MEMORANDUM

TO: Mayor and Council 6’

FROM: Robert Goode, P.E., Assistant City Manager /
Sue Edwards, Assistant City Manager

CC: Marc A. Ott, City Manager
Rob Spillar, P.E., Austin Transportation Department
Rodney Gonzales, Development Services
Greg Guernsey, Planning and Zoning

DATE: September 13, 2016
SUBJECT: The Grove stafl review

As you know, development of the Grove has become a controversial issue with organizations,
constituents, and Council members weighing in on both the “pro” and “con” side. Several Council
members have questioned the staff’s review process. To respond to these concerns, the City
Manager asked us to explore the staff’s technical analysis regarding the traffic impact and the
analysis of the review process. We have worked with our teams to evaluate and clarify the staff’s
role in the review, the current status of the review, and the development’s potential impact and
required mitigation. We’ve attached two memos that go into much greater detail and we’ve tried
to also summarize the analysis below. We apologize for the length of the attached memos, but we
wanted to try to answer all the outstanding questions we have received thus far.

There are many issues/concerns to be addressed, but the two primary issues seem to be the
accuracy of the Traffic Impact Analysis (TIA) and the review process itself in regards to the roles
of management vs. front line reviewers. We’ve tried to address both of these issues via the
attached memos. We're going to address the staff roles first.

Management’s Role in the Review Process

As you know, staff serve different roles in our employee family. As is the case in any
organization, the staff are hired to provide their experience and education in the tasks that they
perform every day. We expect every City employee to exhibit our P.R 1.D.E values in every
interaction. Building from that standard, we also expect different things from our employees
depending on the responsibilities of their particular positions in the organization. For example, in
this case, as the City Manager heard Council members, the media, and community groups express
concern about the review process, he sought out the assistance from senior level staff...two of his
Assistant City Managers. . .to review these concerns. This is a highly controversial case, so he
directed his ACM’s to engage. The more controversial and/or complex the issue becomes, the
more we expect senior level managers to engage.

Every employee in our organization is vital to our success. As such, it is necessary for our
employees to have different roles and tasks in order to reach that success. For example, many of
our employees are tasked to provide research, collect data, analyze issues and then act upon that
information to make decisions and move on. In many cases, those same employees are asked to



provide that information to a supervisor, manager, Department Head, Assistant City Manager, or to
the City Manager to make the final decision.

In the case of a controversial, complex development project we absolutely expect and demand that
Department Heads be personally involved. We expect them to use all resources available within
their departments to seek input and advice, but at the end of the day the Department Heads are
accountable for products that come out of their department. This is the case for any high level
issue/project in our organization. For example, as Council members you are faced with
controversial policy decisions. We’re sure that you seek advice/input from your staff, but at the
end of the day...taking into account that input...the final decision rests with you.

So, one of the questions that seems to continue to be asked is why did “management” get involved
in the review process instead of just letting the front line engineers/reviewers have the final say.
For a case as complicated and controversial as the Grove, we find it hard to understand why
anyone would think that we wouldn’t require our Department Heads to be involved in the process.
Yes, Department Heads should, and did, seek input, data, and advice from their staff. But, as
stated above, “at the end of the day the Department Heads are accountable for products that come
out of their department.” In the case of a controversial development project, the Department
Heads must take into account their staff’s comments and opinions, the developer’s supplied data,
the code requirements, engineering standards, the process we are in at the moment, and the process
that will follow. As to the “process we are in at the moment”, it is important to remember that we
are currently reviewing a Planned Unit Development (PUD) zoning case, not a site plan
application. As you know, during the change of zoning application it is appropriate to only review
conceptual designs of the proposed development and traffic mitigation measures. The conceptual
designs are utilized as the basis for future construction documents to implement the traffic
mitigation measures. The construction documents are reviewed for approval through the City's Site
Development Permit process. This difference has been the source confusion regarding front line
staff’s comments and “management” determining that some of those comments were not
appropriate at the zoning phase and would be more appropriately addressed at site plan.

Hopefully the information described thus far has answered the “staff’s role” question. In short, the
Department Heads absolutely needed to be involved in this complicated, controversial case. After
taking into account input from their staffs, it was their decision to make regarding compliance of
the development with city codes, engineering standards, etc.

Technical Analysis on the Traffic Impact Analysis

In the case of Mr. Spillar, acting in his capacity as the City’s Traffic Engineer, he is the authonty
that makes decisions regarding traffic impacts. He certainly has employees that take on technical
review tasks, but they are doing so under the supervision of the office of the City Traffic Engineer.
Since there have been concerns expressed and allegations offered regarding the Traffic Impact
Analysis (TIA), ACM Goode asked Mr. Spillar to attempt to clarify his stance as the City’s Traffic
Engineer regarding the TIA. In his attached response you can see that Mr. Spillar has taken the
step to seal this document as a Professional Engineer. This is an unusual step, but in this
controversial case, with so many allegations regarding the accuracy of the TIA, we believe that this
action reiterates the professional weight of his conclusions as the City’s Traffic Engineer.

In closing, we hope this information helps clarfy and address some of the stated concerns. We
stand ready to answer further questions as this project moves forward for your consideration.

Attachments: Technical Analysis Report from Director Spillar; Process Memo for Director Spillar
and Gonzales.



MEMORANDUM
TO: Assistant City Manager Robert Goode
FROM: Robert Spillar, P.E.
Austin Transportation Department Director

City Transportation Engineer

DATE: September 12, 2016

SUBJECT: Proposed Grove Development
Technical Analysis Report On Traffic Review Process

The purpose of this memorandum is to provide a technical analysis report of the Traffic Review Process
performed under the supervision of the office of City Traffic Engineer and respond to specific questions
asked of the analysis.

Development Phasing:

The Grove is a unique development in that it was previously owned by the State of Texas and therefore had
no City of Austin zoning prior to its sale. The developer has proposed Planned Unit Development (PUD)
zoning so that they can have greater assurances as to their final investment. Once zoning is established,
PUD or otherwise, the development will then move to the site development stage. Staff review of the
mobility attributes occurs at both stages of development, zoning and site development. At the zoning stage
of development, it is incumbent on the developer to show plausible concepts to mitigate the estimated
transportation impacts caused by the development. They are required to provide a proof of concept
for mitigation. Perfection of those mitigation concepts occurs during final design. At the site
development stage, design-tested mitigation solutions are presented to support the concepts proposed at
zoning.

As part of the Grove Traffic Impact Analysis (TIA), a traffic phasing agreement is included as an integral
part of the recommendation. The traffic phasing agreement becomes part of the restrictive covenant on the
property. The phasing report describes specific traffic outcomes that are to be achieved prior to the
attainment of certain development rights and milestones. As the project enters the project development
phase, and if additional design level mitigation is determined to be needed, the City Traffic Engineer has the
right to demand those modifications. In other words, the developer is locked into the mitigation
concept included in the recommended TIA and has to demonstrate through geometric design that the
development can achieve the mitigation levels prior to receiving a site development permit for each
phase of construction. The phasing agreement requires installation of all mitigation prior to the
development exceeding 2000 trips per day (below 2000 trips per day, the development may proceed
without constructing mitigation per code allowances). Because the site plan must be approved prior
to the start of construction, the City maintains its authority and leverage over the development to
achieve the necessary mitigation.

For example, the proposed mitigation at the intersection of Bull Creek with 45™ Street will result in two left
turn lanes, a through lane and a right turn lane with sidewalks and bicycle accommodations. This design as
recommended in the TIA will likely require additional right-of-way on the southeast corner. It is typical to
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require a developer to donate the right-of-way necessary for mitigation at the time of PUD designation.
However, when the necessary right-of-way is not currently owned at the time of PUD designation, the
developer can be allowed to proceed at his/her own risk. In the case of the Grove, the developer can
proceed at his/her own risk that they will not obtain the necessary right-of-way to complete the identified
mitigation project. The City is protected for the Grove project through the traffic phasing agreement which
limits the development to 2,000 trips per day if the identified mitigation is not delivered.

If for whatever reason a developer cannot deliver the mitigation in the manner proposed in the TIA, the
developer may propose alternate designs or alternative delivery methods to achieve the level of required
mitigation identified in the TIA. The developer remains locked into the level of mitigation in terms of
outcomes identified in the TIA (intersection performance, trip production, etc.), even if alternative methods
are employed. This sets a high bar for substitution of any mitigation by the developer.

The amount of mitigation required of a development must be commensurate with its impact on the system.
This principal is known as rough proportionality and requires each development to pay its roughly
proportionate amount of the cost of improvements needed for the surrounding networks as determined by
the City Traffic Engineer. Funding from this calculation can only be used on new capacity improvements
that are determined to have a benefit to the development.

The city is also bound by historical practices with regards to establishing developer participation rates. The
local practice of pro rata share has been used for decades in setting mitigation levels and has often resulted
in lower levels of developer participation as compared to the calculated rough proportionality.

When the Grove development was first presented to ATD reviewers for consideration, the developer
approached it from the pro rata share perspective, yielding an offer of $750 thousand in proposed
mitigation. Because of the diligence of ATD review staff, mitigation proposed as part of the recommended
TIA is nearly $3.2 Million and includes major improvements to Bull Creek Road, a new public street
through the development, bicycle improvements, a major multi-purpose trail connection across Shoal
Creek, and many safety enhancements. This increased level of mitigation is directly the result of the
coordinated review effort by front-line and management staff throughout the process. All have been at the
table throughout the process. There has been no truncating of any review process as has been alleged. The
increased commitment funding for mitigation by the developer, resulting from the comprehensive
involvement of both front line staff and management, is evidence that the process was complete and
inclusive.

Traffic Analysis:
As part of the staff review process, ATD traffic engineers reviewed trip generation, trip distribution and
assignment, traffic operations, and preliminary geometrics:

e Trip Generation:
Trip generation from the proposed development was reviewed to assure adherence to the trip
generation rates for the proposed land uses, as approved through the TIA scoping process. Transit
and non-motorized trip assumptions included in the TIA were reviewed during trip generation
review and confirmed for validity. It is my professional engineering opinion as the City Traffic
Engineer that the trip generation documented in the recommended TIA is appropriate.

o Traffic Distribution and Assignment:
Trip distribution and network assignment of those trips identified for the proposed development

were reviewed as part of the TIA analysis to verify the underlying assumptions were practical,
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based on the location of the proposed development and existing adjacent transportation network. It
is my professional engineering opinion as the City Traffic Engineer that the traffic
distribution and assignment assumptions documented in the recommended TIA are
reasonable. ®

e Traffic Operations:
Traffic operational analysis included in the TIA was reviewed by City staff. Traffic analysis
included intersection capacity analysis (i.e., volume/capacity ratios, level of service calculations,
vehicular delay, and queuing analysis at all intersections included within the scope of the TIA).
Different traffic scenarios (AM and PM peak hours) were reviewed to identify the impact of the site
traffic from the proposed development on the adjacent roadway network.

Mitigation improvements proposed to address traffic capacity issues were reviewed for adequacy
based on the post development traffic analysis presented with the TIA. Review of proposed
mitigations included optimization of signal timing at signalized intersections, additional turn-lanes
at intersections, extension of turn bays to address potential queuing issues, additional traffic signals,
and additional traffic control at driveways. Review of proposed mitigations were based on the post-
development traffic analysis (volume/capacity ration, level of service, vehicular delay, and queuing
analysis) for all the intersections as presented in the TIA scope. It is my professional engineering
opinion as the City Traffic Engineer that the traffic operations and resulting modifications to
the transportation network adequately mitigate the mobility impacts of the development.

e Geometric Review:
As part of the TIA review process, a geometric review was conducted to assess the proposed
mitigations. A conceptual design of 45™ Street at Bull Creek Rd intersection (Option 2 dated
December 15, 2015) was submitted by the applicant (as per a developer transmittal, dated March
25, 2016) showing the proposed improvements at the intersection. The conceptual design included
the use of potential right-of-way that is currently not owned by the developer.

The conceptual network design also includes the proposed alignment of a multi-use path east of
Bull Creek Road (northbound) and an on-street protected bicycle facility in the southbound
direction. Additionally, truck turning templates for the proposed northbound dual left turns at this
intersection were reviewed.

Through the geometric review, the developer has made city traffic engineers aware of an existing
geometric issue at the southeast corner of 45™ Street and Bull Creek. Without the improvements
proposed as mitigation by the developer, northbound single-unit panel trucks (the design vehicle
used for analysis of truck maneuverability within the urban parts of Austin) cannot make a right
turn and stay within their assigned lane. This creates the potential for crashes as the truck tries to
maneuver around the substandard turning radius by intruding on adjacent or on-coming lanes.
Although this situation exists throughout many of our older neighborhoods, identification of this
deficiency now puts the city on notice of an existing network geometric safety issue that should be
addressed. The geometric design at the intersection of 45" Street and Bull Creek, proposed by the
developer, corrects the existing safety concern of the overly small right-turn turning radius. Since
this is an existing condition, if the proposed mitigation is not achieved, it is incumbent on the City
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Traffic Engineer to address the existing identified safety issue of insufficient turning radius for a
single-unit vehicle to maneuver safely.

In my professional engineering opinion as the City Traffic Engineer, the geometric
improvements proposed in the recommended TIA are adequate to mitigate the impacts of the
development._Furthermore, implementation of the multi-use trail provides pedestrian east-west
capacity that is constrained today on 45" Street.

Technical Tools:

Questions related to technical process and tools have also been raised. These include the selection of land
use based trip production rates documented in the TIA (TIA Table 1), questions related to the transit
assumptions, extension of Jackson Street, and the submission of a TIA Amendment by the developer.

SYNCRO Files: :

As part of our standard review process, we request SYNCRO traffic simulation files from developers
when they prepare a TIA. Professional traffic engineers, under the supervision and authority of the City
Traffic Engineer request and analyze these files to verify the information summarized by the developer
in the TIA. Staff also use the files to test assumptions and input information asked of the developer,
and may generate an array of outcomes to consider before making a recommendation.

SYNCRO is a proven tool for analyzing traffic operations. The typical analysis approach is to first
model existing conditions and then project a future “no-build” based on the existing condition network
and funded transportation projects. The no-build condition represents the future transportation
conditions in the absence of the proposed development (i.e., a no-build scenario). The future “build
condition” model runs represent the future transportation conditions with the proposed development in
place (i.e., after the development is built). Traffic projections for the build condition is compared to the
no-build condition. Differences between the build and no-build condition define the projected impacts
caused by the development. These estimates of impacts are used by licensed engineers to plan and
design mitigation for the development. Input assumptions to the SYNCRO modeling tool are based on
professional engineering guidelines such as the ITE Trip Generation Manual, and professional
judgement.

SYNCRO is simply a tool used by transportation reviewers to form a professional opinion. Input
assumptions as well as output measures and simulations are summarized in the TIA to explain the
opinion of the engineer. ATD traffic engineers typically request the electronic copies of the SYNCRO
runs from the developer and use them with the permission of the applicant to check inputs, geometric
assumptions, intersection characteristics, test alternative solutions, and to evaluate the reasonableness of
the mitigation proposals. These files represent intellectual information developed and owned by the
applicant.

ATD professional engineering staff reviewed the inputs and outputs of the SYNCRO files provided by
the Grove developer. ATD staff determined that the use of the SYNCRO model by the applicant’s
engineer was reasonable and responsible. I believe that the appropriate amount of due diligence was
applied to the TIA submittal. In my professional opinion as the City Traffic Engineer, I believe
that the resulting mitigation proposed by the developer resulting from the use of SYNCRO
adequately mitigates the proposed development.
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e Trip Generation Rates:
The transportation industry relies on the ITE Trip Generation Manual as a proven accepted
methodology for estimating trip generation rates of future land uses. In the absence of local data, this
national standard provides a consistent approach for traffic impact analyses. The manual provides two
basic approaches for estimating trip generation: use of regression equations or the use of weighted
averages. The ITE Trip Generation Manual, Volume 1, Chapter 3.3 Guiding Principles, p.9 provides
guidance on when to use regression equations and when to use weighted averages (curve diagrams) for
land uses when estimating trip generation rates. Engineering practice, including the City of Austin’s
standard practice, is to follow the ITE guidance which is based on the number of observations
incorporated into the statistical analysis provided by the manual.

ATD traffic engineering staff reviewed Table 1 upon receipt of the TIA. When concerns related to the
accuracy of values in this table surfaced, ATD staff again completed an additional supplementary
review of each entry in the TIA’s Table 1 related to trip generation rates (see Annotated TIA Table 1
below). Our finding is that the applicant’s engineer followed the appropriate methods while estimating
the trip generation values for the Grove.

In my professional opinion as a registered engineer and as the City Traffic Engineer, the basis for
using the ITE Trip Generation Manual, including its guidance in Volume 1, Chapter 3.3 Guiding
Principles p.9 on when to use regression equations or averages, was followed by the developer’s
engineer and that the engineering calculations and resulting opinions are reasonable. Trip
generation rates used in the analysis all conform to our standard practice of deferring to the advice
provided in the ITE Trip Generation Manual.

TIA Table 1 (Annotated)
Trip Generation - Unadjusted

AM Peak Hour of PM Peak Hour of
Size Adjacent Street Adjacent Street
Land Use } 24-Hour | One Hour Between | One Hour Between
7and 9 am 4 and 6 pm
Amount | Units Total | Enter | Exit | Total | Enter | Exit
E | Single Family (210) 110 DU 1,146 87 22 65 114 72 42
E | Apartment (220) 600 DU 3,760 298 60 238 | 348 226 122
E | Residential Condo (230) 425 DU 2,265 164 28 136 197 132 65
R | Congregate Care Facility (253) 600 DU 1,212 36 21 15 102 56 46
R | Health/Fitness Club (492) 7,500 SF 247 11 5 5 26 15 11
E | Office (710) 200,000 SF 2.223 333 293 40 208 51 247
E | Medical Office (720) 25,000 SF 807 60 47 13 84 23 60
R | Specialty Retail (826)* 55,000 SF 2,438 108 67 4] 153 68 86
R | Supermarket (850) 35,000 SF 3,578 119 74 45 332 169 163
E | Pharmacy/Drugstore w/o DT (880) 8,500 SF 766 11 7 4 71 35 36
R | Walk-in Bank (911)** 3,000 SF 364 0 0 0 36 16 20
R | Drinking Place (925)** 8,000 SF 907 0 0 0 91 60 3
R | Quality Restaurant (931) 15,000 SF 1,349 12 10 2 112 75 37
R | High Turnover Restaurant (932) 9,000 SF 1,144 97 54 44 89 53 35
R | Coffee/donut shop w/o DT (936)*** 2,000 SF 1,762 219 111 106 82 41 41
Total 23,969 | 1,465 | 724 741 | 2,045 | 1,082 | 963

E  Value correctly calculated using regression equation
R Value correctly calculated using average rate method

See: Trip Generation Handbook, 2™ Edition, Volume 1, Chapter 3.3, p. 9
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Trip Reduction Rates based on Transit Assumptions:

As part of the TIA recommended by the City Traffic Engineer, the developer has agreed to achieve a
5% trip reduction as a result of transit usage and other non-auto oriented travel methods. Initial
discussion and comment from the City Traffic Engineer is that the developer’s proposal was heavily
based on untested assumptions that existing infrequent transit service on Bull Creek will be increased.
Staff comments recommended that the developer verify this assumption with Capital Metro.

Capital Metro has recently published a 2025 Draft Concept of Service plan that would actually
eliminate or further reduce the infrequent transit service along Bull Creek while at the same time
dramatically increasing the frequency of services on 35% Street (See attached e-mail memorandum from
Todd Hemingson, Capital Metro, August 31, 2016). The transit services on 35" Street are within one
quarter mile of the development and based on consultation with Capital Metro, both the developer and
the City Traffic Engineer believe that the trip reduction assumptions are reasonable. Regardless of the
potential change in the transit networks, the developer is responsible for achieving the 5% stated
trip reduction goal recommended in the TIA. In addition to the increased transit services on 35%
Street, there are also a range of private transit and private mobility options that are available to the
developer as tools to achieve the committed trip reduction (e.g., car share, transportation network
companies, bike share, private shuttles, telecommuting, etc.). Because the developer is bound by the
phasing agreement and based on the input of Capital Metro, it is my professional opinion as a
registered engineer and as the City Traffic Engineer that the trip reduction rate assumed as part
of the development is appropriate and can be achieved.

Signal at MoPAC and 45 Street/Camp Mabry Gate:

Concerns have been voiced that the developer analyzed this intersection as a signalized intersection
using SYNCRO but that construction of a signal at this location is not included in the mitigation plan
and therefore the entire analysis is invalid. The intersection was analyzed as a signalized intersection
in the future build condition using SYNCRO. This is acknowledged in the recommended TIA. The
intersection is currently failing only during the PM Peak period, due to a lack of gaps in the traffic
stream on 45" street and the delay created for westbound turning traffic off of the MoPAC ramp. At
other times of the day, the intersection operates in uncongested conditions (level of service A). Because
the intersection is at the end of a MoPAC ramp and because the movement now failing during the PM
peak is the off-bound ramp left turn, the decision to request mitigation at this intersection was deferred

-and not requested of the applicant. The failing of this intersection only occurs when MoPAC is

congested during the PM Peak period, when travel speeds on the off-ramp are similar to those on the
mainline (low speed and congested). Lack of a signal at this location is not seen to present a safety
concern.

