegetation to meet the SOS 
Water Quality Standards. 
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CODE SECTION PROPOSED PUD REGULATION JUSTIFICATION 
25-5-21(B) Modify: The director may approve development phasing if the date 

proposed for beginning construction on the final phase is not more 
than three five years after the approval of the site plan. Planning 
Commission approval is required for development phasing if the 
date proposed for beginning construction of a phase is more than 
fivethree years after approval date of the site plan. 

The Brodie PUD is a complex 
redevelopment intended to be phased 
over several years.  The first phase of 
development will be larger due to the 
need to build roadway infrastructure 
that serves the entire site and 
demolition of impervious cover and 
temporary revegetation to meet the SOS 
Water Quality Standards.    

25-5-142 Modify: Land Use Commission approval of site plan is required for: 
(1)  a conditional use; 
(2)  except for the Brodie PUD and as provided in Section 25-5-

2 (Site Plan Exemptions), development in a Hill Country 
Roadway Corridor; and 

(3)  if otherwise required by this title. 
 

The Brodie PUD will be reviewed and 
approved by the Land Use Commission 
as a comprehensive development 
through the PUD process as such each 
individual site plan will be 
administratively approved and not 
required to be approved by the Land Use 
Commission. 

 

https://library.municode.com/tx/austin/codes/code_of_ordinances?nodeId=TIT25LADE_CH25-5SIPL_ART1SIPLGE_DIV1SIPLRENO_S25-5-2SIPLEX
https://library.municode.com/tx/austin/codes/code_of_ordinances?nodeId=TIT25LADE_CH25-5SIPL_ART1SIPLGE_DIV1SIPLRENO_S25-5-2SIPLEX
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GO: General Office

LO: Limited Office

SF-2: Single-Family Residence - Standard Lot

GO-MU: General Office - Mixed Use

GR: Community Commercial

CH: Commercial Highway

MF-2: Multi-Family Residence - Low Density

CS: General Commercial Services

CS-1: General Commercial Services - Liquor Store
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CS-1-V-CO: Commercial Services - Vertical Mixed Use 
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SITE METRICS
Total Site Area 37.6 Acres / 1,637,856 Sq. Ft.
Proposed Impervious Cover 56% NSA; 54% GSA
Minimum Lot Size 5,750 Sq. Ft.
Minimum Lot Width 50 feet
Minimum Setbacks
Front 0 feet
Street Side Yard 0 feet
Interior Side Yard 0 feet
Rear Yard 0 feet

LAND USE AREA METRICS
Acres

Building 
Cover

Impervious 
Cover*

Non-
Residential

Maximum 
Hotel

Maximum 
Residential

Max. Max. %  Max. Sq. Ft. Keys Sq. Ft. Units Sq. Ft.
Land Use 

Area 1
25.9 95% 95% 1,400,000 200 200,000 1,700 1,500,000

Land Use 
Area 2

11.7 .5% 7.5% 5,000 -- -- -- --

Site Total 37.6 56%

*Maximum impervious cover is based on Net Site Area (NSA) and 
will be tracked by site plan in compliance with Exhibit H - Brodie 
Oaks Redevelopment Phasing Plan.  Impervious Cover will be 
higher on a site-by-site basis. 

Maximum floor-to-area ratio is not applicable to the Brodie Oaks 
Redevelopment.
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Private Streets with 
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Hill Country Roadway 
Overlay Boundary

Affordable Housing 
Commitments
ESTABLISHING BASE HEIGHT

The base height used to calculate affordable bonus 
area is based on maximum height allowable under 
current zoning including overlay zoning districts.  The 
area used to calculate the base has been modified to 
include whole buildings for simplicity of permitting and 
administration.

HILL COUNTRY AREA HEIGHT COMPENSATION
Area where base height is 
increased

0.3 acres

Area where base height is 
decreased

1.3 acres

Difference 1 acre

RESIDENTIAL BONUS AREA

To the extent any residential buildings exceed the 
base heights established in this Exhibit C Brodie 
Land Use Plan (Page 4), the developer shall provide 
contract commitments and performance guarantees 
that provide affordable housing meeting or exceeding 
the requirements of Section 2.5.3 (Requirements for 
Rental Housing) and Section 2.5.4 (Requirements 
for Ownership Housing) equal to 10% of the total 
amount of  occupiable square feet which exceeds the 
established base height. 

Such calculation shall be made for each building at the 
time a building permit is issued. 

PHASING OF RESIDENTIAL BONUS AREA

In recognition that some buildings will contain more 
residential units than others, such obligation may be 
transferred between buildings as they come on line 
as long as the number of units never falls below the 
required obligation.

The total residential affordable housing square 
foot obligation will be tracked on each site plan in 
accordance with Exhibit H: Brodie Oaks Phasing Plan.
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NON-RESIDENTIAL BONUS AREA

To the extent any non-residential buildings exceed the 
base height established in this Exhibit C Brodie Land 
Use Plan (Page 4), the developer shall convey land to 
Foundation Communities for a standalone affordable 
housing project built on-site that must:

• Include a minimum of 125 family-oriented units 
with a material mix of 2 and 3 bedroom units;

• Be affordable to a household whose income is 
between 30 and 60 percent of the median family 
income in the Austin metropolitan statistical area;

• Remain affordable for 40 years from the date a 
certificate of occupancy is issued; and

• Be eligible for federal housing choice vouchers.

ASSURANCES AND PHASING OF NON-RESIDENTIAL 
BONUS AREA

In recognition of these facts:

• Brodie will be constructed over time; 

• A stand-alone Foundation Communities project 
will require additional tax credits and other funding 
sources for construction and operation that are 
likely but not certain and not within this developers 
control; and

• The best site for a stand-alone affordable housing 
project is located in Phase II of the development, 
adjacent to the planned neighborhood park, along 
the South Lamar frontage, and adjacent to the 
planned transit stop.

The affordable housing requirement for non-residential 
bonus area will be satisfied through the recordation of a 
Land Use Restriction with the deed to restrict Block 4 to 
an affordable housing project. The restrictive covenant 
will be subject to the existing retail lease to Olive 
Garden. The lease expires in Feb. 2027. If Foundation 
Communities is unable to develop the family-oriented 
project it has in mind, the City will still have the 
commitment that an alternative affordable housing 
project will be constructed.  
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Minimum 
142-feet to 
the closest 
building.

Notes
Compliance will meet all aspects of the fire code and 
Wildland-Urban Interface, (WUI) Code, Ordinance 
No. 20200409-040 and may include the provision of 
defensible space within the parks identified on Exhibit 
D: Brodie Parks and Open Space which separate the  
developed area of the site from the existing greenbelt 
by a minimum of 88-feet and separate any buildings by 
a minimum of 142-feet at the closest point.  Enhanced 
fire resistant construction standards for the buildings 
located in proximity to the fire hazard area may also be 
employed to meet the code.  

All compliance will be demonstrated on a fire 
protection plan for the proposed development at the 
time of subdivision, site plan, and building permits as 
applicable.

The development will meet Section 402.1.1 Access as 
demonstrated in Exhibit E: Brodie Transportation Plan.

Parkland to be managed as an area 
of defensible space.

Slopes greater than 10%

Minimum 
88-feet to the 
edge of the 
internal street 
and access 
area.
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Hill Country Roadway Overlay
Hill Country Roadway Overlay Requirements shall apply differently 
to Land Use Area 1 (LU1) and Land Use Area 2 (LU2) as indicated in 
the Hill Country Roadway Overlay (HCRO) standards chart in Exhibit 
C: Land Use Plan (page 5).

Hill Country Roadway 
Overlay (15.7 acres)

Non-Native Preserved Trees

Native Preserved Trees

Native Removed 
Regulated trees

Land Use Area 1 (8.4-acres) 
(within HCRO)

Land Use Area 2 (7.5-acres)
(within HCRO)

Legend:

Private Streets with 
Public Access Easements

Property Boundary

LU1

Restored Hill Country 
and Native Prairie 
landscape (2 acres)

Tree com
pensation 

planting area.

TREE TABLE TOTAL LOW 
SUITABILITY

ADJUSTED
TOTAL* PRESERVED % 

PRESERVED

Native Heritage Trees 
(24” and above)

12 0 12 12 100%

Native Protected Trees 
(19”- 23’11”)

2 0 2 2 100%

Native Regulated Trees 
(8” - 18’11”)

51 12 39 32 82%

Small Native Regulated Trees 
(6” or more; and Tree clusters)

1 1 0 0 -



HILL COUNTRY ROADWAY OVERLAY

Hill Country Roadway Overlay Standards Table

HCRO STANDARDS LU1 LU2 NOTES

Floor-To-Area Ratio (25-2-1122) Modified Modified
See the site metrics table on the Land Use Exhibit.  FAR 
is not being regulated for the Brodie Site.

Construction on Slopes (25-2-1123) Meets Modified

The existing park road is constructed on slopes that 
exceed 15 percent gradient for a short portion of the 
roadway within the property and for a longer distance 
off-site. Due to the location of this road within the 
Balcones Canyon Land Preserve no modifications are 
proposed to the road where it enters the site.

Building Height (25-2-1124) Modified Exceeds

The Brodie PUD is in a high intensity area and thus is 
restricted to 28’ in height within 200’ of the ROW and 
53’ if further than 200’ from the ROW.  The Brodie PUD 
Height exhibit shows that all land within Land Use Area 
2 will be restricted to 28’ providing enhanced views of 
the Hill Country.  
Height has been modified in Land Use Area 1 in 
proximity to the intersection of Loop 360 and S. Lamar 
Blvd.

Location of On-Site Utilities (25-2-1125) Meets Meets All utilities will be underground

Building Materials (25-2-1126) Modified Meets
No buildings area proposed in Land Use Area 2. 
Building materials will meet the requirements of the 
HCRO on the ground floor only in Land Use Area 1.

Native Trees (25-2-1022) Meet Exceed

All Heritage and Protected Trees within the HCRO are 
being preserved.  Eighty percent (80%) of the inches 
from native trees and small native trees less than 19” 
and determined as suitable for preservation by the 
submitted arborist report within the HCRO area are 
being preserved.  
Any native trees that are removed from Land Use Area 
1 will be compensated for in Land Use Area 2 at a 
mitigation rate of 60%.  The priority tree planting area 
within Land Use Area 2 for compensating trees will be 
within and adjacent to the highway vegetative buffer 
area.

Roadway Vegetative Buffer (25-2-1023) Modified Exceed

All buildings and impervious cover with the exception of 
the existing park road which is necessary for site access 
will be removed from Land Use Area 2.  The vegetative 
area in Land Use Area 2 will extend all the way back 
to the edge of the property and the Barton Creek 
Greenbelt and be dedicated as parkland.  Public access 
and views will be restored in Land Use Area 2.

Natural Area (25-2-1025) Modified Modified

The project is removing all buildings and surface 
parking lots from Land Use Area 2 representing over 
45% of the HCRO area.  This area will be vegetated and 
dedicated as City of Austin Parkland therefore some of 
the area will be used for recreation and not meet the 
HCRO revegetation requirements.  A minimum of two 
acres or 12% of Land Use Area 2 will be revegetated 
utilizing the HCRO standard with an increased 
commitment to 1/3 the standard density from the code 
required 1/4 of the standard density and a native prairie 
standard as identified on this exhibit.

HCRO STANDARDS LU1 LU2 NOTES

Parking Lot Medians (25-2-1026) Modified Meet

The Brodie PUD may include temporary parking areas 
on cleared land within Land Use Area 1 while the site 
is awaiting full buildout of each phase.  These parking 
areas will not be subject to this code section. No 
permanent surface parking lots are proposed in the 
Brodie PUD.  

Visual Screening (25-2-1027) Modified Meet
The existing berm on Loop 360 will remain and provides 
screening of the park road.  Buildings in LU1 will not be 
screened.

HCRO Revegetation Standards

1. One acre within LU2 shall be re-vegetated according 
to the HCRO revegetation criteria included in 
Appendix A of the Environmental Criteria Manual.

The Brodie Oaks Site was developed prior to the 
Hill Country Roadway Overlay Ordinance going 
into effect and meets the criteria for Low Density 
revegetation and requires restoration at 1/4 the 
standard density.  This PUD will increase the density 
of revegetation to 1/3 the standard density.

2. One acre within LU2 shall be re-vegetated according 
to a native prairie standard as indicated below:

Goal: Establish a native prairie ecology.  The desired 
outcome is to have a herbaceous understory 
reflective of native prairie established within 12 - 18 
months of seed application.

Source: Seed

Application: 50/50 mix of Riparian Recover mix and 
Native Prairie mix of net acre of native prairie area.

Time of Year Application: October 1st -December 
15th or March 15th - May 15th.  Fall preferred.

Acceptance: At two years from Implementation: 
- 80% groundcover/vegetative coverage.
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Notes

LAND USES

1. The following uses are permitted uses within Land 
Use Areas 1.

Residential Uses
• Bed & Breakfast (Group 1)
• Bed & Breakfast (Group 2)
• Condominium Residential
• Group Home, Class I (General)
• Group Home, Class I (Limited) 
• Group Home, Class II
• Multifamily Residential
• Townhouse Residential
• Short-Term Rental (Types 1 and 3)
Commercial Uses
• Administrative and Business Office
• Art Gallery
• Art Work Shop
• Automotive Sales
• Automotive Rentals
• Automotive Repair Services
• Business or Trade School
• Business Support Services
• Cocktail Lounge (up to 25,000 sq. ft. gross floor 

area by-right; A CUP is required for any additional 
gross floor area)

• Commercial Off-Street Parking
• Communications Services
• Consumer Convenience Services
• Consumer Repair Services
• Convenience Storage
• Electronic Prototype Assembly
• Electronic Testing
• Financial Services
• Food Preparation
• Food Sales
• General Retail Sales (Convenience)
• General Retail Sales (General)
• Hotel-Motel
• Indoor Entertainment
• Indoor Sports and Recreation
• Kennels
• Laundry Services
• Liquor Sales (up to 25,000 sq. ft. gross floor area)
• Medical Offices – exceeding 5,000 sq. ft. gross 

floor area

• Medical Office – not exceeding 5,000 sq. ft. gross 
floor area

• Off-Site Accessory Parking
• Outdoor Entertainment
• Outdoor Sports and Recreation
• Pedicab Storage and Dispatch
• Personal Improvements Services
• Personal Services
• Pet Services
• Plant Nursery
• Printing and Publishing
• Professional Office
• Recreational Equipment Maint. & Stor.
• Recreational Equipment Sales
• Research Assembly Services
• Research Services
• Restaurant (General)
• Restaurant (Limited)
• Service Station
• Software Development
• Theater
• Vehicle Storage
• Veterinary Services
Industrial Uses
• Custom Manufacturing
Agricultural Uses
• Community Garden
• Indoor Crop Production
• Urban Farm
Civic Uses
• Administrative Services
• Camp
• Club or Lodge
• College and University Facilities
• Communication Service Facilities
• Community Events
• Community Recreation (Private)
• Community Recreation (Public)
• Congregate Living
• Convalescent Services
• Counseling Services
• Cultural Services
• Day Care Services (Commercial)
• Day Care Services (General)
• Day Care Services (Limited)
• Family Home
• Hospital Services (General)
• Hospital Services (Limited)
• Local Utility Services

• Major Utility Facilities
• Maintenance and Service Facilities
• Park and Recreation Services (General)
• Park and Recreation Services (Special)
• Private Primary Educational Facilities
• Private Secondary Educational Facilities
• Public Primary Educational Facilities
• Public Secondary Educational Facilities
• Religious Assembly
• Safety Services
• Telecommunication Tower

2. The following uses are permitted uses within Land 
Use Area 2.

Commercial Uses
• Commercial Off-Street Parking
• Outdoor Entertainment (See note 4)
• Outdoor Sports and Recreation
• Pedicab Storage and Dispatch
• Recreational Equipment Maint. & Stor.
Agricultural Uses
• Community Garden
Civic Uses
• Camp
• Community Events
• Community Recreation (Private)
• Community Recreation (Public)
• Cultural Services
• Park and Recreation Services (General)
• Park and Recreation Services (Special)
• Religious Assembly
• Local Utility Services
• Major Utility Facilities

3. A site can cross a public or private street or right-of-
way.

4. A site plan for the construction of an amphitheater, 
pavilion or other outdoor venue located in Land Use 
Area 2 that is associated with a commercial, civic, 
or residential use and designed for a maximum 
occupancy of 2,000 people may be approved 
administratively.  Larger amphitheaters will require 
the approval of a CUP.

