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. CHAPTER L.
PLAN OVERVIEW

Geographic Location.
The Bryker Woods Neighborhood is located in west central Austin, 1mmed1ate1y south of
West 35th Street and east of MoPac (Loop 1). (See Map 1-1). Although the neighborhood has come |
be known as "Bryker Woods" by its inhabitants and by the general public, it is in fact 19 sma
subdivisions covering approximately 200 acres divided into 43 city blocks. of various shapes and size

Its boundaries are defined in Map 1-2 but the neighborhood may be described generally as that are

bordered by West 35th Street on the North, Westover Road on the South, MoPac Blvd (loop 1) on tt

west, and Harris Blvd - Oakhurst Avenue - Shoal Creek on the east. Bryker Woods is located i

Planning Sector 2. (See Map 1- -3).

.Historical Sketch of the Neighborhood.
There is no single date marking the beginning of what is now known as Bryker Woods since th

_neighborhood is actually a composite of many small subdivisions (and some resubdwxs:ons) which wer |
platted at different times. (See Map 1-4). The origins of the ne1ghborhood can be traced at least as s

back as 1886 when the fourteen-lot William Thiele subdivision was platted within a stones throw ¢
Shoal Creek. This one block subdivision still exists today as the block between 34th and 35th streets an
Kerbey Lane and Mills Ave. On the William Thiele subdivision plat, West 35th street is labeled as th
"Burnet County Road". By the early 1900's, the Burnet County Road had become known as Stat
Street, perhaps because of the amount of property on the street owned by the State of Texas. Earl
subdivisions abutting "State Street” included Camp Mabry Heights (platted in 1913 in the northwester

_corner of the neighborhood near the MoPac railroad tracks), and the Ed Seiders subdivisior

immediately to the west of the William Thiele subdivision. Camp Mabry Heights, obviously name:
because of its proximity to the National Guard armory, Camp Mabry, reflected a patriotic theme in it
street names: Pershing St. and Funston St., named after American Generals Pershing and Funston, an
Jefferson Ave, Harrison Ave and Madison Street named after United States presidents. The Ed Seider
subdivision references the proximity of the neighborhoood to the old Seiders Spring, located on th
banks of Shoal Creek near the present day Shoal Creek Hospital.

Resubdivision of these early subdivisions began in 1925 when a portion of the Ed Seiders subdivisiot
was replatted as the Glenview Addition. Two years later, the Edgemont subdivision (the area arounc
Northwood Rd.) was created. In 1935 a portion of Camp Mabry Heights was resubdivided as Happy
Hollow, so named by its developer Dr. "Hap" Brownlee, At about the same time at the southern end o

the neighborhood, a subdivision named Summit Place and the third section of Pemberton Heights were |

platted. The first subdivision with the name "Bryker Woods" was platted in 1936. Its name is said tc
have been derived by combining the first three letters of the last names of two of its developers, J.C.
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Bryant and McFall Kerbey. Over the ni-,xt 15 years, subdivisions labled Bryker Woods "B" through "G"
and Bryker Woods Annex 1 and 2 were platted. -During this period the Woods Addition adjoining

Bryker Woods School was platted and the Westwood Ridge Addition (the area around Churchill Drive)

was formed by resabdividing a portion of another of Mr. Seider's subdivisions, "Seiders Plateau” in
1940. The final subdivisions in the neighborhood were the Beimont 1 and the Belmont 2 subdivisions
formed in 1951 and 1955, respectively. Note that several of the subdivisions have deed restrictions.

Bryker Woods Eleinentary School opened in the 1930's It originally served grades K-6. The school
was enlarged by adding additional classrooms and a small gym and was remodeled again in 1986 by
adding office space, a driveway in the front of the school, and addltonal parking. Community School
classes have been held at the school for years. :

'Land use in the neighborhood was, and has remained, predominantly residential. Map 1-5 depicts the

- intersection of West 35th and Jefferson as it existed in 1950. Essentially, the property on both sides of
West 35th Street to the east and west of Jefferson was zoned "A" residential, except for the four
corners of the intersection which were zoned-"C" commercial. -Commercial zoning was firstexpanded
ountside of this intersection in 1954 when the two lots (shaded on the map) djrectly east of the intersection
were granted "O" office zoning. Over the next 25 years, different lots between West 34th and West 35th
streets (east of Jefferson) were unsystematically rezoned from residential to commercial zoning districts,
primarily office; by 1981 approximately 60 percent of the lots in this three block area were non-
residential. Property along West 35th Street to the west of Jefferson evolved, into a mixture of single
and multifamily residential, office and'retail zoning. All or virtually all of this new zoning in the Bryker
Woods area, was granted without recorded opposition from the surrounding landowners, even though
much of it was demonstrably spot zoning. It is possible that this rezoning was encouraged early-on by
the fact that the City's transportation plan, in the late 1960's, contemplated an expressway through the
area. As described by a city planner in connection with'a 1967 rezoning application: "There are two
possible locations for the expressway, one is to the north of West 35th Street the other starts with the
south right-of -way line of West 34th Street. The latter proposal is the one most planned around....

(Zoning Case C-14-67-215). Certainly, the relocatioh_of Seton Hospital from the West Campus area to | !

‘West 35th Stréet in the 1970's played a role in the increased desire for office space near the hospital.
Another factor was the opening of MoPac (Loop 1) in 1975 which made this area even more accessible.

By the late 1970's, the cumulative effects of the zoning changes, described abovc; began to be felt by the
Bryker Woods neighborhood. Increased traffic on the streets around the homes and the elementary
school and the destabilizing effect of land use changes signaled the need for greater scrutiny of rezoning
requests than had been given in the past. Since that time, nelghborhood residents and the City have
carefully reviewed numerous requests for zoning changes in the neighborhood. Many of these
applications have been denied by the City, and those that have been granted represented negotiated
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COMpromises vﬁth area residents. Significantly, the neighborhood to the south of West 34th Street
. remains completely residential. '

Bryker Woods has been a part of the West Austin Neighborhood _Group since WANG was founded in
1973. In 1983, the Bryker Woods Neighborhood Association was formed. Although BWNA is an

independent neighborhood association, it is also an affiliate of WANG, which means that both groups

coordinate activities and that Bryker Woods residents are eligible for membership in both groups.

Profile of the Neighbcrhood

Bryker Woods is an older central city neighborhood with-a mix of young and old families. Itis a
predominantly single family neighborhood composed of mostly small homes in good condition. It has
~ its own elementary school and is convenient to retail and recreational facilities. The neighborhood is

threatened by commercial intrusion from its northeast corner; traffic generated by nearby commercial

uses and traffic passing through the neighborhood are also negative conditions which must be dealt with.
Nevertheless, the neighborhood has many positive features, such as its trees and greenbelt access,
convenient location, well-built homes, and community spirit. Bryker Woods is a very desirable
neighborhood. It is hoped that, through the 1mp1emcntat10n of thlS plan, Bryker Woods will remain a
safe and pleasant place to live.

Goals, Ob,}ectlves & Policies.

The Goals, Objectives & Policies (hereafter sometimes referred to simply as the "Goals") were
developed over a two year period, after consideration of a wide range of information including the
results of neighborhood surveys, input provided at neighborhood meetings, surveys of owners of
commercial property, discussions with individual homeowners and renters, review of other
neighborhood plans and City of Austin Area Studies, the Austin Tommorrow Plan, and discussions with
city staff and public officials. A public hearing, primarily to obtain business sector input, was held on a
preliminary draft of the Goals. A neighborhood-wide survey, based on a randomly selected sample of
households was conducted

The results of the neighborhood survey can be summarized as follows:
*One hundred percent of those responding supported the four major goals.

*Every goal, ob;cctlve & policy received the support of at least 92% of the respondents and the
great majority were supported by 97% or more of the respondents.

* 'The complete text of the Goals follows. Additional commentary on the Goals will be found in later
chapters
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NEIGHBORHOOD GOALS

GOAL NO. 1: Assure the continued identity and improve the quality of Bryker

Woods as a predominantly single family residential neighborhood.

Bryker Woods is a fuliy developed residential neighborhood coﬁ:posed primarily of sing
family residences. It provides its residents with good quality housing in an attractive, secu

and conveniently located environment. Its preservation and improvement as a predominent

single family neighborhood are the goals of the great majority of its residents and landowners

GOAL NO. 2: Assure a safe and appropriate neighborhood environment for the

‘Bryker Woods Elementary School.

Bryker Woods Elementary School is an important part of the Bryker Woods community, It

- a magnet school for the environmental and natural sciences, a Community School, and

frequent location for community and néighborhood meetings and social events. It is importa
to both the neighborhood and the school to maintain a safe and appropriate environment for t
school. ‘

GOAL NO. 3: Improve energy and water conservation in the Bryker Woods

Neighborhood.

Because most of the homes in Bryker Woods are over 40 years old, many of them are n¢
energy efficient. Implementation of programs that promote energy and water conservation a1
important to the well-being of the city and will be of financial benefit to the neighborhood.

GOAL NO.: Facilitate the use of nearby parks and greenspaces.

Bryker Woods is within walking or cycling distance to city parks and greenspaces
Nevertheless, pedestrian access to these recreational areas from the neighborhood is in place
unsafe due to traffic and an abscence of walkways. Additionally, there are small areas o
undeveloped land created during the construction of MoPag (Loop 1) which have rec_:reai:iona
potential but are not being utilized. '



COMMUNITY STRUCTURE AND SERVICES

Community Structure & Services Objective 100.00

Strengthen the Bryker Woods School and the nelghborhood through coordinated
activities between the school and the nelghborhood.

Policy
Policy

'Policy

Policy-

Policy

The school and the ne:ghborhood prov1de the common interests and the opportunity for social
interaction which together create "community”.

100.01: Publicize Bryker Woods educational opportunities in the Bryker Woods
neighborhood association newsletter.

100.02: Provide a Bryker Woods School column as a regular feature in the Bryker Woods
. neighborhood association newsletter.

100.03: Promote parumpauon in Community School activities.
100.04: Coordinate neighborhood activities with the elementary and community school.

100.05: Publicize the services of West Austin Caregivers and other organizations provxdmg
services to the elderly and homebound

Community Structure & Serv1ces Objective 110.00:

Promote maintenance and renovation of structurally sound housing and discourage
demolition or removal of such housing.

Policy

Policy

Policy

Housing within a solid centrally-located neighborhood is an asset to the commuoity and should
be preserved. Renovation which preserves the character of the neighborhood should be
encouraged.

110.01: Seek home maintenance and improvement workshops as part of the curriculum of the
community school.

Community Structure & Services Objective 120.00:

Promote owner-occupancy of single family housing.

Generally, owner-occupied housing is better maintained than housing owned by absentee
landlords. Owner-occupied housing also generally results in longer term residency thereby
promoting stability and community. A threat to long term ownership is the increase in the
amount property taxes on property in the neighborhood which can threaten ownership by
retired homeowners and others on fixed incomes.

120.01: Implement the policies in this Plan which will keep Bryker Woods a desirable
residential neighborhood.

120.02: Work to obtain property tax relief for elderly and fixed income owners by increasing
the homestead exemption for these individuals or by other means.
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Community Structure & Services Objective 130.00:

Generally limit non-residential development to commercial uses with the potential of
serving the everyday needs of the neighborhood.

The accessibility of local retail establishments on nearby arterials providing "basic” services is

an asset to the neighborhood. There is a danger that higher land values will promote
replacement of retail services which presently serve a broad crossection of the neighborhood
with offices and commercial activities which residents are likely to use only occassionally or
which cater to a city-wide clientele thereby increasing traffic in the area. '

Policy 130.01: Evaluate the potential of proposed land uses for serving neighborhood needs in
making land use decisions. : : :

Community Structure & Services Objective 140.00:

Improve water pressure for those households where low pressure is a problem.

- In a 1985 survey of Bryker Woaods residents, a significant number reported low water prcééure
as a problem.

Policy 140.01: Submit to the Water and Wastewater Department the addresses of all residents who
responded in the survey that low water pressure was a problem so that patterns of
low water pressure can be examined and causes rectified.

Policy 140.02: Publicize in the Bryker Woods Neighborhood Ass'n newsletter once yearly the
procedure for reporting low water pressure.

Comniunity Structure & Services Objective 150.00:

Seek to improve street drainage for those households where street drainage is a
problem.

‘Street drainage was reﬁorted as a problem by a number of residents in the Bryker Woods
survey. '

Policy 150.01: Publicize once yearly in the Bryker Woods Neighborhood Ass'n newsletter the
procedure for reporting drainage problems to the city.

Policy 150.02: Publicize in the Bryker Woods Neighborhood Ass'n newsletter the procedure for
-obtaining a curb and gutter. '




Community Structure & Services Objective 155.00:

Assure that redevelopment does not put undue strain on water and wastewater lines
and other infrastructural components. ‘

Policy

Policy

Policy

Policy

Policy

Policy

Because of the age of the neighborhood and, consequently, the age of its water pipes and other
infrastructural components (e.g.roadways, sidewalks) extra consideration must be given to the

* area's ability to support densification.

155.01: Request an ordinance providixllg that all more intense land use redevelopment in
Bryker Woods (regardless of whether a zoning change is required) must be reviewed
and approved by city staff (including the office of land development services, water

E._

-——

]

and wastewater and urban transportation) to determine the adequacy of infrastructural

- facilities.

155.02: Sponser water pressure problem clinics at neighborhood meetings or community
' school.