The City is aware that TXDOT does not have funding to build a signal at this location. However,
should the intersection warrant a signal for longer periods of the day, either the State or the City could
be obligated to construct the signal. Neither the City nor TxDOT tend to construct signals if only one
signal warrant (i.e. a peak period warrant) is met. Although signalization could help the existing PM
peak operations, it is likely in my opinion that a signal would increase delay during other times of day,
negatively affecting travel. It should also be noted that any project at this location requires TxDOT
concurrence before installation.

Not mitigating the known existing PM Peak congestion does not invalidate the remainder of the TIA
and allows the City to concentrate mitigation benefits near to the development and within the
surrounding neighborhood. It is my opinion that regardless of the signalization at this intersection, the
conclusions of the TIA and selection of mitigation measures are valid and consistent with industry
practices.
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It is my professional opinion that the proposed development, even without signalization at this
intersection, is adequately mitigating the impacts of the proposed development.

e Extension of Jackson Street through the Development as a Public Street:
Over the course of the review process for the Grove TIA, the option for a connection of Jackson Street
to 45% Street became available when the developer purchased an adjacent house parcel as part of their
initial development planning. As the City Traffic Engineer, I believe that the tenets of the Imagine
Austin Comprehensive Plan direct me to seek increased grid connectivity throughout the urban network
and I observed that a new Jackson Street connection would provide greater permeability of the
development and connectivity to the grid. I also believed that a second connection through the center of
the proposed development would provide better access for public services (fire, medical aid, utilities,
garbage collection, etc.) As steward of the transportation network, I requested that this connection be
added to the list of mitigation to be required of the developer. The Public Works Director, who was
present at the meeting with the developer when the request was made, determined that this street should
be a publicly owned street due to the connectivity it provided and in support of my recommendation to
preserve a public through-way within the development. Public ownership maximizes the City’s
flexibility in managing the street over the long term. The City is able to establish appropriate speed
limits, set regulations as to the use of the street by large vehicles, manage parking, and locate necessary
public utilities. Another key reason for the determination of Jackson Street remaining public is the
proposed connection to 45™ Street. This is a connection that is requested by the City Traffic Engineer.
It is not clear that a private connection through the residential properties purchased by the developer
could be constructed due to the restrictive covenants placed on these properties when they were platted.
As a public street, the Jackson Street connection through to 45® Street is not controlled by the
restrictive covenants. The Public Works Director, in conjunction with the City Traffic Engineer, is
responsible for making this decision because of his/her responsibility for maintaining the roadway
network once it is established. In this way, the City has the ability to mandate pavement and subsurface
designs and is in charge of long-term easements within the street, should a new one require designation.
Public access to the roadway cannot be limited by the adjacent property owners and the City has the
ability to protect the rights of the traveling public that may or may not be doing business in the adjacent
development.

Other streets within the developer’s proposed network connecting to the central public Jackson Street
spine, on the other hand, are recommended to remain private streets. This too was a joint decision by
the Public Works Director and City Traffic Engineer. This recommendation shifts the cost of
maintaining these local streets to the developer or his/her successor. All of the remaining streets
provide only local access within the proposed development. The design of a private street, unlike a
public one, can be made more consistent with the surrounding development as long as it is not in
conflict with City design concerns (for example, it could be paved using brick rather than the standard
asphalt design of a public street). Private streets remain the responsibility of the land owner and do not
require public maintenance, saving the city from using public taxes to maintain and preserve roadways
wholly within the development and providing only access to the affected properties and hence having a
limited public purpose. These local access roadways are distinctly different as compared to the
proposed Jackson Street which will provide access to and through the entire proposed development and
serve as a public access portal into the development. Functioning as a collector, the proposed new
section of Jackson Street serves a public purpose and it is my professional engineering opinion
that it should be owned and maintained by the City in trust for the public.

To accommodate the concern of local residents that this new connection will generate additional left
turns from 45% Street or could become a preferred cut-through, City staff requested that its intersection
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at 45" Street be designed as a right-in and right-out only connection. This operational control does not
diminish the anticipated public nature of this connection. A pedestrian hybrid beacon and pedestrian
crosswalk will also be provided, connecting the neighborhood with a safe pedestrian crossing of 45®
Street that does not exist today at this location. To accommodate these requests, the developer has
notified the City that it has in fact purchased an additional property adjacent to the first house they
acquired. These two parcels provide a preferred alignment for the Jackson Street Connection and a
right-in and right-out design. It provides better alignment with the existing street north of 45" Street
and allows for a safer placement of the requested pedestrian amenities. Detailed designs of this
intersection, along with the pedestrian amenities, will be developed during the site design process,
allowing City traffic engineers to review its specific attributes. At this phase of analysis, it provides a
reasonable concept as part of the mitigation proposal.

In my professional engineering opinion as the City Traffic Engineer, I believe this new

intersection conforms to the guidance of Imagine Austin and also conforms to safe engineering

geometric and operational design standards and that the extension of Jackson Street should be a
" public street.

e TIA Amendment:
On July 21, 2016, the developer for the Grove submitted a proposed amendment to their original TIA,
subsequent to the approval by the Planning Commission, and prior to consideration by Council. The
primary difference proposed with the amendment is an alternate design of the 45® at Bull Creek
intersection. Additionally, through the amendment, the developer has disclosed that they now own a
second house parcel not previously identified in the TIA and can now provide an optimum alignment
for the Jackson Street public connection to 45" Street. ATD met with the developer’s engineer several
times to confirm the changed assumptions and geometric proposals incorporated in the amendment

~ proposal.

On September 12, 2016, the developer informed staff that they wished to withdraw the amendment
because they have now obtained all necessary right-of-way to provide the originally proposed design of
the intersection at 45" Street and Bull Creek (See Attachment). They have confirmed that they also
acquired the additional property at the proposed connection of Jackson Street and 45" Street. This
additional property will allow a more optimal design and would allow a right-in and right-out

connection with improved pedestrian connectivity and safety equipment. Additional review of this
alignment and design will occur at the site design phase of development.

Given the withdrawal of the developer’s TIA amendment, staff will cease further analysis of the
amendment. The recommended TIA remains the official documentation of potential impacts and
mitigation.

In my professional engineering opinion, I believe that this recommendation to stop any further
analysis is consistent with our previous engineering recommendation to you based on the official
TIA.

In closing, the role of the City Traffic Engineer is one of trust and professionalism. I believe that I and my
professional engineering staff that work in ATD have performed admirably, honestly, and professionally.
As a registered professional engineer, I believe I and my professional engineering staff have conducted
themselves consistent with the Texas Engineering Code of Ethics and with Texas Law. I and my staff are
available should you require further information regarding these issues.

Delivering a safe, reliable, and sustainable transportation system
that enhances the environment and economic strength of the region.



Proposed Grove Development
Technical Analysis Report of Traffic Review Process — Page 9
9/12/2016

Attachments:
e Todd Hemingson E-Mail Memorandum, August 31, 2016
e Jeffery Howard Letter Withdrawing TIA Amendment, September 12, 2016
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SEiIIar, Rob

From: Hemingson, Todd <Todd.Hemingson@capmetro.org>
Sent: Wednesday, August 31, 2016 2:38 PM

To: Spillar, Rob

Subject: The Grove and Connections 2025

Rob- Per our discussions, I’'m writing to update you on the recent recommendations of the Connections 2025 Plan as it
relates to The Grove development. Our team has recommended eliminating Route 19 due to low ridership and other
factors, which would in turn remove service from Bull Creek Road which fronts the development site. We are currently
taking public input on the Connections 2025 Plan and expect to present a final plan to the board in November. However,
specific service changes resulting from the plan will also include a second round of public input, and board action,
several months prior to implementation. The specific timing for the route change has yet to be determined, but
preliminarily would occur in mid-to-late 2017.

The plan also recommends establishing a new crosstown route on W. 35/38™ Streets with stops near the intersection
with Bull Creek Road. This service is slated to offer more frequent (every 15 minute), provide a greater span of service
(operating earlier and later) and include improved weekend service levels comparted to the current #19 route. The
35/38t" Street service is within walking distance of a significant portion of the development site. While we do recognize
that the walking distance will increase, and that such a walk will not always be feasible for many (on the hottest days of
summer, for example), we do believe that based on national and even global experience people will use transit more
with increased frequency even if it means a slightly further walk. Also, we do plan to be flexible and remain open to
adjusting the plan to accommodate growth and development; we would consider a Community Service route in the
future (although it may be necessary to identify supplemental funding to help support it); and we do intend to find ways
to develop ‘layers’ of mobility that work together to provide alternatives to driving single-occupant vehicles, with TNCs,
bikeshare and ultimately autonomous vehicles as examples of complementary mobility options that could provide
improved connectivity to The Grove location.

Transit supportive developments featuring higher densities and walkable mixed use, along with well-managed parking
and transportation demand management programs are, in our view, consistent with Imagine Austin and Connections
2025 and do facilitate less drive-alone behavior and more walking, biking and transit use. We welcome the opportunity
to work with the City of Austin, the developer and other interested stakeholders in developing and refining mobility
solutions for this development.

If you have questions or need more information, please let me know.

Todd Hemingson, AICP
V.P. Strategic Planning & Development
Capital Metro
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September 12, 2016

Mr. Robert J. Spillar, P.E., Director via email at rob.spillar@austintexas.gov
Austin Transportation Department

City of Austin

3701 Lake Austin Blvd.

Austin, Texas 78703

RE: Withdrawal of July 21, 2016 TIA Addendum for The Grove at Shoal Creek PUD;
City of Austin File No. C814-2015-0074

Dear Mr. Spillar:

As you recall, on or about July 21, 2016, my client ARG Bull Creek, Ltd. (the
“Applicant”) submitted an “Addendum to The Grove at Shoal Creek Traffic Impact Analysis”
prepared by James Schwerdtfeger, P.E. On behalf of the Applicant, please be advised that the
Applicant is hereby withdrawing the Addendum and asks that the City take no further action
regarding it.

The purpose of the Addendum was nof to serve as a new or substitute analysis to the
existing approved traffic impact analysis (“TIA”) for The Grove at Shoal Creek PUD. The
approved TIA remains in full effect and is the operative TIA that governs traffic mitigation for
this project as reflected in the City’s TIA Memo dated July 11, 2016. The currently approved
TIA requires a very, very small amount of additional right-of-way to accommodate a 4-lane
north bound Bull Creek Road configuration. As a result, the City’s TIA Memo noted that if right-
of-way were unavailable at the time of site plan review, such unavailability “may affect site plan
review and approval.”

The Addendum was, therefore, submitted for the sole purpose of demonstrating that a 3-
lane north bound Bull Creek Road alternative approach could mitigate traffic at the 45™ Street
and Bull Creek Road intersection without any right-of-way being required from the lot located at
2645 W. 45" Street. The Addendum only presented an alternative for staff to consider that did
not involve right-of-way in an effort to answer any concerns about the unavailability of the right-
of-way in the future.

I am very pleased to report that the Applicant has now entered into a contract to acquire
the entire 2645 W. 45™ Street lot. As a result, the Applicant can confirm that any right-of-way
required by the approved TIA is fully available and the Addendum is no longer necessary. For
these reasons, the Addendum is hereby withdrawn and there is no further need for the City to



Mr. Robert J. Spillar, P.E., Director
Austin Transportation Department
City of Austin

September 12, 2016

Page 2

review the Addendum. The TIA as currently approved by City staff, reflected in the TIA Memo
of July 11, 2016, and recommended by the Zoning and Platting Commission shall continue to

apply to the project.

Notwithstanding the foregomg, and for clarification, the most recently proposed
intersection of Jackson Avenue and 45" Street that is being considered by staff simultaneously
with the Addendum remains the Applicant’s proposed configuration of that intersection. That
proposed intersection will be (i) right-in, right-out only, and (ii) aligned with Chiappero Street,
as depicted in the attached conceptual design. The City’s TIA Memo calls for this connection,
and the enclosed conceptual design was provided to staff to answer any questions over how this
connection might occur. Withdrawal of the Addendum does not mean that this connection or the
proposed configuration is also being withdrawn. The Applicant understands that the enclosed
conceptual design of this intersection has, subject to review and approval of final construction
drawings, been accepted by the City staff as-a generally and conceptually feasible approach to
this intersection.

If you should have any questions or comments, please do not hesitate to contact me.
Thank you and all of your staff for your consideration of this matter.

Sincer

Jeffrey S. Howard

cc:  Rodney Gonzales, Development Services Department
Andrew Linseisen, Development Service Department
Greg Guernsey, Planning and Zoning Department
Jerry Rusthoven, Planning and Zoning Department
Eric Bollich, Austin Transportation Department
Garrett Martin
Ron Thrower
Robert Deegan
Brian Williams
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MEMORANDUM

TO: Assistant City Manager Robert Goode
FROM: Rodney Gonzales, Director, Development Services Department(ﬁ@
Robert Spillar, Director, Austin Transportation Department
DATE: September 9, 2016 W m%
SUBJECT: Process for the review of the Proposed Grove Development

The purpose of this memorandum is to address questions and concerns expressed by members of City
Council regarding the review process undertaken for the Grove at Shoal Creek Planned Unit Development
(PUD).

A Traffic Impact Analysis (TIA) is both a planning and technical document that incorporates the forecasting
of future transportation conditions and the implementation of traffic mitigation measures. Applications for
zoning changes require the submission of a TIA if the resulting change in land uses or density will result in
an increase of more than 2,000 trips per day. The TIA describes the potential impacts of a proposed
development on the transportation system within the area of the proposed zoning change. The TIA also
includes proposed traffic mitigation measures that could be implemented to offset the potential impacts on
the transportation system. The role of both the Development Services Department (DSD) and Austin
Transportation Department (ATD) is to review and scrutinize the TTA and to assess the potential
development impacts and proposed mitigation as part of the zoning change request application.

Establishment of Improvements

During the change of zoning application, it is appropriate to only review conceptual designs of the proposed
development and traffic mitigation measures. At this stage of the proposed development, it is financially
imprudent for the project applicant to spend the time and money to bring forward site specific details. The
information from conceptual designs is sufficient to model future improvements and mitigation proposals.
The conceptual designs show the overall approximate configurations and geometry of proposed
improvements based on site record information and identify the locations of significant constraints such as
existing right-of-way widths. The conceptual designs are utilized as the basis for future construction
documents to implement the traffic mitigation measures. The construction documents are reviewed for
approval through the City's Site Development Permit process.

Site Development Permit Process

The City of Austin's Site Development Permit process includes a multi-department and multi-disciplinary
review of detailed engineering construction documents to ensure project compliance with adopted City of
Austin Codes and Ordinances. As part of the final engineering design process, conceptual designs proposed
within the TIA are refined to accommodate constraints identified by current as-built site surveys and
compliance with code and criteria. The as-built surveys provide site specific details including tree,
topographic, utility locations, and right-of-way. The Site Development Permit process is coordinated by
DSD. Projects that propose the implementation of mitigation improvements are reviewed by the DSD
transportation review team, the ATD transportation review team, and where applicable, the Texas
Department of Transportation, Travis County, and Williamson County.

Delivering a safe, reliable, and sustainable transportation system
that enhances the environment and economic strength of the region.
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Transportation Review Process

The Austin Transportation Department (ATD) has received questions and concerns related to the process
for review of Transportation Impact Statements (TI1A) by the office of the City Traffic Engineer and staff in
the Department. ATD has provided a separate memorandum related to the technical issues raised and the
following subsections respond to procedural issues.

Senior Management Participation:

Senior management in the Austin Transportation Department (ATD) participated directly in the
review of the Grove TIA. A concern has been voiced that senior staff somehow suppressed or
discounted the opinions of junior or “front line” engineers in an effort to support the claims of the
developer. The implication is that senior staff are less qualified than front line staff to analyze and
determine appropriate mitigation for traffic impacts identified in the developer’s Traffic Impact
Analysis (TIA).

ATD was formed in 2008. As part of that formation, ATD inherited various elements and
responsibilities of the One Stop Shop Development Services unit related to mobility. Right-of-way
management transitioned to ATD and we provide technical support through the one stop shop for
review and analysis of development impacts to the physical right-of-way. Likewise, transportation
related analyses (whether made in Development Services or directly by ATD transportation
engineering reviewers) are made under the authority of the City Traffic Engineer which resides
within ATD. The City Traffic Engineer position is identified by the City Charter as the office with
authority to make operational recommendations and administrative decisions within the city related
to mobility. Since the formation of ATD, registered engineers in ATD have increasingly taken
responsibility for detailed review of TIAs, especially when significant elements of the Austin
transportation network are potentially affected (i.e., critical arterials, access to major regional
corridors such as IH 35 and MoPAC, and the Capital Metro Transit system). ATD assists in all
TI1As and Development Service reviews, but is most involved when the anticipated project may
result in more complicated transportation issues. In the past several years, as ATD has gained
sufficient staffing in the traffic engineering division, we have been able to apply the appropriate
oversight for those projects requiring greater scrutiny of their TIAs.

ATD maintains a documented organizational structure. Front line engineers report to division
managers; division managers to assistant directors; and all perform their responsibility under the
supervision and authority of the City Traffic Engineer. The Director of Transportation is
designated by the City Manager as the official City Traffic Engineer. All decisions and
communications by individuals within the department are made on behalf of the City Traffic
Engineer and under his/her delegation of responsibilities. Complicated projects, including ones that
draw the attention of City policy makers, are elevated in ATD to assure that the City Traffic
Engineer is fully vested in the position being taken. Historically, this has been true on high profile
projects such as the Triangle and Mueller Redevelopment Project. More recently, this was the case
for the Garza Tract and now the Grove where the City Traffic Engineer participated in the review
and determination of the appropriate response.

The City Traffic Engineer chose to increase senior management involvement in the Grove project
because of the sensitivity of the issues related to traffic and after council offices expressed concerns
with the project and review process. It is more appropriate for the City Traffic Engineer (Director)
to respond to Council questions and public inquiries on controversial developments rather than
front line staff so that junior staff are shielded from public pressure and can perform their best
technical work. This allows junior staff to make recommendations to the City Traffic Engineer

Delivering a safe, reliable, and sustainable transportation system
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based on their technical insights. The process does however mean that the official opinion is
formed through a cumulative consensus building process. Senior staff, all of whom are registered
engineers in the State of Texas, have the responsibility of recommending to the City Traffic
Engineer a course of action so the City Traffic Engineer may recommend a course of action to the
City Manager.

In the case of the Grove, the internal technical discussions have resulted in healthy debate of the
various elements related to mobility. It is rare that a City is presented with the redevelopment of
nearly 70 acres of vacant land within an established urban neighborhood. It is clear that any
development of the Grove property will result in dramatically changed traffic generation and travel
patterns than exist today. No doubt, properties immediately adjacent to the existing vacant property
will see the greatest changed conditions compared to the remainder of the surrounding
neighborhood. Taking the competing needs of the existing community and those of the developer
into consideration, it is the responsibility of the City Traffic Engineer to determine if the project
proposal adequately mitigates the mobility impacts it is likely to cause. If that development, like
the Grove, is within an existing urban neighborhood where travel conditions are already congested,
the responsibility to mitigate the project impacts remains a requirement of the development. A
proposed development is not required to remedy existing deficiencies, only to mitigate traffic
generated by the project. If a proposed development can present a plan through a TIA that
demonstrates it adequately mitigates that development’s impacts, then it is the duty of the City
Traffic Engineer to make a positive recommendation to Council.

Front-Line Staff Comments:

An e-mail from a front line engineer in ATD to the Manager of the Traffic Engineering division has
been used to speculate that there is a difference in opinion between front line staff and senior
management at ATD (see attached March 22 e-mail). The e-mail refers to comments made by the
staffer and other front-line staff in a draft memorandum dated March 22™ that was drafted by the
front line engineers but not sent to the developer. The DRAFT memo from the front line staff
included what was observed to be information/requests appropriate for the zoning discussion and
other comments that were more appropriate for the design review. The front line staff engineer was
uncomfortable with the information that was going to be withheld from transmittal until the more
detailed phase of the review process and wanted his name removed from the communication.
Subsequent discussions between front line staff and engineering management suggest that the
reason for the concern was that front line staff did not have the understanding that developments
going through both the zoning and the site development process receive ATD scrutiny at both
phases of development and that it was the intent of the City Traffic Engineer to require ATD review
of the site plan level mitigation designs.

All concerns and comments raised by the front line engineers were in fact communicated to the
developer or his agents over the course of the summer, except for one related to addressing existing
grass triangles at the corner of 45™ and Bull Creek (i.e., a comment intended to correct an existing
design deficiency — not a zoning issue). The table below provides the cross reference between the
points raised by the front line engineers and those transmitted to the developer.

Delivering a safe, reliable, and sustainable transportation system
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Cross Reference Table

March 22, 2016 DRAFT front line engineering
recommendation

Communication to developer

TIA comment 1 related to Bull Creek and 45"
Street

Transmitted to developer June 28, 2016, TIA
comment 1

TIA comment 2 related to concrete safety barrier
along Bull Creek Rd.

Transmitted to developer June 28, 2016 TIA
comment 10

TIA comment 3 related to 14% traffic on Jackson
Street

Transmitted to developer June 28, 2016 TIA
comment 2

TIA comment 4 related to transit headways

Transmitted to developer March 25, 2016 TIA
comment B

Bull Creek Rd/45" Street comment related to
design of sidewalk and space for signal cabinet

This is a minor design comment. At a March 22™
meeting with the developer, the developer agreed to the
higher mitigation participation and to all mitigation
requirements — regardless of final cost, including the
remedy of existing identified deficiencies in the
intersections they are reconstructing.