EXHIBIT C: 
BRODIE LAND USE PLAN (PAGE 8)

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

5. The temporary sale of alcohol associated with an 
event in Land Use Area 2 may be allowed subject to 
approval by the City of Austin Parks and Recreation 
Department special event permit and applicable 
TABC permitting.

PARKLAND DEDICATION

1. Parkland dedication shall be satisfied in accordance 
with Exhibit D- Brodie Oaks Redevelopment Parks and 
Open Space Plan.



Name Total 
Acres

Open 
Space

Restored 
Landscape

Dedicated 
Parkland

Credited 
Acres*

Overlook Trailhead 
Park

8.1 Yes Yes
(2 acres)

Yes 4.7

Central Green 1.3 Yes Yes
1.0

Neighborhood Park 2.2 Yes Yes
2.0

Total 11.6 11.6 2.0 11.6 7.7
% of Site (37.6 
acres)

30.8% 30.8% 5.3% 30.8% 26.3%

PARKLAND CREDIT CALCULATIONS
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Overlook Trailhead Park 8.1 1.2 5.5 1.4 0 0 6.9 4.7
Central Green 1.3 .7 .6 0 0 0 .6 1.0

Neighborhood Park 2.2 1.8 .4 0 0 0 .5 2.0

Percent Credited 100% 50% 50% 50% 50%
Total 11.6 3.5 3.3* .7 0 0 8.1 7.7
* The size and location of easements associated with the SOS water 
quality system including sub-surface ponds and reirrigation areas will 
be determined at the time of dedication and after execution of the 
parks maintenance agreement.  Easement areas represented in the 
parkland credit calculation table represent the maximum amount of acres 
needed and include accommodation for an additional 2.5 acres 
of reirrigation area over the anticipated 3 acres in the event that 
watershed protection department requires additional water quality 
measures during extreme storm frequencies. Unlike the standard 
retention/irrigation system mentioned above where reirrigation 
occurs after every rain event, this system would only be used after 
extreme events. In comparison, the standard retention/irrigation 
system would irrigate after every rain event, whereas the rainwater 
system would only irrigate 0-2 times/year.

All re-irrigation areas will be designed as restored habitat with trails or will 
be designed to allow for some recreation. Subsurface ponds will allow full 
use on the surface and may be credited up to 100%.  Exact credit assigned 
at dedication must generally comply with the Standards for Dedicated 
Parkland and the Parkland Dedication Operating Procedures, as amended 
but at no time will they be credited at less than 50%.

Notes
1. Parkland must generally comply with the Standards for 

Dedicated Parkland and the Parkland Dedication Operating 
Procedures, as amended.

2. Any surface pond or wetland area will be designed as an 
amenity in accordance with the Parkland Dedication Operating 
Procedures, as amended

Trailhead Overlook Park

Central Green

Neighborhood Park
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OPEN SPACE
The open space required to meet the PUD Tier I (Sec.2.3.1c) “superior development” 
standard is 10 percent of the residential tracts and 20 percent of non-residential tracts.  
The Brodie Oaks Redevelopment is a mixed use development consisting of both 
residential and non-residential uses and uses the commercial designation.

Mixed Use developments are classified as non-residential and use the 20 percent:

• Developed Area: 26.0 acres

• Open space required to meet Tier I: 5.2 acres (20% of 26.0 acres)

• Total open space provided: 11.6 acres (45%  of 26.0 acres)

The open space required to meet the requirements in PUD Tier II (Sec.2.4) is open 
space at least 10 percent above the requirements of Section 2.3.1.A. (Minimum 
Requirements). Alternatively, within the urban roadway boundary established in Figure 
2 of Subchapter E of Chapter 25-2 (Design Standards and Mixed Use), provide for 
proportional enhancements to existing or planned trails, parks, or other recreational 
common open space in consultation with the Director of the Parks and Recreation 
Department.

• Developed Area: 26.0 acres

• Open space required to meet Tier II: 7.8 acres (30 percent of 26 acres)

• Total open space provided: 11.6 acres (45%  of 26.0 acres)

PARKLAND
According to the parkland dedication operating procedures (Sec.14.3.9B) to be 
considered “superior development,” land proposed for dedication must:

1. Include at least 10.4 credited acres per 1,000 residents, 

2. Be developed in accordance with a plan approved by PARD; and

3. Be dedicated to a governmental entity.

Brodie is proposing to meet this requirement with the following parkland dedication.

• Total Parkland Required: Approximately 29-acres (Final parkland calculation is 
determined at the time of development in accordance with Exhibit H: Phasing 
Plan.

• Total Land Provided (minimum): 7.6 acres (See Parkland Credit Calculations Table 
on previous sheet.)

• Total Parkland Fee-in-lieu: The balance between required and dedicated parkland 
will be satisfied as a fee-in-lieu of dedication.  

PARKLAND DEVELOPMENT

Brodie will develop, operate, and maintain all open space on site in accordance with an executed 
park maintenance agreement for the site.

Brodie will develop 50 parking space and allocate 40 to Overlook / Trailhead Park and 10 to 
Neighborhood Park.  Parking spaces will be reserved for park users.  Parking spaces allocated to 
OVerlook / Trailhead Park will be provided in phase 1 as indicated in Exhibit H: Brodie Phasing Plan 
and parking spaces allocated to Neighborhood Park will be constructed in Phase II.

Brodie will achieve SITES Silver Certification for Parks.

Brodie is committing to exceed the Parkland Development Fee in effect at the time of site plan by 
$700 per unit for both residential and hotel units.

This fee may be used for the following within the parkland dedicated with this PUD.:

• Required and allowed parkland amenities listed in the parkland amenities table;

• All Shared Use Paths (SUP) and trails within the parks;

• Landscaping and planting within the parks;

• Irrigation of landscaping and planting materials within the parks;

• Lighting installed within the parks;

• Park signage and wayfinding to include interpretive signage within the parks;

• Park security facilities and amenities; and / or

• The installation of wet or dry utilities installed to service park facilities.

EXHIBIT D: 
BRODIE PARKS AND OPEN SPACE PLAN (PAGE 2)

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

The Brodie Oaks Redevelopment is committing to develop a minimum of three amenities per 
park area.  As indicated in the table below some amenities are required while others are optional. 
Final park amenities and designs must be approved by PARD, and additional amenities not listed 
on the table may be added with mutual approval between the developer and PARD.

PARKLAND AMENITIES LIST
Co-located with 

Re-irrigation
Overlook / 
Trailhead

Central Neighborhood

Seating Yes A A A
Trailhead Yes R
Trail Connections A
Restored Landscape Yes R
Dog Run No A
Playground No A R
Cyclist Amenities Yes A A A
Sidewalk or Shared-use 
Path

Yes R A A

Volleyball Courts No A A
Markets Yes A A A
Nature Playground Yes A A
Trails and Pathways Yes R
Interpretive Signage Yes A
Dedicated Parking Area No A
Playfields Yes A A
Outdoor Fitness Station Yes A A
Open Lawn Yes A A A
Social Games No A A A
Interactive Water Feature No A
Shade Sail / Structure / 
Pavilion

No R

Access to Public 
Restrooms

No R R

Legend: 
R = Required Amenity
A = Allowed Amenity

CO-LOCATING RE-IRRIGATION

Where re-irrigation is co-located with park amenities one of the following mitigation measures will 
be used to ensure full use of the amenity.  

• Directional Spray - The re-irrigation system will be designed so that it can be directed away 
from the amenity.

• Final re-irrigation operation details will be reviewed by PARD and require PARD approval

TRAILHEAD AND CONNECTION TO BARTON CREEK GREENBELT

The project is currently working with local organizations like the Hill Country Conservancy, Save 
Barton Creek Association, and Austin Parks Foundation to explore how the project can support 
the construction and ongoing maintenance of a trail connection to the Barton Creek and regional 
Violet Crown Trail systems.  The project will explore methods to fund off-site Barton Creek 
Greenbelt preservation and management on an ongoing basis.

DOG PARK OR DOG RUN

Any dog run or dog park will be designed with PARD and WPD approval. All Stormwater from 
the Park areas will be captured into the subsurface ponds as such there no stormwater is directly 
discharged off site of any developed areas.  The dog park will not be co-located with any re-
irrigation area.  
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Notes
1. The Brodie PUD is proposing the construction 

of a shared use path to connect Brodie to the 
Barton Creek Plaza.  The existing Park Street A is 
constructed within a 40’ easement and located 
within COA Parkland and the Balcones Canyonland 
Preserve.  No increase in impervious cover is 
permitted within the preserve.  Based on this the 
shared use path is proposed to be located within 
TxDOT ROW and will be subject to approval by 
TxDOT at the time of permitting.

2. The shared use path will remain in TxDOT ROW 
until the first intersection within the Brodie PUD 
where a safe crossing can be provided.

3. The shared use path and cycle track will connect to 
S. Lamar Blvd at the northern most entrance to the 
project.

4. Electric Vehicle Charging Stations will be provided.

5. Gated roadways are prohibited.

6. All tree zones are a minimum of 7’ wide and will 
include trees a minimum of 3 inches in diameter 
when measured 6 inches above the root flare at the 
time of planting. 

7. Where the buffer and bike lane are adjacent to the 
street edge, they will be constructed of reinforced 
concrete with integral terracotta coloring to allow 
for deployment of outriggers for fire ground setup.

8. All internal drives shall remain private; however, 
the drives have been designed to adhere to the 
Transportation Criteria Manual, Section 2 where 
possible. 
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INTERNAL CIRCULAR ROUTE 1
Typical Section, varies with Parking

(Modified Street Level 2, Fig. 2-18 of the TCM)

INTERNAL CIRCULAR ROUTE 2
With Shared Used Path

(Modified Street Level 2, Fig. 2-18 of the TCM)

Notes
1. This ICR section is a typical section.  Parallel parking 

on both sides of the street will be included for 
approximately 60% of the street extent.  Where the 
street intersects other streets parallel parking may be 
dropped from one side of the street or the other at 
various points.  The back of curb section will remain 
consistent along the entire ICR.

2. Where the buffer and bike lane are adjacent to the 
street edge, they will be constructed of reinforced 
concrete with integral terracotta coloring to allow for 
deployment of outriggers for fire ground setup.

3. All tree zones along the ICR are a minimum of 7’ wide 
when an additional row of trees is provided within the 
section.  This additional row of trees increases the 
total tree zone space from a required 16’ to 21’ for the 
section. Trees planted within the ICR must be at least 
6 feet in height and have a trunk diameter of three (3) 
inches measured 6 inches above the ground at the 
time it is planted.

ICR 2

ICR 1

Legend:

SUP: Shared Use Path

CZ: Clear Zone

TZ: Tree Zone

BL: Bicycle Lane

TL: Travel Lane

B: Buffer

P: Parking

FZ: Frontage Zone



INTERNAL CIRCULAR ROUTE 3
With Angled Parking

(Modified Street Level 2, Fig. 2-18 of the TCM)

ICR 3

Legend:

SUP: Shared Use Path

CZ: Clear Zone

TZ: Tree Zone

BL: Bicycle Lane

TL: Travel Lane

B: Buffer

P: Parking

FZ: Frontage Zone

Notes
1. Where the buffer and bike lane are adjacent to the 

street edge, they will be constructed of reinforced 
concrete with integral terracotta coloring to allow for 
deployment of outriggers for fire ground setup.

2. All tree zones along the ICR are a minimum of 7’ wide 
when an additional row of trees is provided within the 
section.  This additional row of trees increases the 
total tree zone space from a required 16’ to 21’ for the 
section. Trees planted within the ICR must be at least 
6 feet in height and have a trunk diameter of three (3) 
inches measured 6 inches above the ground at the 
time it is planted.

EXHIBIT E: 
BRODIE TRANSPORTATION PLAN (PAGE 3)

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  



EXHIBIT E: 
BRODIE TRANSPORTATION PLAN (PAGE 4)

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

Notes
1. The Brodie PUD is proposing the construction of 

a shared use path to connect Brodie to the Barton 
Creek Plaza.  The existing Park Street A is constructed 
within a 40’ easement and located within COA 
Parkland and the Balcones Canyonland Preserve.  
No increase in impervious cover is permitted within 
the preserve.  Based on this the shared use path is 
proposed to be located within TxDOT ROW and 
will be subject to approval by TxDOT at the time of 
permitting.

2. The shared use path will remain in TxDOT ROW until 
the first intersection within the Brodie PUD where a 
safe crossing can be provided.

3. The shared use path and cycle track will connect to 
S. Lamar Blvd at the northern most entrance to the 
project.

4. Park Street B, per TCM Figure 2-16, is applicable for 
buildings fronting street 4 stories or more in height. 
Bulb-outs for fire deployment zones. Additional speed 
management devices to be placed at maximum 300’ 
spacing to intersection or another device mid block.

5. Buffer and bike lane to be constructed of reinforced 
concrete with integral terracotta coloring to allow for 
deployment of outriggers for fire ground setup.

PARK STREET A PARK STREET B
(Modified Street Level 1, Fig. 2-16 of the TCM)

A
B

Legend:
SUP: Shared Use Path
CZ: Clear Zone
TZ: Tree Zone
BL: Bicycle Lane
TL: Travel Lane
B: Buffer
P: Parking
FZ: Frontage Zone
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PARK STREET C
(Modified Street Level 1, Fig. 2-16 of the TCM)

C

Notes
1. The Park Street and associated shared use path 

connects the Brodie Oaks Redevelopment and Barton 
Creek Trailhead to the Barton Creek Plaza office park.

2. Buffer and bike lane to be constructed of reinforced 
concrete with integral terracotta coloring to allow for 
deployment of outriggers for fire ground setup.

3. Park Street C, per TCM Figure 2-16, is applicable for 
buildings fronting street 4 stories or more in height. 
Bulb-outs for fire deployment zones. Additional speed 
management devices to be placed at maximum 300’ 
spacing to intersection or another device mid block.

Legend:

SUP: Shared Use Path

CZ: Clear Zone

TZ: Tree Zone

BL: Bicycle Lane

TL: Travel Lane

B: Buffer

P: Parking

FZ: Frontage Zone
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SOUTH LAMAR BOULEVARD

Notes
1. Applicant will construct all back of curb 

improvements compliant with the South 
Lamar Blvd 2016 Mobility Bond plan 
requirements and dedicate any space, 
right-of-way, or easement, necessary for 
such improvements.  
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Notes

Active Edge

1. An active edge imposes specific land use and design 
requirements for development along S. Lamar Blvd. It requires 
building facades to be located adjacent to or near to the clear 
zone.  

2. Design elements of an active edge include the use of at least 
one of the following frontage elements:

• A building where the first 30’ from the frontage of S. 
Lamar is designed to accommodate an active use in the  
future. Active uses include commercial, retail, restaurant, 
entertainment, and lobbies for civic, hotel, or multi-family 
uses.

• Building entrances oriented towards S. Lamar Blvd.,

• Window treatments oriented towards S. Lamar Blvd.,

• Awnings and canopies,

• Plaza spaces, 

• Screened parking, or

• Public art.
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Notes
1. The Brodie PUD will fully comply with the SOS pollutant 

removal requirements. This is being accomplished through two 
separate methods. The first method will capture stormwater 
runoff from the site (excluding the rooftops of the buildings) 
and will not deviate from the City of Austin requirements 
and meet all aspects of the Environmental Criteria Manual 
for Retention/Irrigation Systems. The second method will 
be Rainwater Harvesting where the water will be used for 
beneficial reuse such as cooling tower make-up water and 
landscape irrigation, as further described in the PUD Code 
Modifications. 

2. Infiltration testing will be provided as part of the full 
engineering design to be submitted for permit. Engineered 
soils may be considered to improve infiltration. 

3. This project is subject to the Void and Water Flow Mitigation 
Rule (COA ECM 1.12.0 and COA Item No. 658S of the SSM) 
provision that all trenching greater than 5 feet deep must 
be inspected by a geologist (Texas P.G.) or a geologist’s 
representative.
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8,443 SF CEF
AREA REMOVED

8,496 SF CEF
AREA ADDED
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Notes
1. The CEF setbacks for S-1 and S-2 have been adjusted. The 

CEF area removed from our site was 8,443 sf and we added 
8,496 sf. to the CEF area.