Community Structure & Services Objective 160.00:

Promote water conservation in the Bryker Woods neighborhood.
Approximately eighty percent of the homes in the Bryker Woods neighborhood were built
between 1940 and 1950. The pattern for much of the landscaping was established at that time

and reflects a lack of concern for conservation.

160.01: Publicize in the Bryker Woods Neighborhood Association newsletter at least once
yearly the benefits of the use of native plants outlined in the Xeroscape program, and
the availability of low-flow shower head, and toilet dams which reduce water
consumption. Invite articles dealing with conservation for publication in the
newsletter.

160.02: Sponsbr a workshop by the county agricultural agent or other knowlegeable person
concerning low water /low maintenance landscaping.

Community Structure & Services Obj ec-tivé 170.00:
Insure adequate water pressure for fire fighting.
Bryker Woods currently has more than adeiluate pressure at sampled hydrants.
170.01: Request yearly fireflow tests at representative hydrants. throughout the neighborhood.

Community Structure & Services Objective 180.00:
Work to Reduce Crime in Bryker Woods
While the crime rate is comparitively low in West Austin, residents have expressed a concern
over an increase in criminal activity within the area.
180.01: Encourage participation in Neighborhood Watch and related programs, update

existing programs, and increase communications between programs in Bryker Woods
and West Austin. : '
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Policy 180.02:

Policy 180.03:

Policy 180.04:

Install street lights in poorly lit areas when requested by residents.

Reduce criminal activity along the Shoal Creek Hike and Bike Trail by increasing
patrols as necessary. '

Request City to post and enforce 10:00 p.m. curfew on Shoal Creek Hike and Bike .

10




LAND USE
Land Use Objective 200.00:

Protect single family residences in Bryker Woods from the intrusion and effects of
higher intensity residential and commercial land uses.

Policy

Policy

Policy

Policy
Policy
Policy
Policy

Policy

Policy

Policy

Higher intensity land uses in or adjoining a neighborhood can create or contribute to traffic, .

parking, privacy, noise, and aesthetic conditions which are detrimental to a residential
neighborhood such as Bryker Woods.

200.01:
200.02:

200.03:
200.04:

200.05:

200.06:
200.07:

200.08:

200.09:

200.10:

Limit new nonrésidential districts less restrictive than NO Neighborhood Office to
property located on an arterial.

Do not allow nonresidential rezoning on blocks where nonresidential zoning districts
do not currently exist.

Respect valid restrictive covenants and deed restrictions by refusing to allow
rezoning and site plan approval for a use more permissive than the covenants and
restrictions governing the property, absent approval by a majority of the property
owners subject to the restrictions.

Limit new lower intensity multiple family zoning (SF-5 to MF-2) to (1) those
locations, if any, where single family use (SF-4 or more restrictive) is not viable but
more intensive uses at those locations are not compatible with the neighborhood and
(2) to property located on an arterial.

Limit higher intensity multiple family zoning (MF-3 to MF-6 ) to property located
on an arterial. ' _

Past nonresidential zoning on a portion of a block which does not destroy the
viability of the remainder of the block as a residential area should not be considered
precedent for further nonresidential zoning on that block.

When single family residential use is no longer viable for property not located on an
arterial, multiple family residential zoning should be encouraged as an alternative to
nonresidential zoning. _ .

When residential property, not located on an arterial and upon which there is a
structurally sound residence, is rezoned to a nonresidential use, the zoning should be
conditioned upon ("tied to") the use of the existing residential structure when doing
so will lessen the impact of the new land use upon the neighborhood. When such
property is located on an arterial strong consideration should be given to tying the
rezoning to the existing structure when the property is in close proximity to single
family residences. _

No building exceeding 35 feet in height should be allowed within or adjoining the
neighborhood. The height shall be measured in accordance with the zoning ordinance
which takes mid-line of the sloped roof.

No building not located on an arterial shall exceed 25 ft. in height without site plan

review. The height shall be measured in accordance with the zoning ordinance which
takes mid-line of the sloped roof. -

11
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Policy 200.11: No new zoning or use which does not fully comply with the compatibility standa
(Chapter 13-2A, Sections 4700 through 4740) shall be allowed.

Policy 200.12: New zoning that is less restrictive than Local Retail (LR) should not be allow
within the neighborhood or the immediately surrounding area.

Policy 200.13: Landscaping which fully screens or buffers parking, service areas and mechanic
' equipment should be required as a condition of all redevelopment. The landscapi
should be provided in a way that will not create a safety hazard for motorists a
pedestrians.

Policy 200.14: The formation of a Neighborhood Conservation Combining District should !
promoted to preserve the distinguishing characteristics of the neighborhood.

Policy 200.15: New land uses should have all required parking on the building site.
Policy 200.16: All garbage receptacles (dumpsters) shall not be visible from the street. All garba;
pick-up shall conform to noise ordianances and be limited to the hours from 7 a.m.
7 p.m. on week days only, :
Policy 200.17: The tree ordinance should be vigorously enforced.

Policy 200.18: Implement, in conjunction with these land use objecives and policies, the oth
: objectives and policies in the Plan which have an impact on land use,

Land Use Objective 210.00:

Protect the Bryker Woods Elementary School from the intrusion and effects of highe
intensity land uses.

Higher intensity land uses create or contribute to traffic, parking, noise and aesthetic conditior

which are detrimental to a neighborhood elementary school and which pose safety hazards fc

the students. ' | ‘
Policy 210.01: New land uses or the expansion of existing land uses which will significantl

increase traffic volumes or congestion in the area surrounding the school should n¢
be allowed.

Policy 210.02: Land uses which by their nature pose a significant risk to the health, safety o
welfare of the students of the school should not be allowed.

Policy 210.03: Land use decisions for the area surrounding the school should recognize th
, importance of maintaining the present residential environment around the school.

Policy 210.04: Involve the Bryker Woods School community in decisions involving land us
affecting the school.

12




Land Use Objective 220.00:

Encourage participation in onghing City of Austin programs designed to evaluate and
improve energy and water conservation.

There are programs available to assist residents (1) in evaluating land use practices and the _‘

structural condition of homes which waste energy and (2) in providing cost-efficient
solutions.

Policy 220.01: Publicize on an annual basis the availability of City of Austin Conservation
Programs. ’ :

Policy 220.02: The feasibility, economy and practicality of landscaping requiring less water than
traditional landscaping should be publicized on an annual basis.

Pol_icy 220.03: Publicize the City of Austin recycling program and recruit a neighborhood ,

coordinator to increase participation,

13
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Policy

Policy
Policy
Policy
Policy
Policy

Policy

TRANSPORTATION
Transportation Objective 300.00:

Reduce the volume and speed of through-traffic in the neighborhood.

High volume and high speed traffic both create safety hazards, noise and air pollution a;
roadway accesibility problems all of which are disruptive to residential areas. This
particularly true in Bryker Woods where the streets are generally 30ft. wide or less. One maj
source of traffic in many neighborhoods is “through-traffic", that is, traffic whose origin a
destination are both outside the boundaries of the neighborhood. The location of the Bryk
Woods neighborhood between Lamar and MoPac (Loop 1) and the location of ramps leadis
to and from MoPac at Windsor, Westover and W. 35th streets creates through-traffic problen -
for the Bryker Woods neighborhood.

'300.01:

300.02:
300.03:

300.04:
300.05:
300.06:

300.07:

Identify, on an annua! basis, those neighborhood streets where through-traffic
excessive.

Discourage through-traffic by signage (i.e. stop signs , reduced speed zones) whic
makes those streets with excessive through-traffic less attractive as cut-throug .
routes, when doing so will not adversely affect traffic safety.

Discourage trucks from cutting-through the neighborhood by signage on appropriar
streets forbidding such traffic and by seeking the enactment of ordinances or law
authorizing enforcément of such directives. : :

Discourage excessive speed of tlﬁough-traffic by systematic and aggressiv
enforcement of the speed regulations on streets with héavy through-traffic.

Discourage excessive speed of through—nﬁffic by signage which reminds motorist
that children live in the area.

Encourage traffic to use major arterials by constructing left-hand turn lanes an
synchronizing traffic signals on those arterials.

Where appropriate and with property owner approval, provide fire lane only acces
into selected residential streets from arterials to prevent through-traffic.

14
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Transp_ortatibn Objective 310.00:

Maintain reasonable operating levels for traffic within the neighborhood by prohibiting

land uses within or adjoining the neighborhood which create or significantly increase .

inappropriate operating levels of traffic on neighborhood streets.

Poiicy

Policy

Policy

Policy

The major cause of excessive traffic in inany neighborhoods, other than through-traffic, is -

traffic from high density residential land uses and from nonresidential land uses in or
adjoiningthe neighborhood . Generally high density multi-family uses and commercial uses
generate many times the traffic that is generated by singlé~fami1y uses. Often times, as in the
case of Bryker Woods, the street system was designed to handle the levels of traffic associated
with single family use and were not intended to carry substantially higher levels of traffic.

310.01: A waffic impact analysis should be required before any rezoning of land or changein

use is permitted. '

310.02: New land uses which increase the traffic volume.on neighborhood streets to an
undesirable operating level or which increase an already undesirable operating level in
any significant degree should not be allowed.

310.03: In considering the impact of a proposed new land use on the existing operating levels
: of traffic, the traffic generating propensities of probable future uses of land in the
immediate area should be considered.

310.04: The expansion of existing uses. which require zoning changes or site plan approval
should not be allowed when the expansion would increase the raffic volumes to an
undesirable operating level or would increase, to a significant degree, an already
undesirable operating level.

Transportation Objéctive 320.00:

Assure the safety for pedestrians and vehicles of all intersections and roadways within
the neighborhood.

Policy

Policy
Policy

Policy

The substantial pedestrian traffic, including school children, in the neighborhood combined
with the heavy ﬂuough-trg_fﬁc presents a special need to evaluate the safety of neighborhood

- roads and intersections. Blind corners, uncontrolled intersections and poorly marked crossings

can present safety problems for pedestrians and motorists

320.01: Identify intersections with safety problems due to lack of signage, visibility, road
alignment, or other causes, and correct the problems.

320.02: Improve signage indicating school zones around Bryker Woods Elementary School.

320.03: Improve enforcement of the school zone speed limits around Bryker Woods
Elementary School.

320.04: Establish and maintain cross-walk markings for intersections around Bryker Woods
Elementary School. '

15
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Transportation Objective 330.00:

Assess local transit ridership in the area and determine ways in which addition
ridership can be encouraged.

Traffic problems in the City of Austin cannot be solved or even substantially improved in ¢
long term simply by roadway improvements. Mass transit must play a major role in |

transportation plan of the City.

Policy 330.01: Work with Capitol Metro to survey residents in the neighborhood to determir

Policy 330.02: If economically feasible, reduce

_increase ridership.

neighborhood streets.

Transportation Objecti\?e " 340.00:

whether route, scheduling, better public communications or other changes wou

bus size to decrease noise and safety problems ¢

Provide sidewalks on arterials, and provide sidewalks on neighborhood streets whe

~desired

Policy

?6licy
Policy
Policy

Policy

Policy

by property owners.

Sidewalks are important, and in some instances, essential for pedesttian safety and comfor
At the same time, they can be disruptive of longstanding landscaping schemes or other uses o
residential lots and therefore the wishes of the property owners on purely residential street
should be balanced against the right of the public to use public right of way.

340.01: Provide a continous sidewalk along both sides of West 35th street between MoPa

and Mills Cutoff at no cost to the owners.

340.02: With the approval of, and at no cost to, all property owners upon whose property th
sidewalk would cross, construct a sidewalk between Harris Blvd. and Lamar o

West 29th Street.

340.03: With the approval of, and at no cost to, all property owners upon whose property th
sidewalk would cross, construct a sidewalk between Bryker Dr. and Jefferson o

West 34th Street,

340.04: With the approval of, and at no cost to, all property owners upon whose property th
sidewalk would cross, construct a sidewalk between West 34th St and West 35th Si

on Oakmont Blvd.

340.05: Repair sidewalks where in distepair and provide ramp access to all sidewalks.

Transportation Objective 350.00:

Improve the opportunities for, and safety of, travel by bicycle,

Bicycles under the control of experienced cyclists can provide a safe, energy efficient mode o

travel. They also are widely used in the neighborhood for recreation.

350.01: Link the Shoal Creek hike and bike trail and the Johnson

with a designated bicycle route.

16
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Policy 350.02: Where it will not interfere with parking by residents in front of their homes, prohibit
parking in designated bicycle lanes and seek aggresive enforcement of those
restrictions.

Poliéy 350.03: Require new development along West 35th street to provide bicycle parking racks
where bicycles can be chained.

Transportation Objective 360.00:

Protect local retail businesses and multi-family uses along West 35th street and
discourage higher levels of traffic along that arterial by maintaining West 35th street at
four lanes with an additional leftf hand turn lane at appropriate intersections.

The widening of West 35th beyond four lanes will require taking significant right of way from

abutting local retail businesses and apartment complexes. Because these lots are not

particularly deep, and becanse certain of the buildings are close to the street, taking additional

~ right of way will seriously affect and perhaps effectively condemn these businessés which
provide retail services to the neighborhood.

Policy 360.01: 'Oppose inclusion of any proposed widening of West 35th Street in the Austin

Roadway Plan and oppose expenditure of public funds for any such widening, with
the exception of construction of left-hand turn lanes at appropriate intersections.