Bull Creek Rd Item 1 related to PHB and
crosswalks at driveway 1

Transmitted to developer June 28, 2016 TIA
comment 3

Bull Creek Rd Item 2 related to traffic signal,
crosswalk at driveway 2

Transmitted to developer June 28, 2016 TIA
comment 5

Bull Creek Rd Item 3 related to refuge island
driveway 4

Transmitted to developer June 28, 2016 TIA
comment 7

Bull Creek Rd Item 4 related to PHB at driveway
4

Transmitted to developer June 28, 2016 TIA
comment 8

Bull Creek Rd Item 5 related to 167 taper south
of driveway 4

Transmitted to developer June 28, 2016 TIA
comment 9

(See Memorandumes, attached)

As can be seen from the cross reference table, all recommendations raised by front line engineers
were communicated to the developer. Furthermore, in a June 28, 2016 transmittal to the developer,
it was clearly communicated to the developer that staff reserved the right to review the development
mitigation measures at the site plan review and approval stage of development (See Jeff Howard
Memorandum, June 28, 2016). Referring to geometric elements of the proposed mitigation
concepts, the notice reads “These elements may affect site plan review and approval as they are
considered integral to the viability of the subject development as proposed.”

From a management perspective, we believe and maintain that the process was transparent and
provided sufficient time for all levels of the organization to be heard and involved in the process.
Participation at all levels of the organization was facilitated and there was no truncation of the
process. As Directors responsible for the One Stop and development services, we stand behind the
cumulative recommendation that represents the input of both junior and senior staff (all of whom
are registered professional engineers).

Traffic Phasing Agreement:

The Grove is a unique development in that it was previously owned by the State of Texas and
therefore had no zoning prior to its sale. The developer has proposed Planned Unit Development
(PUD) zoning so that they can have greater assurances as to their final investment. Once zoning is
established, PUD or otherwise, the development will then move to the site development stage.
Staff review of the mobility attributes occurs at both stages of development, zoning and site
development. At the zoning stage of development, it is incumbent on the developer to show
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plausible concepts to mitigate the estimated transportation impacts caused by the development.
They are required to provide a proof of concept for mitigation. Perfection of those mitigation
concepts occurs during final design. At the site development phase, design-tested mitigation
solutions are presented to support the concepts proposed during zoning.

As part of the Grove TIA, a traffic phasing agreement is included as an integral part of the
recommendation. The traffic phasing agreement becomes part of the restrictive covenant on the
property. The phasing report describes specific traffic outcomes that are to be achieved prior to the
attainment of certain development rights and milestones. As the project enters the project
development phase, and if additional design level traffic mitigation is determined to be needed, the
City Traffic Engineer has the right to demand those modifications. In other words, the developer is
locked into the mitigation concept included in the recommended TIA and has to demonstrate
through geometric design that the development can achieve the mitigation levels prior to receiving
a site development permit. Because the site plan must be approved prior to the start of construction,
the City maintains its authority and leverage over the development to achieve the necessary
mitigation.

Determination of Traffic Mitigation:

The amount of mitigation required of a development must be commensurate with its impact on the
system. This principal is known as rough proportionality and requires each development to pay its
roughly proportionate amount of the cost of improvements needed for the surrounding networks (as
determined by the City Traffic Engineer). Funding from this calculation can only be used on new
capacity improvements.

The city is also bound by historical practices with regards to establishing developer participation
rates. The local practice of pro rata share has been used for decades in setting mitigation levels and
has often resulted in lower levels of developer participation as compared to the calculated rough
proportionality.

When the Grove development was first presented to ATD reviewers for consideration, the
developer approached it from the pro rata share perspective, yielding an offer of just $750 thousand
in proposed mitigation. Because of the diligence of ATD review staff, mitigation proposed as part
of the recommended TIA is nearly $3.2 Million and includes major improvements to Bull Creek
Road, a new public street through the development, bicycle improvements, a major multi-purpose
trail connection across Shoal Creek, and many safety enhancements. This increased level of
mitigation (four times what would normally have been accepted in previous development review
processes) is directly the result of coordinated review effort by front-line and management staff
throughout the process. The increased commitment funding for mitigation by the developer and
resulting from the more involved process is evidence of this.

As part of the PUD process it is typical to require a developer to donate the right-of-way necessary
for mitigation at the time of PUD designation. However, when the necessary right-of-way is not
currently owned at the time of PUD designation by the developer, the developer can be allowed to
proceed at his/her financial risk. In the case of the Grove, the developer can proceed at his/her own
risk that they will not obtain the necessary right-of-way to complete the identified mitigation
project and therefore be subject to the elements of the phasing agreement (i.e., in the specific case
of the Grove, they could build up to the 2000 vehicle trips without the necessary mitigation and
right-of-way, but without the mitigation they would not be able to develop beyond the 2000 vehicle
trip limit.

Delivering a safe, reliable, and sustainable transportation system
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If for whatever reason a developer cannot achieve the mitigation promised in an approved TIA, the
developer may propose alternate designs or alternative delivery methods to achieve the level of
required mitigation, but the traffic impacts must still be mitigated for the development to be
realized. The bar is set high to match or improve upon the mitigation offered in the original TIA.

SYNCRO Files:

A question has been raised related to denial of access to SYNCRO modeling files used in the
development of the TIA.

As part of the City’s standard review process, the Transportation Department requests SYNCRO
traffic simulation files from developers when they prepare a TIA. The SYNCRO files contain data
that is used to develop the traffic simulation model in the TIA.

As you know, the City received a public information act request for the SYNCHRO files, among
other things. The Developer’s traffic engineer informed the City that he did not want to release its
SYNCRO file data because it is proprietary information.

When the City receives a public information act request for information created and submitted to
the city by outside companies, and they object to its release, the City must write to the Attorney
General and request permission to withhold the requested documents. That is what happened in
this situation. On March 15, 2016 the City advised the Attorney General that the information was
being requested and asked for a determination whether the information should be withheld from
release.

On March 20, 2016 the Office of the Texas Attorney General ruled that the information embodied
by the coding in the SYNCRO file could be withheld from release under the public information act.
While the City is able to supply conclusions based on the modeling and tabulations of input and
output data, the City may not release the underlying electronic SYNCRO networks and other
coding specifics. Any public release of this information is solely at the discretion of the
Developer’s traffic engineer.

March 22, 2016 Meeting:

Concerns have been expressed by a Council office regarding this meeting. This meeting has been
described in a previous memo distributed on May 9, 2016 (attached). The meeting provided an
opportunity for senior staff, including the City Traffic Engineer, to confirm issues that remained
unresolved such as the connection of Jackson Street with 45™ Street. All issues resolved at this
meeting were informed by the work completed by front line staff and based on the collective
knowledge of the participating departments.

Unsigned Memorandums:

Concerns have been expressed by Council offices regarding memorandums produced by ATD staff
in regards to review comments that did not carry the signature of the engineer responsible for the
communication.

Attached are the two memorandums specifically raising concern for Council offices. In preparing
this response, authors of both communications were consulted (Gordon Derr and Eric Bollich with
regards to the 6/28/16 memo; Andrew Linseisen and Gordon Derr with regards to the 7/11/16 joint
internal memorandum).

Delivering a safe, reliable, and sustainable transportation system
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The 6/28/16 memorandum to the developer indicates that the communication is from the Austin
Transportation Department. It was coordinated and compiled by ATD’s transportation engineering
division and should have carried the name or signature of that Division Manager, Eric Bollich, as
the author so that we could better track the communication. However, the communication was part
of the on-going negotiation of mitigation measures and evaluation issues with the developer. This
memo was accompanied with a verbal communication as well and the information was successfully
transmitted.

State Law and City Policy do not require such a memorandum to be signed by a registered
engineer. The letter represents a negotiations letter where the City staff member, on behalf of the
City Traffic Engineer, is working through the definition of the needed mitigation and elements of
the proposed Grove improvements. The completed Traffic Impact Analysis (TIA) dated March 28,
2016, represents the engineering document that requires a professional seal from the engineer of
record (in this case, the developer’s engineer). The City’s acceptance of the TIA with identified
modifications will be memorialized by Council action.

The 7/11/16 internal memorandum to the case manager at PAZ clearly indicates the two registered
engineers from whom the communication was sent. The communication was sent via internal city
e-mail. Our understanding is that there is no city policy that requires such electronic memorandums
to be signed, nor is there a state law that requires such a memorandum to be signed. The original
communication was coordinated through Andy Linseisen and sent by him electronically, after he
had received confirmation from Gordon that he approved. This memorandum does not represent a
record of an engineering opinion. It is part of the negotiations record expressing the needs of the
City. As with the previous memo, the engineering record is established when the TIA is sealed by
the developer’s engineer and then memorialized by Council action.

The Transportation Director recognizes that it is a superior practice to sign external
communications. Internal communications that may be transmitted to an external customer would
also benefit from signature. The Transportation Director will be reviewing departmental practices
and procedures to make this our standard in ATD.

Attachments

Jeff

Andre Betit email, March 22, 2016
Bryan Golden Memorandum, March 22, 2016
Brian Williams/James Schwerdtfeger Memorandum, March 25, 2016

Howard Memorandum, June 28, 2016

Delivering a safe, reliable, and sustainable transportation system
that enhances the environment and economic strength of the region.



From: Betit, Andre

Sent: Tuesday, March 22, 2016 2:48 PM

To: Bollich, Eric

Cc: Craig, Brian

Subject: RE: revised comments memorandum on The Grove TIA
Eric,

As we discussed, please remove my name from the memo.
Thanks,
André

André H. Betit, Jr, PE
Engineer C

1501 Toomey Rd.
Austin, TX 78704

Office: (512) 974-4091
Fax: (512) 974-4068

Andre.Betit@austintexas.gov

From: Bollich, Eric

Sent: Tuesday, March 22, 2016 1:43 PM

To: James, Scott <Scott.James@austintexas.gov>; Linseisen, Andrew <Andrew.Linseisen@austintexas.gov>; Adams,
George <George.Adams@austintexas.gov>

Cc: Barua, Upal <Upal.Barua@austintexas.gov>; Golden, Bryan <Bryan.Golden@austintexas.gov>; Craig, Brian
<Brian.Craig@austintexas.gov>; Borkar-Desai, Dipti <Dipti.Boryar-Deséi@austintexas.gov>; Beaudet, Annick
<Annick.Beaudet@austintexas.gov>; Derr, Gordon <Gordon.Qerrg)'.%ustintexas.govx Betit, Andre
<Andre.Betit@austintexas.gov>

Subject: RE: revised comments memorandum on The Grove TIA

Importance: High

We (Andy, George, Gordon, Annick) met this morning and discussed the Grove issues and our comments. We have a
meeting this afternoon at 4:00 with the applicant team to talk through our comments. So please review that I've
captured them correctly and offer comments ASAP.

From: Betit, Andre

Sent: Tuesday, March 22, 2016 9:09 AM

To: James, Scott; Bollich, Eric; Linseisen, Andrew

Cc: Barua, Upal; Golden, Bryan; Craig, Brian; Borkar-Desai, Dipti
Subject: RE: revised comments memorandum on The Grove TIA

All,

| do not feel we should change the ATD memo to remove the comments as | am do not believe we will see this
once it passes the zoning stage and these geometric issues are critical.

1



Thanks,
André

André H. Betit, Jr, PE
Engineer C

1501 Toomey Rd.
Austin, TX 78704

Office: (512) 974-4091
Fax: (512) 974-4068
Andre.Betit@austintexas.gov

From: James, Scott

Sent: Tuesday, March 22, 2016 8:53 AM

To: Bollich, Eric <Eric.Bollich@austintexas.gov>; Linseisen, Andrew <Andrew.Linseisen@austintexas.gov>

Cc: Betit, Andre <Andre.Betit@austintexas.gov>; Barua, Upal <Upal.Barua@austintexas.gov>; Golden, Bryan
<Bryan.Golden@austintexas.gov>; Craig, Brian <Brian.Craig@austintexas.gov>; Borkar-Desai, Dipti <Dipti.Borkar-
Desai@austintexas.gov>

Subject: revised comments memorandum on The Grove TIA

Andy and Eric,
Good morning, please find attached two revised memoranda for staff comments on The Grove submittal.

They are in DRAFT form and reflect recent discussions on how to amend the comments that are more related to
geometric elements (and not necessarily addressed at zoning).

However, | have concerns (shared by both André and Upal), that the staff review of the geometric elements will not
occur at site plan, at least not at the same level of scrutiny. Therefore, staff comments on the need for adequate ROW
to permit for turning lanes, storage lanes, transitions from at grade to shared use path, etc are valid, even though
detailed site design will be handled separately from the zoning application.

With this in mind, | propose to include the general comment:

“Staff reserves the right to conduct further review of the subject application with regard to geometric constraints that
may arise due to inadequate or unavailable right-of-way that may affect the operational objectives of proposed
infrastructure improvements. These elements may affect site plan review and approval as they are considered integral
to the viability of the subject development as proposed.”

This comment may be listed in either DSD or ATD’s memo, perhaps both.

Please advise.

Thanks.

Scott

Scott A. James, P.E., PTOE

Land Use Review | Transportation

Development Services Department
505 Barton Springs Road, 4™ Floor



Desk line (612) 974 - 2208



Sabal, MEMORANDUM

ﬂ DRAFT

To: Bryan Golden Date: March 22, 2016
Development Services Department
Project:  The Grove At Shoal

Creek
CC: Scott A. James, PE
From: André H. Betit, Jr. PE Re: TIA Comments
Brian Craig, PE (February 2, 2016)

Upal Barua, PE
Austin Transportation Department
Page: lof2

The Arterial Management Division has reviewed the February 2, 2016 revision of the traffic
report regarding the “The Grove at Shoal Creek, Traffic Impact Analysis”, prepared by R-K
Traffic Engineering, LLC. The following comments summarize our review findings:

TIA Comments:

1. The 2018 analysis does not include the full build out of the Bull Creek and 45" street
intersection. It is our understanding that this intersection will be fully built out prior to
completion Phase 1 of the development. We recommend that the Applicant confirm
that this intersection will be constructed at the completion Phase 1 of the
development.

2. ltis unclear form the information contained in the TIA as to when the concrete safety
barrier is constructed along Bull Creek Road in association with the bike lane. In
addition, it is our understanding that the Applicant will be installing this barrier when
Bull Creek Road is reconstructed to provide the other proposed improvements.

3. Repeat comment ATD7 - It appears from the information provided in the TIA that
14% of the site generated volumes will use Jackson Street. This site generated
traffic will more than double the total traffic volume on Jackson Street. However, it
does not appear that mitigation has been proposed along Jackson Street to address
this increase in traffic. We recommend that the Applicant develop mitigation
measures to address this issue.

4. The TIA indicates as part of the transit assumptions that in order for the allowed 5%
transit reduction to be appropriate, bus headways need to be decreased from one
hour to 10 minutes. It is unclear however if the Applicant has discussed this
reduction in headway with Cap Metro. We recommend that the Applicant work with
Cap Metro to archive the necessary reduction in bus headways for the 5% reduction
to be allowed. If this is not attainable, the analysis will need to be revised for the
higher number of trips.
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Bull Creek Road/45™ Street Intersection Plan — Option 1: - Not recommended

1.

This option, as presented creates safety concerns by shifting the northbound
through traffic approximately nine (9) feet.

Bull Creek Road/45™ Street Intersection Plan — Option 2: - preferred option

1.

We recommend that the small grass panels on the northwest, northeast and
southeast corners be eliminated to allow for wider sidewalks and the placement of
traffic signal equipment. In addition, the sidewalk easement that the Applicant has
indicated needs to allow for the installation of traffic signal equipment.

Bull Creek Road Improvements Plan (comments start at the north and head south):

1.

The PHB, crosswalks and landings are not shown at Driveway 1. Please show this
information.

The traffic signal, crosswalks and landings are not shown at Driveway 2/Jackson
Street. In addition, no information is shown on Jackson Street related to length of
turn lanes and tapers. Please show this information.

The pedestrian refuge island show at Driveway 4 does not appear to have offsets to
the travel lanes provided. We recommend that one foot (1') minimum offsets be
provided.

The PHB, crosswalks and landings are not shown at Driveway 4. Please show this
information.

The 167’ lane taper south of Driveway 4 appears to be too short. In addition, it is
unclear how the improvements south of Driveway 4 will match the existing
conditions, including how the existing northbound bicycle lane will transition onto the
multi-use path. Please show this information.



Date: March 25, 2016

To: Brian Williams, P.E. Brown & Gay, Engineering
James Schwerdtfeger, P.E., Big Red Dog Engineering

CC: Sherri Sirwaitis, Case Manager

Reference: Bull Creek Parcel (aka “The Grove at Shoal Creek”)
CD -2015 - 0009

Staff from the City of Austin Development Services and Transportation Departments
have reviewed the revised Traffic Impact Analysis for the Bull Creek Parcel development
proposal (hereafter called “The Grove”) and offer the following comments:

GENERAL COMMENTS

A. Written approval from the Texas Department of Transportation (TxDOT) of the
proposed Traffic Phasing Agreement is required for the proposed PUD as various
state-maintained roadways are bordering the PUD area.

B. Pedestrian crossings should be identified and paired with the (proposed) location
of transit stops. Provide map showing location(s) of transit stops (current and
proposed). The TIA allows for a 5% transit reduction, assuming bus headways are
decreased from current service levels. Applicant to provide final written
confirmation from CapMetro that current and future services levels on Bull Creek
Road will support the 5% transit reduction as presented in the TIA prior to final
Council approval.

C. Comment cleared.
Development Services (Bryan Golden/Scott A. James):

DSD1. Update 1 — After interdepartmental discussion, the proposed development shall
dedicate Jackson Avenue as a public roadway to the City of Austin. As agreed by
the applicant, Lot 43, Shoal Village Section 2, shall be dedicated as public right-
of-way to the City of Austin for the extension of Jackson Avenue to 45th Street.
Vehicular access at the intersection of 45th Street and Jackson Avenue shall be
limited to “right-in, right-out only.” Staff will review roadway design plans
submitted by the Applicant as part of the subdivision and site development permit



TIA - The Grove (Revised 2-2-2016) March 25, 2015

process. A pedestrian hybrid beacon may be installed at the intersection of
Jackson Avenue and 45th Street to facilitate pedestrian crossings across 45th
Street. The timing of the installation of the pedestrian hybrid beacon shall be
determined by the Austin Transportation Department.

DSD2. Comment cleared.

DSD3. Update 1 - Project will be built in two phases: for initial 2018 build conditions
(Phase 1), the improvement of the Bull Creek Road/45" Street intersection is
required. The phase one improvements shall be inclusive of the following
elements: dedication of right-of-way, bicycle lanes, medians, turn lanes,
sidewalks, and trails. The details of the phasing and timing of the specific
improvements will be finalized with the Traffic Phasing Agreement that
accompanies the final PUD Ordinance per the comment below as DSD5. NOTE:
TxDOT agreement of the terms of fiscal participation for off-site improvements is
required.

DSD4. Repeat comment - 2024 build conditions (Phase 2) will include full width
reconstruction of Bull Creek Road and improvements to Jackson Avenue. In
accordance with ATD TIA Comment 3, the improvements to Jackson Avenue will
be identified and addressed at the time of the warrant study to support the
signalization of Jackson Avenue and Bull Creek Road.

DSD5. Repeat comment - Please provide a draft Traffic Phasing Agreement that clearly
outlines the traffic improvements to be built for each phase of the development.
NOTE: the traffic phasing agreement will require the approval from the COA
Legal Department.

DSD6. Jackson Avenue should be extended to the north through the site from its
intersection with Bull Creek Road to 45th Street as a public street, provided the
following: :

e The City approves the street design sections for the northern extension of
Jackson Avenue in lieu of standard City street sections, as shown in the
Design Guidelines; and

e The City agrees to provide code modifications to allow the Jackson
Avenue right-of-way to be included in site calculations and to allow
property on both sides of the northern extension of Jackson Avenue to be
included in a single site. DSD and PAZ will determine how this provision
1s incorporated into the final PUD Ordinance.

DSD?7. Other roadways in the project may be private roadways, provided the following:
e Public access and utility easements are provided for the entirety of the
private street lengths, granting control to the City of Austin of all traffic
elements for intersections between public right-of-way and any private
streets/driveways within the development;

Page 2 of 4
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e Retail Streets, Green Streets, and Connector Streets shall be designed to
include 50 feet minimum tangent for intersection approaches and a 100
feet minimum centerline radius for horizontal curves. Horizontal design
geometry for these streets may be varied with approval of the Director.

DSDS. A note will be provided on the Land Use Plan and/ or a provision of the PUD
ordinance will be provided stating the following:
The Applicant will post fiscal with the City of Austin for the construction of a
bicycle and pedestrian bridge crossing Shoal Creek enabling a trail connection
from the site to Shoal Creek Blvd. The amount of the fiscal shall be based on the
Applicant’s approved engineering cost estimate. Subject to City approval of the
proposed bridge location (the City considering environmental, connectivity and
other factors) the Applicant will construct the bridge and trail. If the City of
Austin or the applicant is unable to secure an easement to allow for the
construction of said bridge, the posted fiscal may be utilized by the City to
complete other bicycle and pedestrian improvements in the area. The Applicant
further agrees to provide easements for future bicycle and pedestrian bridge
crossings at both the northern and southern portions of Shoal Creek, whether or
not the bridge described above is constructed.