2. The project is requesting a modification to the CEF buffer 
around Airman’s cave. According to analysis performed 
by Nico Hauwert (Airman’s Cave Hydro Study 2021), the 
cave is approximately 140’ below the surface. The project 
is requesting an encroachment into the CEF buffer for the 
purpose of subsurface parking garages or ponds and structural 
supports of up to 80’ with the condition that at minimum 20’ 
of Del Rio Clay remains between any encroachment and the 
vertical extent of the cave. No open cut below 660’ AMSL 
or structural borings to below 630’ AMSL. Any groundwater 
encountered during boring, excavation, or any other 
construction activities will be disposed of according to all local, 
state, and federal guidelines

3. Perimeter fencing must be installed at the outer edge Critical 
Environmental Feature (CEF) setback area for all point 
recharge features. (CEF - F1 on ERI) Fencing must meet or 
exceed the criteria of COA Item No. 701S of the SSM. At least 
one four-foot wide, lockable access gate must be provided 
[LDC 25-8-281(C)(4)].

4. The presence of a Critical Environmental Feature on or near 
a property may affect development. All activities within the 
Critical Environmental Features (CEF) setback must comply 
with the City of Austin Code and Criteria. The natural 
vegetative cover must be retained to the maximum extent 
practicable; construction is prohibited; and wastewater 
disposal or irrigation is prohibited.

5. This project is located within the Edwards Aquifer Recharge 
Zone as defined by TCEQ Texas Administrative Code (30 TAC) 
Chapter 213.”

6. The location of the CEF buffer for Airman’s Cave will be 
determined based on the most up to date information from 
the Balcones Canyonlands Preserve.

Wetland CEF



EXHIBIT F: 
BRODIE WATER QUALITY AND ENVIRONMENT (PAGE 3)

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

Key Plan

Poetry Passage

Sherwood Forest Section at Poetry Passage

Buda Limstone, Washita Group

Del Rio Clay, Washita Group

Georgetown Limestone, 
Washita Group

Leached and Collapsed Members, 
Edwards Group

0 Ft (Ground level)
+ 13 ft approx

- 18 ft appox

- 65 ft appox

- 225 ft appox

- 85 ft appox

- 120 ft appox

- 150 ft appox

- 175 ft appox

- 287 ft appox

Regional Dense Members, Edwards Group

Grainstone Members, Edwards Group

Kirschberg Member 

based on 1995/1996 survey

Airman’s cave

Modified CEF buffer

30
0 

ft
 

23
5 

ft
 

13
6 

ft
 a

p
p

ro
x 

(fr
o

m
 G

L)

24075 Sf CEF area removed

20 ft

Buda Limstone, Washita Group

Del Rio Clay, Washita Group

Georgetown Limestone, 
Washita Group

Leached and Collapsed 
Members, Edwards Group

0 Ft (Ground level)
+ 5 ft approx

- 28 ft appox

-72 ft appox

- 92 ft appox

- 130 ft appox

- 160 ft appox

- 185 ft appox

- 185 ft appox

- 295 ft appox

Regional Dense Members, Edwards Group

Grainstone Members, Edwards Group

Kirschberg Member 

Section at Sherwood Forest based on 1995/1996 survey

Airman’s cave

30
0 

ft
 

23
5 

ft
 14

5 
ft

 a
p

p
ro

x 
(fr

o
m

 G
L)

22340 Sf CEF area removed

Modified CEF buffer
20 ft

based on 1995/1996 survey

Lateral Section of the Airman’s cave



EXHIBIT G: 
BRODIE GRADING PLAN 

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

Notes
1. Brodie has committed to a tree health and 

maintenance plan for all preserved or relocated 
trees.

0 200100 400
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TREE TABLE TOTAL
PRESERVED 

IN PLACE
RELOCATED

REMOVED 
TREES 

(ADJUSTED*)

ADJUSTED*

TOTAL
PRESERVED** 

(%)

Heritage 
(24” and up)

25 19 6 0 25 100%

Protected 
(19”- 23’11”)

43 23 10 9 42 79%

Regulated 
(8” - 18’11”)

171 101 4 31 136 77%

* The Arborist Report submitted with the PUD application indicates which trees are not suitable 
for preservation.  These trees have been removed from the adjusted numbers in this chart.
** The percent preserved utilizes the adjusted total.
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TREE # TYPE SIZE
356 LO 20
14233 LO 23.5
14234 LO 25
14235 LO 19
14236 LO 18
14237 LO 15
14238 LO 20
14239 LO 23.7
14240 LO 34.2
14241 LO 14
14242 B. Pear12
14243 LO 19
14244 LO 17
15701 LO 13
15702 LO 12
15703 LO 13
15704 LO 13
15705 LO 15
15706 LO 15
15707 LO 15
15708 LO 15
15709 LO 13
15710 LO 16
15711 LO 16
15712 LO 14
15713 LO 11
15714 LO 13
15715 LO 11
15716 LO 12
15717 LO 13
15718 LO 13
15719 LO 10.5
15720 LO 14
15721 LO 16
15722 CRM 16
15723 LO 18
15725 LO 16
15727 LO 13
15728 LO 10.5
15730 LO 14.5
15731 LO 20.4
15732 LO 25.4
15733 LO 20.1
15734 LO 15.4
15735 LO 11.7
15736 LO 16
15738 LO 39.6
15739 LO 45.6
15740 LO 61
15741 B.Pear 18.7
15808 LO 20.5
15809 LO 18.7
15810 LO 16
15811 BUM 14
15812 BUM 13.5
15813 CRM 22.7
15814 LO 17
15815 LO 18.7
15817 LO 20.8
15818 LO 8.7
15819 LO 8.5

TREE # TYPE SIZE
15820 LO 9.5
15821 LO 28
15822 LO 20
15823 LO 23
15824 LO 18
15825 LO 26.3
15826 LO 14.5
15827 LO 20.5
15828 LO 9
15829 LO 15
15830 LO 11.4
15831 LO 11
15832 LO 13
15833 LO 20
15834 LO 20.6
15835 LO 12.7
15836 LO 18.5
15837 LO 12.7
15838 LO 13.6
15839 LO 23.1
15840 LO 11.9
15841 LO 9.8
15842 LO 21
15843 LO 12.8
15844 LO 22.8
15845 LO 13.8
15846 LO 12.4
15847 LO 13
15848 LO 23.7
15849 LO 17.8
15850 LO 23.9
15851 LO 11.7
15852 LO 13
15853 LO 16
15854 LO 16
15855 LO 18
15856 LO 13
15857 LO 41
15858 LO 13
15859 LO 22
15860 LO 17
15861 LO 10
15862 LO 18
15863 LO 27.2
15864 LO 25.3
15865 LO 13
15866 LO 19.5
15867 LO 12.7
15869 LO 22.3
15870 LO 23
15871 LO 25.7
15872 LO 16
15873 LO 20
15874 LO 27.3
15875 LO 14
15876 LO 11.4
15877 LO 23
15878 LO 11
15879 LO 20
15880 LO 21
15881 LO 17

TREE # TYPE SIZE
15882 LO 15
15883 LO 19.8
15884 LO 15.5
15885 LO 17
15886 LO 13.6
15887 LO 15.8
15888 LO 22.1
15889 LO 17
15890 LO 21.5
15891 LO 15.5
15892 LO 19
15893 LO 17.5
15894 LO 17.9
15895 LO 16
15896 LO 16
15897 CE 19
15898 LO 16
15899 LO 21
15900 LO 39.4
15901 MSQ 10
15903 MNL 10.5
15904 LO 27.8
15905 LO 13.5
15906 CE 14.5
15907 CE 10.8
15908 CE 15.9
15909 PEC 20
15910 CDR 12.8
15911 CDR 19
15912 LIG 9
15913 CDR 19
15914 MSQ 11
15915 CB 9
15916 HB 12.4
15917 HB 12
15918 CHTW 14
15919 CE 12.5
15920 CE 18
15921 CDR 11
15922 HB 11
15923 CE 16
15924 CDR 12
15925 CE 12
15926 CDR 8
15927 CTN 12
15928 CTN 10
15930 ASH 11
15931 CDR 10
15932 CDR 9
15933 CDR 9
15934 CDR 21
15935 LIG 13
15936 CDR 9
15937 CTN 15
15938 CHE 13
15939 SYC 16
15940 HB 13
15941 AE 20
15942 HB 13
15943 CB 15
15944 LO 16.5

TREE # TYPE SIZE
15945 LO 31.5
15946 CDR 12
15947 CB 18.5
15948 MSQ 10
15949 AE 17
15950 HB 10
15951 HB 15
15952 CE 12
15953 CE 12.5
15954 CE 28
15955 CE 10
15956 CE 5
15957 CE 10.5
15958 CE 12
15959 CE 13.5
15960 CE 18
15961 CE 12
15962 CDR 10
15963 CE 37.5
15964 CE 20
15965 CE 20
15966 AE 11
15967 AE 8
15968 AE 13
15969 CE 11
15970 AE 9
15971 CE 15
15972 CE 12
15973 CDR 9
15974 CE 9
15975 CE 5
15976 CTN 28
15977 CE 18
15978 CE 34
15979 CE 14
15980 CE 12
15981 LO 29
15982 CE 14
15983 LO 24
15984 LO 36
15985 CE 5
15986 CE 9
15987 CE 7
15988 CE 18
15989 CE 12
15990 CE 12
15991 CE 10.5
15992 LO 24.4
15993 LO 12.5
15994 LO 10.5
15995 LO 14
15996 LO 13.5
15997 LO 17
15998 LO 24.5
15999 LO 15
16000 LO 22



EXHIBIT H: 
BRODIE PHASING PLAN

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

Notes
1. Each phase may be broken into sub-phases at the 

time of site plan.

2. During the construction of Phase I the entire area 
will be demolished. Portions of the site will be 
temporarily revegetated for the purposes of re-
irrigation.  

3. The Save Our Springs Ordinance water quality 
standards will be fully met by phase. The first site 
development permit will trigger full compliance 
with the SOS Ordinance for Phase 1 as identified 
by this PUD. 

4. A tracking chart will be provided on each site plan 
to account for the following sitewide or land use 
area metrics:

• Impervious Cover
• Building Coverage
• Affordable Housing
• Parkland Fees

The tracking chart will include the following 
information for each metric:

• Sitewide or land use area total 
• Previously developed by site plan
• Proposed with current plan 
• Amount left for future development

PARKLAND TRIGGERS
1. Dedication of and full development of Trailhead 

Overlook, and Central Park are triggered by the 
first site plan in Phase I or when PARD and the 
developer mutually agree.  The requested 50 
parking spaces will be developed at this time 
as temporary surface lots located outside of the 
parkland or as structured parking within buildings 
in Phase I. All parking will be in structured garages 
by full build-out.

2. Dedication of and full development of 
Neighborhood Park is triggered by the first site 
plan in Phase II or when PARD and the developer 
mutually agree.

Property Boundary
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Phase II
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EXHIBIT I: 
BRODIE ARTS MASTER PLAN

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

Notes
1. The Brodie Oaks Redevelopment will commit to a 

minimum of 2 art installations from local artists to 
be located at any of the potential locations in the 
master plan.

2. The Brodie Oaks Redevelopment art installations 
will total a minimum of $50,000 for the project with 
a minimum of $25,000 being spent on art in Phase 
I of the project as represented in Exhibit H: Brodie 
Oaks Redevelopment Phasing Plan

3. The Brodie Oaks Redevelopment will design a 
portion of the Park Street and the Central Green to 
accommodate festivals and/or markets.

4. The Brodie Oaks Redevelopment will commit to 
10,000SF of the planned retail space at 60% of 
market rents for artists.  Lease rates will return 
to market rate and general retail use 120 days 
after efforts are made to market the lease to 
artists.  The Economic Development Department 
and Economic Development Corporation will be 
notified of available discounted leases. 

5. Brodie is committing to work with local businesses 
for a minimum of 25% of the planned retail space.

Potential Locations for 
Installations

Potential Location for a Performing 
Arts Pavilion

Potential Location for a Festivals or 
Market Area
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EXHIBIT J: 
BRODIE WATER AND WASTEWATER PLAN

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

Notes
1. Wastewater service will be provided pursuant 

to SER 4970 and will be located in a wastewater 
easement internal to the site that will cross multiple 
lot lines.”

Wastewater

Domestic Water

Wastewater Easement

Domestic Water Easement
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EXHIBIT K: 
BRODIE EXISTING SLOPE MAP

SUBMITTAL DATE: 10/12/2022
PUD CASE: C814-2021-076006 BRODIE OAKS REDEVELOPMENT  

BARTON CREEK GREENBELT

LO
O

P 360

S. LAMAR BOULEVARD

CAPITA
L M

ETRO 

METRORAPID
 BUS STOP

0 200100 400

0 - 15% Slopes (36.79)
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Over 35% Slopes
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Private Streets with Public 
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Legend

Notes
Appendix Q-1

Net Site Area

Note: Net site area is only applicable to water sheds 
classified as water supply / water supply rural / 
Barton Springs zone. 

Total gross site area = 37.58 Acres

Site Deductions:

Critical water quality zone (CWQZ) = 0.0 acres

Water quality transition zone (WQTZ) = 0.0 acres

Wastewater irrigation areas = 0.0 acres

Deduction subtotal = 0.0 acres

Upland area (Gross area minus total dedcutions) = 
37.58 acres

Net Site Area Calculations:

Area of Uplands with Slopes 0-15% - 36.79 x 100%        
= 36.79 Acres

Area of Uplands with Slopes 15-25% - 0.27 x 40%          
= 0.11 Acres

Area of Uplands with Slopes 25-35% - 0.34 x 20%          
= 0.07 Acres

Area of Uplands with Slopes >35% - 0.18 x 0%          
= 0.00 Acres

Net Site Acres (subtotal) = 36.97 Acres
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MEMORANDUM 

Date: August 31, 2022 
To: Bobak Tehrany, P.E. (BOE Consulting Services)  
CC: Nathan Aubert, P.E. (ATD); Joan Minyard EIT (ATD) 

 
Reference: Brodie Oaks Redevelopment 

Transportation Impact Analysis Final Memo  
C814-2021-0099 

Summary of the Transportation Impact Analysis (TIA): 

The Austin Transportation Department (ATD) has reviewed the “Brodie Oaks Center Transportation 
Impact Analysis” dated June 9, 2022 (received June 30, 2022) prepared by BOE Consulting Services. 
The proposed development is for a PUD consisting of 1,233 dwelling units of mid-rise multifamily, 
467 dwelling units of high-rise multifamily, a 200-room hotel, 1,260,000 square feet of general 
office, and 140,000 square feet of shopping center. The site is located on the northwest corner of 
the intersection of South Lamar Boulevard and Capital of Texas Highway frontage road in south 
Austin. Site access will primarily consist of four driveways: one full-access and two right-in/right-
out driveways on South Lamar Boulevard and one right-in/right-out driveway on Capital of Texas 
Highway frontage road. Additional access is provided via the private drive connecting the Brodie 
Oaks development to the Barton Creek Plaza office complex to the north/west. The project is 
anticipated to be constructed in three phases with buildout years of 2026, 2031, and 2036.  

Below is a summary of our review findings and recommendations: 

1. The applicant shall design and construct the improvements identified in Table 2 below as 
part of the first site development application associated with this zoning case, contingent 
upon ATD and TxDOT review and approval. No temporary certificate of occupancy (TCO) or 
certificate of occupancy (CO) shall be issued until the construction of the identified 
improvements is complete. Note: Cost estimates should not be assumed to represent the 
maximum dollar value of improvements the applicant may be required to construct. 

2. Development of this property should not vary from the approved uses or deviate from the 
approved intensities and estimated traffic generation assumptions within the finalized TIA 
document, including land uses, trip generation, trip distribution, traffic controls, driveway 
locations, and other identified conditions. Any change in the assumptions made to the TIA 
document shall be reviewed by ATD and may require a new or updated TIA/addendum.  

3. Approval of this TIA does not grant nor guarantee approval of proposed driveway locations. 
Driveway locations shall be reviewed and considered during the site plan review process. 

4. An electronic copy of the final TIA is required to be provided to ATD prior to the issuance of 
any site development permit. 
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5. The findings and recommendations of this TIA memorandum remain valid until five (5) 
years from the date of the traffic counts in the TIA or the date of this memo, whichever 
comes first, after which a revised TIA or addendum may be required. 