17
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NATURAL AND URBAN ENVIRONMENT

Environment Objective 400.00:

‘Protect and enhance the natural and urban environmental features and quality of Iif.

that make Bryker Woods a desirable inner city residential neighborhood for people o
different backgrounds and ages. -

Policy

Policy

Policy

Policy

Policy

Policy

As an inner city residential neighborhood shaded with mature trees, Bryker Woods enjoys a
mutually beneficial or symbiotic relationship with the Shoal Creek greenbelt on the east and the
Pemberton Heights neighborhood on the south. Bryker Woods is a walking and bicycling
neighborhood. It is conveniently located within the Clty, While West 35th Street provides
access to neighborhood goods and services its level of traffic and potential development density
pose a threat to the well-being of the neighborhood in the abscence of carefal planning,

400.01:

400.02:

400.03:

400.04:

400.05:

400.06:

Restrict or disconrage through-traffic access from MoPac (Loop 1) and West 35th
Street. Limit access into neighborhood from adjacent commercial areas and arterials
with fire lane only access for some streets or other devices upon property owiier

approval. <os

Provide street trees and other landscaping between pedestrians and traffic on West 7%
35th Street and safe crosswalks for access between the neighborhood and its retail —
and commercial services.

Provide push button walk signals on West 35th and Jefferson Streets which permit
no traffic movement during pedestrian crossing.

Enforce as a minimum the Compatibility Standards (Section 4700 et.seq.) of the
Zoning Ordinance and the Landscape Ordinance to provide landscape buffering
between businesses and neighbaring housing, between businesses and the street, and
around parking and services.

Initiate curbing, sidewalk and landscape buffering together with a private property
improvement program along portions of Jefferson Street, West 34th Street, and other
streets where necessary to enhance the pedestrian environment.

The MoPac right of way, between the fence and pavement, should be better

maintained to permit improved water drainage in this area.

Environment Objective 410:

Improve access to and appreciation of hei‘ghborhood parks and open spaces.

Although adjacent to the Shoal Creek greenbelt, direct pedestrian access is perceived by sorne
as limited, obscure and at West 20th Street, dangerous. Access to other nearby parks such as

West Enfield and Tarrytown is effectively cut off by MoPac (Loop 1). Perception of a Bryker

Woods park is generally limited to the Bryker Wood School yard and then orily after school

hours.

18




Policy 410.01: Increase or complete sidewalks and cross-walks on key streets, including West 29th
Street, connecting to Shoal Creek greenbelt, in accordance with Transportation
Objective 340.00, and clarify penetrations at Bryker Wood School, West 32nd Street
and others. : .

Policy 410.02: Increase use and surveillance along Shoal Creek, in Sieder Springs Park, and below
Bryker Wood School to reduce crime potential.

Policy 410.03: Increase or clarify safe access to West Enfield Park, Tarrtown Park, Bailey Park.

~ Policy 410.04: Develop left-over triangles at MoPac (Loop 1) and seek other spaces available as
pocket parks.

Environment Objective 420.00:

Seek ways'to protect the neighborhood from the noise and groWing air pollution of
traffic on MoPac (Loop 1), West 35th Street and Jefferson Ave.

If the quality of life deteriorates near these roadways, absentee ownership of the house
increases, maintenance decreases, pressures for land use changes increase and the edge of the
neighborhood contracts inward., It is important to develop strategies to prevent quality of life
deterioration near these roadways. Whether owner occupied or rented, this housing is part of
Austin's affordable housing stock.

Policy 420.01: Increase berming, landscaping, and more effective fence or wall construction along
- - MoPac (Loop 1) to reduce noise impact. '

Policy 420.02: Encourage the City to purchase key property adjacent to MoPac (Loop 1) that goes on

the market and/or is proposed for rezoning to a less restrictive land use, and
landscape this property as an additional buffer.

Policy 420.03: Require noise buffering measures and appropriate land use site plan with any new
construction adjacent to MoPac (Loop 1).

Policy 420.04: Limit West 35th Streets to 2 maximum of four lanes plus a left turn lane. |
Policy 420.05: Promote planting of additional trees and other hndscaping along West 35th Street.
Policy 420.06: Restrict traffic access from West 35th Street into the neighborhood.
Environment Objeétive 430.00:
Improve neighborhood street drainage and the quality of water in Shoal Creek.
While drainage in the neighborhood is generally good, there are areas where the drainage could
be improved by installtion of curbing where none exists. The runnoff carried by Shoal Creek

‘ends up in Town Lake and ultimately the Colorado River. All citizens have an obligation to
minimize the potential for polluting our natural resources.

Policy 430.01: iub]i_cize the oppoftunity to purchase installation of curbs and gu&crs from the City of
ustin. ‘ :

19
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Policy
Policy
Policy

Policy

Policy

Policy

‘ Policy

Policy

Policy

430.02: Enforce control of public and private practices that are deteriorating the water quality
of Shoal Creek.

430.03: Consider alternatives to current practices that allow wastes, restricted from the
sanitary sewer, to go into streets without control.

430.04: Require berms and other watcr—holding devices around any parking lots to absorb
automobile-related toxic minnoff.

430.05: Require all hazardous waste producers, even small-scale neighborhood producers
such as dry cleaners, photo labs and gas stations, to be accountable for the disposal
of their wastes through written records or other verifiable means.

430.06: Begin regular monitoring visits to neighborood hazardous waste producers to inspect
strorage tanks and disposal equipment. '

430.07: Educate property holders on how to minimize toxic runoff through proper appli'cati‘on“
of fertilizers and pesticides and proper disposal of household toxic wastes.

430.08: Minimize groundwater and creek poliution through adequate upkeep of wasté_water
lines. o

430.09: Perform smoke tests and T.V. monitoring of wastewater pipes, publish the results,
and replace those that leak.

430.10: Discdurage trash dumping on public and vacant land.
Environment Objective 440.00:

Monitor and protect the neighborhood from risks of hazardous material, such as toxic
fumes,” from railroad and truck accidents. '

The proximity of the MoPac railroad line and Loop 1 present a risk to the neighborhood should
a train or truck carrying toxic substances be involved in a derailing or collision resulting in the
release of toxic fumes.

Policy 440.01: Restrict trains and trucks from carrying materials which would present a serious

hazard to the neighborhood in the event of a derailment or collision.
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CHAPTER 11

COMMUNITY STRUCTURE AND
| SERVICES

(OBJECTIVES 100.00 - 180.00)
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CHAPTER II
COMMUNITY STRUCTURE & SERVICES
| ' OVERVIEW

Demographic Sketch of the Neighborhood

By extrapolating from the 1980 Census Data, the following general demographic picture of tt
neighborhood (as it existed 7 to 8 years ago) emerges:

. | The great majority (over 90%) is Anglo, with a small percentage of Hispanic, Black, and Asia
Primary ancestry is English, with a substantial number of residents indicating German ancestry.

+ ° Twenty -two percent (22%) of the population is 65 years or older.
. Approximately 91% of the population over 25 years of age are high school graduates. Sixi
percent (60%) completed four years or more of college; 80% completed one or more years ¢

college.

. Of the employed persons in the neighborhood, approximately 49% work for a private compan;
27% hold local, state, or federal jobs, and 23% are self-employed.

e One of the main indicators of a population's economic well-being is income. The median incon

of households in the neighborhood in 1979 was $25,000. Approximately, 10% of th
households had incomes of less than $7500, 47% had incomes between $7500 and $23000, an
42% had incomes of $23,000 or more. One of the main concerns in any neighborhood is th
economic situation of older residents. Approximately, 2.3%of all elderly persons in th
neighborhood had incomes below the poverty level in 1979, '

Housing: Current Conditions.

The housing stock in the neighborhood is in very good condition, There are few structures which coul
be characterized as substandard. A curbside survey conducted by the neighborhood assosciatio
indicates that homes in the neighborhood are being maintained; everyday observation indicates that
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significant number are being renovated and/or enlarged. There are less than 5 vacant lots in the
neighborhood. '

Real estate agents report that homes in the area sell for an amount in excess of $85.00 per square foot;
the Travis County Appraisel Board has many homes in Bryker Woods neighborhood appraised at an
amount in excess of this amount. These 1987 figures substantiate the fact that while many of the homes
are relatively modest in size, Bryker Woods is considered a stable and desirable residential
neighborhood.

Bryker Woods Elementary School.

The Bryker Woods Elementary School offers high qﬁality education for its students. It serves grades
one through six. Students in Bryker Woods are in the Martin Junior High and Austin High attendance
zones.

-,

Bryker Woods Elementary was recently renovated to provide additional administrative office space, a
semi-ciricular drive for dropping off and picking up students, and additonal parking space for faculty
and staff. : 3

The PTA at the school is very active and there is very high participation by the pérents in school
activities. Bryker Woods provides an Extend-a-Care program and is a Community Education campus.

The Brykerwoods Neighborhood Association has "adopted” the Brykerwoods Elementary School in
~ conjunction with the-Adopt - A - School Program.

Commercial Services.

The neighborhood has a day care school (in addition to Extend-a-Care), a convenience store, two fast
food restaurants, a drug store, a savings and loan and a veterinary clinic within its boundaries.
Additional retail services, such as a dry cleaners, shoe repair shop, restaurants and a grocery store are
within walking distance of the northern boundary of the neighborhood.
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The water distribution system within Bryker Woods consists of small lines: the majority of the lines a

Water and Wastewater: Existing Conditions.

6" in diameter. Table 2-1 lists the different size water lines found in the neighborhood;

The Bryker Woods water system is fed by the Green Water Treatment Plant through pipes that are 40

45 years old.

Table 2-1
Water Line Size

Area

Glenview

Westover (east of Jefferson)
Northwood (west of Jefferson)
Happy Hollow

West 29th (east of J effersoﬂ)
West 30th (east of Jefferson)
West 30th (west of Kerbey)
Northwood (east of Jefferson)
Funston |
Oakmont

Beverly

Bryker

Kerbey

Mohle

West 31st St.

West 29th St (west of Jefferson)
West 32nd St (west of Kerbey)
West 33rd

Harris

Westover (west of Jefferson)
West 32nd (east of Kerbey)
Jefferson

West 34th

Oakhurst

Belmont

Size

12“
54"

unknwn,
vnknwn,




The wastewater lines are also narrow. The diameter of virtually all pipes is 6", which makes inspection
difficult. According to the Water-Wastewater Engineering Department, these lines can be inspected by

remote television monitoring only if they have not collapsed or broken and, in any event, it is more

difficult than with 8" lines. Note that eight inch pipes are considered minimum for new residential
developments. From West 29th street south, wastewater flows to the Govalle Wastewater Treatment
Plant. The rest of the neighborhood is served by the Walnut Creck Wastewater Treatement Plant.

Low water pressure is listed as a problem by 46% of the residents who returned a 1985 neighborhood
survey conducted by the Bryker Woods Neighborhood Association. However, readings taken at five
fire hydrants throughout the neighborhood indicate that pressure is adequate for fire-fighting purposes.
Part of this problem may be caused by the build-up of mineral depos:ts in the lines between the meter to
the homes. One explanation for low water pressure at random households is that some of the mineral
deposits are disturbed when work is done on the lines -- the deposits then accumulate at the water meter
when residents turn on their taps. Therefore, it should be remembered that redevelopment, requiring
' new water lines, may prcmpuate the release of mineral deposits. -

The poor condition of the wastewater lines can also create problems. Infilration and inflow caused by
groundwater and creck water leakage into the lines can place. an added burden on treatement facilities.
This problem is especially difficult to monitor where you have small pipe diameter, which makes
inspection more difficult.

" The known condition of water and wastewater lines should be provided to residents and owners upon

request. Although maintaining the water and wastewater system is the responsibility of city employees,

citizens should have access to information which might affect their present or future service.

Positive Trends and Opportunities.

The following positive trends and opportunities in connection with the community structure and services
in the Bryker Woods neighborhood have been identified: '

1. Bryker Woods has a good mix of young and old families; some are new to the neighborhood,
others have lived in Bryker Woods for over 40 years.

2. Residential structures are gcnerally in a good state of repair and provide good quality housing for
their occupants.

3.  Community interest and involverent in Bryker Woods remains very high.
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4. The Bryker Woods Elementary School is h1ghly regarded and provides quahty public schooli;
for interested families in Bryker Woods and other parts of the City.

5. Bryker Woods remains a desirable residential neighborhood, and as such, is an asset to the City.

Negative Trends and Challenges.

The following negative trends and challenges in connection with the community structure and services
the Bryker Woods neighborhood have been identified:

1. The ever increasing appraised value on property in the neighborhood places a heavy burden «
homeowners who have no intention of selling their homes and cannot thereby realize the inflate
value. High taxes pressure homeowners into considering sale of their property. This is especial
hard upon elderly residents and families on fixed incomes.

2. Itwillbea challenge to assure adequate water and wastewater service in the face of agir
infrastructure,

Communlty Structure and Services Objectives and
Policies.

Community Structure & Services Objective 100.00
Strengthen the Bryker Woods School and the neighborhood through coordinate

‘actxvmes between the school and the neighborhood.

The school and the neighborhood provide the common interests and the opportunity for social interactio
which together create "community”. Education is clearly important to Bryker Woods residents judgin
from the high percentage (60%) of the population 25 years and over who have completed 4 or mor
years of college. The PTA should be made an automatic member of BWNA since there is a commonalit
of interests. The school should provide a physical location for more community gatherings organized b
the PTA, community school and neighborhood organization. The desirability for more gatherings wa
revealed in the survey of residents. Examples of such gatherings: Annual 4th of J uly parade and plcmc
neighborhood association meetings, and get-acquainted picnics.




Also suggested were gardening and landscaping clinics, including plant exchanges. Policies 100.01
through 100.05 would serve to implement this objective. : -

Policy 100. 01 Publicize Bryker Woods educational opportunities in the Bryker Woods

Neighborhood Association newsletter.