Austin Transportation Department:

For the proposed intersection of 45th Street/ Bull Creek Road:
ATDI1. Comment cleared per Option 2 diagram provided.
ATD2. Comment cleared per Option 2 diagram provided.
ATD3. Comment cleared per Option 2 diagram provided.
ATD4. Comment cleared per Option 2 diagram provided.
ATDS5. Comment cleared per Option 2 diagram provided.
ATD6. Comment cleared.

ATD7. Repeat comment - Projected volumes onto Jackson Avenue require mitigation
measures along Jackson Avenue.

ATDS8. Comment cleared.
ATD9. Comment cleared per Bull Creek Road diagram provided.

ATD10. Comment cleared.

Page 3 of 4
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ATD11. Comment cleared.

ATDI12. Comment cleared per Option 2 diagram provided.

ATD13. Comment cleared per Option 2 diagram provided.

ATDI14. Comment cleared per Option 2 diagram provided.

ATDI1S5. Comment cleared per Option 2 diagram provided.

ATDI16. Comment cleared per Option 2 diagram provided.

ATDI17. Comment cleared per Bull Creek Road diagram provided.

General Comment

Additional comments from ATD are provided in the attachment. Staff reserves the right
to conduct further review of the subject application with regard to geometric constraints
that may arise due to inadequate or unavailable right-of-way that may affect the
operational objectives of proposed infrastructure improvements. These elements may

affect site plan review and approval, as they are considered integral to the viability of the
subject development as proposed.

We thank you for the revised TIA submitted in support of this PUD application. City
staff will continue to review elements of the proposal and the related Traffic Phasing
Agreement. If you have any questions please feel free to contact me or Bryan Golden at
(512) 974-3124.

-

Andrew Linseisen, P.E.

Managing Engineer

Division Manager, Land Use Review Division
Development Services Department

Attachment

Page 4 of 4



MEMORANDUM
REVISED

To: Jeff Howard Date: June 28, 2016
McLean & Howard, LLP

Project:  The Grove At Shoal
Creek

CC: Andrew Linseisen, P.E.
Development Services Department

Sherri Serwaitis
Planning and Zoning Department

From: Austin Transportation Department Re:

Review Comments

The Austin Transportation Department has reviewed the March 28, 2016 (received June 16,
2016) traffic report regarding the “The Grove at Shoal Creek, Traffic Impact Analysis’,
prepared by R-K Traffic Engineering, LLC. The proposal calls for constructing 110 Single
Family Homes, a 600 unit apartment building, 425 condo/townhouse dwelling units, a 600
room congregate care facility, 225,000 SF of office, 55,000 SF of shopping center, a 35,000
SF supermarket, plus additional uses. The development would be constructed between

Bull Creek Road, Shoal Creek and 45" street. The following comments summarize our
review findings:

Unresolved Traffic Impact Analysis (TIA) Comments

Analysis Comments

1. The 2018 analysis, as presented in the TIA, does not include the following:

Full build out of the Bull Creek Road and West 45th Street intersection
The improvements at the Bull Creek Road/Driveway 1 intersection

The improvements at the Bull Creek Road/Jackson Avenue intersection
The improvements at the Mopac/45™ Street intersection

The improvements at driveways 2 through 5 along Bull Creek Road

This analysis was however included in the 2024 analysis. Based on the information
provided in the current revision of the TIA, ATD understands that these intersection
improvements will be fully built out prior to completion of Phase 1 of the
development (see other comments below). Please clarify if otherwise.

2. Repeat Comment ATD7 from March 2016: It appears from the information
provided in the TIA that 14% of the site generated volumes will use Jackson
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Avenue. This site generated traffic will significantly increase traffic volume on
Jackson Avenue. However, mitigation has not been proposed along Jackson
Avenue to address this increase in traffic. We recommend that when a signal
warrant study is conducted by the Applicant for the signal at Jackson Avenue and

Bull Creek Road, the Applicant also study Jackson Avenue to determine whether
mitigation is needed address the increase in traffic.

Geometric Comments

The Applicant will include design plans addressing these geometric comments, and those
addressed by the ATD memorandum dated March 28, 2016 as part of the site plans:

Bull Creek Road/West 45th Street Intersection Plan — Preferred Option 2:

1. ATD had conceptually accepted the concept plan (Option 2) at the intersection
of 45 Street/ Bull Creek Road, submitted by the Applicant, dated December 15,
2015 (as per Transmittal, dated March 25, 2016).

ATD recommends that acquisition of all necessary ROW (as proposed in the Plan —
Option 2 submitted by the Applicant) and construction of the intersection at 45

Street / Bull Creek Road according to the plan be one of the conditions of
approval of the PUD.

ATD also recommends that the Applicant provide documentation that this, and all
other ROW, has been obtained to allow construction of the proposed
improvements at this location as proposed.

2. The northbound right turn is too narrow to allow for a WB-50 design vehicle to

make the turn. The lane should be widened by shifting the outermost curb and
not the island curb line.

3. The northern curb face of the pork-chop island must be offset by two (2) feet
from the travel lane for eastbound traffic.

4. On the eastbound approach, the 100 feet approach taper is insufficient in length.
The taper should be lengthened by narrowing the painted island.

5. The concept plan shows four (4) feet wide sidewalk on the northwest of the
intersection along 45" Street. All sidewalks must be minimum five (5) feet wide.

Bull Creek Road Improvements Plan (comments start at the north and head south):

1. It is unclear at this time if sufficient ROW will be obtained for the proposed
improvements along Bull Creek Road. In addition, since there are a number of
comments regarding the proposed design along Bull Creek Road, it is unclear if
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the total ROW needed has been adequately identified, particularly at the PHB
locations and the traffic signal at Jackson Avenue. If this ROW is not obtained

there is concern that the proposed improvements along Bull Creek Road will not
be able to be constructed.

ATD requests that the Applicant provide verification that the required ROW along

10.

Bull Creek Road, has been dedicated/obtained to allow construction of the
proposed improvements at this location as proposed.

Tapers shown between the back-to-back turn lanes are insufficient in length. A
single taper between the two turn lanes should be provided.

The PHB, crosswalks and landings are not shown at Driveway 1. Please show
this information.

The 185 feet taper on the northbound left turn approach to Jackson Avenue is
insufficient in length. Lengthen the taper and narrow the painted island.

The traffic signal, crosswalks and landings are not shown at Driveway 2/Jackson
Avenue. In addition, no information is presented on Jackson Avenue related to
length of turn lanes and tapers. Please present this information.

Between Driveway 5 and Driveway 4, the Applicant is proposing a 10-foot wide
southbound lane, 11-foot wide lane northbound with a 9-foot wide shoulder. ATD

recommends that the Applicant provide 10-foot wide travel lanes including a
center two-way left-turn lane.

The pedestrian refuge island shown at Driveway 4 does not appear to have

offsets to the travel lanes as provided. We recommend that one foot (1’)
minimum offsets be provided.

The PHB, crosswalks and landings are not presented at Driveway 4 in the
concept plan. Please present this information.

The 167’ lane taper south of Driveway 4 appears to be too short. In addition, it
is unclear how the improvements south of Driveway 4 will match the existing

conditions, including how the existing northbound bicycle lane will transition onto
the multi-use path. Please present this information.

It is unclear from the information contained in the TIA as to when the concrete
safety barrier for the bicycle lane will be constructed along Bull Creek Road. The
Applicant has indicated in conversations with ATD that the barrier will be
installed when Bull Creek Road is reconstructed to provide the other proposed
improvements listed in the TIA. The Applicant will include design plans of this
barrier installation with the site plans for the development.
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Vehicular Connection to 45t Street from Jackson Avenue Extension

1.

The Applicant provided traffic analysis for this proposed connection and included it
in Appendix J of the TIA. However, the applicant didn’t model full connection of
Jackson Avenue from Bull Creek Road to 45" Street in Synchro. Also the TIA did
not document how the diversion of the site trips and additional diverted trips (if any)
were determined. We recommend that the Applicant review and provide justification
of the diverted site trips and any additional diverted trips.

The site plan must include the proposed layout and cross section for the Jackson
Avenue Extension from Bull Creek Road to West 45th Street. At the connection to
West 45th Street, the cross section of Jackson Avenue should be wide enough to

accommodate emergency vehicles. Bicycles and pedestrians should be
accommodated as part of the complete streets policy.

Since no internal plans have been provided for the Jackson Avenue Extension from
Bull Creek Road to 45" Street, we recommend that as part of the site plans for the
development this roadway (called a driveway in the TIA) be designed such that a
consistent cross-section, with bike lanes and sidewalks is provided between Bull

Creek Road and 45" Street. In addition, we recommend that the design speed of
this new roadway connection be 30 mph.

It is Austin Transportation Department’s understanding that the Jackson Avenue
Extension connection from Bull Creek Road to 45" Street shall be fully funded by

the Applicant, including the PHB, as part of the improvements during the
implementation of the 2018 improvments.

The Austin Transportation Department understands that the Applicant has
purchased 2627 45™ Street for ROW and additional ROW is being pursued along
45M Street which will be provided for this connection. Austin Transportation
Department also understands that movements at this “new” intersection will be
restricted to right in/right out only. Plans will need to show how turning movements
will be restricted and which design vehicles can be accommodated. ATD requests
that the applicant submit plans presenting these details at this proposed connection.

If the additional ROW is not obtained we recommend that this access be limited to
right-out only.
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6. Advisory Comment: ATD had significant comments on the preliminary plan(s)

previously submitted for this proposed new access (please submit plans as per

comments 2, 3, and 4 above). The comments on the previously submitted plans are
as follow:

a. The proposed splitter island is shown as 20.5’ along 45" Street. This distance is
insufficient to prevent vehicles from making an illegal left into the site or an
illegal through movement from the site to Chiappero Trail. We recommend that
the island be enlarged to prevent these movements.

b. The proposed splitter island is proposed to be constructed with type 1
mountable curb. We recommend that the island be constructed with non-
mountable cub to prevent illegal movements.

c. The lanes on either side of the splitter island appear to be approximately 12°.

We recommend that these lanes be widened to accommodate, at a minimum, a
fire truck.

d. The Pedestrian Hybrid Beacon Signal on the west side of the proposed driveway
is too close to the stop bar. This needs to be a minimum of 40’ from the stop bar

to allow for sight distance. We recommend that the design be modified to meet
proper sight distance.

Development Phasing Comments

1.

Based on the analysis presented in the TIA, all the improvements need to be
constructed in 2018. The Applicant is requesting that these improvements be
constructed when Phase 1 development reaches 2,000 vehicle trips per day. These
improvements must be constructed when either the 110 single-family homes and
half of the residential condominiums (188 units) or when all the residential
condominiums (375 units) are complete. These intensities equate to the
approximately 2,000 vehicle trips per day requested. It is our understanding that no
construction on-site will occur beyond these units until all the improvements
identified in the TIA for 2018 are complete. We recommend that these thresholds
and restrictions be included in the Final TIA memorandum prepared by DSD and be
one of the conditions of approval of the PUD.

Staff will conduct further review of the subject application with regard to geometric
constraints that may arise due to inadequate or unavailable right-of-way that may affect the
operational objectives of proposed infrastructure improvements. These elements may

affect site plan review and approval as they are considered integral to the viability of the
subject development as proposed.



Sirwaitis, Sherri

From: Bollich, Eric

Sent: Thursday, September 22, 2016 7:56 AM
To: Sirwaitis, Sherri

Subject: RE: The Grove PUD at City Council

Here are some points from ATD

Applicant submitted 6 TIAs since the start of the project in response to ATD's review comments.

ATD required redesign of the alignment of the intersection of 45" St/Bull Creek Rd to improve safety for all

modes.

e ATD required a protected bicycle lane on Bull Creek Rd south of 45™ St for improved safety and a shared-use
bridge across Shoal Creek for improved connectivity.

e  ATD required pedestrian hybrid beacons on Bull Creek Rd and 45" St to improve pedestrian crossings.

e  ATD required improvements to make the intersection of 45" St/Bull Creek Rd operate acceptably. They resulted
in acquisition of ROW and easements from property owners on the northwest and southeast corners of the
intersection.

e These requirements increased the applicant’s original contribution to $2.9M in the final TIA submittal.

e The applicant has submitted a transportation demand management (TDM) plan to reduce trip generation as
requested by ZAP. ATD is currently reviewing it.

From: Sirwaitis, Sherri

Sent: Tuesday, September 20, 2016 12:02 PM

To: Linseisen, Andrew <Andrew.Linseisen@austintexas.gov>; Bollich, Eric <Eric.Bollich@austintexas.gov>; Spillar, Rob
<Rob.Spillar@austintexas.gov>; Lamensdorf, Marilyn <Marilyn.Lamensdorf@austintexas.gov>; Scott, Randy
<Randy.Scott@austintexas.gov>; Soliz, Ricardo <Ricardo.Soliz@austintexas.gov>; Lesniak, Chuck
<chuck.lesniak@austintexas.gov>; Bates, Andrea <Andrea.Bates@austintexas.gov>; Daniel, Leslie
<Leslie.Daniel@austintexas.gov>; Zoun, Reem <Reem.Zoun@austintexas.gov>; Mars, Keith
<Keith.Mars@austintexas.gov>; Copic, Regina <Regina.Copic@austintexas.gov>

Cc: Rusthoven, Jerry <lerry.Rusthoven@austintexas.gov>; Rivera, Andrew <Andrew.Rivera@austintexas.gov>
Subject: The Grove PUD at City Council

Importance: High

Hello all,

At Work Session this morning, the Council members requested a comparison table to have an overview of the original
PUD request, the staff recommendation, the ZAP Commission’s recommendation and the current ongoing discussions
regarding The Grove at Shoal Creek PUD. Please send me a brief bullet list of the items that have changed in for your
discipline as this case has progressed through the review process (i.e.- the applicant’s original request, changes made
during the staff’s PUD review, discussion had with applicant post ZAP recommendation). Please make brief points that
can be included in a table format.

| appreciate your assistance, as always!!

Thanks,
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Sirwaitis, Sherri

From: John Eastman

Sent: Friday, September 23, 2016 6:02 PM

To: Adler, Steve; Kitchen, Ann; Renteria, Sabino; Zimmerman, Don; Tovo, Kathie; Pool, Leslie;
Casar, Gregorio; Houston, Ora; Garza, Delia; Troxclair, Ellen; Gallo, Sheri

Cc: thesonofgray; Sara Speights; Kevin Lucas; Gene Kincaid; Charlotte Cooper; Ryan Britton;
Sirwaitis, Sherri; Cherie Havard; Aditya Rustgi

Subject: The Grove, BCRC, and Ridgelea Neighborhood Association

Attachments: Stratus Site Plan 09-10-12.pdf; SCC_Master Bubble Plan.pdf; BCRC background for state
land sale.pdf

Mayor and City Council,

Thank you for the thoughtful approach to the issues and meeting logistics last night.It was encouraging to see
that progress is being made on parkland, funding for offsite traffic mitigation and accountability as an integral
part of the Transportation Demand Management (TDM) plan. Those were the key focus areas of the
presentation I had prepared on behalf of the Ridgelea Neighborhood Association (RNA). Another element of
the presentation covered some of the four and half year history of the Bull Creek Road Coalition (BCRC). I was
one of the founding members of the BCRC and served in the role of President for the first two years; currently I
serve as the RNA representative to the BCRC Board. Based on the discussion last night about baseline zoning
and expectations for the property the following background may be of interest in your deliberations:

The BCRC was formed in 2012 in response to a proposal from Stratus Development working with HEB
(site plan attached). At that time the property was to be developed while under lease from the state and
would not have been subject to the city development review and approval process. Due to the traffic
constraints on the roads surrounding the site Stratus proposed a vehicular bridge across Shoal Creek to
Shoal Creek Boulevard. The main elements of the development plan included:

o 950,000 sf of buildings (total)

o 36.5 acres of park/greenspace

o 750 residential units

o 200,000 sf retail

o 150,000 sf office
Another development proposal that was presented to the BCRC by Standard Pacific Homes (attached)
included:

o 30 acres residential

o 10 acres mixed use

o 35 acres park/open space

In 2013 the BCRC adopted a set of Design Principles for the site based on the ImagineAustin Plan.

In 2013 and 2014 the BCRC worked with the State Cemetery Committee, TXDOT, Senator Watson and
Representative Naishtat to facilitate the sale of the property. The BCRC supported the sale in order to
ensure that any development would be subject to a public (city) development review process. TXDOT
agreed to include background information prepared by the BCRC in the property disclosures for
potential buyers (attached). The document includes a survey of surrounding residents, the Design
Principles and additional background. It was designed to ensure that any buyer would understand the
surrounding neighborhoods preference for a walkable, mixed use neighborhood scaled development on
the site.




My apologies for piling on more reading materials but the good news is that I won't need to present this
information at the next meeting.

Thanks again for your dedication and efforts on behalf of the citizens of Austin. Please feel free to contact me if

you have any questions on the attachments or the Ridgelea position paper which was included in yesterday's
backup.

John Eastman

3906 Ridgelea Drive

Chair, Ridgelea Neighborhood Association
BCRC Board member for Ridgelea
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This document is for informational purposes only. This document was prepared by the
Bull Creek Road Coalition and not TxDOT. There is neither a recommendation on
TxDOT's behalf nor is there any requirement pursuant to or regarding the content in the
following document. However, TxDOT encourages any prospective buyer to contact the
Bull Creek Road Coalition, at the contact information contained in the document
regarding any information contained within this document or any other questions or
concerns regarding the neighborhood impact of the project.



Information Packet
Concerning
State Land Tracts
State Cemetery and TxDOT Property
Bull Creek Rd.

Austin, Texas

Prepared
By
Bull Creek Road Coalition



What is the Bull Creek Road Coalition (BCRC)?

The BCRC was formed in 2012 and is made up of the seven residential neighborhoods
surrounding a 75-acre state-owned tract in Central Austin. Once it became clear that the state
intended to sell or lease the tract for private development, the neighborhoods formed this
coalition to work constructively with the state, the city and prospective developers to insure that
the tract is developed in a way that will be

e e e s e VD T — compatible with and enhance the existing

) BuII Creek Road || R neighborhoods, while meeting the state’s

Coalltlon (BCRC) I need.

The neighborhoods represented in the
coalition are  Ridgelea, Rosedale,
Oakmont Heights, Allandale, Bryker
Woods, Highland Park West/Balcones
Area and Westminster Manor, which
together comprise more than 7,500
Central Austin households.

What land is involved?

The tract is adjacent to Bull Creek Road,
with Shoal Creek on the east, and lies
roughly between West 45™ Street on the
north and West 39" Street on the south.

'| Legend

statol.and / The only street access to the property is

| scRc Members | Bull Creek Road. Otherwise, the property
=mmw is surrounded primarily by residential
-::.Tm 2 housing and the creek. (Map attached).
B ssoce f . & '7.. The Texas Department of Transportation
N e oo I\

| e | if (TxDOT) owns 29.8 acres fronting on

Bull Creek Road; the remaining 46.9
acres is dedicated to the Texas State Cemetery, but has never been used as a cemetery. Both
state agencies have indicated a desire to sell their interests.

H\b/ N

What are the unique characteristics of this property?

The land fronting on Bull Creek Road is flat and lends itself to development. However, the
eastern side of the property, bounded by the creek, slopes downward significantly toward the
creek. This area includes a grove of magnificent heritage oak trees, and a striking array of Texas
wildflowers rugged enough to dazzle even in our drought conditions.



The main negative characteristic is the lack of automobile access needed for any significant
commercial development. Except for Bull Creek Road, the land is completely surrounded by
houses and the creek, so only this road—currently just two lanes--could be used for ingress and
egress. But even if this road were widened, newly generated traffic would immediately hit the
bottlenecks that already exist at 45™ Street on the north, 35™ Street on the south, and several
residential streets in between.

What resources does BCRC bring to the table?

BCRC is fortunate to have among its residents outstanding professionals in many fields,
including land planning, architecture and conservation, just to mention a few. As a result, we
have developed the following:

A sophisticated list of “design principles” that can be used by professionals to help design
a sustainable development for modern urban living (attached).

A detailed survey of neighborhood residents that required them to choose among realistic
development options, to determine what their priorities are. More than 700 residents
filled out the survey, and the results are attached. The greatest desire expressed is for
some open-space to be maintained on the land closest to the creek. The greatest problem
expressed is added traffic to the congestion already existing.

BCRC has also been in consultation with the Shoal Creek Conservancy and the Lady
Bird Johnson Wildflower Center, as well as the City of Austin, about how to best
showcase the unique landscape of huge old oaks and wildflowers on the property.

What does BCRC recommend as the best use of the
land?

The two parcels of land should be sold together, not separately. Only planning and
developing the whole 75 acres together will result in the most successful enterprise.
Several architects, land planners and developers have said they also believe the property
will bring a higher price if it is sold together.

As clearly conveyed in the survey, some retail and commercial businesses, such as
restaurants and specialty stores, would be appropriate with the majority of the developed
land used for residential development. This could include high-density single-family,
apartments, or other types of residential use. The advantage to this approach would be to
keep newly generated traffic to a minimum.

At least 30 acres along Shoal Creek should be maintained as an urban open-space or
conservation area connected to the Shoal Creek Trail. These acres could include walking
trails through the huge oaks and wildflowers. This would be a great added attraction for
development closer to the road.

For more information: John Eastman, President of BCRC, (970) 846-2573, or Sara Speights,
(512) 451-4618.