6. Street Impact Fee Ordinances 20201220-061 
[https://www.austintexas.gov/edims/document.cfm?id=352887] and 20201210-
062 [https://www.austintexas.gov/edims/document.cfm?id=352739] have been adopted 
by City Council and are effective as of December 21, 2020. The City shall start collecting 
street impact fees with all building permits issued on or after June 22, 2022. For more 
information please visit the Street Impact Fee website [austintexas.gov/streetimpactfee]. 

7. Any building permit(s) associated with this development issued on or after June 22, 2022, 
will be subject to the Street Impact Fee (SIF) program. At time of first site plan, TDS staff 
shall draft a SIF Offset Agreement for all eligible improvements and an Allocation 
Agreement to memorialize how offsets are to be applied throughout the development. The 
SIF will be calculated and invoiced for each building permit and any required SIF payments 
shall be made prior to building permit issuance. 

Assumptions: 

1. Driveway access is being proposed on South Lamar Boulevard and Capital of Texas Highway 
frontage road, with additional access provided by the private drive running parallel to 
Capital of Texas Highway to the west. 

2. The anticipated buildout years are 2026, 2031, and 2036. 
3. The following reductions were applied for this development: 

 Transportation Demand Management (25% in both AM and PM) 
4. Based on TxDOT AADT volume data, a three (3.0) percent annual growth rate was assumed 

to account for the increase in background traffic. 
5. The following were identified as background projects expected to generate vehicle trips in 

addition to the general increase in background traffic: 
 AISD Ann Richards School 
 Victory Medical 

Trip Generation and Land Use 

Based on the Institute of Transportation Engineers (ITE) Trip Generation Manual (10th Edition), the 
development will generate approximately 30,417 unadjusted daily vehicles trips at full buildout. 
Taking into account the trip reductions identified in the previous section and the existing land uses 
and intensities, this development is anticipated to generate 3,567 net new adjusted daily vehicle 
trips. Table 1 shows the trip generation for the proposed development. 
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Table 1 – Trip Generation 

ITE Code Land Use Size / Unit 
24-Hour Two-
Way Volume 

AM Peak 
Hour 

PM Peak 
Hour 

Existing 
Various Phase 1 - - 12,782 1,046 1,262 
Various Phase 2 - - 785 70 68 
Various Phase 3 - - 5,678 416 469 

Total Existing Trips 19,246 1,532 1,800 
Proposed Phase 1 – Blocks 1, 2, 8 

221 Mid-Rise Multifamily 629 DU 3,426 226 277 
222 High-Rise Multifamily 248 DU 1,101 76 89 
710 General Office 466,200 SF 4,585 541 536 
820 Shopping Center 74,200 SF 4,006 118 369 

Total Proposed Trips Phase 1 (Unadjusted) 13,118 961 1,271 
Proposed Phase 2 – Blocks 5, 6 

221 Mid-Rise Multifamily 160 DU 873 58 71 
710 General Office 667,800 SF 6,567 775 768 
820 Shopping Center 63,000 SF 3,401 100 314 

Total Proposed Trips Phase 2 (Unadjusted) 10,841 932 1,152 
Proposed Phase 3 – Blocks 3, 4, 7, 9 

221 Mid-Rise Multifamily 444 DU 2,419 160 195 
222 High-Rise Multifamily 219 DU 977 68 79 
310 Hotel 200 Keys 1,672 95 124 
710 General Office 126,000 SF 1,239 146 145 
820 Shopping Center 2,800 SF 151 4 14 

Total Proposed Trips Phase 3 (Unadjusted) 6,457 473 557 
Total Proposed Trips (Unadjusted) 30,417 2,366 2,980 
Transportation Demand Management Reduction (25%) (7,605) (590) (745) 
Existing Trips (19,246) (1,532) (1,800) 
Total Adjusted Trips 3,567 244 435 

Transportation Demand Management (TDM) 

A Sustainable Modes Analysis was included in the TIA which was used to identify existing gaps in 
the pedestrian, bicycle, and transit system to determine which improvements should be associated 
with this development. The Sustainable Modes Analysis may also be used by future developments 
to identify pedestrian, bicycle, and transit needs in the area. Additionally, the applicant prepared a 
separate TDM Report to address the various measures this development will commit to in an effort 
to reduce single-occupancy vehicle trips. Based on the Sustainable Modes Analysis and TDM report, 
a total TDM reduction of 25% was granted. 
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Summary of Recommended Improvements 

Improvements to Roadway Infrastructure 

The TIA analyzed a total of 23 study intersections: four driveway intersections and 19 intersections 
external to the site. Based on the conclusions from this development’s TIA, the following 
improvements have been identified and will be assessed in greater detail when the first site plan 
application associated with this zoning case is submitted: 

 Reconstruction of the Brodie Oaks driveway and South Lamar Boulevard intersection. The 
TIA identified modifying this intersection to a standard four-legged design by regrading the 
northbound approaches to merge prior to the intersection, installing new signal 
infrastructure, constructing curb ramps, and restriping lanes and crosswalks. However, the 
City of Austin’s Mobility Bond Corridor Improvements to South Lamar are planned to 
commence construction in 2023 which potentially impact the results of this analysis; 
therefore, additional analysis shall be required in the future to take into account the 
corridor improvements. A micro-level simulation model shall be required to further analyze 
the intersection of South Lamar Boulevard and the Brodie Oaks driveway and determine 
what final/additional mitigation measures may be required. Both ATD and TxDOT must 
review the more detailed analysis and concur with findings prior to documenting the 
improvements to be constructed by the applicant. 

 Construction of a dedicated right-turn lane into the site at the driveway on Capital of Texas 
Highway frontage road. Coordination with TxDOT shall be required to determine final 
design. 

Improvements to Transit 

The MetroRapid 803 route runs from the Westgate Transit Center north along South Lamar 
Boulevard with the northbound and southbound Brodie Oaks Station stops currently located at the 
Brodie Oaks driveway intersection. The applicant has committed to incorporating the southbound 
stop into the site design per the South Lamar Boulevard corridor plan. No additional transit-related 
improvements have been proposed. 

Improvements to Active Modes (Pedestrian and Bicycle Infrastructure) 

There currently exists pedestrian and bicycle infrastructure in the area, however there are gaps in 
connectivity. To improve the active modes transportation network, the following improvements 
have been identified and committed to by the applicant: 

 Construction of a 12’-wide shared-use path along the south/west side of the private road 
connecting the development to the Barton Creek Plaza office complex. 

 Construction of all South Lamar Boulevard corridor plan improvements along the property 
frontage, including but not limited to sidewalks and protected bike lane. 

 Construction of sidewalks, crosswalks, curb ramps, and stamped concrete to provide 
pedestrian routes across the west and east sides of the South Lamar Boulevard and US 290 
frontage roads intersection. Please see Exhibit B for additional information. 
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Table 2 – Summary of Improvements 
 

Items Eligible for Street Impact Fee Offset 

Location Improvement Estimated Cost Developer Requirement 

South Lamar 
Boulevard & Brodie 
Oaks driveway 

Reconstruction to standard four-
legged intersection or other 
intersection improvements as 
identified with further analysis 

$1,050,000 

Construct as part of first site 
plan contingent upon micro-

level simulation modeling and 
ATD/TxDOT approval 

South Lamar 
Boulevard frontage 

Construct corridor plan 
improvements 

$300,000 Construct as part of first site 
plan 

South Lamar 
Boulevard & US 
290 frontage roads 

Construct pedestrian elements 
needed to provide continuous path 
on east side of box intersection 

$281,250 

Construct as part of first site 
plan Construct pedestrian elements 

needed to provide continuous path 
on west side of box intersection 

$272,500 

Subtotal $1,903,750  

Items Not Eligible for Street Impact Fee Offset 

Capital of Texas 
Highway frontage 
road driveway 

Construct right-turn lane $187,500 Construct as part of first site 
plan 

Private road 
connecting to 
Barton Creek Plaza 

Construct 12’-wide shared-use path $328,125 
Construct as part of first site 

plan 

Subtotal $515,625  

Total $2,419,375  

 
If you have any questions or require additional information, please contact me at 512-974-1449. 

 
Justin Good, P.E. 
Austin Transportation Department 
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EXHIBIT A 
 

SITE LOCATION MAP 
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https://mail.google.com/mail/u/0/?ik=d2187da676&view=pt&search=all&permmsgid=msg-f%3A1742069451886820854&dsqt=1&simpl=msg-f%3A174206945188… 1/7

B.H. Bronson Johnson <bhbronson@gmail.com>

Brodie | Revised PUD Language for Condensate 

Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> Wed, Aug 24, 2022 at 11:47 AM
To: "b.h. bronson johnson" <bhbronson@gmail.com>, Abby Gillfillan <abby@lionheartplaces.com>
Cc: "Stefani, Robert" <Robert.Stefani@austintexas.gov>, Steven Baumgartner <steven@baumgartneruss.com>

This all sounds right to me. Thanks Bronson,

 

Rebecca Batchelder, P.E.

Engineer, Onsite Water Reuse Program 
City of Austin | Austin Water, Utility Development Services

512-972-0373

 

 

From: b.h. bronson johnson <bhbronson@gmail.com>  
Sent: Wednesday, August 24, 2022 1:33 PM 
To: Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov>; Abby Gillfillan <abby@lionheartplaces.com> 
Cc: Stefani, Robert <Robert.Stefani@austintexas.gov>; Steven Baumgartner <steven@baumgartneruss.com> 
Subject: Re: Brodie | Revised PUD Language for Condensate

 

*** External Email - Exercise Caution ***

Hi Rebecca,

 

Thanks for your time by phone last week. I am copying Abby from Lionheart here, who is spearheading our sprint to the
finish line on Brodie's PUD!

 

Following up to our conversation, below is my understanding of where things stand. Can you please confirm this is
accurate and that Austin Water is prepared to approve the PUD?

- The Brodie team is fine with the PUD language as proposed by Austin Water, which does not modify the UMC for
condensate requirements, with the understanding that the Brodie team will work with you at your discretion on how to
optimize capture and reuse during design. We have flexibility in ultimate tank sizing and real time controls, plus some
added contingency of extra re-irrigation space, that we can flex during design to get to a maximized result on condensate
usage. 

mailto:bhbronson@gmail.com
mailto:Rebecca.Batchelder@austintexas.gov
mailto:abby@lionheartplaces.com
mailto:Robert.Stefani@austintexas.gov
mailto:steven@baumgartneruss.com
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- We have excluded condensate from the water quality SWMM model so we can focus on the direct water quality results.
Austin Water does not require condensate to be included in the SWMM model.

- Austin Water will require an updated volumetric model during design. This updated model will include proposed
optimizations reflecting real time controls (RTC) that would forecast storm events and only divert condensate if it creates
unavoidable water quality performance issues. We will also look at incremental changes to tank size to optimize
condensate capture relative to volume added. 

 

As Austin Water advances its efforts to implement the Water Forward Plan and augment reuse in development projects, I
am personally at your disposal to share any insights from my experience at Brodie as a professional courtesy. 

 

Best,

Bronson

 

On Wed, Aug 17, 2022 at 7:12 AM Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> wrote:

Hi Bronson, please call on my cell when you call: 512.447.8880.

 

Rebecca Batchelder, P.E.

Engineer, Onsite Water Reuse Program 
City of Austin | Austin Water, Utility Development Services

512-972-0373

 

 

From: b.h. bronson johnson <bhbronson@gmail.com>  
Sent: Tuesday, August 16, 2022 5:40 PM 
To: Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> 
Cc: Stefani, Robert <Robert.Stefani@austintexas.gov>; Steven Baumgartner <steven@baumgartneruss.com> 
Subject: Re: Brodie | Revised PUD Language for Condensate

 

*** External Email - Exercise Caution ***

Excellent, thank you. I'll try you sometime in there, likely around 10. I'll be calling from 415-412-7988.

 

On Tue, Aug 16, 2022 at 3:39 PM Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> wrote:

Tomorrow between 9 and 11 would work for me.

From: b.h. bronson johnson <bhbronson@gmail.com> 
Sent: Tuesday, August 16, 2022 5:21:59 PM 
To: Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> 

mailto:Rebecca.Batchelder@austintexas.gov
mailto:bhbronson@gmail.com
mailto:Rebecca.Batchelder@austintexas.gov
mailto:Robert.Stefani@austintexas.gov
mailto:steven@baumgartneruss.com
mailto:Rebecca.Batchelder@austintexas.gov
mailto:bhbronson@gmail.com
mailto:Rebecca.Batchelder@austintexas.gov
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Cc: Stefani, Robert <Robert.Stefani@austintexas.gov>; Steven Baumgartner <steven@baumgartneruss.com> 
Subject: Re: Brodie | Revised PUD Language for Condensate

 

*** External Email - Exercise Caution ***

Hi Rebecca,

 

We just received the request to include condensate in our water quality model. Do you have some time tomorrow for
a quick call to discuss? Please let me know your availability and I will try to reach you at one of those times.

 

Best,

Bronson

 

On Tue, Jul 19, 2022 at 12:34 PM Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> wrote:

Hi Brandon,

I'm not comfortable with language other than what our current requirements state. As I mentioned in the call, I
have flexibility in how I implement those requirements. I'm happy to discuss further if you would like.

Thanks,

Rebecca 

From: b.h. bronson johnson <bhbronson@gmail.com> 
Sent: Monday, July 18, 2022 8:14:08 AM 
To: Stefani, Robert <Robert.Stefani@austintexas.gov> 
Cc: Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov>; Steven Baumgartner
<steven@baumgartneruss.com> 
Subject: Re: Brodie | Revised PUD Language for Condensate

 

*** External Email - Exercise Caution ***

Hi Robert,

 

This generally looks good, except the word "all" as it relates to condensate capture and reuse. On the call,
Rebecca had said we would not be expected to capture and reuse 100% of the condensate. In my edits, I had
used "to the maximum extent practicable" to push this as high as possible, but the way it's written in yours doesn't
seem to jive with the last call we had and I don't think we can achieve it during periods of heavy rainfall due to
competing use of rainwater for non-potable demand. Thoughts?

 

Best,

Bronson

 

On Thu, Jul 14, 2022 at 11:52 AM Stefani, Robert <Robert.Stefani@austintexas.gov> wrote:

Bronson,
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Austin Water recognizes the superiority associated with the proposed rainwater collection and beneficial use
system but will continue to ask that the existing condensate recovery and use requirement be reflected in the
final language.

 

We would suggest the following language:

 

1. The project will capture and beneficially use all rooftop rainwater from the water quality event for
beneficial use in cooling-towers and traditional landscape irrigation.

2. The building will provide low-flow and efficient fixtures to reduce demand beyond minimum requirements
in the Austin Energy Green Building star rating system.  

3. The project is subject to the AC condensate beneficial use requirement (UMC 310.8) and therefore will
capture and beneficially use all condensate generated on site to supply any non-potable demand
available.

 

Our response will be along these lines and will be submitted to intake staff by COB today.

Staff is available to discuss this at your convenience.

 

Respectfully,

 

Robert Stefani 
Environmental Program Coordinator, Onsite Water Reuse Program 
City of Austin | Austin Water, Utility Development Services

512-974-9302

 

 

 

From: b.h. bronson johnson <bhbronson@gmail.com> 
Sent: Thursday, July 14, 2022 8:25 AM 
To: Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> 
Cc: Stefani, Robert <Robert.Stefani@austintexas.gov>; Steven Baumgartner <steven@baumgartneruss.com> 
Subject: Re: Brodie | Revised PUD Language for Condensate

 

*** External Email - Exercise Caution ***

Rebecca - My apologies, somehow missed your note earlier and I know comments were due this week. Hoping
it may have come through for Robert, but here is the word file if still useful.

 

Bronson

 

On Fri, Jul 8, 2022 at 7:14 AM Batchelder, Rebecca <Rebecca.Batchelder@austintexas.gov> wrote:

I don’t see any strike out. Might need to send as a word doc attachement?
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Rebecca Batchelder, P.E.

Engineer, Onsite Water Reuse Program 
City of Austin | Austin Water, Utility Development Services

512-972-0373

 

 

From: b.h. bronson johnson <bhbronson@gmail.com>  
Sent: Thursday, July 7, 2022 11:49 PM 
To: Stefani, Robert <Robert.Stefani@austintexas.gov>; Batchelder, Rebecca <Rebecca.Batchelder@
austintexas.gov> 
Cc: Steven Baumgartner <steven@baumgartneruss.com> 
Subject: Brodie | Revised PUD Language for Condensate

 

*** External Email - Exercise Caution ***

Rebecca and Robert - 

 

Thanks again for your guidance earlier today regarding condensate reuse at Brodie. We have modified the
PUD language based on your feedback. Can you please have a look and let us know if this works? I have
indicated removed language as strikeout and added language as bolded red text. Note the yellow
highlighted section would likely be the blurb (after changes accepted) to drop into the PUD Ordinance re:
condensate commitments. 