Policy 100.02: Provide a Bryker Woods School column as 2 regular feature in the Bryker Woods
neighborhood association newsletter.

4

Policy 100.03: Promote participation in Comﬁuni_ty School activities.
Policy 100.04: Coordinate neighborhood activities with the elementary and community school.

Policy 100.05: Publicize the services of West Austin Caregivers and other organizations providing
services to the elderly and homebound. :

Community Structure & Services Objective 110.00:

Promote maintenance and renovation of structurally sound housing and discourage
demolition or removal of such housing.

Housing within a solid centrally - located neighborhood is an asset to the community and should be
preserved. At least eighty percent of the homes in the area were constructed prior to 1950 and the rest
between 1951 and 1983. Renovation of existing structures which preserves the character of the
| neighborhood should be promoted.

Pohcy 110.01: Seck home maintenance and improvement workshops as part of the curriculum of the
community school.

Community Structure & Services Objective 120.00:

‘Promote owner-occupancy of single family housing.

Generally, owner-occupied housing is better maintained than housing owned by absentee landlords.
Owner-occupied housing also generally results in longer term residency thereby promoting stability and
community. A threat to long term ownership is the increase in the amount property taxes on property in
the neighborhood which can threaten ownership by retired homeowners and others on fixed incomes.

This problem is exascerbated by poor land use planning. Property values are influenced by land use and
zoning in the area. The abscence of a coherent land use plan increases the theoretical possibility of

commercialization of residential property in the neighborhood by land speculators Because of this
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potential, the residential property near commercially zoned property is appraised ata higher value, whict
increases property taxes, which makes home ownership less feasible.

Implementation of this plan will encourage stability in the neighborhood and will help insure tha:
increased land values are tied to increased disirability as a residential neighborhood and not to the
potential of speculative commercial uses,

Policy 120.01: Implement the policies in this Plan which will keep Bryker Woods a desirable
_residential neighborhood.

Policy 120.02: Work to obtain property tax relief for elderly and fixed income owners by increasing
the homestead exemption for these individuals or by other means. .

It is estimated that 1986 property tax assessments increased the assessed value of property in the
neighborhood 28% over the previous assessment. The 1980 census indicated that approximately 22% of
the Bryker Woods population was 65 years or older at the time of the census.

Community Structure & Services Objective 130.00:

Generally limit non-residential development to commercial uses with the potential of
serving the everyday needs of the neighborhood.

The accessibility of local retail establishments on nearby arterials providing "basic” services is an assetto
the neighborhood. There is a danger that higher land values will proinote replacement of retail services,
which presently serve a broad crossection of the neighborhood, with offices and commercial activities
which residents are likely.to use only occassionally or which cater to a city-wide clientele thereby
increasing traffic in the area,

Policy 130.01: Evaluate the potential of proposed land uses for serving neighborhood needs in
making land use decisions.




Community Structure & Services Objective 140.00:

Improve water pressure for those households where low pressure is a problem.

In a 1985 survey of Bryker Woods residents, a significant number reported low water pressure as a

problem.

Policy 140.01: Submit to the Water and Wastewater Department the addresses of all residents who-

responded in the survey that low water pressure was a problem so that patterns of
low water pressure can be examined and causes rectified.

Approximately 46% of neighborhood residents surveyed in 1985 indicated that low water pressure was a
problem. To aid in detérmining if intervention by the City could alleviate the problem, the location of
those households reporting problems are indicated on a Map 2-1. The addresses of the reporting
households are on file with the neighborhood association.

Policy 140.02: Publicize in the Bryker Woods Neighborhood Ass'n newsletter once yearly the
procedure for reporting low water pressure.

Community Structure & Services Objective 150.00:

Seek to improve street drainage for those households where street drainage is a
problem.

Street drainage was reported as a problem by approximately 17% of the residents in the Bryker Woods

survey. Poor drainage can create a nuisance for residents who must contend with erosion of their lawns, -

pools of water and, in extreme cases, structural damage to their homes. Map 2-2 indicates the location
of residents reporting drainage problems. '

Policy 150.01: Publicize once yearly in. the Bryker Woods Neighborhood Ass'n newsletter the

procedure for reporting drainage problems to the city. ' ,

Policy 150.02: Publicize in the Bryker Woods Neighborhood Ass'n newsletter the procedure for
' obtaining a curb and gutter. ,
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Community Structure & Services Objective 155.00:

Assure that redevelopment does not put undue strain on water and wastewater lines
and other infrastructural components.

According to the Consumer Services Manager for the Water -Wastewater department, the lines in Brykt
Woods were installed in the years 1939 to 1941. The life of the lines may be much longer than 45 year
depending primarily on three factors which affect the condition of the lines: (1) repeated shrinking an
swelling of lines due to seasonal changes (2) the collection of calcium deposits in the lines and (¢
damage to the lines caused by tree roots seeking water. Because of the age of the neighborhood an
consequently, the age of its water pipes and other infrastructural corponents (e.g.roadways, sidewalk:
extra consideration must be given to the area's ability to support densification. Attention must also b

given to the question of who will pay the cost of modifications to the infrastructure. Sometime -

modifications can adversely affect service to other residents by shaking loose calcium deposits whic

clog the lines at the meters. Information regarding infrastructural changes which could affec

neighborhoods should be provided to the neighborhood association prior to initiation of the work.

Policy 155.01: Reqguest an ordinance providing that all more intense land use redevelopment i
Bryker Woods (regardless of whether a zoning change is required) must be reviewe:
and approved by. city staff (including the office of land development services, wate
?nd wastewater and urban transportation) to determine the adequacy of infrastructura

acilities.

Pblicy 155.02: Sp}:mser water pressure problem clinics at neighborhood meetings or communii:
' school.

Community Structure & Services Objective 160.00:

Promote water conservation in the Bryker Woods neighborhood.

Approximately eighty percent of the homes in the Bryker Woods neighborhood were built between 194(
and 1950. The pattern for much of the landscaping was established at that time and reflects a lack o
concern for conservation.

Policy 160.01: Publicize in the Bryker Woods Neighborhood Association newsletter at least once
yearly the benefits of the use of native plants outlined in the Xeriscape program, anc
the availability of low-flow shower heads, and toilet dams which reduce wates
consnlxmption. Invite articles dealing with conservation for publication in the
newsletter. :
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Since many of the homes are being renovated, now is an excellent time to educate neighbors about the
benefits of xeriscaping. Energy Resource Managment should be invited to provide information to the
‘neighborhood. '

" Policy 160.02: Sponsof a workshop by the county agricultural agent or other knowlegeable person

concerning low water/iow maintenance landscaping.

Community Sti'uci_ture & Services Objective 170.00:

Insure adequate water pressure for fire fighting.

Bryker Woods currently has more than adequate pressure at sampled hydrants. According to the
Inspections Division of the Austin Fire Department, test reports requested by the neighborhood show
that flows are considerably above the minimum of 1250 to 1500 g.p.m. Requesting tests on a regular
basis is an option the neighborhood has to assurc adequate water pressure for fighting fires.

Policy 170.01: Request yearly fireflow tests at representative hydrants throughout the neigborhood.

Community Structure & Services Objective 180.00:

Work to Reduce Crime in Bryker Woods

While the crime rate is comparitively low in West Austin, residents have expressed a concern over an
increase in criminal activity within the area.

Policy 180.01: Encourage participat_ion in Neighborhood Waich and related programs, update
existing programs, and increase communications between programs in Bryker Woods
and West Austin,

More than one-half of the respondents to the 1985 neighborhood survey reported that they would be
interested in participating in the neighborhood watch program. |

Policy 180.02: Install street lights in poorly lit areas when requested by residents.

Policy 180.03: Reduce criminal activity along the Shoal Creek Hike and Bike Trail by increasing
patrols as necessary.

Policy 180.04: Request City to post and enforce 10:00 p.m. curfew on Shoal Creek Hike and Bike
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CHAPTER I
LAND USE
(OBJECTIVES 200.00 - 220.00)
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CHAPTER III.
LAND USE

Historical Sketch of Land Use and Zoning in the Neighborhood.

‘Bryker Woods, and the surrounding area, were planned as residential neighborhoods. Map 3-1 depicts
the land around the intersection of West 35th and Jefferson as it existed in 1950. Note that the area on
both sides of West 35th Street to the east and west of Jefferson was zoned "A" residential, except for
the four comers of the intersection which were zoned "C" commercial. In effect, this intersection
constitnted a small commercial center servin.g'rcsidcntial areas around it. Commercial zoning first
expanded outside of this intersection on the south side of W. 35th St. in 1954, when the two lots
shaded on Map 3-1 southeast of the intersection, were granted "O" office zoning. Over the next 25
years, commercial use continued to expand, especially northeast of the intersection toward W. 38th
street. Commercialization also occurred to the south of the intersection. Property in the three block area
West 34th and West 35th streets (east of Jefferson) was unsystematically rezoned from residential to
commercial, primarily office zoning; by 1981 approximately 60 percent of the lots in this area were non-
residential. Itis here that most zoning activity in Bryker Woods has occurred; this area will be one of the
principal subjects of the land use portion of this neighborhood plan. Property along West 35th Street to
the west of Jefferson also evolved, but into a mixture of single and multifamily residential, office, and
retail zoning, '

Most of this new zoning in the Bryker Woods area was granted without recorded opposition from the

surrounding landowners, even though much of it was demonstrably spot zoning. It is possible that this

rezoning was encouraged early-on by the fact that the City's transportation plan, in the late 1960's,
contemplated an expressway through the area. As described by a city planner in connection with a 1967
rezoning application: "There are two possible Iocations for the expressway, one is to the north of West
35th Street the other starts with the south right-of-way line of West 34th Street. The latter proposal is
the one most planned around...." (Zoning Case C-14-67-215). Certainly, the relocation of Seton
Hospital from the West Campus area to West 35th Street played arole in the increased desire for office
space near the hospital. Another factor was the opening of MoPac (Loop 1) in 1975 which made this
area even more accessible.

By the late 1970's, the cumulative effects of the zoning changes, described above, began to be felt by the
Bryker Woods neighborhood.

Increased traffic on the streets around the homes and the elementary school and the destabilizing effect of
land use changes signaled the need for greater scrutiny of rezoning requests than had been given in the
past. Since that time, neighborhood residents have carefully reviewed virtually every request for a
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zoning change in the neighborhood and have encouraged more careful review by the City. In April of
1084, the Austin City Council designated. the three block area formed by West 34th and W. 35th streets

and Jefferson Ave. and Mills Ave, as a "Protected Inner-city Neighborhood" for purposes of the Inner- -

City Protection Ordinance (Ordinance No. 840209-K). This interim ordinance expressly recognized that

» . the continued desirability for single family residency of such older, centrally located
neighborhoods surrounding a revitalized Central Business District will be of substantial
long-term benefit to the community ...", and that '

.. permissive zoning classifications placed on some mner—clty resuientlal areas decades
ago before the value of inner-city preservation ‘was reahzed threatén the continued
desirability of these areas for single-family residency....

The ordinance mandated site plan review for co:ﬁpatibiﬁty of all fedevelopment in the protected areas
_ pending the effective date of the current (new) zoning ordinance. Under the current zoning ordinance,
which became effective January 1, 1985, site plan review was required by the compatibility standards
{Section 4700 of Chapter 13-2A) for property within 540 feet of a single family land nse. The new
zoning ordinance also created a new zoning district: Neighborhobd Office. o

Since 1978, eleven appiications for zoning chahge within the three block area have been filed. Most
applicants sought Local Office, Local Retail or, more recently, Neighborhood Office zoning. Seven
were denied by the Council or withdrawn prior to Council review. Four were granted with restrictions

(two of those have never become final because all of the conditions have not been mét). Each of the

.applications which were granted were supported by the neighborhood because of restrictions requiring
preservation and conversion of the residential structures and/or other limitations. Three of the more
recent cases, described below, summarize the planning philosiphy of the neighborhood over the last
several years.

Map 3-2 shows the three block area where most zoning activity has taken place: the area covered by the
Neighborhood Protection Ordinance. The three shaded parcels represent three zoning applications.
Case A concerned two tracts (considered together) located at 3402 & 3404 Glenview Ave. Both lots
have a residential structure fronting on Glenview and a back yard running to Jefferson Street. The
neighborhood supported Neighborhood Office zoning conditioned upon preservation of the structures,
screening of the parking in the rear and the sharing of a single driveway off of Jefferson. The rationale:
Neighborhood Office zoning is more likely to produce a low traffic generating use than Local Office
which permits medical offices; preservation of the structure promotes design and scale compatibility with
the neighborhood; placing the parking in rear directs traffic onto Jefferson rather than Glenview. (Note
apparentiy as a result of a dispute over the grant of nght-of -way as a condition of zoning, this zoning
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action has not been finalized by the applicant.) Case B involved a single lot at 1508 W, 34th Street. This
lot was purchased by the owners of the property directly west, which was being used as a allergy clinic.
The applicants sought to rezone the property from residential to Local Office, remove the single family
structure and convert the land to a parking lot for their clinic. The neighborhood and the elementary
school across the street opposed this change because, among other reasons, additional parking would
permit the clinic to expand its practice, thereby bringing even more traffic into the area around the
school. Case C concerned property located at 1501 W. 35th at the corner of Mills Ave and West 35th.

. The property was zoned Local Office and was bemg used as a medical office. The applicant sought to

use the property as a veterinary clinic, requiring Local Retail zoning. The neighborhood supported the
zoning change conditioned upon preservation of the existing structure and its use as a veterinary clinic.
The reasoning was that the property's location on West 35th justified a retail use, the use was likely to
éerve the local neighborhood rather than draw customers from across the City, and the structure is an
attractive low density one story building. .