Bull Creek Road Coalition (BCRC)
Neighborhood Survey

Austin, Texas

Spring, 2014

This survey was conducted in the seven neighborhoods surrounding the 75-acre state-owned
tract of land contiguous to Bull Creek Road and between West 45" and West 39™ Streets in
Austin, Texas. The goal was to learn the opinions of the residents surrounding this property
concerning utilization and development of the property.



State Land Opinion Survey
Spring 2014 - Bull Creek Road Coalition

If the state land is to be developed, what type of development you would prefer:

Answer Options People
(High Density) Some 10+ story office and residential buildings and apartments.
Example: Area around 6th and Lamar with Whole Foods store and large 13
apartments.
Mix of 4-5 story apartments, hotels and dense mix of small, mid and large scale is
retail. Example: The Domain.
(Medium Density) Mix of 4-5 story apartments, townhomes with moderate amount 162
of small to mid sized retail. Example: The Triangle.
Mostly houses with some small apartments, retail and offices. Examples: Area
around 43rd and Duval (Hyde Park Grill) or Rosedale near Medical Parkway 255
{Draught House).
(Low Density) Large lot single family homes with no commercial or retail. 263
Example: Single family homes like those on Shoal Creek Boulevard.

answered question 738

skipped question 2

Traffic generated by development can range from high to low, and can create
particular problems locally, such as cut-through traffic (traffic cutting through
neighborhood streets to avoid busy thoroughfares). Please indicate how much you
think traffic could affect you:
Answer Options People
A lot (examples: cut through traffic, unable to leave neighborhood) 394
Some (example: streets you normally use would become busier) 289
Little or none (examples: you would walk and vehicle congestion won't affect you,
or you live far enough away, or you don't travel the 45th/Bull Creek Road area by 57
car)

answered question 740

skipped question 0

Percent

176%

6.10%

2195%

34.55%

3564%

Percent

53.24%

39.05%

7.70%

100 200

200 400

300

600



Considering your view of the potential effect of traffic on you and your area, if there is

commercial development, what kind would prefer to see or could “live with™:

Answer Options

High traffic commercial development with businesses such as box stores like
Home Depot and Target, grocery "superstores”, drive-throughs for gas stations,
banks, Starbucks

Moderate-size businesses (like Randalls in Tarrytown)

Small businesses such as bakeries, restaurants, coffee shops, small to medium
grocery stores (such as Russell's Bakery on Balcones or Sprouts).

answered question
skipped question

There are approximately 30 acres (about 40% of the total space) of potential high-quality

People

greenspace, including the area along Shoal Creek, the grove of large live oaks, and a
meadow that produces lots of wildflowers. Please indicate how strongly you prefer that

urban greenspace be a part of the development plan.

Answer Options

The 30 acres mentioned will not be enough; more should be included in a
development plan

The 30 acres mentioned should be preserved and will be enough

The 30 acres mentioned is more than needed and might interfere with
development

answered question
skipped question

People

19

628

739

379

316

37

732

Percent

257%

12.45%

84.98%

Percent

51.78%

4317%

505%

- 200 400 600 800

100 200 300 400

[y



Are you in favor of a bridge being built across Shoal Creek to enable access from

Shoal Creek Boulevard?
Answer Options

Vehicle and pedestrian
Pedestrian only

No bridge

What are or would be your preferred uses of the property (check all that apply)?

Answer Options

Shopping

Riding bikes

Hiking

Walking

Taking dogs for an off-leash romp near Shoal Creek

Other (please specify)

answered question
skipped question

answered question

People

193

N

132

716
24

Response

289

377

445

650

395

133
2,289

Percent

26.96%

5461%

18 44%

Percent

12.63%

16 47%

19 44%

28 40%

17.26%

5.81%

: 200 400
1
: I

w

- 200 400 600
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How long have you lived in your current residence? (optional)

Answer Options

less than one year
1-5years

6 - 10 years

10 - 15 years

more than 15 years

Do you own or rent? (optional)
Answer Options
Own

Rent

answered question
skipped queston

answered question
skipped question

People
35
245
119
106

pral

726
14

People
562

29

591
149

Percent

4.82%

33.75%

16.39%

14.60%

30.44%

Percent

9509%

491%

|

2 I
3

« [N
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Design Principles for Shoal Creek Fields

The Bull Creek Road Coalition (Coalition) consists of seven Neighborhood Associations: Ridgelea,
Rosedale, Oakmont Heights, Allandale, Bryker Woods, Highland Park West/Balcones Area and
Westminster Manor, which together represent over 7,500 households.

The Coalition embraces and encourages responsible development of the State Land consistent with the
Imagine Austin plan. The Coalition is committed to realizing the following Design Principles for any
development on Shoal Creek Fields. We view this as a living document to be updated as appropriate.

A vision for integrated development

The design and development team will work with all the stakeholders to create a uniquely
Austin place that will be accepted by its neighbors while creating lasting value for the
citizens of Texas.

The design should incorporate a “Community Common” that creates identity, value and
memorability

The design acknowledges value of parks, plazas, landscaping, and natural areas and repects
the natural elements found there.

Innovative, high quality, and appropriately scaled design that respects the City’s standards
for pedestrian, bicycle, and transit connectivity

Respect the site

Recognize, preserve and enhance the natural elements on the site: the creek, fields, native
plants and large trees

Embrace Shoal Creek as it is a defining natural element and a major floodway; new
development provides the opportunity to restore Shoal Creek to a live, flowing creek while
controlling flooding potential with well-designed, appropriate flood controls, including in
the plan the assurance that any structures are appropriate to the site, and will be
maintained properly into the future.

Historic site — in the 19" century, the Deaf Dumb & Blind School for Negro Orphans was
located here. The archaeological survey required by State law should be early in the process
and be used to inform any development plans.

Great urban design - focused on people

Create a varied urban grid of boulevards, streets and alleys to encourage development for a
wide range of uses including commercial, residential, and professional.

Focus the grid and commercial uses on a “Community Common” the place that creates
identity, value, and memorability.

Create a vibrant pedestrian, bicycle, and transit-friendly streetscape along Bull Creek Road,
composed of a physical frontage of buildings, minimal street-accessible parking, generous
sidewalk space, thoughtfully integrated landscaping, street lighting, and street furniture
Limit presence of cars in public area; the substantial part of parking for commercial and
residential uses should be in parking garages or in alleys in less densely developed areas.

Design Principles adopted January 2, 2013 Page 1



Design Principles for Shoal Creek Fields

Emphasis on creating walkable, bikeable streets and trails that integrate the community

e Design realizes ease of access by public transportation, walking & bicycling from surrounding
neighborhoods is important. The same principle of pedestrian priority should apply within
the site as well.

e Generous sidewalks, minimal street accessible parking

¢ Incorporate an extension of the Shoal Creek hike and bike trail all the way to 45™ Street as
an integral part of the transportation and recreational infrastructure.

¢ Include a pedestrian and bike connection across Shoal Creek

Traffic mitigation
e Increased traffic is the #1 concern expressed by surrounding residents; traffic is already a
problem at the intersection of 45" and Bull Creek Road at peak hours.
e  Work with surrounding neighborhoods — especially those immediately adjacent — to
develop and implement coordinated pedestrian and traffic calming measures to both
discourage and mitigate new cut through traffic.

A design that is compatible and integrated with the surrounding development patterns
e Connect and integrate in all possible ways with the city fabric on all sides — homes to north
and south, creek to east — without high walls and with generous native landscaping,
setbacks and view corridors
Seek to do no harm to surrounding single family neighborhoods
Respect the scale of the edges of the site
Build four-sided architecture
Use down lighting and other techniques to avoid light poliution
Mitigate noise impacts with the goal of limiting noise levels

Sustainable design: meet or exceed recognized sustainable design standards, consistent with the
Congress of New Urbanism charter

o LEED Silver certified for Neighborhood Design (LEED-ND) for the overall urban design

e SITES for landscape design, construction and maintenance

e LEED Silver certified or Austin Energy Green Building 4-5 Star rating for buildings

Public/community input during all stages and phases of development
e Good design happens through good process that involves all the stakeholders
e State lands are owned by the people of Texas and the peoples’ business should be
conducted in public

Expert design team with successful urban infill experience
e The design of Shoal Creek Fields’ development in its entirety will be facilitated by an
integrated design team of architects, landscape architects and engineers
¢ The design team will have proven and lauded experience in realizing high quality,
neighborhood-friendly, ecologically sensitive urban design

Design Principles adopted January 2, 2013 Page 2



Sirwaitis, Sherri

From: Elizabeth m
Sent: Monday, September 20, : M

To: Sirwaitis, Sherri
Subject: The GROVE

The intersection at 45 TH and Bull Creek is one block away from the entrance ramp to MoPac. It a major feeder for work
force commuters. | travel this intersection regularly and at Rush Hour times it is MAXXED out. Long traffic lines to get
through the light.

Adding another 1,900 vehicles is crazy.

Affordable housing in central Austin is a huge dilemma . The Grove developer has offered very few units for affordable
housing. Their goal is high end housing and retail And business space. These all put the most money in their pockets.
Green space and parklands is one of the Jewels of living in Austin. This development is Surrounded by existing residential
homes. This not downtown Austin where people Prefer urban Iiv'ing. PLEASE, protect this tract from over development.
Require Green space and parkland!

Thank you for your consideration.

Elizabeth Holt. Pemberton Heights neighborhood

Sent from my iPad



Sirwaitis, Sherri

From: Guernsey, Greg

Sent: Monday, September 26, 2016 11:02 AM

To: Sirwaitis, Sherri; Linseisen, Andrew; James, Scott; Bollich, Eric
Cc: Rousselin, Jorge; Derr, Gordon; Spillar, Rob; Rusthoven, Jerry
Subject: FW: The Grove & 2627 W. 45th Street Petition(s)

FYI

From: Ryder Jeanes _

Sent: Monday, September 26, 2016 10:54 AM
To: Guernsey, Greg;
Cc: Catherine Jeanes
Subject: The Grove & 2627 W. 45th Street Petition(s)

Greg & Jerry:

| wanted to thank you for your efforts on this zoning case to date trying to make it a good project for the surrounding
residents (my home included). My wife and | have finally worked out a resolution with ARG that we believe will
sufficiently addresses our issues with the project and we no longer are going to oppose this zoning case.

To fulfill part of our obligations on working out these issues, we are hereby giving you notice to request that our names
be considered removed from all petitions having to do with the Grove PUD zoning case, or any petition that is the basis
for Cause No. D-1-GN-16-001762 (hyperlink to this Cause).

Thanks for your work down at the city staying into the wee hours of the night on these cases. | hope that next time we
all have correspondence on a project, it will be with a much easier and much less disputed case! | know you guys do
your best to maintain the quality and character that makes our city one that is drawing all these new residents here in
the first place. We appreciate all that effort you put into your jobs because they aren’t easy or adequately appreciate |
think.

Sincerely,

Ryder & Cat Jeanes
2629 W. 45" Street
Austin, TX 78731

Ryder Jeanes
Senior Vice President | Austin

512-485-0888 | main

512-485-0830 | fax

512-485-8792 } direct THE
221 W. 6" Street

Suite 1030 GHAIM.INKS

Austin, TX 78701

CONNECTION

This e-mail and any files transmitted with it are the property of The Retail Connection, L.P. and/or its
affiliates, are confidential, and are intended solely for the use of the individual or entity to whom this e-

1
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TO:

FROM:

DATE:

MEMORANDUM

Greg Guernsey, Director
Planning and Zoning Department

Robert Spillar, P.E., Director, W ‘:’ @
Austin Transportation Department

October 7, 2016

SUBJECT: Review of Transportation Demand Management (TDM) Program for the

Grove al Shoal Creek; Developing an Accountability Contract

Austin Transportation Department staff have reviewed the Transportation Demand
Management (TDM) Plan for the Grove at Shoal Creek. We are encouraged by the level of

detail a
TDM pl

nd comprehensiveness of the list of TDM strategies that the project is proposing. A
an without accountability, however, is not a viable solution. We need to negotiate with

the developer an accountability contract that would require deployment of the plan, on-going
monitoring of outcomes and an escalation of requirements clause if the development fails to
achieve the goals. The plan should clearly identify base line assumptions and aggressive
goals for trip reduction.

After review of the TDM plan, transportation staff offer the following initial observations and
comments:

The document mentions 10%, 27%, and 34% reduction of daily trips. A 34% reduction
will be an aggressive goal, but we support the project to achieve this aggressive trip
reduction goal. In developing the accountability contract, we suggest that the baseline
trip count be the unadjusted raw ITE trip generation rates. We have already
discounted these rates to account for the mixed use nature of the proposed
development. This decision by the developer to go mixed use can be viewed as an
initial TDM element. This, in coordination with aggressive trip reduction goals would
encourage the developer to be thoughtful about the mix of actual businesses and land
uses placed on the site.

Alternatively, we would recommend reducing the trip reduction goals if the base trip
production characteristics for analysis are determined to be the level documented in
the Transportation Impact Analysis (TIA).

Additional gradations of the goals should also be provided and displayed as both a
percentage reduction and an actual trip count.

Consider removing the second section of trips and reduction rates (where you include
pass-by trips). That section is confusing and open to incorrect interpretation.

The document highlights many progressive TDM strategies that we support. We
observe many of the strategies identified with a “could” qualifying language. We think it

Delivering a safe, reliable, and sustainable transportation system
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is reasonable for the project to maintain flexibility in the strategies they implement. As
part of the accountability contract negotiations, some of these strategies should be
expected to become mandatory rather than voluntary. Flexibility will need to be
included in both the TDM Plan and the accountability contract to allow the
development to implement and take credit for TDM measures that may not yet be
envisioned or available here in Austin. It is proposed that the accountability contract
be constructed in such a way that the developer would implement a certain range of
measures and then verify the trip making characteristics of the development. If the
developer has met the trip reduction goal, then he/she could continue with
development and add additional elements to meet the next horizon goal. If the
development cannot demonstrate attainment of a specific goal, then the developer
would need to implement additional measures till they came within the required goal.
However, the developer would be allowed to build up to the entitlements received at
zoning and at site plan. After build out, they would be required to maintain and add
additional TDM measures as needed to achieve TDM goals.

The proposed development has a large residential mix for the project, it may be
beneficial to include more residential focused TDM strategies, including: subsidies for
public transit, cars hare, and bikes hare as part of the residential units; incentives for
foldable bikes (as many of the existing bus routes are not within a quarter mile walking
distance); first/last mile shuttle (as the rapid bus lines are not within a comfortable
walking distance);

The implementation and monitoring program outlined in the report provides a good
framework for ensuring effectiveness of the TDM program. We suggest that the vehicle
trip data collection, the employee and resident survey, and the annual report be
conducted by an independent firm hired by the project but reporting to the City.
Example organizations might include Movability (the downtown transportation
management association or similar).

As part of the accountability contract we need to contemplate an entity such as a
property owners association to provide long-term responsibility for achieving the goals
of the TDM plan. Trip reduction goals will necessarily need to carry forward, should
portions of the property be released or sold.

As part of this project, ATD will serve as the appropriate review entity for the plan and
on-going monitoring. We would also suggest ATD staff conduct a site visit to observe
infrastructure TDM strategies (e.g. allocation of car share spaces, designated carpool
and vanpool spaces, etc.).

The document does not articulate future scenarios:

o Wil the project need to submit an annual report indefinitely? We suggest that
after completion of the development and if the project can demonstrate
achievement of the trip reduction goals for some number of continuous years,
then the plan will be assumed complete. The theory here is that at some point
in the future, this project does not stand out from the surrounding development
because the surrounding uses have normalized with the development, with
similar trip making attributes and reduction rates.

o If the project cannot meet its stated goals? We suggest that the project has a
period of time in which to reach the stated goal (e.g. three years). If, after the

Delivering a safe, reliable, and sustainable transportation system
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period of time, the project is unable to meet the stated goals, then they can
provide a specified amount of funding to the City to implement TDM strategies
on their behalf.

o The TDM plan should be active during construction. The surrounding
neighborhood has indicated a concern with construction related parking in the
neighborhoods. Although there is probably sufficient on-site parking for
construction workers, the activity will still impact the traffic conditions on the
surrounding roadway. Implementing the TDM plan during construction will
require innovative thinking about how to keep personal construction worker
vehicles out of the community.

We need to schedule a meeting to discuss a plan for accountability. | am copying Andy
Linseisen on this memo to request his help in getting a meeting scheduled.

Please do not hesitate to call me if you would like to discuss this issue further.

Cc:  Andrew Linseisen, Acting Assistant Director, Development Services Department
Gordon Derr, Assistant Director, Austin Transportation Department
Eric Bollich, Managing Engineer, Austin Transportation Department
Annick Beaudet, Program Consultant, Austin Transportation Department
Sherri Sirwaitis, Planner |11, Planning and Zoning Department
Tien-Tien Chan, Principal Planner, Austin Transportation Department

Delivering a safe, reliable, and sustainable transportation system
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The Grove at Shoal Creek

1.0 BACKGROUND

1.1 The Site

The site for The Grove at Shoal Creek is an approximate 7é-acre porcel in north-ceniral Austin. The property
was owned by TxDOT until ARG Bull Creek acquired the site in early 2015 and inilicted the planning process thal
resulted in the Master Plan, Planned Unit Development [PUD) Zoning, and this document.

The Grove at Shoal Creek is surrounded by existing and eslablished Central Austin neighborhoods including
Allandale and Shoalmont to the north, Rosedale to the east, Ridgelea and Oakmont Heights to the south, and
Waesiminster and the Post West Austin Apartments to the west. The site is accessed by Bull Creek Road o the west
and 45th Sireet 1o the North, with the Mopac Freeway localed just one block west of the sile. There are existing
CapMetro bus routes on Bull Creek Road with stops adjacent fo the site. There are existing bike lanes on Bull
Creek Road which are planned for improvement. The Shoal Creek Trail is also planned to eventually exiend up
o the project site along Shoal Creek.

Topography on the site falls from west to east, with the west end of the site occupied by existing 1-story office
buildings and parking areas as well as relatively fiat, undeveloped land. The east end of the site has slighily
higher gradients and is dominated by a large grove of heritage oak trees as well as Shoal Creek. which is the
site's eastern boundary. About 3.5 acres along Shoal Creek are in the 100-year floodplain.
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Figure 1.1: Coniext Map
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Section 01. Background

1.2 Project History

ARG Bull Creek has put considerable effort into building a shared vision for The Grove at Shoal Creek through
an inclusive and productive process. To achieve that vision, the project team has conducted an energetic
community outreach program for The Grove.

The process began in January 2015 by surveying residents in Allandale, Bryker Woods, Highland Park Wesi/
Balcones, Oakmont Heights, Ridgelea, Rosedale, and Westminster at two workshops, and also online.
Approximately 216 surveys were collected at the workshops, and 488 were iaken online for a fotal of 704 surveys.
Using these survey results, the team developed a vision for The Grove that reflects the community’s collective
vision in terms of its residential and commercial character, open space and the density of the development.

The team also engaged in dozens of formal meetings with various community groups and neighborhood
leaders. Among these groups is the Bull Creek Road Coalition, a group formed in 2012 fo help craft a vision and
voice for sustainable development on the land ARG Bull Creek purchased from the Siate of Texas in late 2014,
as well as the more recently formed Friends of The Grove,

The effort to publicize these meetings, events, and aclivilies hos included hundreds of signs and thousands of
pieces of direct mail. The team has also maintained a website (www.TheGroveAtShoalCreek.com).
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1.3 Using This Document

This document sets forth Design Guidelines for the design of the built environment within The Grove at Shoal
Creek and is incorporated as part of the Flanned Unit Development with the City of Austin. These guidelines are
infended to supplement the zoning provisions of The Grove at Shoal Creek Plaonned Unit Development [PUD},
which was adopted by the City of Austin on XXXX. The Design Guidelines will be administered by the City of Austin,
through the Site Development Permit review process, and are subject to the final recommendations of the Traffic
Impact Analysis (TIA),

The Design Guidelines are not intended to be prescriptive solutions that dictaie a particular style, but rather
performance criteria that can encourage diversity, creativily, and innovation within the framework established
here. The Design Guidelines are organized into 5 Sections. This, the first Section, provides an introduction to the
property and the document. Section 2 provides an overview of the overall vision and PUD Requirements. Section
3 establishes a framework of streets and transportation corridors that will form the siructure of the community.
This is the foundation off of which Sections 4 and 5 are built, and many of the guidelines in the other Sections are
provided in relation to the framework established in Section 3. Section 4 establishes the architectural character
of the community 1hat will develop within that framewaork, and Section 5 establishes the landscape and open
space character and establishes guidelines for lighting and signage. The NACTO Urban Street Design Guide
was used as a reference in formulating the street designs in these guidelines and may be a useful guide in
determining appropriate solutions for conditions not specifically addressed here.



Section 02. Master Plan

2.0 THEPLAN

2.1 Vision

The Grove ai Shoal Creek is envisioned as a legacy-quality neighborhood and model for innovative
mixed-use urban infill development. This vision of communily has three primary components: equity, economy.
and ecology:

5hift the conventional interaction
between developer + neighborhood
towards a shared purpose
relationship. As joint stakeholders
building community, Bull Creek

| shares its amenities with the broader
community Lo becomes a natural
extension of the surrounding
neighborhoods.