 

Can you please review and let us know your thoughts? We will work to reply quickly ahead of the internal
deadline for city comments on 7/13.

 

Best,

Bronson

 

---------

 

Brodie PUD Language Revisions - AW Condensate 

 

Response to AW-2 (also copied in Superiority Table)
Brodie, in alignment with the WaterForward plan, will provide building and site solutions that treat water as
the valuable resource it is. The Project will implement the following three measures:  

1.  
2.  
3. The project will capture rooftop rainwater from the water quality event for beneficial use in cooling-

towers
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4. and traditional landscape irrigation.  
5.  
6.  
7.  
8. The building will provide low-flow and efficient fixtures to reduce demand beyond minimum

requirements
9. in the Austin Energy Green Building star rating system.  

10.  
11.  
12.  
13. Though the project may implement a central utility plant as part of the district energy scheme,
14. which is subject to an exception under Section 310.8 of
15. the 2021 Uniform Mechanical Code, we will collect
16. the majority of
17. condensate wastewater generated by air condition systems
18. with the aim
19. to offset potable water usage
20. to the maximum amount practicable.  
21.  

 

Response to Comment #60 (email from Leslie Lilly) - Item 4 “All AC condensate should be used, not just
when the tank is empty and not raining”

 

It is our understanding that COA considers projects that include a district energy plant to be exempt from the
condensate collection requirements due to the fact that the cooling towers are located in a different building
than AC units. Despite this exemption, Brodie still attempts to Brodie will capture the majority of
condensate for beneficial reuse with the aim to offset potable water usage to the maximum amount
practicable., however we would toggle We would design in the ability to divert condensate collection
prior to, during and after major rain events to reduce the potential for overflow from the rainwater harvesting
tank and expedite drawdown. We will consider ways of optimizing the amount of condensate reused, such
as use real time controls that consider forecasted weather and tank capacity to maximize the amount of
condensate retained while limiting predictable stormwater overflows, but we need the flexibility to stop
collecting when there will be an ample supply of water for reuse from rain.

 

The project will voluntarily capture condensate as part of a sustainability initiative to conserve the use of
potable water. However, condensate collection interferes with drawdown timing during periods when the
rainwater harvesting tank is near capacity and there is additional rainfall anticipated. The project may divert
condensate collected at these times.

 

Code Modifications

 

PROPOSED PUD REGULATION

 

Option C - Captured runoff for beneficial reuse.  

 

This option proposes to capture rooftop rainwater from each building for reuse as traditional landscape
irrigation and cooling tower makeup water. The rooftop rainwater will be collected in subsurface tank(s) and
treated downstream of storage with filtration and potentially ultraviolet light for specific applications prior to
use. The volume of rainwater retained on an average annual basis should equal or exceed the amount of
stormwater that would be retained by a Retention-Irrigation system for the same area designed per SOS
requirements. The applicant may achieve compliance through LDC 25-8-151 for innovative water quality
controls as a practice that is not specifically prescribed in the Environmental Criteria Manual, but is designed
to address the requirements of Article 6 (Water Quality Controls), subject to review and approval by the
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Watershed Protection Department. Results will be modeled for a time period equal or greater to the Period
of Record used by the SLAT tool. Residence and drawdown times may differ from typical ECM requirements
based on technical merit, resource protection and improvement, and advantages over standard practices.
Real time controls may be used to improve the runoff capture efficiency and optimize beneficial reuse. The
project may will collect the majority of condensate wastewater generated by air condition systems to
further offset potable water usage to the maximum amount practicable, however it should be noted that if
a Central Utility Plant is pursued as part of a district energy scheme, it would be subject to an exception
under Section 310.8 of the 2021 Uniform Mechanical Code as a separated occupancy designation, or use
designation, where no individual building has a cooling capacity less than 100 tons and is part of a multi-
complex facility. 

 

JUSTIFICATION [SAME AS RESPONSE TO #60]
The project will voluntarily capture condensate as part of a sustainability initiative to conserve the use of
potable water. However, condensate collection interferes with drawdown timing during periods when the
rainwater harvesting tank is near capacity and there is additional rainfall anticipated. The project may divert
condensate collected at these times.

 

CAUTION: This email was received at the City of Austin, from an EXTERNAL source. Please use caution
when clicking links or opening attachments. If you believe this to be a malicious and/or phishing email,
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From: Abby Gillfillan
To: Dymkowski, Jim; Rotramel, Naomi; Rhoades, Wendy; Lilly, Leslie; Harden, Joi
Cc: Rebecca Leonard; Jewels Cain; membesi@bartlett.com
Subject: RE: Brodie Tree Comments Addressed and Environmental Commission
Date: Wednesday, September 7, 2022 2:00:04 PM
Attachments: Superiority PUD4_Trees.pdf
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Thanks Jim!
The updated Superiority Table is attached here.
 
Abby Gillfillan AICP
M 512 644 9628
 

From: Dymkowski, Jim <Jim.Dymkowski@austintexas.gov> 
Sent: Wednesday, September 7, 2022 1:48 PM
To: Abby Gillfillan <abby@lionheartplaces.com>; Rotramel, Naomi
<Naomi.Rotramel@austintexas.gov>; Rhoades, Wendy <wendy.rhoades@austintexas.gov>; Lilly,
Leslie <Leslie.Lilly@austintexas.gov>; Harden, Joi <Joi.Harden@austintexas.gov>
Cc: Rebecca Leonard <rebecca@lionheartplaces.com>; Jewels Cain <jcain@abaustin.com>;
membesi@bartlett.com
Subject: RE: Brodie Tree Comments Addressed and Environmental Commission
 
Thank you Abby,
 
Sorry for my confusion on this I did not put two and two together with Michael’s email and report
and the exhibit that you all now have included in the packet showing all
removals/preserved/transplant and that you are not needing to adjust the numbers based on
condition.  I will look for the few revisions needed soon.
 
 
Jim Dymkowski
Environmental Program Coordinator, Community Tree Preservation Division
City of Austin Development Services Department
6310 Wilhelmina Delco Rd., Austin, Texas 78752
Office: 512-974-2772
 
Thank you for your email.  We are working to continue operations with modifications due to
COVID-19 which may result in delays.  Please visit the following webpage for more
information http://austintexas.gov/page/dsd-covid-19   Thank you for your patience. 

  
PER CITY ORDINANCE: All individuals scheduling or accepting a meeting invitation with a
City Official are requested to provide responses to the questions at the following link: DSD
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Brodie site superiority is anchored in our commitment to a robust set of performance standards. At the foundation of 
these standards is a commitment to several third-party sustainability rating system certifications, including: 


1. U.S. Green Building Council (USGBC) LEED Neighborhood Development (LEED ND) 
a. Track development-wide performance using latest applicable version of the LEED ND. 
b. Integrate LEED ND into interdisciplinary site design and systems selection. 
c. Gather letter of support from USGBC now to submit in support of the PUD application. 
d. Commit to full LEED ND submission after PUD approval.  Brodie is formally registered with LEED ND 


as of 9/22/2021. 
2. U.S. Green Building Council (USGBC) SITES 


a. Track site design performance using latest applicable version of the SITES. 
b. Integrate SITES into interdisciplinary site design and systems selection. 


3. Austin Energy Green Building (AEGB) Star Rating System 
a. Track and Certify each building to meet 3-star minimum requirement utilizing the applicable version 


of the Commercial Rating system. Aspire to 4-stars. 
b. Tracking all buildings on-site utilizing the AEGB Commercial OR Multi-family Rating system. 
c. Build regular touchpoints with Austin Energy as partnership in advancing missions and finding 


increased opportunities for shared benefit. 
4. Other Third-Party Rating Systems  


a. In early design of residential building projects, the design teams will be encouraged to explore 
PassiveHouse, a process and protocol for low-energy construction standard.  


b. Brodie is also exploring WELL Building and Community Standards. Administered by the International 
Well Building Institute, these systems support health and well-being across all aspects and areas of 
building design and construction and community life. 


In addition to pursuing third-party sustainability rating system certifications, Brodie has established a customized set 
of goals and objectives for the project. This will embrace the critical environmental aspects of the site in its South 
Austin context, advance equity, resilience, and climate mitigation as core imperatives, and accelerate City and 
community-level planning efforts. 


Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  


Ecology - We meet the highest environmental and ecological standards. 
Ecology | Objective A. Expand Access to the Barton Creek Greenbelt. 
Open Space 2.3.1.C: 


Provide a total 
amount of open 
space that equals 
or exceeds 10 
percent of the 
residential tracts, 
15 percent of the 
industrial tracts, 
and 20 percent of 
the nonresidential 
tracts within the 
PUD. 
 
Application to 
Brodie:   
 


Provides open space 
at least 10 percent 
above the 
requirements of 
Section 2.3.1.A. 
(Minimum 
Requirements). 
Alternatively, within 
the urban roadway 
boundary 
established in Figure 
2 of Subchapter E of 
Chapter 25-2 
(Design Standards 
and Mixed Use), 
provide for 
proportional 
enhancements to 


The project is providing – 11.6 acres of open space which is equivalent 
to 45 percent of the developed area (nearly 1.5 times the amount of 
open space required to satisfy Tier 2).  
 
Nearly 8.1 acres of open space is located adjacent to the Barton Creek 
Greenbelt creating a 100' to 300' buffer between the existing Barton 
Creek Greenbelt and the new development (Land Use Area 1). 
 
Brodie is proposing to blend new open space into the existing Barton 
Creek Greenbelt by restoring 6 percent of new open space in Trailhead 
Overlook Park (1.0 acres) using the Hill Country Revegetation 
standard. Another 60 percent (1.0 acres) will be restored to native 
prairie. The restoration of these areas will include removal of the 
existing surface parking and wall and returning the area back to 
natural grades and revegetating with native and adaptive plants. This 
work may require cuts that exceed 4’ along the edge of the property in 
order to take down the wall which is up to 20’ in some areas. 
 


+ 
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Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  
Development 
Tracts: 26.0 
 
20 percent: 5.2 
acres 


existing or planned 
trails, parks, or 
other recreational 
common open space 
in consultation with 
the Director of the 
Parks and 
Recreation 
Department. 
 
Application to 
Brodie:   
 
Requirement for 
Tier 1: 5.2 acres 
With 10 percent 
increase:  7.8 acres 


This open space will include: 
An intentional trailhead to the Barton Creek Greenbelt and Violet 
Crown Trail including trail access, wayfinding, and interpretive 
materials, as well as access to parking and restrooms. This exceeds the 
vision set forth by the City of Austin Trails Master Plan, Austin Parks 
and Recreation Lone-Range Plan, Sidewalk Master Plan and Bicycle 
Path. 
 
Fifty parking spaces reserved for park users and constructed durin 
phase I of park development.  All spaces will be located within 
structured garages at full build-out. 
 
Water quality to meet SOS standards, beneficial reuse, ponds and 
reirrigation area;  
Restored woodland, savannah, and prairie;  
Habitat for birds, insects, amphibians, and reptiles;  
Extensive landscaping throughout; 
Interpretive materials throughout;  
Active trails; 
Nature play;  
Active Recreation; and 
A commitment to maintain all open space in perpetuity. 


Buffer from 
Existing 
Barton Creek 
Greenbelt 


  Developed area is clustered in areas 100’ to 300’ away from the 
Barton Creek Greenbelt. 


+ 


Revegetation   Most of the Brodie site has been highly disturbed since prior to the 
adoption of the Hill Country Roadway Overlay. Brodie will remove 
approximately 36 percent of the existing buildings, surface parking 
areas and other impervious improvements that currently cover the 
site and restore those portions of the site adjacent to the Barton Creek 
Greenbelt back to a naturalized grade, minimizing the need for 
existing or new retaining walls.  
 
The overall site impervious cover will be reduced to a maximum 56.4 
percent impervious - a 36 percent reduction from current conditions. 
 
Brodie is proposing to blend new open space into the existing Barton 
Creek Greenbelt by restoring 6 percent of new open space in Trailhead 
Overlook Park (1.0 acres) using the Hill Country Revegetation 
standard. Another 6 percent (1.0 acres) will be restored to native 
prairie. The restoration of these areas will include removal of the 
existing surface parking and wall and returning the area back to 
natural grades and revegetating with native and adaptive plants. This 
work may require cuts that exceed 4’ along the edge of the property in 
order to take down the wall which is up to 20’ in some areas. 


+ 


Channel 
Design 


 Uses natural 
channel design 
techniques as 
described in the 
Drainage Criteria 
Manual. 


There are no natural or constructed channels on-site.  


NA 


CWQZ  Removes existing 
impervious cover 


There are no Critical Water Quality Zones on the site. 
 
 


NA 
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Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  
from the Critical 
Water Quality Zone. 


Riparian 
Restoration 


 Restores riparian 
vegetation in 
existing, degraded 
Critical Water 
Quality Zone areas. 


There are no Critical Water Quality Zones on the site.  
 
 NA 


Drought/Fire 
Tolerance 


  Open space totaling 8.1 acres is located adjacent to the Barton Creek 
Greenbelt. Most developed area is clustered in areas 100’ to 300’ 
away from the Barton Creek Greenbelt. The ordinance speaks to how 
to design buildings that are within 50’ of existing fuel hazards. On the 
Brodie site, buildings are all greater than 50’ from existing fuel. 
Restoration of the open space will consider defensible space.  


+ 


Ecology | Objective B. Decrease Impervious Cover. 
Impervious 
Cover 
(percent of 
net site area) 


 Reduces impervious 
cover by five 
percent below the 
maximum otherwise 
allowed by code or 
includes off-site 
measures that lower 
overall impervious 
cover within the 
same watershed by 
five percent below 
that allowed by 
code. 
 
Clusters impervious 
cover and disturbed 
areas in a manner 
that preserves the 
most 
environmentally 
sensitive areas of 
the site that are not 
otherwise 
protected. 
 
 


Brodie will reduce total impervious cover from approximately 86 
percent net site area to a maximum impervious cover of 56 percent 
net site area, a 36 percent reduction, and comply with the Save Our 
Springs (SOS) Ordinance standards for non-degradation of water 
quality. Brodie is proposing to modify the maximum impervious cover 
allowed by the SOS Ordinance.  We understand that this code 
modification will require a super majority vote of the City Council.   
 
Proposed Maximum Impervious Cover is 56 percent net site area.  
 
Open Space totaling 11.6 acres is located adjacent to the Barton Creek 
Greenbelt. Impervious cover is clustered in areas 100’ to 300’ away 
from the Barton Creek Greenbelt.  


+ 


Porous 
Pavement 
(Non-aquifer 
Recharge) 
 


 Provides porous 
pavement for at 
least 20 percent or 
more of all paved 
areas for non-
pedestrian in non-
aquifer recharge 
areas. 
 


The project will not be requesting this superiority item due to its 
location over the Edwards Aquifer and within the Barton Springs 
Watershed which both restrict direct infiltration of stormwater 


- 


Porous 
Pavement 
(All Paved 
Areas) 
 


 Provides porous 
pavement for at 
least 50 percent or 
more of all paved 
areas limited to 
pedestrian use. 


The project will not be requesting this superiority item due to its location over 
the Edwards Aquifer and within the Barton Springs Watershed which both 
restrict direct infiltration of stormwater 


- 
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Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  
 


Ecology | Objective C. Improve the Quality of Stormwater Runoff and Recharge. 
Water 
Quality 
Treatment 
(Off-Site) 


 Provides water 
quality treatment 
for currently 
untreated, 
developed off-site 
areas of at least 10 
acres in size. 


There are no off-site areas draining to the site. However, currently 
6.25 acres of the site (63 percent of which is impervious cover) drains 
directly into the Barton Creek Greenbelt. In the planned conditions, 
impervious cover will not drain off-site, but instead through approved 
water quality treatment facilities. 
 


NA 


Water 
Quality 
Treatment 
(On-Site) 


 Provides water 
quality controls 
superior to those 
otherwise required 
by code. 