There has been no substantial zoning activity to the west of- Jefferson although there have been
significant land use changes over the years, The most important land use change occurred on the
northwest corner of West 35th and Jefferson. The longstanding use on this site was the Bryker Woods
Village, a strip shopping center containing a drug store, a five and ten, a washateria and an ice cream
shop. A fire destroyed the center in 1984prompting its redevelopment it has been rebuilt as a three story
specialty retail/ office center with 100% covered parking.

Current Land Use Inventory.

The Bryker Woods ncigﬁborhood is composed of approximately 747 lots. (The term lot is used here to
include a parcel of land composed of more than one lot where the property is dedicated to a single use.)
Approximately 721 of these lots are used entirely for residential purposes; about 4 Ilots combine
residential with commercial uses. Figure 3-1 illustrates the preponderance of residential uses in the
neighborhood. If square footage was used rather than “lots" as a unit of measurement, the disparity
‘would not be as large, although comparable. To be recognized is the fact that there is substantial
additional non-residential land use along Jefferson Ave. to the north of the neighborhood between West
35th St. and Bull Creck.
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_ Figure 3-1
% Land Use by Type

_ E Re‘siden!iai
} Non-Residential
- Bl Mixed Use

The 725 residential lots in the neighborhood yield approximately 818 living units. Table 3-1 indicates.
by quantity, the types of residential land use found within the neighborhood. Figure 3-2 shows the
relative percentages of each such use .

TABLE 3-1
TYPES OF RESIDENTIAL USES

Single Family Use (excluding duplex

and garage apartment _ 709
Duplex _ 47
Garage Apartment 20
Apartment units ‘ 34
Townhome 8

Total residential ' 818
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. Figure 3-2
% Residential Land Use by Type

. | Smgle Family
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As Table 3-1 and Figure 3-2 indicate, Bryker.Woods is 6verwhelming1y a single family neighborhood.
Together, duplexes and garage apartments provide twice as many additional units as do the small
apartment complexes.

Twenty-three of the lots within the neighborhood are used, in whole or in part, for non-residential
purposes. Table 3-2 Iists, by quantity, the types of non-residential land uses in the neighborhood. Itcan
be seen that most of the non-residential uses within the neighborhood may be classified as “retail or other
commercial”. The "other commercial” label has reference to land uses which many would not think of
as retail in the classic sense, but which are not properly classified as office, e.g., veternary clinic,
saivings & loan.

TABLE 3-2
TYPES OF NON-RESIDENTIAL USES
Retail & Other Commercial 7 14
Medical Office 2
Other Office _ 4
Mixed Use 2

Total Non-Residential | _ 22
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Figure 3-3
% Non-residential Land Use by Type
17%
9%
0%
E Retail & Other Commercial
— B Medical Office

Other Office
] Mixed Use

65%

Map 3-3 shows the location of residential and non-residential land uses in the neighborhood. It will b

- noted that all non-residential land uses in the neighborhood are located north of West 34th Street. To the

west of Jefferson Street, all but two of these non-residential uses front on West 35th Street; the othe
two front on Jefferson between West 34th and West 35th. It should also be noted that many of the non
residential uses, including ones on West 35th street are located in converted single family residenc:
structures. Map 3-4 is a close-up of the arca north of West 34th Street and shows in greater detail the
types and location of non-residential land uses in the neighborhood. -

As shown by Map 3-5 there are deed restrictions applicable to ten of the subdivisions in the
neighborhood. Imposed at the time of subdivision, and renewed periodically thereafter these restriction:
Iimit use of the lots to a residential use (single family and in some locations, duplex) and constitute ar
impediment to the spread of non-residential land uses to the south of West 34th Street on the east side of
Jefferson.and, along the north or south side of West 34 Street, on the west side of Jefferson Street.

38



i

BRYKER WOODS
NEIGHBORHOOD
ASSOCIATION

=S NON-RESIDENTIAL ,/ ;

[TAND USE

MAP. 3-3



 NOILVIOOSSYV
dOOHYOgHYDIAN
SAOOM HIMAHSE




DEED Hfﬁgmcnous : ” \(\ BRYKER WOODS
] NEIGHBORHOOD
CovaNANTS 5y, ASSOCIATION
te
£ o1
. - o / :
;o %
Ay > Sk ' t S —
- tHam
1 | [ R -‘Illﬁ )
I % ey \/_/
& " . Y . \
ﬁldgw 2! y <
. . g4 //
, 4 . & N /
397/ . // .
7 ¢
2B : \ T
y el
/ \
s o -~ \
937 _‘ v;t’ 9;';-_-
_ ' @, 4 #f/ AN
67, X \
LEGEND gté. |
RS —— s{‘f:s / \\ ,'/ ont Sec. 2 \
RESTRICTIVE :
— N s pe e P =~
3.VOL.7542, PG. 238 -
4.voL, 3420,PG.385 / '

MAP 3-5




b Current Zoning

I Most of Bryker Woods is zoned Single Family SF-3. Map 3-6 shows the location of the Single Famni
L SF-3, Multi Family MF-2, and Non-residential zoning in the neighborhood. A close-up of the Northe;
area, the only area in which there is zoning other than SF-3 is shown in Map 3-7. A comparison of ¢

i
by -

™ use and zoning maps reveals a general conformity between use and zoning, except on West 35th ¢
t where land uses less intense than the zoning can be found. The impact of the commercial zoning in t]
3 area east of Jefferson between W. 34th and W. 35th streets has been lessened somewhat by the fact th
! many of these commercial uses are operated out of converted single family dwellings. The breakdown
[i the non-residential land use by lot is illustrated in Table 3-3 and Figure 3-4.

' ' TABLE 3-3 -

L, TYPES OF NONRESIDENTIAL ZONING

h Local Office 14

L Local Retail L 10

f General Retail | 1

ﬁ Commercial Services A 4

- FIGURE 3-4

A % of Non-residential zoning by Type
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Positive Trends and Opportunities

Tho following positive trends and opportunities in connection with land use in the Bryker Woods
neighborhood have been identified:

. Inrecent zoning cases, City Planners have acknowleged the ir_lappropriaténcss of intensive land
" uses within the neighborhood, espocially near the Bryker Woods Elementary School_.

- Construction of office buﬂdmgs outside the neighborhood but near Seton Hospital have reduced
the pressure to convert residential property in the ncighborhood to office use. :

The creation of a NO neighborhood office zoning district in the "new" zonin g ordmance pmv:ldmg
a limited office use which can be operated from convened residential structures. .

The compatibility standards (Section 4700) of the "ncw“ zonmg ordmance prov1d1ng greater
protection for neighborhoods. '

Involvemcnt and interest in the neighborhood and school communi_ty remains high.

Residential Stmctures in the ncighborhood continue to mamtamcd and upgraded, ewdencmg the
fact that Bryker Woods remains a desirable place to live,

Bryker Woods Elementary School has an e‘s_tablishod reputation as an oxoellent school.

There is & g60d mixture of young and old families in the neighborhood.

‘Negative Trends and Challenges. |

Inappropriate zoning existing in the northeast portion of the neighborhood provides the potential
for inappropriate or overly intense land uses.

Redevélopment along W, 35th St. threatens to replace small businesses providing services to the
neighborhood with offices or "upscale” businesses whose primaﬂil.y clientele is outside of the
neighborhood. '

Increasing traffic on Mopac brings added cut-through traffic and noise to the neighborhood,
thereby adversely affecting residential land use. '
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4. Land appraisels which ascribe a value to residential property that is not being realized by it
occupants makes it difficult for families on fixed incomes, especially elderly persons, to continy
to live in the neighborhood.

Land Use Objectives and Policies.
Land Use Objective 200_.00:

Protect single family residences in Bryker Woods from the intrusion and effects o
higher intensity residential and commercial land uses. ,

Higher intensity land uses in or adjoining a neighborhood can create or contribute to traffic, parking-
privacy, noise, and aesthetic conditions which are detrimental to a residential neighborhood such a:
Bryker Woods. '

Policy 200.01: Limit new nonresidential districts less restrictive than NO Neighborhood Office
property located on an arterial.

The Bryker Woods neighborhood was platted and developed as a single family residentia
neighbc;rhood. As such its streets, designed to serve low density resic_lehtial use, are generally, 30 fee
in width or less and do not have the capacity to handle traffic volumes associated with commercia’
districts. Therefore, new commercial zoning, where appropriate, should be limited to the least intensive
commercial zoning district: Neighborhood Office. Because West 35th street, which forms the norther
border of the neighborhood, does have the capcity to handle commercial levels of traffic, more intense
zoning is appropriate for property located on that arterial.

Policy 200.02: Do not allow nonresidential rezoning on blocks where nonresidential zoning districts

do not currently exist.

Since Bryker Woods is a viable residential neighborhood, there is no social or econémic justification for

‘permitting the spread of commercial zoning/uses to blocks where nonresidential uses currently do not

exist. The fear by homeowners that this type of incursion will be permitted undermines the stability of
the neighborhood and can become a self fulfilling prophecy. '

Policy 200.03: Respect valid restrictive covenants and deed restrictions by refusing to allow rezoning
and site plan approval for a use more permissive than the covenants and restrictions
. governing the property, abserit approval by a majority of the property owners subject

to the restrictions.

Restrictive covenants and deed restrictions are relied upon by homeowners as added protection against
inappropriate land uses near their home. At the same time they constitute notice to potential purchasers
that the property is dedicated to a specific use(s) and that individual land owners have the right to object
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to a use contrary to the restrictions. City land use policies embodied in the zoning ordinance and any

sector and comprehensive plan should not "get out ahead" of valid land use restrictions supported by a

" majority of the land owners subject to the restrictions. o

Policy 200.04: Limit new lower intensity multiple family zoning (SF-5 to MF-2) to (1) those
locations, if any, where single family use (SF-4 or more restrictive) is not viable but

more intensive uses at those locations are not compatible with the neighborhood and
(2) to property located on an arterial.

Multiple family zoning can be incompatible with single family uses. Nevertheless, in locations where
single family use is not viable, lower intentsity multiple family zoning is sometimes appropriate as a

buffer between more intense multiple family or commercial zoning and sirngle family wse. Itis generally . =

_ appropriate on arterials, as well.

Policy 200.05: Limit higher intensity multiple family zoning (MF-3 to MF-6 ) to property located
on an arterial. :

Higher intensity multiple family zoﬁing is generally ihappropriate as a "buffer" and should be limited to
arterials which have the capacity to handle the traffic generated by such a use.

Policy 200.06: Past nonresidential zoning on a portion of a block which does not destroy the -

viability of the remainder of the block as a residential area should not be considered
precedent for further nonresidential zoning on that block.

‘In the absence of a comprehensive land use plan, inappropriate zoning chan ges have been in the Bryker -

Woods neighborhood. When residential use remains a viable alternative, an earlier planning mistake
should not be used as a basis for future land use changes incompatible with the neighborhood.

Policy 200.07: When single family residential use is no longer viable for property not located on an
' arterial, mul:ijple family residential zoning should be encouraged as an alternative to
nonresidential zoning.

In a location where single family use is not viable, multiple family use can often provide an economically
feasible alternative and can compliment non-residential uses by providing lower daytime traffic
generation than would be present with all commercial uses. Multiple family use should conform with
Policies 200.04 and 200.05. h

Policy 200.08: When residential property, not located on an arterial and upon which there is a
' structurally sound residence, is rezoned to a nonresidential use, the zoning should be
conditioned upon ("tied to") the use of the existing residential structure when doing
so will lessen the impact of the new land use upon the neighborhood. When such
property -is located on an arterial strong consideration should be given to tying the
rezoning to the existing structure when the property is in close proximity to single

family residences. ‘
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Compatibility of commercial and residential land uses may be facilitated when they involve urban des
and scale sympathetic to each other. One way to accomplish this is to encourage, and in some ca
require, the use of existing residential structures for new commercial uses.

Policy 200.09: No building exceeding 35 feet in height should be allowed within or adjoining
neighborhood. The height shall be measured in accordance with the zoning ordina
which takes mid-line of the sloped roof.

Given the proximity of commercial and residential uses in and adjoining the Bryker Wou
neighborhood, it is believed that buildings in excess of thirty-five feet in height (three stories) would
incompatible in scale with the residential neighborhood. ' '

Policy 200.10: No building not located on an arterial shall exceed 25 ft. in height without sitep

review. The height shall be measured in accordance with the zoning ordinance wh
takes mid-line of the sloped roof.

New buildings on non-arterial streets should be limited to 25 feet in height (two stories) to rem
compatible with the neighborhood.

Policy 200.11: No new zoning or use which does not fully comply with.the compatibility standa
. {Chapter 13-2A, Sections 4700 through 4740) shall be allowed.

The "new" zoning ordinance loosened the restrictions on certain non-residential land uses.
compensate, the ordinance included compatibility standards which regulate height, setback and tra:
generation capacity for commercial uses near residences. It is important that these safeguards not
dilutéd.

Policy 200.12: New zoning that is less restrictive than Local Retail (ILR) should not be allov
within the neighborhood or the immediately surrounding area.

Given the zoning existing in the area, the community does not need, and there is no compell
economic reason to permit, new zoning more intense than Local Retail, that is, retail serving

surrounding area. The site development regulations of the less restrictive (i.e. more intense)} zon
districts would not be compatible with surrounding area. While rollbacks of more intensely zoned |
is not being sought, it is felt that new zoning should not be more intense than Local Retail. New L«
Retail zoning should not be permitted on non-arterial streets. See policy 200.01.