Utilize the site's relationship to
Shoal Creek as an opportunity to
establish a restorative approach to |-
the development of the site

that sets new standards in
sustainable landscape and urban
design place making strategies.

Create a financially viable and
profitable development model that
includes a range of market-rate
housing typologies and catalyzes
urban transformation beyond the
boundaries of the site.

ecology

Build Bull Creek as a legacy-quality neighborhood;

a model for sustainable and innovative mixed-use

urban infill development.

Figure 2.1: Vision Diagram
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2.2  Guiding Principles

Based on thaot vision, the development team for The Grove al Shoal Creek developed the following Guiding
Principtes for the project. These principals where considered in developing the Master Plan and this document.

2.2.1 Create an inviting and integrated project that enhances the experience of the site and its
surroundings

2.2.2. Develop a comprehensive built environment with high-qualily parks and open spaces
shaped by massing and appropriately scaled to their coniext

2.2.3 Establish a vibrant, people-oriented development pattern that promotes connectivity and
prioritizes pedestrian and bicycle circulation over cars

2.2.4 Establish a restoralive approach to the development of the site by inlegrating sustainable
strategies and honoring the history and natural character of the land

2.2.5. Create an economically viable development model that maximizes the mix of uses and
capiures the essence of Austin living.

2.2.4 Shift the convenlional interaction between developer and neighborhood o a shared-
purpose relationship



Section 02. Master Plan

2.3 Development Districts

The project is composed of two development districts and a number of park and open space elements. The
Development District Map below shows the conceplual layout of these districts on the site. For each building
or project on the site, the applicant may select the most appropriate district for the desired use. As described
in Section 4, the Architectural Design Guidelines for that building will be based on the selected disirict.

The Development District Map shown here is conceptual in nature and is not infended as a regulaling
document. Land Use regulations shall be governed by the approved Land Use Plan in the PUD zoning ordinance
approved by ihe city of Austin on XXXX. Each building or project may select the most appropriate district for the
desired project if the project is locaied in a Tract where that district is allowed, as described in Seclion 2.4.

WEST 45m STREET

Legend

[ Mixed-Use District
B Residention District
_ Pork Space

*Plan is conceptual and subject to
change per PUD Regulations

Figure 2.3: Development Disirict Map
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2.4 Description of Development Districts

2.4.1 The Mixed-Use District. The heart of the master plan,
this district contains a vibrant mix of uses which may include
relail, office, high-density residential, livefwork, and/or
congregaie care, This district is allowed in Tracis B, F, and G
of the Land Use Plan.

2.4.2 The Residential District. This district contains a mix of
for-sale and rental housing products including detached
residential, townhomes, row houses, live-work units, stacked
flats, and apartmenits. This district is allowed in all Tracts of
the Land Use Plan.

2.4.3 Parks and Open Space. The parks and open space
component of The Grove at Shoal Creek shall consist, at
a minimum, of the Signature Park, Pocket Park, Central
Greenbell. North Greenbelt, and Plaza. Approximate
locations and sizes are depicted in Figure 2.3. Park buildings
and park structures are premitted in parks oncm




Section 02. Master Plan

2.5 Planned Unit Development (PUD) Land Use Plan

The Land Use Plan, shown here for reference, as adopted in the City's zoning ordinance, provides the land use
regulations for the project and asserts the site development regulations for each tract. including height, FAR,
setbacks, and impervious cover limitations for each parcel.
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Section 03. Framework

3.0 FRAMEWORK

3.1 Intent

Section 3 of The Grove al Shoal Creek Design Guidelines establishes standards and requirements for the
framework of streets, sidewalks, paths, trails, alleys, and other circulation routes. These Framework Elemenis will
organize the site and define not only the site's fransporiation system, but also some of its most important public
spaces and pedestrian environments. The intent of this Section is 1o:

3.1.1 Create a basic fromework for organizing the site and
ensuring that buildings and other elemenis can relate
appropriately to the sireel to create a cohesive visual
identity and attraclive street scene;

3.1.2 Ensure efficieni pedestrion, bicycle, and vehicular
circulation that is people-oriented, promotes connectivity,
and prioritizes pedestrian and bicycles circulation over cars;

3.1.3 Creale a high-quality street environment with street
irees and properly scaled roadways and sidewalks;

3.1.4 Add urbanity to the street by providing opportunities
for pedestrian friendly uses within and adjacent to the street.

3.1.5 Ensure that adequate vehicular parking is
accommodatied and well integrated into the street
environment;

3.3.6 Provide opportunities for the inlegration of green
infrastructure into the street environment;

3.1.7 Ensure that The Grove at Shoal Creek is developed as
a comprehensive built environment.

11



The Grove at Shoal Creek

3.2  Using This Section

This Section provides a Master Framework Plan indicating the overall layout of streets and other circulation
patterns on ihe site. Each streel, alley, or trail indicated on the Master Framework Plan is keyed to a specific
cross section defining its dimensions, characteristics, and features.

Jackson Avenue will be a publicly dedicaled street within The Grove atf Shoal Creek. All other streets in The
Grove at Shoal Creek will be privately owned and maintained but permanently accessible io the public.
This means there is no public right-of-way, except for Bull Creek Road and Jackson Avenue. Instead, this
document defines o “Sireet Zone" for each sireet, as well as supplemental "Greenway Zones” in certain
insionces. These zones establish the area in which ihe Framework Section sets the design standards. Other
Sections of this document will set the Design Standards for spaces and elements outside the Street Zone, and
may set siandards for how those elements shall relate to the street using the Street Zone as a boundary line.

For the Retail Main Street, Green Streets, Secondary Retail Streets, and Residential Streets, the following

additional standards apply:

1. Public access and utility easements {where needed) shall be provided for the entirety of the private
street lengths, granting control to the Cily of Austin of all fraffic elements for intersections between
public right-of-way and any private streets/driveways within the development.

2. These streets shall be designed o include 50 feet minimum tangent for intersection approaches and a
100 feet minimum centerline radius for horizontal curves. Horizontal geometry for these streels may be
varied with approval of the Director.

Dimensions are provided in the roadway sections that follow. These dimensions are labeled as follows:

* Min: Represents the minimum allowable dimension for this feature or space
» Max: Represents the maximum allowable dimension for this feature or space
» Approx: This dimension is opproximate and may be modified as needed by the design team

Tree spacing is also provided within the rocadway sections. In all areas, tree spacings are meant 1o represent
an average spacing, and this average applies only to the length of the sireet between intersections. Tree
spacing may be regular or irregular as appropriate fo the individual design of the street and the limitations

of utility locations, driveway locations, existing trees. and olher existing or planned obstacles that may
interfere with tree placement. Street trees are generally located in a planting zone that is a mimium of 7' wide.
The planiing zone shall be continuous and located adjacent to the curb. Utility compatible irees may be
substituted for shade trees where utility conflicts exist. In some cases, frees may be provided adjacent to the
Street Zone where utility and/or driveway conflicts prevent the placement of the tree within the street zone.

Rain gardens and biofiliration facilities are also shown in many of these sections. The feasibility of these
features is subject to a number of engineering factors outside of the scope of these Design Guidelines
including slope, utility conflicts, etc. While the PUD ordinance requires a certain amount of these facilities,
and these facilities are generally allowable as shown and desired where feasible, they are not required in
any given Street Zone or street section. Rather, the commitments made in the zoning ordinance io provide a
certain percentage of the site's water quality through innovative water quality controls and to drain a certain
percentage of the site’s streets directly into rain gardens or other landscape features will dictate the minimum
requirements for these features.

12



Section 03. Framework

3.3 Master Framewaork Plan

The Master Framework Plan provides an overview of the possible layout of sireels and other framework elements.
Ceriain elements of the Master Framework Plan are considered Primary Framework Elements. The general
location and orientation of these Primary Framework Elements should be as shown, only minor variations should
be made as appropriate to improve alignments or traffic performance and coptimize building parcels. By
conirast final alignment and orientation of the Secondary Framework Elements is flexible and may vary from the
Master Framewaork Plan so long as the final arrangement still creates a well-connecied framework consistent
with the Intent of this Section.

:’b‘ et ¥ o st

Legend

Primary Fromework Elements

I Bl BulCreekRoad
I Jackson Ave

| ] .
—— Retail Street

Secondaory Framework Bements

Rnal orangement of the
E H B B GreenStreet foBowing commerclal secondary
framework elemenls to be derimined.
I | I ‘ I | I Central Greenbelt -Secondary Retall Streei
-Commercial Alley
-5ip Rood
111111] Hordh Greenbeit

/ Final arangement of the
. / followifig residential secondary
® ® ® ® ® shoai Creek Trail 4 framework elements 1o be dertmined:
-Typical Resldenilal Streeal
-Typical Resideniiol Aley

Figure 3.3: Master Framework Plan
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The Grove at Shoal Creek

3.4  Primary Framework Elements

3.4.1 Bull Creek Road

The intent of Bull Creek Road is to create a high-qudlity edge for the project that is inviting and provides
exceptional facilities for pedestrions and bicyclists. These standards define the relafionship of the site and the Bull
Creek Road Trail to Bull Creek Road. The final design of the roadway within the right-of-way will be determined
by the project's Traffic Engineer and is not governed by this documeni.

- 2 CONCRETE BARRIER OR
OTHER SEPARATION DEVICE

T CONCRETE BARRER OR
% CTHER SEPARATION DEVICE _\

& MIN., B' PREFERRED

* MIN. 10 ¥

EXSTMNG FROTECTED  LANES AND ROADWAYWIDRH  PROTECTED HNATIVE
LANDSCAPE  BIKE LANE PER TIA RECOMMENDATION BIKE LANE  LANDETAPING

50 MIN.ROW.

75 MINIMUM PROPERTY EEREE
LINE AT SHOAL GREER

MOTES:
1. THE EXISTRIG CURB ALONG THE WESTERM SIDE OF BULL CREEK ROAD MAY REQUIRE
REALKGHNMENT IF A 10 MINIMUM PLANTING TONE CANNOT BE ACHEVED.
. THE MULET USE TRAL SHALL BE LOCATED WITHIN A PUBLIC ACCESS EASEMENT,
. THE PROTECTED BIKE LANE MAY SHARE SPACE WiTH DEDICATED RIGHT TURNS
WHERE PROVIDED.
. THE PROTECTED BIKE LANE MAY BE REDUCED TO &" WIDE WHERE MEEDED TO
ACCOMMOCDATE ADDITICHAL LANES.
. CURB BASIS ON EAST SIDE OF ROADWAY MAY BE REDUCED Ty ALLOW FOR

Figure 3.4.1: Bull Creek Road
14



3.4.2 Relail Main Street

Section 03. Framework

The intent of the Retail Main Street is to create a wide, comfortable pedesirian environment that is conducive
to successful retail uses and promoles interaction between users.

M. &

MM T

g

APPROX. 24°

APPROX. 18"

1T MN. IO OVERHANG

MIN, T

MR

CLEAR  PLANTING/ PARALLEL
SIDEWALK SIDEWALK PARENG

ROADWAY

PARKING

PLANTINGS CIEAR

SDEWALK  SIDEWALK

NOTES:

APFROX, Y0 - 90° STREET TONE

1. WHERE HEAD W OR BACK M ANGLE PARKHG & USED ALONG THE STREET, THERE MAY BE A MAXIMUM OF 7 CONSECUTIVE PARKING SPACES.

A MHMUM 8 BREAK WEH FLANTIGS OR SIDEWALK AMEMTIES MLIST SEPARAIE THESE LENGTHS OF PARKING.

2. ANY COMBMATION OF PARKING CONFIGURATIONS [PARALLEL OR AMGLED) MAY BE USED.

Figure 3.4.2.a: Relail Main Street
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The Grove at Shoal Creek

3.4.2 Relail Main Street - Parkway Allernative

This section is allowable in lieu of Section 3.4.2a for any segment of the Relail Main Sireet 1o provide for a
parkway space in the middle of the roadway. This section will add open space and vibrancy 1o key segments
of the Relail Main Street. Angle parking configurations are also permitted with this streel section.

~ DPTIONAL TREES N PARKWAY
~ RIQSK AND CITHER
PERMITIED IN PARKCWAY
RUSH OR MOUNTABLE CURD

SOV

PO

AT

APPROX, PAREWAY . APPROX.

MILE | T - APFRTK I& a WIDTH VARIES L APPROX. 14 -3 ] AN, &

CLEAR PLAMNTINGY PARAURLL ROADWAY FRE ACCESS PARKWAY PREACCELS  ROADWAY PARALLEL PLANING/ CLEAR
SIDEWALK SDEWALK PARKING TONE [PAVERS, IOME [PAVERS. PARKIMG  SICEWALK IDEWALS
GRASSFAVE, GRASIPAVE,

ETC} EIC}

/

MIN, 24 ARE AL APPROX. 100 - 4 SIREET IONE MIN. 24 BRE ACCLTS
OM ATLEAST Codl Cn ATLEAST ONE
SIDE OF PARKWA T SIDE OF PARKWA T

HOTES:
WHERE HEAD IN OR BACK N ANGLE PARKING 1§ USED ALONG THE STREEL. THERE MAY BE A MAXIMUM OF 7 COMSECUTRVE FARKING SPACEL
A MHMUM 5" BREAK WITH PLANTINGS OR SIDEWALK AMENITES MUST SEPARATE THESE LENGTHS OF PARKING.

2. ANY COMBMATION OF PARCNG COMAGURATIONS {PARALLEL OR ANGLED] MAY BE USED

Figure 3.4.2.b: Retail Main Street - Parkway Aliernative




Section 03. Framework

3.4.3 Jackson Avenue Extension

The Jackson Avenue Extension is the site’s primary collector road. The intent is to accommodaie alarger volume
of vehicular traffic than ihe site's other roadways while stitl promoting a high quality pedestrian environment.
Two potential sections are provided o allow for options with how this street deals with bicycles. A minimum of

& &
L) BKE MKE L
MIN. 5| MIN.7' | PARKNG® | LANE | 20 DRIVE LAHES LANE | PAREHG® | MIN. 7 |MIN. 5§
SIDE TREE WITH & WiEHE {REE SIOE
WALE  LAWN  BUMP-OUT BUMP.OUT  LAWN  WALK
PROPERTY APPROX. 64'.77 STREET JOME/RIGHT-OF-WAY PROPERTY
LNE UNE
TEEE MOTE ). BELOW

L=l

1. FARKING TONE B OFTIOMAL AND MAY BE REMOVED FROM SECTION, f PARKING 5 REMOVED, SIKE LANE MAY BE
REDUCED T 5 WIDTH. FHIS Wil REDUCE THE OVERALL WIDTH OF THE STREET TONE BY ¢

2. DEDICATED RIGHT-OF- WAY SHALL BE A MINIMALIA OF 54'. F OVERALL STREET JONE & LARGER THAN 44" THE ADDIIONAL WIDTH
MAY BE INCLUDED N THE RIGHT-OF WAY OR THROUGH £ASEMENIS,

2. ELEMENTS OF THE STREET JTONE INCLUDING SIDEWALKS, IREE LAWN, AND CYCLE TRACK MAY OCCUR QUTSIDE OF THE
DEDICAFED RIGHT- OFWAY 3O LONG AS AN APPROPRIATE EASEMENT 15 PROVIDED.

Figure 3.4.3.a: Jackson Avenue Extension
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62’ of right-of-way shall be dedicated for Jackson Avenve. If the total Roadway Zone exceeds 62' of width, the
applicant may choose to dedicate additional right-of-way or to dedicate public access easements for the
remainder of the street zone. All roadway paving and bike lane / cycle frack paving must be contained within
the right-of-way.
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SIDE  TREE WOH& WitH &' roeegp  TREE SIDE
WALK  LAWN  BUMP-OUT BUMPOUT |(raspancn LAWN  WALK
R CFEED APPROX. 62770 STREET IONE iy
LE INE

“$EE NOTE ). BELOW

HOTES:

1. PAREING TONE IS OPTIONAL AND MAY BE REMOVED FROM SECTION. ¥ PARKNG 5§ REMOVED. BKE LANE MAY BE
REDUCED IO 5 WIDFH. THIS WILL REDUCE FHE OVERALL WIDTH OF THE STREET [ONEBY ¥,

2. DEDICATED RIGHT-OF -WAY SHALL BE A MINIMUM OF 47 F OVERALL SEREET 20NE 15 LARGER THAN &2 THE ADDHTIONAL WIDTH
MAY BE NCLUDED B4 THE RIGHT-OF-WAY DR THROUGH EASEMENTS.

2. ELEMENTS OF THE STREET IONE IHCLUDING SIDEWALKS, TREE LAWN, AND CYCLE TRACK MAY OCCUR QUESIDE OF THE
DEDICATED RIGHT- OF-WAY 50 LONG AS AN APPROPRIATE EASEMENT 15 PROVIDED.

Figure 3.4.3.b: Jackson Avenue Extension
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Section 03. Framework

3.5 Secondary Framework Elements

3.5.1 Green Streets

The sites Green Streets are designed to accommodate safe movement through the site and fo the park for
pedestrians and cyclists in particular. They also form a key element in the site's green infrastructure system.
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NOTES:

L A5 MINMUM SIDEWALK AND A 7 MINBAUM IREE LAWN ARE REQUIRED ¥ THE ROADWAY ABLEY A HON-RESIDENTIAL LEE,

2. WHERE THE ROADWAY ABUTS A PARK. TH[ REQUIRED SIDEWALK OR TRAKL MAY BE LOCATED WRHIN THE PARK 25 LONG AS IF 5 LOCATED:
WIHN 15" OF THE ROADWAY,
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Figure 3.5.1; Green Sireets
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3.5.2 Central Greenbel}

The Central Greenbelt links the pedestrian and mixed-use zones of the site, and is designed to promote casual
interaction between residents and visitors to the sile.

APPROX, 507 GREENWAY JONE

Figure 3.5.2: Central Greenbelf
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3.5.3 Secondary Retail Street

The Secondary Retail Street is designed to accommodate a higher volume of parking within the Street Zone
while still maintaining a street-like character. Either head-in angled or parallel parking options may be used on

either side of the street.
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Figure 3.5.3: Secondary Retail Sireet
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The Grove at Shoal Creek

3.5.4 Residential Streets

The residential streets are designed to create a high quality residential street that will moderate traffic speeds,
allow for convenient guest parking, and integrate street trees and green infrastructure into the sireetscape.

M| M. M. | MIN.
& bl APPROX. X" 7 4

SIDE  TREL ROADWAY TREE  SIDE

ALK LAWN® LAWN® WALK

APPROX. 3T SIREET 2OHE

NO!ES-
A 5 MINMUM SIDEWALK AND A 7 MINIMUM TREE LAWN ARE REQUIRED IF FHE ROADWAY ABUTS A NON-RESIDENTIAL UBE,

2. WHERE THE ROADWAY ABUTS A PARK, THE REQURED SIDEWALL OR TRANL MAY BE LOCATED WITHIN Tl PARK SO LONG AS IT § LOCATED
WITHN 15 CF tHE ROADWAY,

3. WHERE THE ROADWAY ABUTS A PARK, HEAD-IN OR ANGLED PARRING MAY REPLACE PARALLEL PARKING. IN THESE CASES, THE STREET ZONE Wil
NEED 1O EXFAND AS HECESSARY 10 ACCOMMODATE THS PARKING LAYOUL.

4, THERE SHALE BE A MAXIMUM OF 200° BETWEEN BUMP-OUTS WHERE THERE (5 ON STREET FARKING,

Figure 3.5.4: Residential Streefs
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3.5.5 Typicol Residential Alley

The intent of the typical alley is to provide o funciional
alley that maximizes the visual appeal and integrates
as much landscaping as possible. The smaller
pavement section should be used wherever feosible
and expanded where necessary for fire access.

MIN. 5 MIN. 5;
PREFERR REFERRED)
Tb" 15-%F T-&"
PARKING/ ALLEY PARKING/
PLANTING/ PLANTING/]
UTRITY UTAITY
APPROX. 30 STREET IONE

NOTES

1. ALLEY WIOTH SHALL BE 20 WHERE FIRE ACCESS IS REQUIRED.

2 ALLEY WIDTHS LESS THAN 14" ARE INTENDED FOR ONE-WAY TRAFFIC, DIRECTIONAL
SIGNAGE [S REQUIRED AT ALLEY ACCESS POINTS FOR ONE-WAY ALLEYS.

Figure 3.5.5; Typical Residential Alley

3.5.6 Commercial Alley

Commercial Alleys are allowable at The Grove
at Shoal Creek and are generally encouraged
where they would minimize the conflicts and
visual impacts created by the service functions
and utility requirements of retail and other
commercial buildings. A specific section is not
provided for Commercial Alleys, but they should
generally be designed similar to the residential
alieys to include as much landscaping as
feasible.
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3.5.7 North Greenbelt Trail

The North Greenbelt trail will provide convenient access io the Signature Park and function as an easi/west
prdesirian and bicycle path on the south side of 45th Street {(south of the existing homes). An optional 12' wide
alley may be provided along the north property line 1o provide access fo the existing homes which front on 451h
Street at the developer's discretion and may be consiructed only if allowed by the City of Austin. If the alley is
constructed additional building setback from the north property line may be required fo ensure the greenway
zone still meets the minimum acreage designated in the Parks Plan for the North Greenbelt.