This site has an existing impervious cover of 86 percent and this 
application proposes to both reduce the impervious cover to 56 
percent net site area and comply with the SOS water quality 
standards. Brodie is meeting the SOS Ordinance pollutant load 
removal requirements through green water quality controls such as 
rainwater harvesting and retention-irrigation. 
In addition, the Brodie PUD is also using the rainwater captured to 
meet cooling tower makeup water and conventional landscape 
irrigation demands.  The Brodie PUD will also use air condition 
condensate wastewater to supplement the rainwater supply.    


+ 


Water 
Quality 
Treatment 
(On-Site) 


 Uses green water 
quality controls as 
described in the 
Environmental 
Criteria Manual to 
treat at least 50 
percent of the water 
quality volume 
required by code. 


This site has an existing impervious cover of 86 percent net site area 
and this application proposes to both reduce the impervious cover to 
56 percent net site area and comply with the SOS water quality 
standards.  
The Brodie PUD proposes to treat 100% of the water quality volume 
using green water quality controls, which will include all or some of 
the following methods:  


1) Retention/Irrigation 
2) Retention/Infiltration 
3) Cooling Tower Makeup water 
4) Conventional Irrigation 


In addition, the Brodie PUD is also use air condition condensate to 
supplement the rainwater supply. 


+ 


Stormwater 
Runoff 
 


 Directs stormwater 
runoff from 
impervious surfaces 
to a landscaped area 
at least equal to the 
total required 
landscape area. 


The Brodie Oaks PUD is located in the Barton Springs Zone and is 
located over the Edwards Aquifer. The SOS Ordinance requires that 
the first water quality control be lined (to not infiltrate into the 
Aquifer) and as such cannot infiltrate into the ground. This Tier 2 
option allowing direct stormwater runoff from impervious surfaces to 
a landscaped area is contrary to the SOS requirement. However, the 
Brodie Oaks PUD will comply with the Tier 2 reuse option by collecting 
rooftop rainwater and A/C condensate wastewater for reuse in 
traditional landscaping irrigation purposes and cooling tower makeup 
water.  
Brodie is committed to satisfying this Tier 2 requirement through the 
methods described above  


+ 


Primary 
Irrigation 
Source 


 Provides rainwater 
harvesting for 
landscape irrigation 
to serve not less 
than 50 percent of 
the landscaped 
areas. 
 
Code section.  


Brodie will provide a rooftop rainwater harvesting system that will 
serve not less than 50 percent of the landscaped areas where 
irrigation is required. 
 
 
 


+ 



https://library.municode.com/tx/austin/codes/environmental_criteria_manual?nodeId=S1WAQUMA_1.6.0DEGUWAQUCO_1.6.7GRSTWAQUIN_DRAHA
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Topic PUD Tier 1 PUD Tier 2 PUD Submittal - April 30, 2021  
Flood 
Detention/R
etention 


 Provides volumetric 
flood detention as 
described in the 
Drainage Criteria 
Manual. 


The Brodie PUD is proposing a significant reduction of impervious 
cover such that the uncontrolled storm flows at all points leaving the 
site are less than they were in the existing condition, as such no on-
site detention is required.  Please reference the drainage report 
submitted with the original PUD application titled “Brodie Oaks 
Redevelopment Drainage Study” dated April 2021. 


+ 


Floodplain 
Modification 


 Proposes no 
modifications to the 
existing 100-year 
floodplain. 


There are no floodplains on the site, so no floodplain modifications are 
necessary.  


+ 


Waterway 
and CEF 
Setbacks 


 Provides minimum 
50-foot setback for 
at least 50 percent 
of all unclassified 
waterways with a 
drainage area of 32 
acres.  
Provides at least a 
50 percent increase 
in the minimum 
waterway and/or 
critical 
environmental 
feature setbacks 
required by code. 


There are no waterways on-site. Nevertheless, the developed area is 
clustered in areas 100’ to 300’ away from the Barton Creek Greenbelt. 
 
The project is requesting a modification to the CEF buffer around 
Airman’s cave. According to analysis performed by Nico Hauwert 
(Airman’s Cave Hydro Study 2021), the cave is approximately 140’ 
below the surface. The project is requesting an encroachment into the 
CEF buffer for the purpose of subsurface parking garages or ponds and 
structural supports of up to 80’ with the condition that at minimum 
20’ of Del Rio Clay remains between any encroachment and the 
vertical extent of the cave. 
 
In addition, a spring was discovered within 150’ of the existing 
developed site.  Brodie will be removing existing impervious cover 
from this area in order to restore the site to natural grades as such we 
are proposing to encroach approximately 50’ for the purpose of 
restoring grades and removing existing impervious cover. 
 
 
 
 


+/- 


Drainage 
Upgrades 
(Off-Site) 


 Provides drainage 
upgrades to off-site 
drainage 
infrastructure that 
does not meet 
current criteria in 
the Drainage or 
Environmental 
Criteria Manuals, 
such as storm drains 
and culverts that 
provide a public 
benefit. 


No upgrades are needed for the off-site pond and infrastructure due 
mainly to the fact that impervious cover dropped 36 percent and the 
new SOS retention/irrigation and rainwater harvesting systems on-site 
reduced the overall stormwater flow significantly to existing facilities 
downstream, capturing and retaining 100 percent of the water quality 
event. Existing stormwater infrastructure meets Atlas 14 drainage 
criteria. + 


Ecology | Objective D. Enhance Environment Approaches for Building and Site Design. 
Carbon 
Impact 
Statement 


  Since 2017, Carbon Impact Statements have been required for PUDs. 
The Carbon Impact Statement is envisioned as advisory in nature and 
is not intended to trigger any formal development requirements. 
Brodie has committed to 9 points or greater Carbon Impact Statement 
which is considered “Demonstrated Leadership” on the projects 
carbon impact. 
 


+ 


Tree Species 
List 


 Tree plantings use 
Central Texas seed 
stock native and 


Brodie will use Central Texas seed stock native and with adequate soil 
volume. In addition, Brodie is proposing to blend new open space into 
the existing Barton Creek Greenbelt by restoring 1-acre in Trailhead 


+ 



https://library.municode.com/TX/Austin/codes/drainage_criteria_manual?nodeId=S8STMA

https://library.municode.com/TX/Austin/codes/drainage_criteria_manual?nodeId=S8STMA

https://library.municode.com/tx/austin/codes/land_development_code?nodeId=TIT30AUTRCOSURE_CH30-5EN_SUBCHAPTER_AWAQU_ART7REALWA_DIV2PRSPFE_S30-5-281CRENFE
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with adequate soil 
volume. 


Overlook Park using the Hill Country Revegetation standard. Another 
1-acre will be restored to native prairie. The restoration of these areas 
will include removal of the existing surface parking and wall and 
returning the area back to natural grades and revegetating with native 
and adaptive plants. 


Non-
Protected 
Trees  
(Up to 18.9”) 


 Preserves 75 
percent of all the 
native caliper 
inches. 


Brodie is preserving 77% of all trees meeting preservation criteria that 
are up to 18.9 caliper inches.  This includes the relocation of 4 trees 
into the newly created parkland on-site. + 


Protected 
Trees 
(19 – 23.9”) 


 Preserves 75 
percent of the 
caliper inches 
associated with 
native protected 
size trees. 


Brodie is preserving 79% of all protected trees meeting preservation 
criteria.  This includes the relocation of 10 trees into the newly created 
parkland on-site.  Brodie is also committed to implementing a tree 
care plan identified in the arborist report to maintain the health of 
trees that are planned to be preserved in the ultimate development. 
 


+ 


Heritage 
Trees 
(greater than 
24”) 


 Preserves all 
heritage trees on-
site.  


Brodie has intentionally designed the site to preserve stands of 
significant trees in place. Brodie commits to preserving all heritage 
trees on-site and meeting the heritage tree ordinance.  This includes 
the relocation of 6 trees into the newly created parkland on-site.  


+ 


Green 
Building 
Program 
 


2.3.1.D: 
Comply with the 
City's Planned Unit 
Development 
Green Building 
Program. 


Provides a rating 
under the Austin 
Green Building 
Program of three 
stars or above. 


Brodie will track and certify each building to meet 3-star minimum 
requirement utilizing the applicable version of the Commercial Rating 
system at the time of design and aspire to 4-stars.  Brodie will provide 
a dependable, low-carbon and adaptable energy strategy for the new 
development. Working closely with partners at Austin Energy, Brodie 
team aims to find optimal energy solutions at building-, site- and 
district-scale.  
 
At building scale, the Brodie design aims to optimize passive design 
strategies through building orientation and massing and façade design 
to find right balance of thermal performance and access to daylight 
and views. The project will investigate Passive House design for the 
residential towers. Building will drive efficiency through high-
performance systems, looking towards radiant cooling and heating 
and energy recovery. Although the team will investigate building-scale 
renewable options for the building, the team sees full potential, while 
balancing other roof-top and façade options, to be less than 3 percent 
of the total site energy.  
 
At site scale, the Brodie team is exploring phased centralized district 
cooling and heating alternatives, heat recovery chillers and various 
thermal storage alternatives. Through partnerships with Austin 
Energy, the Brodie team is aiming to provide the right power supply, 
grid-tied solution, and demand management programs to optimize the 
grid as it adapts to growth in the South Austin area. 


+ 


Bird-Friendly 
Building 
Design 


  Brodie is committed to bird-friendly architecture and design and are 
currently researching national best practices.  + 


Grow Green 
Landscaping 


2.3.1.H: 
Exceed the 
minimum 
landscaping 
requirements of 
the City Code. 


 Brodie will meet or exceed the landscaping requirements.  
 
Specifically, the Brodie team will restore the native woodland and 
prairie to portions of the site. Brodie is proposing to blend new open 
space into the existing Barton Creek Greenbelt by restoring 6 percent 
of new open space in Trailhead Overlook Park (1.0 acres) using the Hill 
Country Revegetation standard. Another 6 percent (1.0 acres) will be 


+ 
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restored to native prairie. The restoration of these areas will include 
removal of the existing surface parking and wall and returning the 
area back to natural grades and revegetating with native and adaptive 
plants. This work may require cuts that exceed 4’ along the edge of 
the property in order to take down the wall which is up to 20’ in some 
areas. 
 
A double allée of street trees will be provided on the north side of the 
main Internal Circulator Route which will be dedicated as a public 
easement. The addition of this second row of trees increases the total 
area of the “Planting Zone” from 16 feet for the street section to 21 
feet, an addition of 5’ of planting area.  


Place - We create a dynamic and diverse mixed-use destination that expresses the character of South Austin. 
Place | Objective A. Deliver Transit-Supportive Densities within Walking Distance of the Transit Stop. 
Building 
Height and 
Density 


  Brodie provides transit-supportive densities within walking distance of 
the high-capacity MetroRapid Route 803 transit stop as called for in 
Imagine Austin Comprehensive Plan. Considerations include:  
20-75+ jobs/acre within walking distance of transit stop is ideal for 
transit supportive densities according to a study in the Transportation 
Research Record. The plan has 54 jobs/acre in our development. The 
requested height is critical to achieving this density of jobs.  
50 - 75 DU/acre within walking distance of transit stop is ideal for 
transit supportive densities according to the City of Austin TOD 
ordinance. The plan has 54 DU/acre in our development. This is on the 
low end of this range. The requested height is critical to achieving this 
density of housing units.  
TOD’s approved in the city are allowing 360’ heights and the Brodie 
team is asking for much less. 
The site is not visible from Barton Creek. The Brodie team has 
documented in photographs the entire trail and the bed of the creek.  


+ 


Place | Objective B. Define Expectations for an “Activity Center in an Environmentally Sensitive Area”. 
Art  Provides art 


approved by the Art 
in Public Places 
Program in open 
spaces, either by 
providing the art 
directly or by 
contributing to the 
City’s Art in Public 
Places Program or a 
successor program. 


Brodie anticipates an artful and vibrant environment within open 
spaces and streetscapes and has identified a minimum of two 
locations for the incorporation of locally sourced public art. See Exhibit 
I: Brodie Art Master Plan.  
 
Brodie will commit to a minimum of $50,000 in art installations.  
Brodie will commit to a minimum of $25,000 that will be spent on art 
installations in Phase I See Exhibit I: Brodie Art Master Plan. 
 
Brodie will commit to 10,000SF of the planned retail space at 60% of 
market rents for artists.  Lease rates will return to market rate and 
general retail use 60 days after efforts are made to market the lease to 
artists.  The Economic Development Department and Economic 
Development Corporation will be notified of available discounted 
leases.  
 
Brodie will provide a performance pavilion in the Central Green.  
Brodie will design the Park Street and Central Green to accommodate 
festivals and/or markets.   


+ 


Local Small 
Business  
 


 Provides space at 
affordable rates to 
one or more 
independent retail 
or restaurant small 


Brodie will encourage existing on-site businesses such as the grocery 
store and food and beverage establishments to become part of the 
new development. As Barshop and Oles has successfully done in their 
retail spaces throughout the city, other local businesses will be 


+ 
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businesses whose 
principal place of 
business is within 
the Austin 
metropolitan 
statistical area. 


encouraged to become part of the new development.  Brodie is 
committing to 25% of the retail space reserved for local businesses. 


Place | Objective C. Create a Vibrant Public Realm. 
Accessibility  Provides for 


accessibility for 
persons with 
disabilities to a 
degree exceeding 
applicable legal 
requirements.  


Brodie will provide a superior level of accessibility on the site including 
the addition of ADA accessible sidewalks on all streets and shared use 
paths within the park space. 


+ 


Great Streets 
 


2.3.2.A: 
Comply with 
Chapter 25-2, 
Subchapter E 
(Design Standards 
and Mixed Use). 


Complies with City's 
Great Streets 
Program, or a 
successor program. 
Applicable only to 
commercial, retail, 
or mixed-use 
development that is 
not subject to the 
requirements of 
Chapter 25-2, 
Subchapter E 
(Design Standards 
and Mixed Use). 


Please see Exhibit E- Brodie Transportation Plan. The dimensions 
shown were based on the recently approved Transportation Criteria 
Manual but adjusted based on guidance from national expert Jeff 
Speck. The roadways in the Brodie plan are not public so there is no 
requirement here. 


The plan meets or exceeds Subchapter E- Great Streets Standards, 
with the following modifications: 


• The Clear Zone in the Code calls for 14’ total across the 
street section. The Brodie plan is providing 25’ total across 
the street section of pedestrian and raised bicycling space.  


• The Planting Zones in the Code calls for 16’ total across the 
street section, whereas the Brodie plan provides 21’ total 
across the street section. The plan has also increased the 
overall number of planting zones from 2 to 3, therefore the 
site will have 30 percent more trees.  


• All utilities will be located underground.  


+ 


Sidewalks 
and Building 
Placement 


2.3.2.B: 
Inside the urban 
roadway boundary 
depicted in Figure 
2, Subchapter E of 
Chapter 25-2 
(Design Standards 
and Mixed Use), 
follow the sidewalk 
standards in 
Section 2.2.2., 
Subchapter E, 
Chapter 25-2 (Core 
Transit Corridors: 
Sidewalks and 
Building Placement) 


 Please see Exhibit E- Brodie Transportation Plan. Pedestrian and 
bicycle safety and enjoyment is paramount to Brodie. The following 
strategies were employed:   
Sidewalks, pedestrian clear zones, planting areas and supplemental 
zones will meet or exceed requirements associated with Core Transit 
Corridors and Internal Circulation Routes. Enhanced shade will be 
provided in the form of street trees or shade structures on all streets 
and a double row of trees on one side of the street will create superior 
shade elements. 
Brodie will construct all back of curb improvements including bicycle 
and pedestrian accommodations and transit stop improvements 
compliant with the South Lamar Blvd 2016 Mobility Bond plan 
requirements and dedicate any space, right-of-way, or easement, 
necessary for such improvements.  
A public access easement will be provided for all private streets within 
the site.  
Brodie will provide pedestrian and bicycle connection to adjacent 
residential development such as the Retreat at Barton Creek. 
All buildings will have direct pedestrian connections from entrances to 
adjacent streets. 
Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail including trail access, wayfinding, 
and interpretive materials, as well as access to parking and restrooms. 