Policy 200.13: Landscaping which fully screens or buffers parking, service areas and mechan
equipment should be required as a condition of all redevelopment. The landscaf
should be provided in a way that will not create a safety hazard for motorists

pedestrians.

While many new or renovated buildings are smartly decorated and furnished in the interior, most of

- community never sees the inside of the buildings. What the community does see is the exterior of
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building énd the parking area. The parking area and the area dedicated to equipment should be buffered -
by landscaping to lessen the negative impact on nearby residential areas. This policy applies primarily to'
property not located on an arterial.

Policy 200.14: The formation of a Neighborhood Conservatwn Combining District should be
promoted to preserve the distinguishing characteristics of the neighborhood.

The zoning ordinance provides for an overlay district which supplements the regulations in the zoning
ordinance. This district may be a useful tool to implement important features of this plan.

Policy 200.15: New land uses shouid have all required parking on site.

Off-site parking has several disadvantages. First and foremeost, off-site parking is often ineffective in
satisfying the parking needs of the business - patrons and employees are more likely to park on the street
in front the business than in a parking lot further away. Additionally, when the off-site parking is a
parking lot unattached to another business, it is less likely to be landscaped, and will generally be |
unsupervised at night. For these reasons, new land uses should provide on-site parking. .

Policy 200.16: All garbage receptacles (dumpsters) shall not be visible from the street. All garbage
‘ pick-up shall conform to noise ordianances and be limited to the hours from 7 a.m. to
7 p.m. on week days only.

One of the most frequent complaints about multl-fa.mzly and commercial land uses concerns the
dumpsters used i in these operations, Dumpsters are uns1ght1y, and are subject to plck-—up at all hours of
the night. This policy addresses those problems.

Policy 200.17: The tree ordinance should be vigorously enforced.

One of the greatest assests of the Bryker Woods neighborhood is the proliferation of large trees. These ’
trees should be perserved through strict enforcement of the tree ordinance.

Policy 200.18: Implement, in conjunction with these land use objecives and policies, the other
objectlves and pohc:es in the Plan which have an impact on land use.

The other objectives and policies adopted as part of this Plan will impact, in greater or lesser degrees,
land use in the Bryker Woods neighborhood. Successful land use planning will require implementation
of related objectives and policies.



.

-

g

I I D™ ol * R

,_...__
[ ]

U

Land Use Objective 210.00

Protect the Bryker Woods Elementary School from the intrusion and effects of highe
intensity land uses. ‘

Higher intensity land uses create or contribute to traffic, parking, noise and aesthetic conditions whic]
are detrimental to a neighborhood elementary school and which pose safety hazards for the students.

Policy 210.01: New land uses or the expansion of existing land uses which will significant]:
increase traffic volumes or congestion in the area surrounding the school should no
be allowed. .

rHigh traffic volumés pose a safety hazard to the students attending classes and after-school activities a

the school. Traffic and congestion also interfere with parents and school buses dropping off and pickin;
up children. Due to current land use in the area, traffic volumes are already too high; new uses whic] -
will increase the traffic around the school should not be allowed.

Policy 210.02: Land uses which by their nature pose a si-ghiﬁcant risk to the health, safety o
welfare of the students of the school should not be allowed.

Besides trafﬁc generation, other land uses are inappropriate near an elementary school. An obviou
example is an adult bookstore. '

Policy 210.03: Land use decisions for the area surrounding the school should recognize th

importance of maintaining the present residential environment around the school.

The elementary school was planned, and functions best, as part of a residential neighborhood. For ove
forty years, children of the neighborhood have walked to and from school. The residentia
neighborhood provides low traffic volumes and security for school children.

Poiicy 210.04: Involve the Bryker Woods School community in decisions involving land us:
- affecting the school.

Land use in the neighborhood concerns more than the residents of Bryker Woods. Parents from othe:
neighborhoods whose children attend the school, the school administration and the faculty all have a1
interest in maintaining a safe and secure environment for the school.

Land Use Objective 220.00:

Encourage participatioh in ongoing City of Austin programs designed to evaluate anc
improve energy and water conservation.

There are programs available to assist residents (1) in evaluating land use practices and the structura
condition of homes which waste energy and (2) in providing cost-efficient solutions,
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Policy 220.01: Publicize on an annual basis the availability of City of Austin Conservation
~ Programs.

All citizens should conserve our resources whenever possible. The City of Austin offers programs to.

assist citizens in this regard.

Policy 220.02: The feasibility, economy and practicality of landscaping requiring less water than

traditional landscapmg should be pubhclzed on an annual basis.

There are recogmzed methods of landscaping which save water without sacrificing appearance. The City

of Austin and private organizations have programs to assist interested citizens in learning this type of

landscaping technique.

Policy 220. .03: Publicize the City of Austin recycling program and recruit a neighborhood
coordinator to increase parncxpauon

The City of Austin offers a recychng program providing curbside pickuip of glass and aluminum
containers and newspaper. Parumpatlon in this program should be encouraged.

Proposed Land Use and Zoning in Bryker Woods.

Principal Scenario

| Application of the goals, objectives and pd]icics of this Plan to the Bryker Woods neighborhood resuits

in a land use scenario for the neighborhood for the near future. This scenario is summarized on Map 3-
8. A review of Map 3-8 reveals the following:

1.  Non-residential and "mixed use" land uses should be confined to the areas-where non-residential

land uses currently exist. (Note: multifamily use 1s also proper in this area). New non-residential
uses should be prohibited to the south of West 34th street and should not be permitted to expand
along West 34th street to the west of Jefferson Street.

‘2. Within the area where new non-residential uses will be permitted, development should follow the

guidelines set forth in the objectives and policies. Thus, by way of example, new land uses for
property without direct access onto West 35th street should be restricted to the uses and site
development regulations set forth in the NO neighborhood office zoning district.

3. The single family residences in the 1500 block of West. 34th street, across the street from the

school, should be permitted to evolve into low intensity multi-family use ( with vehicular access
from the alley). ' '
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The residence at the soytfiwest corner of Oakmont Blvd. and West 35th Street fronts on West 35
St. and is on an oversized lot. Office use may be permissible on this lot provided the struture
maintained, the rear-portion of the lot is subdivided and maintained as single family use and sj
development features to mitigate the impact are implemented. Since this lot is subject to pl
restrictions, permission of other owners in the Happy Hollow subdivision would be necessary,

Secondary Scenario.

The principal scenario should control given the current design and layout of the neighborhoo
However, the neighborhood association recognizes the possibility of more intense developme;
(multifamily and non-residential) in the area planned for non-residential development untder th
following conditions:

" Glenview Avenue and Kerbey Lane were closed to traffic north of West 34th street. Stre

closures could be accomplished in a2 manner similar to those illustrated in the Neighborhoo
Traffic Management Program manual. See Figure 3-5 (figure 9 from the manual ). Closing thes
streets would insulate the neighborhood from traffic generated by the businesses/ multi-famil
uses in the block between West 34th and West 35th streets. All access to this area would be fror

‘West 35th street.

A visual barrier such as a wall, fence or dense landscapé barrier is installed along the north side ¢
West 34th street to insulate the neighborhood from the more intense uses in the block. Map 3-¢
illustrates the location of the possible changes described above which would permit uses mor
intense than proposed in this plan for the area between West 34th and West 35th .
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CHAPTER 1V.
TRANSPORTATION

Current Conditions

Bryker Woods neighborhood is bounded by a freeway (Loop 1) and a major arterial (West 35th Street
between Loop 1 and Shoal Creek). Within the neighborhood there are no collector streets, as such.
Jefferson Street functions as a collector street even though its paving width is only thirty to thirty-five
feet on fifty to sixty feet of right of way. The rest of the neighborhood streets are properly designated
local streets, with generally thirty feet of paving on fifty to fifty-five feet of right of way.

Traffic Volume

Eighty percent of those responding to a neighborhood plan survey reported traffic volume to be a

problem on one or more neighborhood streets. The streets cited most often were Jefferson St., West

35th St., West 34th St. and 20th Street. Traffic surveys indicate that traffic volume has indeed increased
in and around the neighborhood in recent years.

Traffic on MoPac (Loop 1) increased dramatically between 1980 and 1984 according to traffic volume
figures compiled by the Austin Transportation Study. Measured north of Westover Road, the volume of
traffic increased from 57,820 in 1980 to 102;620 in 1984 - a 77% increase. Although we do not have
the figures, there is reason to believe that the traffic volume has continued to increase since 1984. West
35th street from Loop 1 to Shoal Creek is considered a major arterial with more through-traffic than
access traffic. At a point east of Jackson St. (which is just east of Loop 1), raffic volume was measured

at 25,020 vehicles per day, up 44% from the 1980 figure of 17,380. Further east on West 35th St., east -

of Jefferson St., 25,280 vehicles were logged in 1984, which constituted & 29% increase from 1980.

Within the neighborhood, traffic vélume on Jefferson St. in 1984 ranged from 4920 measured south of
West 35th St., to 5680 north of West 29th St, to 6960 south of West 29th St., according to the ATS.
The first two counts represent a small decrease in volume from 1980, while the last figure represents a
20% increase from the 1980 counts. In June of 1983, the Urban Transportation Department collected
traffic counts on Jefferson St. in the West 34th to West 35th St. area. The department reporied that
traffic volumes ranged between approximately 5,132 and 6,400 vehicles per day. (UTD memo dated
June 14, 1983, C-14-83-033). These traffic volumes are higher than the maximum desirable level for a
residential collector (4000 vpd). Thirty-fourth street intersects Jefferson Street and abuts the elementary
school. East of Jefferson Street, West 34th St. was reported as having 2,340 vehicles per day in 1984
(no 1980 figures are available). This is far in excess of the desirable operating level for a local street
(600 vpd).
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Roadway Improvements

Improvements have been approved for the intersection of West 35th St. and Jefferson St. Essentially,

the intersection is being widened to include a left-hand turn lane from each direction; additionally, the
lanes on West 35th are being widened and the portion of West 35th near the intersection is being
"straightened out". Jefferson, to the south of the intersection is being widened to provide, in addition to
the left hand turn lane, a thru-lane and a right hand turn lane. There will continue to be one lane traveling
south on Jefferson. '

1989 Update: These improvements have been completed.
Bike Lanes
Westover Street, between Harris Blvd and Mopac (Loop 1), has a bike lane.

Sidewalks

The Bryker Woods neighborhood has apprdxifnatcly 10,000 feet of sidewalks. Table 4-1 inventories B

the sidewalks in the neighborhood. The location of the sidewalks is depicted on Map 4-2. This also
indicates sidewalks proposed pursuant to Transportation Objective 340.00. ‘ '

Bus Routes

Two bus routes cross the neighborhood: Casis/Bull Creek which travels Jefferson St. and Harris Blvd,
and Exposition/Chicon which traverses West 35th Street. Both routes currently provide service every
one-half hour.

Positve Trends and Opportunities

1.  The Neighborhood Traffic Management Program offered by the Department of Transportation and
Public Service (formerly Department of Urban Transportation) demonstrates a sensitivity to the
plight of neighborhoods, such as Bryker Woods, experiencing an increase in traffic, and offers a

~ set of traffic management techinques not commonly used before in Austin. Bryker Woods applied
in January 1987 for participation in the program.

‘2. Rerouting and scheduling of buses makes public transportation more convenient.
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BRYKERWOODS NEIGHBORHOOD SIDEWALK INVENTORY

Jefferson Street

From

Westover Road
W. 32nd Street

. W. 35th Street

Glenview Avenue

From

W. 32nd Street
W. 35th Street

Kerbey Lane

From

W. 33rd Street

Churchill Drive

From

W. 32nd Street

Harris Boulevard

From

Westover Road

W. 34th Street

From

120' west of Jefferson
Jefferson Street

W. 35th Street
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Jefferson Street

TABLE 4-1
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Brykerwoods Neighborhood Sidewalk Inventory

- continued

* Y. 33rd Street

From

. Kerbey Lane

* Y, 32nd Street

From

Churchill Drive

To Side
Churchill Drive North
To Side
Harris Boulevard North

Total Sidewalk Distance for Neighborhood = 8,350

* W, 29th Street

From

Jefferson St

7O side

Harris Boulevard North

Distance

270"

Distance

220"

Distance

approx 1700
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Non-destination through-traffic, although increasing on certain key streets in the neighborhood is
not excessively heavy on most of the neighborhood streets.

The current real estate market reflects a glut of office buildings; the pressure to rezone residential

properties to more intense uses which would create more traffic within the nieighborhood has
decreased. This condition, combined with acceptable levels of traffic on most of the neighborhood
streets provides an opportunity for furture traffic problems to be anticipated and measures taken to
prevent them, thereby averting serious erosion of the resideqtial character of our neighborhood.

Wa]km g within the neighborhood is still a common form of recreation an_d fransportation,

Work has begun to improve the difficult intersection at West 35th street and Jefferson.

The City Staff is willing to discuss and respond to citizens concerms with traffic in their -

neighborhood.
Negative Trends and Challenges

The ever increasing volume of traffic on MoPac (Loop 1) brings added cut-through traffic to the
neighborhood. '

Development along the perimeter of the neighborhood generates additional traffic on neighborhood

streets. For example, it has been estimated by project engineers that the 52,000 SF (approx.)

retail office center at the corner of West 35th and Jefferson will generate 8% more average daily
traffic than existed with the previous shopping center. Twenty percent of the site generated traffic
will travel Jefferson St. to the south of West 35th street. Similarly, the project engineers for the
42,580 SF office/retail center under construction at West 20th and San Gabriel estimate that this
project alone will increase traffic 4% on West 29th street, west of Lamar Blvd.

