
LDC Recommendations Regarding 
Northwest District 

A stakeholder response to the Casar Amendment 

As an amendment on first reading to the new Land Development Code, City Council asked staff 
and stakeholders to propose a mechanism for allowing properties ineligible for inclusion in the 
Downtown Density Bonus program to be included while maintaining context-sensitive controls. 
This is a draft proposal to create such a mechanism, authored collaboratively by three 
stakeholder organizations: the Downtown Austin Neighborhood Association, the Judge’s Hill 
Neighborhood Association, and the Old Austin Neighborhood Association. 
 
The City Council amendment additionally asked staff to determine whether some properties 
proposed to be zoned CC should instead be zoned as DC. Within the Northwest District and 
Judge’s Hill, we do not believe it’s necessary or appropriate to change the proposed zoning of 
any properties from CC to DC to achieve the goals of the Council amendment. 
 
In addition to satisfying the amendment described above, we believe that this proposal satisfies 
the City Council goal that new residential components in existing commercial zones be added 
through density bonus programs. As this area and many of the structures inside it were primarily 
built for residential purposes, we do not believe that these residential components in this area 
are truly new. 

Density Bonus Boundaries 
We recommend that a Northwest District Density Bonus be available in the following areas of 
the Downtown Austin Plan’s Northwest District for any project that meets the gatekeeper 
requirements set forth in this proposal: 
  

 South of 15th Street, in areas that were ineligible for the Downtown Density Bonus in the 
Downtown Austin Plan; 
 

 North of 15th Street, in areas that the Downtown Austin Plan designated as eligible for 
the Downtown Density Bonus with reduced maximum bonus entitlements (height limits 
of 90, 100, or 120 feet, and FAR caps of 3:1, 4:1, or 5:1). 
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Compatibility Standards 
Compatibility standards A, B, and C described in 23-3C-10080(E) shall not apply to properties 
south of 15th Street. However, compatibility standards would still apply for properties north of 
15th St. 
 

FAR and Height Limits 
For projects receiving a Downtown Density Bonus, in the area bounded by San Antonio Street, 
Martin Luther King Boulevard, Rio Grande Street, and 14th Street, staff’s initial draft suggested 
height limits between 90’ and 120’, with FAR caps stepping up from 3:1 to 5:1. The stakeholders 
agree to the following: 

 For the area along the west side of Nueces, from a half-block north of 15th up to MLK, 
the height limit should remain 90’, but the FAR cap should be raised to 7:1; 

 For the area along the east side of Nueces, from a half-block north of 15th up to 18th, 
the height limit should be raised to 140’, and the FAR cap should be raised to 8:1; 

 The third area, much of which is along San Antonio, should have unlimited height and 
FAR, like the other areas to the east. 

Implementation of these agreed heights and FAR require that the map contained in 23-4-E-2030 
of the staff's second draft of the proposed Land Development Code be modified and the 
modified map supersede the existing version of the referenced map. 

 

Setbacks 
To encourage consistency with existing setbacks, the setbacks described in 23-3C-10070(D)(4) 
should be altered as follows in the Northwest District: if the smallest existing front setback on 
the blockface is smaller than the setback shown, the minimum required front setback will be 
equal to the smallest existing front setback on that blockface. The maximum front setbacks in 
the Northwest District shall be the setbacks described in 23-3C-100070(D)(4). 

Gatekeeper Requirements for Uses 
In addition to the existing gatekeeper requirements for the Downtown Density Bonus, properties 
in the Northwest District Density Bonus must meet additional gatekeeper requirements related 
to their use: 

● Properties within these boundaries that front the following East-West streets must be 
dedicated entirely to residential uses: 7th, 8th, 9th, 10th, 11th, 13th, and 14th. 

● Properties within these boundaries that front the following North-South streets must be 
dedicated entirely to residential uses above their ground floor: Guadalupe, San Antonio, 



3 
 

Rio Grande, West, and Shoal Creek south of 15th Street. All uses allowed by base 
zoning, including residential uses, will continue to be allowed on the ground floor of 
these properties. 

● Properties within these boundaries south of 15th Street that front Nueces Street must be 
dedicated to residential or hotel uses above their ground floor. All uses allowed by base 
zoning, including residential and hotel uses, will continue to be allowed on the ground 
floor of these properties. 

● All uses allowed by base zoning will continue to be allowed on properties that front 12th 
Street and the south side of 15th Street. 

● Properties within these boundaries and North of 15th Street shall be predominantly 
dedicated to residential uses. 

Fees 
All normal downtown density bonus requirements for community benefits will continue to be 
required in this area. Community benefits that are satisfied by paying fees will be assessed at 
the highest rate proposed in the Downtown Density Bonus.1 

Density Limits 

FAR limits 

For the purpose of the density bonus, above-ground parking will count towards FAR2. The 
maximum allowable FAR available for a property under the Northwest District Density Bonus will 
depend on the base zoning as follows: 
 

CC-40 CC-60 CC-80 CC-120 

3.0 4.5 7.5 7.5 

Height limits 
Properties within these boundaries and south of 15th Street are eligible for additional height up to 50% 
greater than the height allowed by base zoning, but only for the purposes of improved design or 
compatibility: for example, to protect trees, save historic building facades, or reproduce original building 
set-backs. Above-ground parking is not permitted in projects that utilize bonus height. 

 
1 In the case that Downtown Density Bonus fee rates are set the same for all geographies, this means 
that they will be the same for the Northwest District. 
2 We will continue to work with other downtown stakeholders to come up with programs to incentivize 
creating buildings with less parking above-ground. In the event that we find a good program for all of 
downtown, this provision may be removed. 
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Fifteenth Street 

On the south side of Fifteenth Street, we recommend that properties currently zoned CC be 
rezoned CC-120 and be eligible for the Northwest District Density Bonus. 
 

Future planning 
The stakeholders agree that these and other provisions affecting the northwest part of 
Downtown should be revisited in a future small area planning process that allows opportunities 
for input from a broad set of stakeholders, including owners and residents in the affected area. 
 
 