+ 
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This exceeds the vision set forth by the City of Austin Trails Master 
Plan, Austin Parks and Recreation Lone-Range Plan, Sidewalk Master 
Plan and Bicycle Path.  The project team is in conversations with the 
Save Barton Creek Association, Hill Country Conservancy and other 
trail building entities and will seek any applicable code modifications 
as may be required in order to provide a trail connection from the 
project to the regional trail system. The project is currently working 
with local organizations like the Save Barton Creek Association to 
explore how the project can support the ongoing maintenance of a 
trail connection to the Barton Creek and regional Violet Crown trail 
systems. 
The high-capacity MetroRapid Route 803 transit stop will be 
integrated into the project.  
All curb cuts will be placed on side streets to allow for greatest 
pedestrian movement on S. Lamar Boulevard and the Internal 
Circulator Route.  
Connections between the site and adjacent arterials and highways 
occur no more frequently than every 400 feet. 
At least 80 percent of the provided parking is underground or within a 
parking structure.  
Additional improvements will be encouraged in buildings such as 
shower and locker facilities for employees and increased indoor 
bicycle parking.  


Pedestrian 
Uses on 
Ground Floor 


2.3.2.C: 
Contain pedestrian-
oriented uses as 
defined in Section 
25-2-691(C) 
(Waterfront 
Overlay District 
Uses) on the first 
floor of a multi-
story commercial 
or mixed-use 
building. 


 Brodie will have approximately 140,000 square feet of retail and 
restaurants. These will be primarily focused on the Central Green and 
the Internal Circulation Route. The remaining frontages on the Internal 
Circulator Route, Park Street and main entrances will be activated with 
residential uses that have main entrances oriented onto the street, 
individual unit entrances and stoops, art, amenity space, plazas, or 
other active uses.  
 


+ 


Building 
Design 


 Exceeds the 
minimum points 
required by the 
Building Design 
Options of Section 
3.3.2. of Chapter 25-
2, Subchapter E 
(Design Standards 
and Mixed Use). 


Brodie is modifying aspects of Subchapter E to respond to specific site 
conditions and will ultimately provide a building design that meets and 
exceeds the design standards of Section 3.3.2 Subchapter E.  
 


+/- 


Parking 
Structure 
Frontage 
 
 
 
 
 
 
 


 In a commercial or 
mixed-use 
development, at 
least 75 percent of 
the building 
frontage of all 
parking structures is 
designed for 
pedestrian-oriented 
uses as defined in 
Section 25-2-691(C) 


Brodie will design at least 75 percent of the building frontage of all 
parking structures along the Internal Circulator Route for pedestrian 
oriented uses. In addition, even upper floors of the parking structure 
will be wrapped with land uses to limit views of parking garage façade 
from the Internal Circulator Route.  
 
Special treatments such as false facades, vertical art or green walls will 
be utilized on parking garages visible from Loop 360 and S. Lamar 
Boulevard to enhance the aesthetic of the site.  
 
Brodie will provide solar power shading devices in parking lots.  


 
+ 
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 (Waterfront Overlay 


District Uses) in 
ground floor spaces. 


 
 


Parkland 
Dedication 


To be considered 
"superior 
development," land 
proposed for 
dedication must: 
(1) include at least 
10.4 credited acres 
per 1,000 residents, 
which reflects the 
combined citywide 
level-of-service for 
neighborhood, 
greenway, and 
district parks (This 
amount exceeds by 
one acre the 
parkland dedication 
required under City 
Code § 25-1-602(E) 
that is based on a 
lower citywide 
level-of-service and 
includes only 
neighborhood 
parks and 
greenbelts.); 
(2) be developed in 
accordance with a 
plan approved by 
PARD; and (3) be 
dedicated to a 
governmental 
entity. 
 
(C)The 15 percent 
cap on parkland 
dedication in the 
urban core 
delineated in City 
Code § 25-1-602(J) 
does not apply to 
PUDs or PIDs for 
determining 
superiority.  


 Total Parkland Required: 29.6 acres 
Total Minimum Parkland Provided:  7.6 acres (See Parkland Credit 
Calculations) 
Remainder is in Fee-in-Lieu 
 
Other:  
The original Barton Creek Plaza development dedicated approximately 
84.3-acres of parkland in 1981 to the City of Austin. After including the 
additional 7.6 acres of credited Private Parkland from the current 
project, the total parkland contribution is 91.9 acres, which is 57 
percent of the total original 167-acre Barton Creek Plaza Development 
site. 


+ 


Parkland 
Development 


  Brodie will develop, operate, and maintain all open space on-site. 
Brodie is committing to exceed the 2021 Park Development Fee by 
$700 for both residential and hotel units. 
 
Other:  The Brodie project has committed to Exhibit D- Brodie Park 
and Open Space Plan as well as Exhibit H- Brodie Phasing Plan.  
 


+ 
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The project is currently working with local organizations like the Hill 
Country Conservancy, Save Barton Creek Association, and Austin Parks 
Foundation to explore how the project can support the construction 
and ongoing maintenance of a trail connection to the Barton Creek 
and regional Violet Crown Trail systems.   
 
The project will strive towards achieving SITES Silver Certification for 
Parks. 


Public 
Facilities 


2.3.1.G: 
Provide for public 
facilities and 
services that are 
adequate to 
support the 
proposed 
development 
including school, 
fire protection, 
emergency service, 
and police facilities. 


 As an infill project, the improvements in Brodie will provide increased 
tax revenue to the City on an ongoing basis without adding any new 
land into its service area, helping fund public services in this area and 
across the City. This will help pay for additional expenditures approved 
by voters in recent years including Project Connect and the Corridor 
Program.  
 
Brodie proposes to include the following public facilities: 


1) 11.6 acres of developed parkland expanding the Barton 
Creek Greenbelt and adding a new trailhead to enhance 
access to this destination space;  


 
2) A variety of new private streets with public access 


easements and trails achieving connectivity for all modes of 
transportation and including a lively, attractive pedestrian 
and bicycle environment; expanding and connecting open 
spaces to and along the Barton Creek Greenbelt;  


 
3) Implementation of an activity center and community 


destination in South Austin with active and passive 
recreational opportunities;  


 
4) A new location and enhancement to the high-capacity 


MetroRapid Route 803 transit stop along S. Lamar Boulevard 
including an upgraded bus stop, shady, wide sidewalks from 
the bus stop to the core of the development, transit 
supportive densities and mixed-use development. 
 


5) Brodie recognizes the need for an additional fire station in 
this service area to improve response times to acceptable 
levels and serve the additional residences proposed with this 
PUD.  Brodie also recognizes that the best location for an 
additional station may be in an area with better access.  
Therefore, the project has updated the superiority table to 
commit to the following: 


a. Assist AFD in securing an alternate location for a 
fire department that best serves the area; or  


b. If no alternative site is located prior to the 
issuance of a certificate of occupancy for Block 9, 
accommodate a Fire station that meets AFD 
specifications within this building or an alternative 
location on-site as agreed upon by the project and 
AFD. 


+ 


Place | Objective D. Express the Culture of Southwest Austin. 
Neighborhoo
d Plans and 


2.3.1.E: 
Be consistent with 
applicable 


 There are no applicable neighborhood plans, neighborhood 
conservation combining district regulations, historic areas, or 
landmark regulations for the property. The site is within the S. Lamar 


+ 
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Historic 
Compatibility 


neighborhood 
plans, 
neighborhood 
conservation 
combining district 
regulations, historic 
area, and landmark 
regulations, and 
compatible with 
adjacent property 
and land uses. 


Boulevard Combined Neighborhood Planning Area (Barton Hills) which 
does not have a City Council approved neighborhood plan. 
 
Brodie has placed compatible land uses (i.e., parks) adjacent to the 
adjoining Barton Creek Greenbelt and higher heights and densities 
adjacent to surrounding highways. Most developed area is clustered in 
areas 100’ to 300’ away from the Barton Creek Greenbelt.  


Architectural
, historical, 
cultural, and 
archeological 
areas 
 
Historic 
Preservation 


2.3.1.K: 
Protect, enhance, 
and preserve areas 
that include 
structures or sites 
that are of 
architectural, 
historical, 
archaeological, or 
cultural 
significance. 


Preserves historic 
structures, 
landmarks, or other 
features to a degree 
exceeding applicable 
legal requirements. 


There are no identified historic structures or landmarks on this site. 
 
Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail, which is of cultural significance, 
including trail access, wayfinding, and interpretive materials, as well as 
access to parking and restrooms. This exceeds the vision set forth by 
the City of Austin Trails Master Plan, Austin Parks and Recreation 
Lone-Range Plan, Sidewalk Master Plan and Bicycle Path. 
 
The construction of a formal and universally accessible trailhead may 
reduce the pressure on other informal access points in neighborhoods 
and under MoPac (Loop 1) so that they may be redesigned to mitigate 
for community and environmental impacts.  


+ 


Connection - We link the site to its surroundings and create more access to the site for all. 
Connection | Objective A. Prioritize Walking and Bicycling Modes of Transportation. 
Transportati
on 


 Provides bicycle 
facilities that 
connect to existing 
or planned bicycle 
routes or provides 
other multi-modal 
transportation 
features not 
required by code. 


Brodie will provide a series of bicycle facilities for all types of users 
along the private streets with public access easements and will 
provide a shared use path adequate for recreational cycling that will 
connect through the site and to off-site trail networks.  
 
All private streets within the project will be within a public access 
easement. 
 
Pedestrian and bicycle safety and enjoyment is paramount to Brodie. 
The following strategies were employed:   
Sidewalks, pedestrian clear zones, planting areas and supplemental 
zones will meet or exceed requirements associated with Core Transit 
Corridors and Internal Circulation Routes. Shade will be provided in 
the form of street trees or shade structures on all streets.  
A Shared Use Path and sidewalk along S. Lamar Boulevard will be built 
to Core Transit Corridor standards.   
A public access easement will be provided for all private streets within 
the site.  
Brodie will provide pedestrian and bicycle connection to adjacent 
residential development such as the Retreat at Barton Creek. 
All buildings will have direct pedestrian connections from entrances to 
adjacent streets. 
Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail including trail access, wayfinding, 
and interpretive materials, as well as access to parking and restrooms. 
This exceeds the vision set forth by the City of Austin Trails Master 
Plan, Austin Parks and Recreation Lone-Range Plan, Sidewalk Master 
Plan and Bicycle Path. 


+ 
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The high-capacity MetroRapid Route 803 transit stop will be 
integrated into the project.  
Internal utility lines will be in drive aisles or Internal Circulation 
Routes, rather than under parking areas.  
All curb cuts will be placed on side streets to allow for greatest 
pedestrian movement on S. Lamar Boulevard and the Internal 
Circulator Route.  
Connections between site and adjacent arterials and highways occur 
no more frequently than every 400 feet. 
At least 80 percent of the provided parking is underground or within a 
parking structure.  
Additional improvements will be encouraged in buildings such as 
shower and locker facilities for employees and increased indoor 
bicycle parking. 


Connection | Objective B. Make Strong Connections to Public Transit. 
Connectivity  2.3.1.I: 


Provide for 
appropriate 
transportation and 
mass transit 
connections to 
areas adjacent to 
the PUD district 
and mitigation of 
adverse cumulative 
transportation 
impacts with 
sidewalks, trails, 
and roadways. 


 Brodie will deliver an attractive, walkable, and sustainable 
development pattern around the existing high-capacity MetroRapid 
Route 803 transit stop that maximizes Capital Metro's system 
ridership and offers Austin residents ample vibrant housing choices 
and convenient access to jobs, services, and diverse amenities. 
 
Improvements will include an enhanced bus stop; compact, mixed-use 
development; public realm improvements such as shade, street 
furniture, pedestrian-scale lighting; pedestrian and bicycle 
connections and enhanced crossings; sidewalk improvements; and 
wayfinding – all recommendations from Capital Metro's TOD Priority 
Tool that identifies the Brodie Oaks Station as an opportunity for 
redevelopment as a Transit Oriented Development around the existing 
high-capacity transit stop. 
 
In addition, the project will help implement the improvements along S. 
Lamar Boulevard identified by the Corridor Program Office extending 
city investments to the intersection of S. Lamar Boulevard and Loop 
360.  
 
The Transportation Impact Analysis is underway and will identify off-
site improvements required by the development. Brodie will provide a 
Traffic Demand Management Plan that will identify techniques 
intended to reduce single-occupancy trips to the site by a minimum of 
25 percent and encourage more transit ridership on Capital Metro’s 
high-capacity MetroRapid Route 803 transit stop located adjacent to 
the site on S. Lamar Boulevard. The final trip reduction numbers will 
be determined through the TDM Process. 


+ 


Connection | Objective C. Embrace High-Quality Vehicular Connections That Serves Need While Encouraging Other Modes. 
Gated 
Roadways 


2.3.1.J: 
Prohibit gated 
roadways. 


 Brodie will prohibit gated roadways and provide a public access 
easement on all private streets and parks. + 


Connection | Objective D. Create an Intentional Trailhead to the Barton Creek Greenbelt. 
Trailhead 
Along Creek 
or 
Waterways 


 Provides publicly 
accessible multi-use 
trail and greenway 
along creek or 
waterway. 


Brodie will provide an intentional trailhead to the Barton Creek 
Greenbelt and Violet Crown Trail including trail access, wayfinding, 
and interpretive materials, as well as access to parking and restrooms. 
This exceeds the vision set forth by the City of Austin Trails Master 
Plan, Austin Parks and Recreation Lone-Range Plan, Sidewalk Master 
Plan and Bicycle Path. 


+ 


Climate - We build resiliency and work towards a zero-carbon, zero-water, and zero-waste development. 
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Climate | Objective A. Build a Reliable, Efficient, Low-Cost and Adaptable Energy Network. 
Energy 
Strategy 


  
 
 
 
 
 
 
 
 
 
 
 


 


Brodie will provide a dependable, low-carbon and adaptable energy 
strategy for the new development. Working closely with Austin 
Energy, the Brodie team aims to find optimal energy solutions at 
building-, site- and district-scale. At building scale, the Brodie design 
aims to optimize passive design strategies through building orientation 
and massing and façade design to find right balance of thermal 
performance and access to daylight and views. The project will 
investigate PassiveHaus design for the residential towers. Building will 
drive efficiency through high-performance systems, aggressively 
pursuing energy efficiency measures. At site scale, the Brodie team is 
exploring phased centralized district cooling and heating system, heat 
recovery chillers and various thermal storage alternatives. Through on-
site solar generation with battery back-up generation, the project is 
seeking to deploy distributed energy resources to make the site more 
resilient. Through collaboration with Austin Energy, the Brodie team is 
aiming to provide the right power supply, grid-tied distribution, and 
demand management programs to balance the grid as it adapts to 
growth in the South Austin area. 


+ 


Climate | Objective B. Treat Water as a Precious Resource. 
Water 
Strategy 


  Brodie, in alignment with the WaterForward plan, will provide building 
and site solutions that treat water as the valuable resource it is. The 
Project will implement the following three measures:  


1. The project will capture rooftop rainwater from the water 
quality event for beneficial use in cooling-towers and 
traditional landscape irrigation.  


2. The building will provide low-flow and efficient fixtures to 
reduce demand beyond minimum requirements in the 
Austin Energy Green Building star rating system.  


3. We will collect condensate wastewater generated by air 
condition systems to further offset potable water usage. 


The combination of these measures will conserve a significant amount 
of potable water. 


+ 


Climate | Objective C. Maximize the Potential of Waste Networks. 
Waste 
Reduction 


  Managing material flows and minimizing waste to landfill are critical 
parts of Brodie. From site-wide aspects of materiality South Austin 
authenticity to low-embodied energy materials and practices, the 
Brodie team aims to create a thoughtful, local, and environmental 
responsive development. The design teams will be encouraged to 
utilize Life Cycle Assessment (LCA) to evaluate structural solutions, 
materiality and finishes that reduce embodied energy and are 
optimized through construction and fabrication processes. Waste 
management will be managed to highest levels during construction as 
well as into operation, with thoughtful waste storage, collection, and 
recycling of materials. Due to the anticipated high volumes of organic 
waste, Brodie also aims to provide comprehensive organic collection 
for off-site compositing. 