2l zwma Lzl smn
.t U—snomoer:——1"  anpscare
= 5 PREFERRED, BUFFER
Z MIN.
PROPERTY APPROX. 50r GREENWAY IONE PROPERTY
LINE UNE

Figure 3.5.7: North Greenbelt Trail
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3.5.8 Slip Road

The intent of the slip road is to provide safe access for on-street parking paralle! io Bull Creek Road without
obstructing traffic flow on Bull Creek Road. This framework element may be used between development parcels
and Bull Creek Road and elsewhere on the site if appropriate.

17 ML TO OVERHANG

5 B, FOF ONE-WAY
M. 5 APPROY. 818 20 WM. FOR ZWAY
E—— 3

NG PARKING ROADWAY PARKING
ﬂ,"mn [MAY SE PARALLEL {MAY BE PARALLEL
ANGLED. OR $07) ANGLED, OR 904

BULL CREEK ROAD FRONTAGE STREES IOHE, WIDTH VARES
[REF. FISURE 3.4.1)
O CIHER ROADWAY IONE

HOTEL

1. WHERE HEAD B OR BACK B ANGLE PARKING B USID ALONG THE STREET. THERE MAY BE A MAXIMUM OF 7 CONSECUTIVE PARKING SPACES.
A MISIMUAL S BREAX WITH PLANTINGS OR SIDEWALK AMEHIIES MUST SEFARATE THESE LENCTHE OF PARKING.

2. ANY COMBINATION OF PARKING CONFIGUATIONS [PARALLEL OR ANGLED) MAY BE USED.

Figure 3.5.8: Slip Road
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3.6 Typical Intersection Design

Intersections will take many distinct forms throughout The Grove at Shoal Creek as different street types
intersect, additional turn lanes may occasionally be appropriate, some skew may be required, and bike lanes,
trails, traffic controls, and other elements all impaci the final design of an intersection. The typical infersections
shown here are intended to set a general standard for intersections within The Grove at Shoal Creek thal
move traffic calmly but efficiently, provide for safe interactions between various modes of transportation, and
contribule to the overall creation of a high quality, safe, and walkable urban environment.

3.4.1 Typical Intersection

The intersection shown here is between a Green Street and a typical residential street, but it reflecis many
of the qualities desired for all of the intersections at The Grove including minimal turning radii, bump-outs fo
shorten pedestrian crossings, clearly marked crosswalks, and clean integration of landscape, sidewalk, and
roadway.

20'-22' PREFERRED: MAY BE EXPANDED WHERE
REQUIRED FOR TURN LANES. BIKE LANES, ETC.

TRAIL

NHANCED CROSSINGS WITH COLORED
PAVEMENT AT TRAIL CROSSINGS

STOP BAR BEHIND
/ CROSSWALKS, TYP.

25" MINIMUM TO FIRST

......

4" PEDESTRIAN
ROISSIN

NOTES:

1. REFERENCE STREET STANDARDS FOR REQUIREMENTS FOR ROADWAYS, SIDEWALKS, STREET TREES, ETC.

2, ACCESSIBLE CURB RAMPS SHALL BE PROVIDED FOR ALL SIDEWALKS AT INTERSECTIONS UNLESS AN ACCESSIBLE
ROUTE IS NOT POSSIBLE DUE TO SITE CONSTRAINTS. AN ACCESSIBLE ROUTE IS REQUIRED ON AT LEAST ONE SIDE OF
ALL STREETS.

Figure 3.6.1: Typical Intersection Layout
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3.6.2 Typical Traffic Circle

Roundabouts in_the project are envisioned 1o _help distribute traffic while also Berforming an_importani
aesthetic funcfion. The design below is conceptual and intended to communicate design intent, rather than
to lock in specific dimensions, and may be modified based on final street design, efc. Because this facility
is designed for relatively low vehicular speeds. the safest solution for cyclists is fo merge wiih the vehicular
lane and traverse the roundabout in the same manner as a vehicle. Cyclists who chose may dismount ot the
pedestrian ramp and instead traverse the roundabout as a pedestrian. This is an optional foc‘ﬂit: and may not

occur on the final site Elcn.

7

oy
) ‘

/
/
BIKE LANE~ ‘ 4 /
Qﬁ ,-*'/
BIKE LANE MERGES WITH VEHICULAR LANES ," /A
; 4 /' I
150" S
100%, b
MIN. MIN.
S
» ' MEDIAN, RAIN GARDEN OPTIONAL

PEDESTRIAN CROSSING
SHARROWS IN ROUNDABOUT

TH *’ifﬁﬁﬁl MEDIAN BREAK FOR PEDESTRIAN
/ lj;g‘;f CROSSING
' </ ’a 2, TYP,

POTENTIAL

RAIN GARDEN

el
WA\ \\\‘
Figure 3.6.2: Typical Traffic Circle Layout AVRARRNNS
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3.7 Trail Requirements

Trails at The Grove at Shoal Creek include the Shoal Creek Trail and North Greenbelt Trail as well as the trails
along Bull Creek Road and the Green Streets, which are described in Sections 3.4 and 3.5. Seclion 3.7.1 defines
requirements for the trails listed above, while 3.7.2 provides additional requirements for ihe Shoal Creek Trail.
These requirements are intended to apply only to the urban irails on the site and do not apply to soft-surface
trails, sidewalks, paths, and secondary frails within the park

3.7.1 The following requirements apply to all urbantrails  3.7.2 Requirements for the Shoal Creek Trail
on the site:

* Unlessspecifically noted otherwise, these trails shall
follow the requirements of the Cily of Austin Urban Trail
Master Plan.

«  While a 12" width is desired for all irails, a width of
8' is acceptable for trails, other ihan the Shoal Creek
Trail and Bull Creek Road Trail. The width of any trail
may be reduced to 8' for a length of up to 100" to
accommodate spatial or environmental constrainis.

+ All trails within the development shall include
wayfinding elemenis that describe distance, direciion,
and destination, atintervals of 4 to 12 mile. The purpose
of these wayfinding elements is to orient users and
visitors to the Irail's destination, provide educational

or informational background on the sile, and facililate
recreational use {e.g. mile markers}.

¢ Mulii-use Trails should have a minimum centerline
radius of 100'. Cenlerline radii where approaching
curb ramps at intersections, road crossings, street
islands, etc. should be no less than 10

* Raised street crossings should have a level surface

that is the some width as ithe multi-use frqils. The
crossing surface should be 3" above the adjacent
roadway with a é' long fransition to the road surface

2|, VR |z
- 3 - - ‘—‘
on either side. Where site drainage patterns do not SHOUDER: SHOULDER:
. R . & PREFERRED. 5 PREFERRED.
allow for raised crossings. this geometry may be L ZMH,
adjusted with approval from the City of Austin. P NRAICEECMENTS LESS THAN 12 M WIDTH FOR LENGTHS OF GREATER THAN 100 MAY

BE ALLEWED WITH APPROVAL FROM PUBLIC WORKS .

Figure 3.7.2: Shoal Creek Trail
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3.8 Parking Requirements

It is important that The Grove at Shoal Creek provide ample parking to meet the needs of the project’s users.
The majority of the site's parking needs will be met in parking garages, resideniial garages, and with on-street
parking within the site. Some off-street surface parking may be necessary to ensure the viability of specific
retail uses. Off-street surface parking is defined as a vehicle parking lot consisting of at least 10 spoces where
neither the parking space themselves nor the drive isle serving the spaces is located within the street zone. Ofi
Street Surface Parking does not include parking in residential driveways. Parking for the Grove shall meet the
following standards:

3.8.1 Off-street surface parking may not cumulalively exceed 400 spaces for the entire site.
Compliance with this siandard shall be determined at final site plan and shall not apply to prior
sile plans.

3.8.2 Ofl-street surface parking should generally be located beside or behind buildings and
should not occur between a building section and its Primary Frontage as described in Section 4
of this documeni.

3.8.3 Off-sireet surface parking shallbe constructed to meet or exceed City of Austinrequirements
for parking lot landscaping.

3.8.4 Off-street surface parking lots are encouraged to be designed such that the paved surface
drains into landscaped parking islands and peninsulas,

3.8.5 Required ADA parking shall be no more than 250" from the site it is serving.

3.8.6 Parking on the site shall not cumulatively exceed the parking requirements of Appendix A
of the Land Deveopment Code. Where asite plan includes a structured parking facility intended
to serve fulure phases, the portion of that facility that exceeds parking requirements for that site
plan must be barred from use until the fuiure phase which it serves comes on-line.

3.8.7 Unless otherwise noted in this document, requiremenis of the City of Austin Land
Development Code and Transportation Criteria Manual shall apply to parking in the project,
including requirements regarding ADA parking, off-site parking. and design and construction
standards.
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4.0 ARCHITECTURE
4.1 Intent

Section 4 of The Grove al $hoal Creek Design Guidelines establishes standords and requirements for placement
ond design of buildings within the site. They are meanti fo ensure that buildings contribuie to creating a walkable/
pedestrian scaled neighborhood and to establish the relationship/placement of buildings to the variely of
streets within the Grove at Shoal Creek. Itis not the intent of this section o mandaie any particular architectural
style or character or to unduly limit crealive expression. The intent of this section is to:

4.1.1 Ensure that buildings relate appropriaiely to surrounding uses and streets and create a
cohesive visual identity and altractive pedestrian friendly streetscape.

4.1.2Provide appropriate architectural direction to create a high-quality community development
and streelscape environment.

4.1.3 Provide for a strong physical relationship between buildings and adjacent streets and
sidewalks. Provide for convenient and easy pedestrian access to buildings

4.1.4 Provide design flexibility in building placement standards to allow for unique and diverse
archileciural expressions as well as for pedesirian-scaled uses such os ocutdoor dining terraces,
porches, patios, and landscope features to enliven and enrich ihe streetscape environment.

4.1.5 Encourage buildings with appropriate human and pedestrian scale that create a sense of
community. Building Architectural elemenis will be encouraged to help create gateways and
public spaces and idenlify key intersections.

4.1.4 Encourage appropriate use of glazing, shading. and shelter to ensure thal buildings
confribute o the creation of a pedestrian-friendly environment with an active ground-fioor
experience.

4.1.7 Provide the flexibility necessary for diverse and well-articulated buildings throughout the
site. Standards should encourage rather than hinder architectural creativily and expression.
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4.2  Using This Section

Standards in this section are provided for the iwo Development Districts identified in Section 2: The Mixed-use
District and the Residential District. lf designing a building within a Tract where both disiricts are allowable, it will
be up fo the design team o determine which district is most appropriate for each building or site. For buildings
where 10% or more of the gross square foolage is dedicated to relail or office uses, and buildings where the
primary frontage is the Retail Sireet, the Mixed-Use District must be used. Otherwise, this decision is fully atf the
discretion of the design team.

Standards for building placement are given in relationship to the Street Zone, Greenway Zone, or adjacent Park
Space. Many building siles will be surrounded on three or more sides by such zones. For each building or site, it
will be at the discretion of the design team to determine which of ihese is the Primary Frontage for the project,
A Street Zone, Greenway Zone, or Park Space, may be selected to serve as the Primary Fronlage. However, for
sites bounded by the Retail Street, the Retail Sireet must serve as the Primary Frontage.

Some standards are given inrelationship 1o the Bull Creek Road right-of-way that will apply regardless of whether
that is selected as the project's Primary Frontage.
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4.3
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Building Placement

4.3.1

Mixed-Use District

a. Buildings may be constructed immediciely adjacent to the Sireet Zone, Greenway Zone, or
Park Space. There is no minimum setback.

b. The moximum selback for buildings along their Primary Frontage is 30, unless a public plaza
is provided between the building and primary frontage.

¢. Atleast 50% of asite's Primary Frontage must consist of continuous building fagade constructed
within the maximum setback described in 4.3.1.b.

d. Shade structures and canopies are permitted to encroach into the Sireet Zone or Greenway
Zone above 12 feet of height to provide shade and architectural interest. There is no limitation to
the distance which shade structures and canopies may encroach into the Street Zone or
Greenway Zone, and support posts are allowed within the Street Zone or Greenway Zone s long
as they do not interfere with the required sidewalk. Shade structures and canopies shall not
interfere with street trees at maturity.

e. Occupied space in buildings above the first locr is permitted to encroach inlo the Street Zone
or Greenway Zone above 12 feet of height o increase the developable area of the structure and
provide architectural interest. This type of encroachment may be o maximum of 7' or 10% of the
width of the combined Street and Greenway Zone, whichever is smaller, Buildings in the streei
zone shall not interfere with street trees at maturity.

f. Buildings may not encroach inio Park Space.

g. Off-street surface parking is not permilted between the building and the Primary Frontage.
A inE road is allowed in these locations ‘ref. section 3.5.82. {Note: off-street surface parking is
allowed between the building and other Street Zones, Greenway Zones, or Park Spaces

not selecied as the Primary Frontage).

h. Off-street surface parking is not permitted between any building and the Bull Creek Road
right-of-way regardless of whether Bull Creek Road is the Primary Froniage of the site. A inE

road is allowed in these locations iref. section 3.5.8!.

i. For sites bounded by Bull Creek Road at least 50% of the site's Frontage on Bull Creek Road musi
consist of continuous building fagade construcied within the maximum setback described in
4.3.1.b, regardiess of whether Bull Creek Road is selected as the Primary Frontage. A siiE

road is Eermiited between the site and Bull Creek Road [ref. s_ection 3.5.8{.‘
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4.3.2 Residential District

a. Buildings in the Residential District may not encroach info the Street Zone, Greenway Zone, or
Park Zone,

b. Detached residences:
1. The minimum setback from the Primary Frontage is 10°. The minimum seiback for porches
or sioops is 5",

2. The minimum setback for froni-facing garages is 18°. Parking is allowed in the driveway
of a front-facing garage.

3. The maximum setback for the Primary Frontage is 25'.

4, Tandem Earking is Eermiﬂed.

c. Atlached Residences (e.g. Townhomes, Row Homes, Duplexes, Multifamily Buildings)
1. The minimum setback from the Primary Frontage is 5' for the first loor only to allow for
porches and stoops. There is no minimum seiback above the first fioor.

2. There is no minimum setback for porches, stoops, balconies, etfc.
3. The maximum setback from the Primary Frontage is 30",

4. At least 50% of a site's Primary Fronlage must consist of continuous building facade
constructed within the maximum setback described above.

5. Front-facing garages are generally discouraged but will be allowed where necessary.

Ihe setback for front-facing garages is 5. Parking is allowed in the driveway of a front-

facing garage so long as that garoge is set back a minimum of 18’ from the Sireet Zone.
6. Tandem parking is permitied.

7. Ofi-street surface parking is not permitted between the building and the Primary
Frontage. (Note: off-sireet surface parking is allowed between the building and other
Sireet Zones, Greenway Zones, or Park Spaces not selected as the Primary Froniage).

8. Ofl-sireet surface parking is not permitted between any building and the Bull Creek
Road right-of-way regardless of whether Bull creek Road is the Primary Frontage of the site.

9. For sites bounded by Bull Creek Road at least 50% of the site's Frontage on Bull Creek
Road must consist of continuous building fagade constructed within the maximum
setback described in 4.3.2.¢.3 regardiess of whether Bull Creek Road is selecied as the
Primary Frontage.
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4.4

Building Design Standards

4.4

General Design Standards

All buildings at The Grove shall meet the following standards:

a. Generally, pedestrian eniries to the buildings are encouraged as frequently as practical along
all street Zones, Greenway Zones and Park Space frontages. Al least one Erimarz Eedesirion

building entrz must occur olong the buildina's Primor: Fronfaae.

b. Ground floor residential units that are oriented toward the street should have direct access
from the street where practical, via porch, stoop, or other entries. At a minimum, 50% of such units
shall have direct entries from the street. Where feasible, Elevation of ground fioor units should be
slightly elevaled above the sidewalk elevation, A range of 12-36 inches is considered optimal
and should be utilized where feasible. However, site grading constraints may result in a wider
range of acceplable ground floor elevations. Where these conditions exist, the building or first
floor should generally be set back sufficienily from the Street Zone to allow for a porch, stoop,
terrace, or other pedestrian access.

¢. Ground floor retail uses shall generally have a height and depth sufficient 1o support the
infended use and shall have at least one pedestrian entry along the street they are oriented
towards.

d. Parking structures, when utilized, should be designed to not dominate the built environment,
and should be visually screened from the street through use of architectural treatment or green
screens. Where possible, wrapping parking structures with buildings is encouraged.

e. Building cladding materials shall be high quality and attractive. Preferred materials include
Texas limestone or sandstone, smooth horizontal bevel or lap-siding fiber-cementous siding with
mitre corners, smooth finish or painted brick. smooth finish stucco; or other similar or special
materials where appropriale and complimentary to the overall context and character.

4.4.2 Mixed-Use District Slandards

a. Medium Density residential and commercial mixed-use building are strongly

encouraged - they should be designed to extend and enliven the fabric of ihe streets. These
mixed- use buildings and uses are not infended to be stand-alone buildings but an integral port
and core of The Grove ai Shoal Creek community creating groundievel activity and neighborhood
oriented uses. They will provide o scale transition o adjacent Townhomes and Single family
districts of the master plan.

b. For buildings whose primary frontage is the Reiail Street, at least 70% of the primary frontage
shall consist of pedestrian oriented vses, including retail, lobbies serving office uses, and lobbies,
sales centers, or amenity areas serving residential uses. Buildings facades along the Retail Street
that exceed 200 ft in length shall have a building entrance at least every 100 ft.

c. Mixed-use buildings are encouraged to be designed with pedesirian friendly outdoor elements
such as extended/projecting eaves for shade and the use of loggias, porches, terraces, and/or
courtyards.
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d. For all uses in a Mixed-Use building. the minimum off-street parking requirement shall be 60
percent of that prescribed by the City of Austin Off-Street Parking and Loading Requirements.
This reduction may not be used in combinalion with any other parking reduction.

e. Glazing
1. For non-residential uses on the ground fioor along @ building's Primary Frontage, at
least 30% of the wall areq of the first floor between 0 and 12' must consist of glazing.

2. For residentiiol uses on the ground floor along a building's Primary Frontage, at least 10%
of the wall area of the first floor between 0 and 12' must consist of glazing.

3. Along a building's Primary Frontage, al least 10% of the wall area for the second floor
(if provided) must consist of glazing.

4, Where a building faces any Streel Zone, Greenway Zone, or Park Space that is not its
Primary Frontage, at least 10% of the wall area of the first two floors must consist of glozing
unless building code prevenis windows on such facades.

5. These glazing standards do neol apply to parking structures.

4.4.3 Residential District Standards
a. Delached Residence

1. On the front facade, at least 10% of the wall area of the first floor of detached residences
must consist of glazing. The area of a front facing garage dooris not countedin this calculation.

2. Use of porches, terraces, and other front-facing cutdoor spaces is strongly encouraged.

3. Homes on corner lots should be designed so that architecturally atiractive elevations
are presenied to both sides by using such elements as wrap-around porches, landscape
design elements, massing, fagade composition, and other design elements. If necessary
when a garage faces a side elevation on a corner it shall be designed as an extension of
the primary elevation,

b. Attached Residences / Mulli-family Buildings

1. Grouping of townhomes/row homes shall have a minimum separation of 10 ft every
180 ft or 8 units whichever is less. This separation shall allow for pedestrian access and
circulation fo/from alleys and through the neighborhood.

2. Townhomes/Row Houses on corner lots shall be designed and situated so that both
streel frontages are front facades; with corner elements and architectural compositions
encouraged to create handsome facades on both sides.

3. Multi-family buildings are encouraged o be designed with pedesirian friendly outdoor
elermenis such as extended/projecting eaves for shade and the use of loggias, porches,
terraces, and/or courtyards.
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4. Where a building faces any Sireet Zone, Greenway Zone, or Park Space, af least 10%
of the wall area of the first iwo floors must consist of glazing unless building code prevents
windows on such facades. The area of a garage door is not counted in ihis calculation.

c. Residential Development Adjacent to Public Parks

1. Where residential development abuts public parkland, the development shall meet

e

[HIIIIlllllllﬂ[ﬂ[]lllllll‘

the standards depicied in Figure 4.4.3.

\-FRONT DOOR AND

OR OTHER
)

ONG WALK
200' 0.C. MAX

" MIN 10" MIN

WALK . BUILDING SETBACK
| [EXCLUDES PORCH]

Figure 4.4.3: Residential Development on Parks




Section 05. Landscape and Open Space

5.0

5.1

Landscape and Open Space

Intent

Section 5 of The Grove at Shoal Creek Design Guidelines establish standards to ensure that the landscape |
park space, and open space elements within the project support the overall Guiding Principles of The Grove.
Landscape elements throughoui the project will be implemented in ways thal enhance experience of the
urban spaces, create high quality parks, and support environmental susiainability. The intent of this section is to:

5.2

5.1.1 Ensure the creation of high quality parks and common open spaces for the enjoyment of
residents and visitors alike.

5.1.2 Ensure that the landscape within the streetscapes of The Grove provides shade as well as @
quality environment.

5.1.3 Ensure screening of equipment and ufilities.
5.1.4 Provide standards for lighting within The Grove to minimize off-site impacits.

5.1.5 Provide standards for signage within The Grove, ollow signage as advertisement to support
economic sustainability, and encourage signage that is pedestrion scaled and supportive of the urban
vision for The Grove.