Traffic volumes are too high on West 20th St, West 34th Street and Jefferson St., and the volume
appears to be increasing. '

The influx of families with young children and the aging of original owners has created more
pedestrian and bicycle traffic. Lack of continuous sidewalks and increasing traffic makes walking
and bicycling more hazardous. Since walking and biking are more hazardous, residents are more
likely to use their cars to go to the shops on West 35th, the hike and bike trail on Shoal Creck or
the University area. This further increases traffic and congestion.
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The ATS has recommended widening West 35th Street, between MoPac and Shoal Creek, to six
lanes. Since the remainder of West 35th Street to the east and west is recommended to remain g
four lanes, this proposal, if implemented, will bottleneck traffic. Additionally, widening West 35t
St. may result in additional cut-through traffic, will discourage pedesman use of West 35th angd
will threaten the small businesses on West 35th

Zoning or land use changes providing higher intensity uses on Glenview or Kerbey between West

34th and West 35th will increase wraffic on these streets and on West 34th St. and Jefferson near
the elemcntary school. ' :
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Transportation Objectives and Policies

Transportation Objective 300.00:

Reduce the volume and speed of through-traffic in the neighborhood.

"The transportation system should always strive to preserve the integrity of neighborhoods and

environment." Austinplan, Transportation Context for Evaluation, (1986) at p. 4.

High volume and high speed traffic both create safety hazards, noise and air pollution and roadway
accesibility problems all of which are disruptive to residential areas. This is particularly true in Bryker
Woods where the streets are generally 30ft. wide or less. One major source of traffic in many
neighborhoods is "through-trafﬁc", that is, traffic whose origin and destination are both outside the
boundaries of the neighborhiood. The location of the Bryker Woods neighborhood between Lamar and
MoPac (Loop 1) and the location of ramps leading to and from MoPac at Windsor, Westover and W.
35th streets creates throngh-traffic problems for the Bryker Woods neighborhood.

Policy 300.01: Identify, on an annual basis, those neighborhood streets where through-traffic is
excessive.

As traffic volumes increase on MoPac (Loop 1), West 35th Steet, and Lamar Blvd., drivers tend to seek
alternative routes to their destinations. Bryker Woods neighborhood streets, like many others, become
attractive shortcuts. Traffic intrusion, like other gradual intrusions, often goes virtually unnoticed until it
has reached serious proportions and the trend is difficult to check. Timely action requires specific
knowlege about traffic volumes, not just on collector streets, but on local streets as well, We
recommend that ATS Daily Traffic Volumes be taken not only for Jefferson, West 20th, 34th, & 35th,
Northwood and Harris, but for Glenview, Kerbey, Mohle, Oakmont, and West 34th (west of
Jefferson). This need not be done as often as yearly. ‘

Policy 300.02: Discourage through-traffic by signage (i.e. stop signs, reduced speed zones) which '

makes those streets with excessive through-traffic less attractive as cut-through
_ routes, when doing so will not adversely affect waffic safety.

Tt is believed that the regulatory technique of restrictive signage can be effective as a control measure. A
limited number of additional regulatory signs may cut down on traffic mishaps and disconrage high
speed cut-through traffic. '

Policy 300.03: Discourage trucks from cutting-through the neighborhood by signage on appropriate
streets forbidding such traffic and by seeking the enactment of ordinances or laws
authorizing enforcement of such directives.

In addition to posting signs, neighborhood representatives would work to encourage individual trucking
companies to reroute their vehicles.
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Policy 300.04: Discourage excessive speed of through-traffic by systematic and aggressiv
enforcement of the speed regulations on streets with heavy through-traffic.

The neighborhood association worked with Urban Transportation rcj:rescntatives and residents of W
29th in 1985 to develop a strategy for discouraging excessive speed of through-traffic between Jefferso
and Harris Blvd. During the period that ticketing of violators was carried out, residents reported mor
reasonable speeds on W. 29th ‘during the morning and afternoon "rush" hours. The maintenance of thi
type of program on W. 29th and other neighborhood streets could encourage appropriate speeds withir
Bryker Woods.

Policy 300.05: Discourage excessive speed of through-traffic by signage which reminds motorist
that children lve in the area.

This type of sign may be effective if placed at the "entrances” to the neighborhood to remind motorist:
that they have left the arterial and are entering a residential area. Appropriate places might includk
Oakmont Blvd between W. 35th and W, 34th streets; West 34th street between Jefferson and Bryke:
Dr.; Kerbey Ln. between W 35th and W. 34th St.; W. 29th St. just east of Jefferson; and Westover Rd
cast of Jefferson.

In some cases, residents who advocate this type of signage have expressed a willingness to pay for it or
at Jeast share expenses with the City

Policy 300.06: Encourage traffic to use major arterials by constructing left-hand turn lanes anc
synchronizing traffic signals on those arterials.

The proposed widening of W. 35th St. to include a left turn lane at the corner of Jefferson St., should
aid traffic flow and discourage bleed-off into the neighborhood. Widening West 35th further than this
would in all probability be counter-productive. (See 'I?ransportaﬁon Objective 360.00).

Policy 300,07: Where appropriate and with property owner approval, provide fire lane only access
into selected residential streets from arterials to prevent through—u'afﬁc

Happy Hollow is one example of a street which might benefit from street closurc at its intersection with
W. 35th Street. Adjacent to MoPac with access from W. 35th, this neighborhood street receives non-
access traffic most probably from motorists anxious to avoid the light at W. 35th St. and Jeffersor

~ Street. Residents have talked among themselves about street closure and, at one time, considere¢

petitioning the City for same. Other potential locations for street closures are Kerbey Ln. and Glenview
Ave north of W. 34th Street. The residential neighborhood would thus be separated from more intensive
development in the blocks between W, 34th and W, 35th streets. (See Land Use Scenario #2 in Chapter
II). Seperating the commercial activity from the Bryker Woods Elementary School will improve safety
for the children walking and biking to school.
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Other streets such as W. 29th and W. 34th might benefit from other physical techniques such as street
narrowing, varied pavement surfaces or a serni-diverters which would serve to slow and/or divert traffic.

Transportation Objective 310.00:

Maintain reasonable operating levels for traffic within the neighborhood by prohibiting

land uses within or adjoining the neighborhood which create or significantly increase

inappropriate operating levels of traffic on neighborhood streets.

The major cause of excessive traffic in many neighborhoods, other-than through-traffic, is traffic from-

higher density residential land uses and from nonresidential land uses in or adjoining the neighborhood .
Generally high density multi-family uses and commercial uses generate many times the traffic that is
generated by single family uses. Often times, as in the case of Bryker Woods, the street system was
designed to handle the levels of traffic associated with single family use and was not intended to carry
substantially higher levels of traffic.

Policy 310.01: A traffic impact anéiysis should be required before any rezoning of land or change in
use is permitted.

Bryker Woods, although a stable residential neighborhood, could be threatened by traffic increases with
the attendant noise, air pollution and risk of injury to pedestrians, cyclists and residential access traffic.
The burden of proof is correctly placed upon the developer to-demonstrate that proposed changes will
not substantilly affect nearby residential nses. A TIA is required by the compatibility standards of

Chapter 13-2A of Code of the City of Austin. :

Policy 310.02: New land uses which increase the traffic volume on neighborhood streets to an
undesirable operating level or which increase an already undesirable operating level in
any significant degree should not be allowed.

Street width and capacity are reasonable limiting factors in deciding whether further development is
appropriaté in a residential neighborhood. Since widening streets within the neighborhood is not
feasible or desirable, new land uses must take cognizance of the fact that the roadway system in Bryker
Woods was designed for a single family residential neighborhood. New land uses should be limited as
set forth in this policy. '

Policy 310.03: In considering the impact of a proposed new land use on the existing operating levels

of traffic, the traffic generating propensities of probable future uses of land in the
immediate area should be considered. '

The cumulative impact of traffic generated in the immediate area by present land uses and land uses
which are probable in the near future must be considered to properly gauge the impact of a proposed land
use on the streets in the neighborhood. By way of example, only, if lot 2 on a block seeks a new land
use, the traffic generated by a new project proposed but not yet built on lot 1 should be considered so
that the cumulative impact of the traffic on that street can be forecasted.
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Policy 310.04: The expansion of existing uses which require zoning changes or site plan approv;
should not be allowed when the expansion would increase the traffic volumes to g
undesirable operating level or would increase, to a significant degree, an alread
undesirable operating level.,

The expansion of an existing business through the addition of square footage or parking can significant!
increase the traffic generating characteristics of the business. As with a proposed new use, it is unfair t
the comimunity to approve such an expansion when it will increase traffic volumes to an undesirab}
level. In other words, depending upon all of the circumstances, the impact of an expanded use can b
just as great as 2 new use. The notion that becanse a road is already overcrowded adding more traffi
"won't hurt" is specious and should be rejected. '

Transportation Objective 320.00:

Assure the safety for pedestrians and vehicles of all intersections and roadways wfthil
the neighborhood.

The substantial pedestrian traffic, including school children, in the neighborhood combined with th
heavy through-traffic presents a Aspecial need to evaluate the safety of neighborhood roads an
intersections. Blind corners, uncontrolled intersections and poorly marked crossings can present safet:
problems for pedestrians and motorists | '

Policy 320.01: Identify intersections with safety problems due to lack of signage, visibility, roac
alignment, or other causes, and correct the problems.

This is a difficult issue for neighborhoods to wrestle with. On the one hand, the presence of certain roac
alignment situations protect the neighborhood by slowing down through-traffic. On the other hand
clearly unsafe intersections need to be corrected. Accident figures for all streets and intersections need tc
be studied to make this determination. Perhaps; the City could share the costs of collecting this
information with the neighborhood association and then neighborhood representatives could sit down
with traffic engineers to consider the options.

Policy 320.02: Improve signage indicating school zones around Bryker Woods Elementary School.

A school zone sign was recently replaced on Kerbey Lane. A "20 mile per hour when flashing" sign is
present on Jefferson. Additional school zone signs on West 34th and West 33rd might be beneficial.

Policy 320.03: Improve enforcement of the school zone speed limits around Bryker Woods
Elementary School. ‘

Neighbors who live on Kerbey Lane complain of cars traveling very fast between West 34th and West
25th Streets.
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Policy 320.04: Establish and maintain cross-walk ﬁ:ark.ings for intersections around Bryker Woods
-Elementary School.

Cross-walk markings on heavily travelled streets fade within a relatively short period of time., Freshly

painted white lines, or possibly, a raised pavement surface, would do much to remind motorists of the -

proximity of the school. Cross-walk markings are needed at the intersection of West 34th and Kerbey

Lane and at Jefferson St. and West 34th street and should be considered at the corner of West 33rd and -

Kerbey Lane,
Transportation Objective 330.00:

Assess local transit ridership in the area and determine ways in which additional
ridership can be encouraged. '

Traffic problems in the City of Austin cannot be solved or even substantially improved in the long term
simply by roadway improvements. Mass transit must play a major role in the transportation plan of the
City. ’

Policy 330.01: Work with Capitol Metro to survey residents in the neighborhood to determine

whether route, scheduling, better public communications or other changes would
increase ridership. - ' ‘

The Bryker Woods Neighborhood Association, through its newsletter, possesses an instrument for
communication with residents of the neighborhood. Through the newsletter and other means the
~ Association could try to deterrnine which factors would encourage bus ridership. We will publish the
route and schedile in the newsletter. '

Policy 3_30.'02: If economically feasible, reduce bus size to decrease noise and safety problems on
neighborhood streets.

The full size buses which travel Jefferson seem too large for use on the neighborhood roadways which
are 30 ft. or less in width. Since these buses are rarely full, small vehicles, more compatible with street
size, would be welcomed.

Transportation Objective - 340.00:

Provide sidewalks on arterials, and provide sidewalks on neighborhood streets when
desired by property owners. '

Sidewalks are important, and in some instances, essential for pedestrian safety and comfort. At the same
time, they can be disruptive of longstanding landscaping schemes or other uses on residential lots and
therefore the wishes of the property owners on purely residential streets should be balanced against the
tight of the public to use public right of way. '
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Policy 340.01: Provide a continous sidewalk along both sides of West 35th street between MoP;
and Mills Cutoff at no cost to the owners.

Walking from shop to shop on the south side of West 35th street can be an adventure because the Jan
varies in height and pedestrians must pick their way around barriers. Residents who live witin blocks ¢
these stores often drive because there is no reasonable or safe way to approach or enter the grounds o
foot.

Policy 340.02: With the approval of, and at no cost to, all property owners upon whose property th

sidewalk would cross, construct a sidewalk between Harris Blvd. and Lamar o
West 29th Street. :

A sidewalk already exists on West 29th street, from Jefferson St. to Harris Bivd. Its abrupt end assure )
that no safe access to Shoal Creek or the Senior Activity Center just east of Lamar Blvd. can be had b
pedestrians from the west. The winding nature of the road, steep embankments on either side, and lac]
of other public creek access unless one goes north to West 34 St., all point to the need for a sidewall
along this short stretch. | '

Policy 340.03: With the approval of, and at no cost to, all property owners upon whose property th

sidewalk would cross, construct a sidewalk between Bryker Dr. and Jefferson or
West 34th Street.