+ 


Community - We create a community of residents, workers and visitors that prioritize health and well-being. 
Community | Objective A. Provide a Range of Housing Options for All Income Levels and Ages. 
Affordable 
Housing 
 
 


 According to 
Chapter 25-2, 
Subchapter B, 
Division 5 (Planned 
Unit Development 
Ordinance), the 


The project is proposing to meet the 10% of bonus area square 
footage requirement for affordable housing and to incorporate all 
units on site.  Affordable housing units generated from residential 
bonus area will be dispersed throughout the site and all affordable 
housing units generated from non-residential bonus area will be 
accommodated in a standalone Foundation Communities 


+ 
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baseline affordable 
housing 
requirement for 
PUD developments 
is included below: 
The required 
affordable Rental 
units must be equal 
to 10 percent of the 
bonus area square 
footage. 
The required 
affordable 
Ownership units 
must be equal to 5 
percent of the bonus 
area square footage. 
For non-residential 
developments, $7 
per square foot of 
bonus area may be 
paid in lieu of on-site 
development of 
affordable units. 


development.  Additional detail has been provided with a new Exhibit 
C: Brodie Land Use Plan (Page 3 and 4) 


Community | Objective B. Improve and Protect Air Quality. 
Air Quality   Brodie will thrive to ensure highest quality of indoor and outdoor 


environments. Ventilation systems will be designed to provide 
increased quantities of outdoor air while air monitoring systems will 
ensure balance of air quality with the development’s aggressive 
energy reduction targets. Natural ventilation will be explored in design 
phases for applicable spaces. Beyond building ventilation, source 
control is critical. The Brodie team aims to prioritize healthy products 
and embrace the Healthy Products Declaration (HPD) standard. In 
addition, the construction teams will manage the potential of 
hazardous contaminants into the building during construction. 


+ 


Community | Objective C. Protect Access to Quality Food. 
Access to 
Food 


  Ensuring access to healthy and affordable food is critical to Austin’s 
sustainability and resiliency. The Brodie team aims to work with all 
restaurants, supermarkets, and retailers to ensure a wide range of 
affordable, healthy, local, and sustainable food options. The Brodie 
team embraces the work of the City’s Office of Sustainability and 2018 
State of the Food System Report, namely, to increase sales of locally 
produced food and expand access to fresh, healthy, and affordable 
food for everyone, and reduce the amount of wasted food. The 
development is exploring the implementation of a weekly local 
produce delivery program available on an elective basis to employees 
or residents of the building as well as a local produce purchasing policy 
for the buildings’ restaurants, cafés, and cafeterias. 


+ 


Community | Objective D. Improve Community Health Indicators. 
Community 
Health 


  As a development of this size, scale, and influence, The Brodie team 
has an opportunity and a responsibility to meaningfully contribute to a 
healthier Austin for all. Brodie will work through design and 
operations utilizing the WELL Building and Community standards to 
ensure health and well-being are front and center to shape our built 
environments. The Brodie team will also look to city-wide tracking 


+ 
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efforts such as the work done through the city. Health indicators in the 
Austin area are dependent on a variety of social, economic, and 
geographic factors. Brodie aims to ensure these factors are being 
communicated to our tenants and actively working to advance 
positive outcomes with respect to overall physical and mental health, 
chronic diseases, and access to health insurance.  


Community | Objective E. Increase Digital Connectivity. 
Digital 
Connectivity 


  Brodie thrives for equitable access to open space, art, culture, and 
community amenities and programs. This commitment bridges both 
the built as well as the digital worlds. The Brodie team aims to ensure 
a high-quality digital network providing equitable connectivity to 
tenants and visitors. Also, the Brodie team believes that informed 
citizens make empowered citizens for change. The Brodie team aims 
to leverage our collected data as well as local public data in open and 
accessible platforms for public consumption. 


+ 


Other 
General 2.3.1.A: 


Meet the 
objectives of the 
City Code. 


Complies with 
current City of 
Austin Code instead 
of asserting 
entitlement to 
follow older code 
provisions by 
application of law or 
agreement. 


Brodie is complying with current City of Austin Code except where 
modified by this PUD.  
 


+ 


General  2.3.1.F: 
Provide for 
environmental 
preservation and 
protection relating 
to air quality, water 
quality, trees, 
buffer zones and 
greenbelt areas, 
critical 
environmental 
features, soils, 
waterways, 
topography, and 
the 
natural/traditional 
character of the 
land. 
 


 Brodie provides for superior environmental preservation and 
protection by: 


• Reducing impervious cover from 85 percent net site area to 
56 percent net site area. 


• Complying with SOS water quality standards. 
• Eliminating the nearly 6 acres of untreated runoff from 


buildings and parking currently draining directly into the 
Barton Creek Greenbelt.   


• Dedicating approximately 11.6 acres (approximately 1/3) of 
site as active public open space/parkland. 


• Designating 10 percent of the “bonus” area of both 
residential and nonresidential square feet for affordable 
housing on-site regardless of ownership or for rent. 


• Constructing a designated trailhead and connection to the 
Barton Creek Greenbelt with signage, trash disposal, and 
parking. 


• Creating a shared-use path for approximately 2,500 feet and 
extending from S. Lamar Boulevard to the Park Road that 
will run along the park’s edge and be used for mobility and 
recreation. 


• Providing transit supportive densities of jobs and residences 
within walking distance of the new Capital Metro transfer 
station. 


• Concentrating density at the designated Imagine Austin 
Comprehensive Plan Activity Center and high-capacity 
transit stop. 


+ 


General 2.3.1.B: 
Provide for 
development 
standards that 


 Brodie will provide for the preservation and enhancement of the 
natural environment within and immediately adjacent to the subject 
property, along the Barton Creek Greenbelt. The restoration of these 
areas will include removal of the existing surface parking and wall and 


+ 
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achieve equal or 
greater consistency 
with the goals in 
Section 1.1 
(General Intent) 
than development 
under the 
regulations in the 
Land Development 
Code.  
Section 1.1 says, 
“This division 
provides the 
procedures and 
minimum 
requirements for a 
planned unit 
development (PUD) 
zoning district to 
implement the 
goals of preserving 
the natural 
environment, 
encouraging high 
quality 
development and 
innovative design, 
and ensuring 
adequate public 
facilities and 
services. The 
Council intends 
PUD district zoning 
to produce 
development that 
achieves these 
goals to a greater 
degree than and 
that is therefore 
superior to 
development under 
conventional 
zoning and 
subdivision 
regulations.” 


returning the area back to natural grades and revegetating with native 
and adaptive plants.  
Brodie is a high-quality, mixed-use development promoting innovative 
design in keeping with the South Austin character. The plan will offer a 
live, work and play environment and will undoubtedly become a 
beloved South Austin gathering place.  
Brodie will provide a dense mixed-use development transforming 
approximately 21-acres acres of surface parking lots and drive aisles 
and approximately 8-acres of single use office and retail buildings to a 
vibrant neighborhood and destination for South Austin.  
Brodie will reduce greenhouse gases by providing a true transit-
oriented development taking advantage of Capital Metro’s adjacent 
bus stop for the MetroRapid route number 803. The project will 
construct a new high-capacity MetroRapid Route 803 transit stop that 
meets or exceeds Capital Metro’s requirements and integrate the stop 
into the development by providing comfortable waiting areas, easy 
access for bicycles and pedestrians, and urban amenities. 
The density and height proposed for Brodie enable the project to meet 
the vision established in Imagine Austin Comprehensive Plan of an 
“Activity Center for Redevelopment in Sensitive Environmental Areas” 
including state-of-the-art development practices to improve 
stormwater retention and water quality flowing into the Edwards 
Aquifer Recharge Zone and Barton Creek Zone. Brodie will provide an 
environmentally superior project that complies with the SOS Water 
Quality Standards. 


PUD size and 
uniqueness 


2.3.1.L: 
Include at least 10 
acres of land, 
unless the property 
is characterized by 
special 
circumstances, 
including unique 
topographic 
constraints. 


 At 37.6 acres, Brodie exceeds the 10-acre minimum. 


+ 
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From: Abby Gillfillan [mailto:abby@lionheartplaces.com] 
Sent: Wednesday, September 07, 2022 1:38 PM
To: Dymkowski, Jim <Jim.Dymkowski@austintexas.gov>; Rotramel, Naomi
<Naomi.Rotramel@austintexas.gov>; Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>; Lilly,
Leslie <Leslie.Lilly@austintexas.gov>; Harden, Joi <Joi.Harden@austintexas.gov>
Cc: Rebecca Leonard <rebecca@lionheartplaces.com>; Jewels Cain <jcain@abaustin.com>;
membesi@bartlett.com
Subject: RE: Brodie Tree Comments Addressed and Environmental Commission
 

*** External Email - Exercise Caution ***

Jim
Thanks for the quick reply.  I will update that in the superiority table and get it right back to you.  In
terms of meeting on-site I attached Michael Embesi’s email here from last week with how we are
reaching the percentages for non-protected trees.  If you would like to meet on-site to take a look at
these trees please let us know when the best time for you would be.
 
Abby Gillfillan AICP
M 512 644 9628
 

From: Dymkowski, Jim <Jim.Dymkowski@austintexas.gov> 
Sent: Wednesday, September 7, 2022 1:05 PM
To: Abby Gillfillan <abby@lionheartplaces.com>; Rotramel, Naomi
<Naomi.Rotramel@austintexas.gov>; Rhoades, Wendy <wendy.rhoades@austintexas.gov>; Lilly,
Leslie <Leslie.Lilly@austintexas.gov>; Harden, Joi <Joi.Harden@austintexas.gov>
Cc: Rebecca Leonard <rebecca@lionheartplaces.com>; Jewels Cain <jcain@abaustin.com>;
membesi@bartlett.com
Subject: RE: Brodie Tree Comments Addressed and Environmental Commission
 
Hi Abby,
 
I think I do need to try to make it to the site to look at the additional trees that you were asking to
remove to offset the total percentages.  Unless you were meeting all percentages without needing
to exclude these removals.
king to remove if they were not looked at by Naomi Previously.
 
For tier two credit for superiority all planted trees need to be central Texas seed stock not native and

https://gcc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.surveymonkey.com%2Fr%2Flobbyistordinance&data=02%7C01%7CMarie.Sandoval%40austintexas.gov%7Cbf0ce3640b764c4eff5008d7a66accd0%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637160849933319809&sdata=bVhrEZ5ZH2%2Fl%2Bu9W9uoBrEYCz3i5UvjcO%2BQZIVSxWrU%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.austintexas.gov%2Fedims%2Fdocument.cfm%3Fid%3D265293&data=02%7C01%7CMarie.Sandoval%40austintexas.gov%7Cbf0ce3640b764c4eff5008d7a66accd0%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637160849933329801&sdata=ezAxdp1wqWngAkN8gzlaCb0ZMaMjofUbidiinZok4%2Bo%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Faustintexas.gov%2Fdepartment%2Flobbyists&data=02%7C01%7CMarie.Sandoval%40austintexas.gov%7Cbf0ce3640b764c4eff5008d7a66accd0%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637160849933339789&sdata=JXX1YerAo9MHfKIWXovdyYXLl4aHVX%2BJ%2Bhx2JvHVIYw%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.austintexas.gov%2Fedims%2Fdocument.cfm%3Fid%3D277562&data=02%7C01%7CMarie.Sandoval%40austintexas.gov%7Cbf0ce3640b764c4eff5008d7a66accd0%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637160849933339789&sdata=HtUfY%2BI%2BTo6Rajqe0RJJeDawnvtsoqBJ72J%2BeHNdkKE%3D&reserved=0
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adaptive per grow green guide. As noted in the tier two table.
 
Tree plantings use
Central Texas seed
stock native and
with adequate soil
volume. 

Brodie will plant native or adapted trees and plants per the
City of Austin’s Grow Green Guide. In addition, Brodie is
proposing to blend new open space into the existing Barton
Creek Greenbelt by restoring 1-acre in Trailhead Overlook
Park using the Hill Country Revegetation standard. Another
1-acre will be restored to native prairie. The restoration of
these areas will include removal of the existing surface
parking and wall and returning the area back to natural
grades and revegetating with native and adaptive plants. 

 
Thank you,
 
 
Jim Dymkowski
Environmental Program Coordinator, Community Tree Preservation Division
City of Austin Development Services Department
6310 Wilhelmina Delco Rd., Austin, Texas 78752
Office: 512-974-2772
 
Thank you for your email.  We are working to continue operations with modifications due to
COVID-19 which may result in delays.  Please visit the following webpage for more
information http://austintexas.gov/page/dsd-covid-19   Thank you for your patience. 

  
PER CITY ORDINANCE: All individuals scheduling or accepting a meeting invitation with a
City Official are requested to provide responses to the questions at the following link: DSD
Visitor Log.
Please note that all information provided is subject to public disclosure via DSD’s open
data portal. For more information please visit: City of Austin Ordinance 2016-0922-005  | 
City Clerk’s website  |  City Clerk’s FAQ’s

 
 
 

From: Abby Gillfillan [mailto:abby@lionheartplaces.com] 
Sent: Wednesday, September 07, 2022 12:02 PM
To: Dymkowski, Jim <Jim.Dymkowski@austintexas.gov>; Rotramel, Naomi
<Naomi.Rotramel@austintexas.gov>; Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>; Lilly,
Leslie <Leslie.Lilly@austintexas.gov>; Harden, Joi <Joi.Harden@austintexas.gov>
Cc: Rebecca Leonard <rebecca@lionheartplaces.com>; Jewels Cain <jcain@abaustin.com>;
membesi@bartlett.com
Subject: Brodie Tree Comments Addressed and Environmental Commission
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*** External Email - Exercise Caution ***

Jim and Naomi
First, thank you both for working with us over the past few weeks to get through comments and
achieve TierII superiority for trees.  Linked below you will find a folder with updated exhibits and
Superiority and Code Mod Tables that address your comments on trees.
 
As you know we are working hard towards moving this project to the Environmental Commission
meeting on September 21 and we believe that we have addressed all of your comments to get
there.  I have included a bulleted summary of the superiority elements of this project as they relate
to trees to help coordinate.  Your response confirming that, with these commitments, we are ready
to move on to Environmental Commission with superiority for trees would be greatly appreciated.
 

220907_PUD4_Trees
 
Brodie PUD Superiority- Trees
Preservation Rates
The project has thoughtfully designed around significant trees with the goal of preserving significant
trees in place and providing a better habitat for trees throughout with 11.6-acres (30%) of the site
converted from surface parking lots to well designed and integrated open space and parkland.

Non-Protected Trees (up to 18.9”) Preservation Rate: 77% and includes the relocation of 4
trees on-site.
Protected Trees Preservation Rate: 79% and includes the relocation of 10 trees on-site.
Heritage Tree Preservation Rate: 100% and includes the relocation 6 trees on-site.

Tree Health
An arborist report identifying a tree care plan to maintain the health of trees that are planned
to be preserved or transplanted in the ultimate development.

Hill Country Roadway Overlay and Restoration
Currently, the area within the HCRO consists of a shopping center and is dominated by surface
parking lots held up by a retaining wall that can be up to 20’ high in some places between the
development and the Barton Creek Greenbelt.  The project is converting 45% of the land within the
HCRO boundary to public parkland by removing impervious cover, taking down the retaining wall,
vegetating the area with native trees and grasslands, and restoring views from Loop 360 to the
Barton Creek Greenbelt.  Other specific commitments include:

The total area within the 100’ roadway vegetative buffer is 1.7 acres.  The PUD is committing
to the following restoration for this area:

Restoring 1-acre of the new parkland to HCRO revegetation standards and increasing
the standard density from ¼ of the standard as required to 1/3 of the standard density.
Restoring 1-acre of the new parkland to a Native Prairie standard as identified in the
PUD.

All Heritage and Protected within the HCRO will be preserved in place.
Eighty-two percent (82%) of non-protected trees will be preserved in place.  The seven trees
proposed to be removed from within the HCRO will be mitigated for at a rate of 60%.
A priority tree planting/ compensation area has been established within and adjacent to the
HCRO roadway buffer for mitigation and tree location.

Street Trees

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Flionheartplaces.sharepoint.com%2F%3Af%3A%2Fs%2FLionheartPlacesDocuments%2FEuwVzUQtFIdIs-Shx306tREBUzs4go7R6-wnmlL-6SMr9Q%3Fe%3Do0pjVg&data=05%7C01%7CJim.Dymkowski%40austintexas.gov%7Cff671177c7e2427152f808da91001778%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637981726864119071%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=w3AiTEmEVv%2FAFMO6lSQSoDPSOUCvuWBOYGwZnRm99EA%3D&reserved=0


The project is proposing three rows of street trees along the ICR increasing the number of
trees and the overall size of the planting areas for street trees by 33%.
The project is increasing the size of street trees at the time of planting to 3”

 

 
 
Abby Gillfillan AICP
Planner

M 512 644 9628

www.lionheartplaces.com
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