The increasing number of young families in the neighborhood means more children walking to Bryke:
Woods. Even with parents present and monitoring, the walk between Bryker Dr. and Jefferson i

- dangerous. Parked cars and a steep embaqkment mean that children must walk almost in the middle o

the street. This is a dangerous stretch, particularly in the early moming when eastbound motorist:
hurrying to work are partially blinded by the sun.
Policy 340.04: With the approval of, and at no cost to, all property owners upon whose propérty the

sidewalk would cross, construct a sidewalk between West 34th St and West 35th St
on Oakmont Blvd.. . .

Shrubbery planted out to the curbline and other barriers push pedestrians out into a dangerous part of

Oamont Blvd. where motorists have to depend on rushed judgment to dash in and out of Oakmont ontc
W. 35th Street. Three accidents reported at the comer of Oakmont and West 35th street do not fully

reflect all the driver errors made at this difficult comer. Pedestrians need greater protection in this area.
Policy 340.05: Repair sidewalks where in disrepair and provide ramp access to all sidewalks.
Sidewalk damage, where it is substantial, poses a threat to young bicyclists, baby strollers and very
young and old pedestrians. Access ramps available along much of Jefferson are appreciated by young

bicyclists seeking the safety of the sidewalk; the ramps abrupt end at the the corner of Jefferson and
West 33rd are not only a disapointment but a hazard for the uninformed.
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Transportation Objective 350.00:

Improve the opportunities for, and safety of, travel by bicycle.

Bicycles under the control of experienced cyclists can provide a safe, energy-efficient mode of travel.
They also are widely used in the neighborhood for recreation.

"Policy 350.01: Link the Shoal Creek hike and bike trail and the Johnson Creek hike and bike trail
with a designated bicycle route.

Crossing MoPac (Loop 1) at Westover Rd. now presents a problem for cyclists.

Policy 350.02: Where it will not interfere with parking by residents in front of their homes, prohibit
parking in designated bicycle lanes and seek aggresive enforcement of those

restrictions.

Bicycle lanes are almost non-existent in the neighborhood; however, where present, they should be

honored and maintained. Our proximity to Camp Mabry and its trail means that many serious cyclists .

travel west on West 34th St. to this facility. Their presence increases the need for safe streets in the
neighborhood.

Policy 350.03: Require new development aldng West 35th street to provide bicycle parking racks
where bicycles can be chained. :

- Bieycle use is subtly discouraged (intentionally or unintentionally) in many small ways. One of these
ways is the lack of any suitable place to park and chain the bicycle. This inexpensive nod to bicyclists
could result in increased business and decreased congestion.

Transportation Objective 360.00:

Protect local retail businesses and multi-family uses along West 35th street and
" discourage ‘higher levels of traffic along that arterial by maintaining West 35th street at
four lanes with an additional left hand turn lane at appropriate intersections.

The widening of West 35th beyond four lanes will require taking significant right of way from abutting
local retail businesses and apartment complexes. Because these lots are not particularly deep, and
because certain of the buildings are close to the street, taking additional right of way will seriously affect
and perhaps effectively condemn these businesses, which provide retail services to the neighborhood.

Policy 360.01: Oppose inclusion of any ‘proposcd widening of West 35th Street in the Austin

Roadway Plan and oppose expenditure of public funds for any such widening, with
the exception of construction of lef-hand tumn lanes at appropriate intersections.

Intersection improvements for the intersection at West 35th and Jefferson Street should facilitate access

to West 35th street and improve traffic flow to an acceptable level.

R o -

FPeand™ 1 mssan ﬁ #‘E—h

.




i

!
il

B S P

-

N .

S s B S o

e — —— [ —_ e dt T e ed e e

CHAPTER V

THE NATURAL AND URBAN
ENVIRONMENT

(OBJECTIVES 400.00 - 440.00)
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CHAPTER V.
NATURAL AND URBAN ENVIRONMENT

Introduction

In its broadest sense, the "natural and urban environment" of the neighborhood encompasses the

demographics, city services, land use and transportation conditions and features discussed in the
previous chapters. For this reason there is obvious overlap in many of the objectives and policies.
Where this occurs, the discussion will not be fully repeated. What this chapter highlights is the critically
important interaction between the natural and urban environment in and around the neighborhood. More
attention is paid to the recreational opportunities available to Bryker Woods residents.

Current Conditions

While there are no large open spaces or areas of undeveloped land within the neighborhood, the natral
environment of the neighborhood is one of its greatest asséts. Within the neighborhood, mature trees
line the streets and provide shade for the houses. Shoal Creek forms a part of the eastern border of the
neighborhood and the hike and bike trail can be followed (with one short break) to Pease Park and
beyond Bailey Park is within wallcmg distance.

The urban environment is also important. There is a residential scale in the neighborhood which
produces an ambiance mentioned repeatedly by residents as one of the things they like best about the
neighborhood. This is produced by the mix of housing ages and styles, most of them modest in size and
scale, with lot sizes and setbacks large enough to provide for reasonable privacy but small enough to
permit (indeed encourage) interaction among residents. The yards are unpretenuous, but generally well
kept. The streets are narrow and, as mentioned, well shaded with mature trees.

The neighborhood has traditionally enjoyed its proximity to the University of Texas, the Capitol
Complex, and downtown. These are centers of employment, education, entertainment and public
activity within the City. (Over one-half of those responding to a 1985 neighborhood survey who had a
family member employed outside the home, indicated that the worker was employed downtown or at the
University of Texas.) Its central location makes it equally accessible to north and south Austin,
Convenient retail services and facilities are within walking distance of a portion of the neighborhood.

Bryker Woods is a vital part of a major asset to the City of Austin: its central city neighborhoods. Itisa

resource for home ownership and a quality of life for a variety of lifestyles including school age
families.
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Positive Trends and Opportunities

The following positive trends and opportunities in connection with the natural and urban environment j
the Bryker Woods neighborhood have been identified:

1.

Theé neighborhood with its trees and landscaping continues to present an attractive environment.

Substantial portions of the neighborhood are within walking distance of local retail services and/c
the Shoal Creek hike and bike trail.

In part because of #1 and #2, above, walking, jogging and bicycling (and the neighborhoo

interaction that accompanies them) are popular activities in Bryker Woods.

Bryker Woods Elementary School continues to play a vital role in the neighborhood, by providin,
quality public school education for its residents, after-school child care, community education an
recreational facilities, '

The neighborhood's proximity to major employment centers is one of its biggests assets.

Bryker Woods is centrally located and is convenient to commericial services, cultural activities an
a hospital. '

Bryker Woods is a part of, and therefore shares a common interest with, the larger physwa] an
.social network of close-in West Austin.

Negatiye Trends and Challenges.

Shoal Creek greenbelt area needs to be kcpt viable with increased surveillance and patrolhng t
minimize potential for ctime and vandalism,

The tradition that inner city creeks are part of the City's drainage system conflicts with the
emerging need to use these areas as part of the City's greenbelt/recreation system. Flooding.
erosion, pollution, dumping, and litter reflect the drainage function and inhibit the recreation
function.”

Development pressure from the hospital-medical complex area threatens the affordable housing
stock in the neighborhood, the residential scale and the quality of life -- particularly in the area
around Bryker Woods school.
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4. Through-traffic generated by the neighborhood location between MoPac and Lamar adversely
affects neighborhood streets.

5. Increases in traffic on Northwood, Jefferson, West 29th and West 34th threaten pedestrian safety
and dramatize the need to complete the sidewalk network -- particularly connecting to Shoal Creek
and Lamar on the east and under MoPac (Loop 1) on the west.

6. Increases in traffic generated by increased commercial activitiy in the West 35th-West 34th street
area adversely impact the nearby residential area and the elementary school.

7.  Traffic noise and air pollution threaten the edges of the neighborhood along MoPac and West 35th
street. '

8. MoPac acts as a barrier to sister West Austin neighborhbods.

9. Bailey Park is visually cut-off from the neighborhood and, at one time, was nearly lost to
pressures from surrbundjng dcvclopn_:lcnt.'

Natural and Urban Environment Objectives and Policies.

Environment Objective 400.00:

Protect and enhance the natural and urban environmental features and quality of life
that make Bryker Woods a desirable inner city residential neighborhood for people of
different backgrounds and ages.

As a pleasant inner city residential neighborhood, Bryker Woods enjoys a mutually beneficial or

symbiotic relationship with the Shoal Creek greenbelt on the east and the Pemberton Heights |

neighborhood on the south. Bryker Woods is a walking and bic'ycli'ng neighborhood. It is conveniently

located within the City. While West 35th Street provides access o neighborhood goods and services its

level of traffic and potential developmént density pose a threat to the well-being of the neighborhood in

the abscence of careful planning. _ _ '

Policy 400.01: Restrict or discourage through-traffic access from MoPac (L.oop 1) and West 35th
Street. Limit access into the neighborhood from adjacent commercial areas and

arterials with fire lane only access for some streets or other devices upon property
owner approval.

Policy 400.02: Provide street trees and other landscaping between pedestrians and traffic on West
35th Street and safe crosswalks for access between the neighborhood and its retail
and commercial services. '
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Policy 400.03: Provide push button walk signals on West 35th and Jefferson Streets which perm;
no raffic movement during pedestrian crossing. =

This policy, the previous one, and Pol. 400.05 below, are designed to improve the accessiblility of th

retail shcips on West 35th street to pedestrians. This would be mutually beneficial to the merchants an

the neighborhood.

Policy 400.04: Enforce as a minimum the Compatibility Standards (Section 4700 -et.seq.) of th
Zoning Ordinance and the Landscape Ordinance to provide landscape bufferin;

between businesses and neighboring housing, between businesses and the street, anc
around parking and services. :

Policy 400.05: Initiate curbing, sidewalk and landscape buffering together with a private property

improvement program along portions of Jefferson Street, West 34th Street, and othe
streets where necessary to enhance the pedestrian environment. '

Policy 400.06: The MoPac right of way, between the fence and pavement, should be bette:
maintained to permit improved water drainage in this area. o

Environment Objective 410:

Improve access to and appreciation of neighborhood parks and open spaces.

Although adjacent to the Shoal Creek greenbelt, direct pedestrian access is perceived by some as limited,

obscure and at West 29th ‘Street, dangerous. Access to other nearby parks such as West Enfield and

Tarrytown is effectively cut off by MoPac (Loop 1). Perception of a Bryker Woods park is generally

limited to the Bryker Wood School yard and then only after school hours.

Policy 410.01: Increase or complete sidewalks and cross-walks on key streets, including West 29th
Street, connecting to Shoal Creck greenbelt, in accordance with Transportation

Objective 340.00, and clarify penetrations at Bryker Wood School, West 32nd Street
and others. '

Policy 410.02: Increase use and surveillance along Shoal Creek, in Sieder Springs Park, and below
Bryker Wood School to reduce crime potential, '

Policy 410.03: Increase or clarify safe access to West Enfield Park, Tarrtown Park, Bailey Park.

Policy 410.04: Develop left-over trianglés at MoPac (Loop 1) and seek other spaces available as ”
pocket parks.

Environment Objectifre 420.00:

Seek ways to protect the neighborhood from the noise and growfng air pollution of
traffic on MoPac (Loop 1), West 35th Street and Jefferson Ave.

If the quality of life deteriorates near these roadways, absentee ownership of the house increases,
maintenance decreases, pressures for land use changes increase and the edge of the neighborhood
contracts inward. It is important to develop strategies to prevent quality of life deterioration near these
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roadways. Whether owner occupied or rented, this housing is part of Austin's affordable housing
stock. ‘

Policy 420.01: Increase berming, landscaping, and more effective fencc or wall construction along -

MoPac (Loop 1) to reduce noise impact.

This policy will bccome even more important as trafﬁc volumes on MoPac (Loop 1) increase.

Pohcy 420.02: Encourage the City to purchase key property adjacent to MoPac (Loop 1) that goes on
the market and/or is proposed for rezoning to a less restrictive land use, and
landscape this property as an additional buffer.

Pollcy 420.03: Require noise buffenng measures and appropnate land use site planning with any
new construction adjacent to MoPac (Loop 1).

Policy 420.04: Limit West 35th Su'eets_ to a maximum of four lanes plus a left turn lane
Policy 420.05: Promote planting of additional trees and other landscaping along West 35th Street.
Policy 420.06: Restrict traffic access from West 35th Street into the neighborhood.

Environment Objective 430.00:
Improve neighborhood ‘street drainage and the quality of water in Shoal C‘reek.
While drainage in the neighborhood is generally good, there are areas where the drainage could be
improved by installtion of curbing where none exists. The runnoff carried by Shoal Creek ends up in

“Town Lake and ultimately the Colorado River. All citizens bave an obligation to minimize the potential
for polluting our natural resources. The policies set forth below recognize this fact.

Policy 430.01: Publicize the opportunity to purchase the installation of curbs and gutters from the
City of Austin.

~ Policy 430.02: Enforce control of public and private practices that are deteriorating the water quallty
- of Shoal Creek.

Policy 430.03: Consider alternatives to current practices that allow waste, restricted from the sanitary
sewer, to go into streets without control.

Policy 430.04: Require berms and other water-holding devices around any park:mg lots to absorb
automobile-related toxic runnoff.

Policy 430.05: Reguire all hazardous waste producers, even small—scale neighborhood producers
such as dry cleaners, photo labs and gas stations, to be accountable for the disposal
of their wastes through written records or other venﬁable means.

Policy 430.06: Begin regular monitoring visits to neighborood hazardous waste producers to inspect
strorage tanks and disposal equipment. :

Policy 430.07: Educate property holders on how to minimize toxic runoff through proper application
: of fertilizers and pesticides and proper disposal of household toxw wastes.
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