Parks and Open Spaces

5.2.1 Introduction

The park spaces throughout the site are meant 1o provide a variety of uses and activities to serve the
area neighborhoods and create space for multi-modal and sustainable infrastructure. Park Space
includes both publicly dedicated and privately owned but publicly accessible open spaces. As shown
on the PUD Parks Plan (Figure 5.1), the park spaces will consist of:

» The Signature Park (16.25 acres minimum) along Shoal Creek

» A public plaza within ithe Mixed-Use District

* A Central Greenbelt connectling the Residential and Mixed-use Districts (ref. Framework seclion)
= A North Greenbelt connecting Bull Creek Road to the Signature Park {ref. Framework section)

* A Pocket Park along Bull Creek Road

5.2.2 Signature Park

The Signature Park will be the largest park at The Grove and will house most of the site's mature

oak trees. The following guidelines should be used in developing plans for the Signature Park:

+ The park character should evolve from an urban, aclive edge on its west end 1o a restored natural
area with trails and enhanced native prairie and grow zone on ils east end, as it approaches

Shoal Creek.
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* Amenities within the Signature Park should include, at a minimum: a children's playscape, paved
trails, soft-surface trails, a wel pond with overlooks and picnic areas, an open lawn area and the Shoal
Creek Trail on the eastern edge of the project.

» Outside of trails and necessary parking. large areas of paving should generally be avoided in the Signature Park.
* Great care should be taken in preserving the existing trees in ihe Signaiure Park. While it is important
to provide park users with access to the trees and the shade they provide, care should be iaken

when planning or construciing improvements within the critical root zone of existing trees.

5.2.3 Central Plaza

The Central Plaza will be the central urban gathering place within the project. The following guidelines
should be used in developing plans for the Central Plaza:

» Provide plenty of shade with shade structures and/or shade irees.

» While heavy use will dictate large paved areas in the plaza, ensure green spaces are integrated as
frequently as practical.

» Ouldoor dining should be encouraged for restaurant uses surrounding the plaza. Kiosks are also encouraged.
« Aninteractive waler feaiure is encouraged within the plaza.

5.2.4 Bull Creek Road Pocket Park
L]

Siluated around a grove of malure live oaks, the Bull Creek Road Pocket Park will

provide a welcoming entrance into the residential portion of the site off of Bull Creek Road as well

as a neighborhood amenity for the site and nearby neighbors. The following guidelines should be used
in developing plans for the Bull Creek Road Pocket Park:

» Open lawn space for passive uses should predominate the park

» Amenities may include a picnic pavilion, a small children's play areq, a garden areaq, sidewalks, and trails.
» Great care should be taken in preserving the existing trees in the Pocket Park, While it is

important to provide park users with access to the trees and the shade they provide, care should be
taken when planning or constructing improvements within the critical root zone of existing trees.

5.2.5 Additional Pocket Parks

Additional pocket parks may be included throughout the site to provide small amenity and gathering
spaces near homes and places of business. Where included, these pocket parks should generally be
at least 10,000 SF in size and should include a range of passive amenilies, which may include:

« Openlawn

* Gardens

» Seating and picnic areas

= Smoall gazebos or shade structures

* Small gathering spaces

5.2.6 Other Green Spaces

Throughout the site there may be additional, dispersed green spaces. These spaces should fake a form
and character that complements the context in which they lie. Raingardens and other green
infrastructure are encouraged fo be included where feasible and appropriate within the overall
drainage of the sile.

5.2.7 Greenbells and Trails
Reference Section 3
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5.3

Landscape and Streetscape

5.3.1

5.3.2

533

5.3.4

Landscape Character and Plant Selection

a. Landscape applications should complement the context in which they are located. For
example, landscape in an urban setting may include more intensive ireatments. Landscape
in the parks and green spaces should have a natural look with lawns and organic planting
patterns among the existing trees. Landscape in the residential areas should focus on creating
a sense of safely and community with well maintained and diverse planfings.

b. Native and drought tolerant plant species should be used as much as possible. A minimum
of 95% of non-turf plant materials on any project should be from the Austin Grow Green
Guide or should demonstrate equal appropriateness to the Austin environment.

Street Trees

a. Street trees shall be provided os specified in the Framework Section. Spacings specified are
intended to be approximate and may vary based on infrastructure, inlersections, driveways,
Viilities, etc.

b. Street trees shall be a minimum of 3" caliper measured 6" above the base at the time of
planting. Street irees may be counted toward requiremenis for mifigation of existing irees.

c. Street tree species should vary throughout the sile. While a single street or project may conlain
a monoculture of trees, no single species should represent more than 25% of street irees planted
at The Grove. This requirement is intended to apply to the site as a whole and should not apply
to any one street, project, or site plan.

Green Infrastructure
a. Raingardens, bioswales, and other green infrasiruciure elements shall be designed and
landscaped to create a well-maintained and visually appealing character.

b. Green infrastruciure elements shall be planted in accordance with the
City of Austin Environmenial Criteria Manual, in effect on the date of approval of these guidelines.

Tree preservation and replacement

a. Tree preservation for this project is diclated by the approved PUD Ordinance.

b. All healthy, non-invasive trees on site should be preserved to the extent feasible, unless those
trees are creating a negative impact on higher value irees [e.g. located too closely togeiher
causing competition for space and nutrients). Removal and miligation of these frees is
governed by the Tree Disposition Plan attached to ihe PUD.

c. Preservation of trees shall be in accordance with the City of Austin Code and Environmental
Criteria Manual.
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5.3.5 Street Furniture and Paving

5,3.6

5.3.7

a. Furnishings such as benches, trash and recycling receplacles, eic should be placed within the
high pedesirian traffic areas and transit stops at intervals which ensure convenience and
comfort.

b. The aesthetics of the site furnishings should create a cohesive theme throughout the project,
But may vary depending on context. For example, furnishings may be a more
coniemporary style in the urban plaza and a more classic style along trails in ihe signature park.

c. Special pavement applications are encouraged in ploza areas, other specialty pedesirian
areas, and may be used to help delineate pedestrian crossing. Permeable pavers or porous
pavements may be considered where possible.

Screening of Equipment and Utilities

a. All mechanical equipment and utilities, with the exception of solar panels, shall be screened
from view from the sireets by either landscaping or decorative enclosure.

b. Loading docks, truck parking, cutdoor storage, trash collection, trash compaction. and other
service functions shall be incorporated into the overall design of the building and landscape so
that the visualimpacits of these functions are contained and out of street-level view from adjacent
streets and street zones. Screening materials for solid waste collection and loading areas shall be
the same as, or of equal quality to, the materials used for the principal building. These functions

may be placed along commercial alleys without the necessity of screening from the alley.

Walls and Fences

Fencing is allowed on site and is generally encouraged where necessary o define private spoces and
create necessary boundaries between uses. Fencing in the residential zone shall meet the following
stfandards:

a. Fences or walls locaied at the sides or backs of buildings are permitted and may be up to 7
feet in height. These fences shall be consirucied of wood, decorative metal, masonry, or other
quality materials.

b. fenceslocated between the froni of buildings and the street zone are allowedin the Residential
Zone only to define private front yard spaces. These fences must be no greater than 4’ in height
and must be consiructed of wood, decorative metal, masonry, or similar quality material. Height
limit is not inclusive of any retaining walls.

4]
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5.4

42

Exterior Lighting

5.4.1 Shtreet and Area Lighting

Lighting is an important component to site safely. Street lighting should provide light for both the
vehicular lanes and pedestrian sidewalks. Lighting along pedesirian paths and within parks should
meet minimum sofety standards in all locations where night use is expected.

All site and area lighting shall limit off-site impacts by meeling the following requirements based

on the International Dark-Sky Association / llluminating Engineering Society Joint Model Lighting
Ordinance published in 2011, and utilizing the BUG rating system. The BUG rating system consists of
three components: B {Backlight), U {Uplight). and G {Glare). The following requirements are for all site
and area lighting fixtures on site:

a. The maximum allowable Uplight rating shall be U2, Fixtures that do not have a BUG rating but
are rated as Fult Cut-off shall be assumed io be in compliance wiih this requirement.

b. For fixtures located less than 2 mounting heights from the boundary of the The Grove ai Shoal
Creek, the maximum Backlight rating shall be B2.

c. For fixtures locoted less than 2 mounting heighis from the boundary of The Grove at Shoal
Creek, the maximum Glare rating shall be Gl.

d. Where the site abuts Bull Creek Road. the centerline of the road shall be considered the
boundary of The Grove at Shoal Creek for the purposes of determining complionce with the
above requirements.

5.4.2 Accentlighting

Lighting is also a useful tool for enhancing architectural and landscape aesthetics and enjoyment of a
site. Accent lighting should be utilized to highlight trees, archilectural elements, landscape elements,
artwork, and other unique features as appropriate, especially in the public plaza and along the Relqil
Street. The following regulations will govern accent lighting:

a, Directional Luminaires

Directional Luminaires may be used io illuminate signs and flagpoles. Such luminaires shall be
installed and aimed so that they illuminate only the specific object or area and do not shine
direcily onto neighboring properlies or roadways.

b. Landscape Lighting

Uplighting and downlighting of trees, artwark, kiosks, and other landscape fealures shall be
allowed. Landscape lighting fixiures must be 24 volls or less unless they are directed downward
and shieided.
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c. Lighting of Bullding Facades
1. Downlighting of buildings and structures is permitted if fixiures are fully shielded or full
cui-off or if they meet the requirements below for Uplighting.

2. Uplighting of building facades should only be used to highlight specific architectural
features such as principal entrances, corners, terminus elements, and towers, and allowed
in the Mixed-use District only. Luminaires used for uplighting are limited to 100 Lumens per
linear foot of facade to be lit (measured horizontally), unless the fixiure is 24 volis or less.

3. Direct view fixtures are permitied in the Mixed-use Districl on building facades and are
limited to 250 lumens per linear foot of fixture.

d. Festoon Lighting

String lights and festoon lighting are permitied over roadways and in outdoor use areas within
the Mixed Use District as temporary or permanent installotions.

5.5 Signage

5.5.1

Free Standing Signs

a. Communlty Identity Signs

( an. two permanent
subdwusaon ldenhﬁcahon signs W|th a comblned 5|gn areq of not more than 128 square feet
and height not exceeding ¢ feet are permitted. Qne additional sian with g sign area of

not more than é4 square feet and heigh'r not exceeding 6 feet is Eermiﬂed at the

northwes! corner of the sile near the intersection of Bull Creek Road and 45th Street.

b. Commercial Multi-tenant Signs

Up to two {2) muiti-lenant signs are allowed for The Grove at Shoal Creek development. These
signs are subject to the following standards:

= A maximum are of 250 square feet

* A maximum height of 20

¢. Project Identity Signs
For each building containing a non-residential use or more than one residence, a free standing
sign is permitied on the same lot. This sign shall not exceed 35 sfin area or ' in height.

5.5.2 Building Signs

Building signs are permitted on all buildings within The Grove except detached single family
residences. Blade signs, awning signs, under-canopy signs, heraldic signs, and letter-mounted signs
are encouraged. The total sign area on any building shall not exceed 20 percent of the iagade area
of the first 15 feet of the building.

5.5.3 Non-permanent Signs

Signs such as commercial iags and street banners add vibrancy and character to the sireet scene
and reinforce community events and programs. These temporary signs are permitted within the
boundaries of The Grove at Shoal Creek without restriction.
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Within Tract B, the compatibility requirements par Section 25-2-1083 shall bas maodified to allow a
maximum &0 height in the area bounded by a 240" setback from the Bull Creek Road property line
and is also et least 200" and not more than 830" from the north property line.

Mo streets, intemal drives, alleys, or major vehicular circulation routes may be gated.

All davelopment on this site Is subject to the Project Design Guidelines approved as part of this
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wmer Quality and Drainage Notes:

The project will provide flood mitigation for the 9.39 acres of existing impervious cover on tha site | RADNUS |

which is not currently detained. The exisling Slate office developmeni does not have any detention or

fiood control facilities and current code dees not require new development to mitigate for existing LD

160.07

impervious cover, If the project participales in the RSMP, the RSMP fee will be paid as if the current
9.39 acres of impervious cover doas nol exisL

The project shall provide water quality controls through the use of a wel pond or green water quality
controls for at least 50 percent of the water guality volume required by City Code, Thisis a
cumulative requirement for the entire site and shall nol be applied lo any individual Sile Plan,

The project will provide thal a mintmum of 10 acres of impervious cover on the site will drain 1o and
be Initially ireated by Green Water Quality Controls such as raln gardens and rainwater caplure
systems. Biofiltration ponds shall not be counted towards This requirement.

The on-site drainage system shall be designed to convey the 100-year slorm evenl.
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Notes:

TRACTSA&E TRACT F&G TRACTB
Condominiym Residential | Administrative & Bysiness Offices | | Administrative & Bysiness Offices | 1. Impenvious covar, numbear of dwaling units, and pedestrian bridge crossing Shoal Craek
Duplax Residentia) Arl Gallery building coverage are nat kisted per individual Tracts anabling a frail connection from the site to
| Egmily Homa At Workshop At Wockshoo in the Site Development Regulations 1able and shall Shoal Creek Bivd. The amount of the fiscal
Group Homa, Class | {Limited) Community Garden I R be dealt with via a “bucket” syslem. Individual Tracls shall be basad on the Applicanl’s approved
[ Pyblic Primary Education Fagiitles_ | | Condominium Residential R o e e Nl snginsering cost estimata. Subject to City
Education Facilit ate Liv [Automotive Washing (accessory only) | limits, as long as the calculation for the overall 75.76 approval of the proposed bridge location (the
Dl e S — T T e e S oo el st
add a oo table {as a k per this and other faclurs)_ the licant will ?oustmd
Rﬂie.ment Houmul {Small Site) Cultural m. = Business Supporl Services - ordinance) o each sita plan and subdivision the beidge and trail. If th;;pgity of Auslin or the
MM—S e 5 | Day Cero Services (Commercial) | |Cockteliloynge | application submiltal which will show the current applicant is unable to securs an easement to
en | Day Care Services (General) | 1 n Faciit standing of of ihe overall Sita Development allow for the construction of said bridge, the
Single-F Residential Day Care Senvices (Limtted) | |Commercia) Off-Street Parking | Regulations. City Staffl shall review the lable posted fiscal may be utilized by the City to
| Small Lot Single-Family Residential | | Duplex Residential Community Gargden provided with each application and verily that it is in complate ather bicycle and pedestrian
Townhousge Residential Famil n| Private accordance with the Site Development Regulations improvements in the area gas! of the property.
Two-Family Residential Financigl Services Commun, Pubi outlined in the PUD Land Usa Plan, The Applicant further agrees to provide
Group Home, Class | (Limited) Condominium Residential 2. Total resideniial units on the site is capped at 1335 easements, if needed, for future blcycle and
TRACTD Group Residential ate Livi dwelling unils [ affordable housing unils are not pedestrian bridge crossings at both the northemn
_nl 1 MM_-_CMSUM =n included In this cap) . ARordable housing units are and southem portions of Shoal Creek, whether
wbin 8 ita _Mm_msum air Serv defined as rental or for-sale units that are restricled or nol the bridge described above is
| Condominiym Residential | M—M i il —H‘ 1o 120% MFI or below. Congregate living does not constructed.
[Congregateliving | e : Counseling Services | count towards this 1335 unit cap, and is limited to a 16.b.  Bridge kcalion shown is approximate and
Duplex Residentia | Cultural Services - of 300 beds. subject 1o change. Bridge may ba located
| Family Home H-git Pal | Day Care Services (Commerciall | 3. Total multi-famity resideniial units, thal are nol also elsewhere on site with Cily approval 3o long as
Group Home, Class | {Limited) PomonalServices | |Day Core Services (General) | condominium residential unils, on the site are it doas not impact the wetland CEF or the
Multifamily Regidential | Pal Senvices Day Care Services {Limited) capped at 650 dwelling units. Congregale living and portion of the wetland CEF buffer that is outside
QH-site Accessory Parking Privale Primary Education Facililies Dy, Residen the first 250 affordable housing unils do not count the 100-year Nood plain.
Public Primary Education Facilties e Facili tewards this 650 unit cap. 17. The project shall provide the following benefits to
Public Sacondary Edycation Faciit Prolegsional Office Financial Sarvices 4. Tolal office uses on site, including Adminisirative encourage alemative iransportalion options:
R . | Pyblic Primary Education Facilities | F—ggg Preparation and Business Office, Medicat Office, and 17.a. A minimum of one location shall ba set aside
_@MQ_DJ___ ;  Public Secondary Education Faciliies | [Food Sales Pmiessional Cffice, are capped at 210,000 square for a B-cycle siation, as coordinated with
MMM_SW-T&M Rental Religious Assembl eral R h tagl, B-cycle ( stalion 1o be installed by B-cycla when
e R — T LMM—' R 8. Total non-office commancial uses on the site are network is expanded io encompass projec) .
| Single-Family Atiached Residential | Mﬂm&ﬁ.ﬂ__‘rm e | Goneral Rotad Sales (General) | capped at 150,000 square feet and a maximum size 17.b. A minimum of 8 car-sharing parking spaces will
| Single-Family Residential | M' e o ; | Groyp Home, Clags I (Limited) | of 47,500 square feet for any one lenant space. be reserved on the site, subject 1o inclusion of
mall Family R tial I GroupResidentisl | 5 Overall project impervious cover is capped al 65% the sile in tha coverage area ol a car-share
; @ R : SoftwarsDevelopment | |Hospital (General) | gg:" cverall project building coverage is capped at service.
wo-Family Residentlz | Townhoyse Residential | |Hospitel Services (Ljmited) | " 17.. Al office buildings that are 10,000 SF or greater
Urbar Farm Two-Family Residential ot-Motel 7. The FAR maximums listed in the Site Developmant will provide shower and changing laciliﬁeg
Urban Farm Indogr En t Regulalions table apply to Individual Tracts within meeling tha requirements of Austin Enargy
TRACTC Ind 5 & the PUD and the FAR shall not be exceeded on an Green Build Commercial Ratings (2013) .
indi\ridua: Tract basis but may be exceaded on an 17.d.  Bike parking will be provided for a minimum of
|Community Garden | : individua s:le plan within a Tract. Tacking the 10% of all required vehicular parking spaces.
Condominkim Residential OPEN SPACE m&w T alfotted and remaining FAR within aach Trac! is the Private garages serving a residential uni o
Congreqateliving. | | {Permitted in all Tracts) —(—]—!! bie Food Establishment responsibility of the Applicant. cansidered lo meet this requirement.
tial Drainage, Detention & Water P B. Parks and open space are allowed uses in all Tracts. 17.e. A minimum of two bus stops will be provided on
[ Famity Home Facimalgs Cuslky "—"#mm——ﬂﬁmg-d———-— 8. Cocklail lugnge usis are capped al 15,000 SF total Bull Creek Road for any bus route located
Tealls (hiking brails, mul-use trafs, M@Mﬂ?ﬁ_m_ and a maximum size of 7500 SF for any one tenant alony Bull Creek Road. Each stop shalt {eature
Muliifamily Residential podde bridges) and Related| | Ouldoor Sports & Recreation | space. Additionally, cockiail lunge uses are not improvements incfuding, at a minimum: a
_——L—ﬂ_ P hh’"buicydﬂ | Personal improvement Sefvices | permilted within 300° of an SF-5 or morm restrictiva bench, a trash receplacle, and some form of
-L&MM——"—P P Edu 3 op"“"'m'“"s Ll — e |Porsonal Senvices | zoning districl or properlies on which uses permitted shade located nesrby (shade structure, bus
5 E . pace (p y awn | Pet Services in an SF-5 or more restrictive zoning districl are sheller, trees, etc) . Bus stops should be
- maintained} Printing & Pyblishing located. approximatety 25 feet In length by 10 feet in
Refigious Assembly | | Parkland (CHly owned, may be privately | Private Primary Education Fagiities | 10 Liquor sales uses are capped at 15.000 SF total and width and incorporaled into the sidewalk, A
SB:MM.T eml' Hou&gl (Small Site) mﬂ;hr::‘lR i Private Education FacRities maximum size of 10,000 SF for any one tenant lamer aw_a of approximaiely 15 feet in_ width
- mntme p— P y Recraation {Public an Protessional Office space. ) { perpendicular to the road by 50 feet in length
L] bt E Facil 1. Hospital { Genera) uses are allowed only in { parallel fo the road)  surrounding the stop
Single-Family Rasidential Parks and Recreation Services Public Edu Facillt association with Congregate Living, on the same sile should mainiain a level slope to ensure that a¥
| Small Lot Single-FamBy Residential | |{General) 1 as Congregate Living, and ars limited to a total of ADA slope raquiremeants are mel,
Townhouse Residential -%dﬂwu— 65,000 SF, 174, Al multi-family developments shall incorporate
TwoFomiv Residoatidl | ResparchServices | 12, Live-work units ere defined as residential unils which bicycte cage parking for residents.
“H_M;——Urhan Fam | Reataurant (General) | are similarly configured fo residential row houses o 18. The tolal square foatage of all development in the
= IRestaurant {limited} | townhomes bul are distinguished by a workspace, PUD shall not exceed 2.65 millian square fesl,
R k | Sita] studio, storefront, or business that ks flush tha with 18,2, Al least 30,000 square feel of retail
Salety Senices sir:el frontage. The non-residential portion of the development shall be required once 700 units
-Term R | unil shall be located on the ground floor only and the of residential devalopment are constructed
| Sinale-Family Allached Residential | residential and non-residential areas mus! be used belore any additional residential developmeni
Single-Family Residential* and occupied by the same owner or occupant, ¢an occur on the property.
| la-Family R tial 13. Driveway and tmil localions shown on the Land Use 18.h.  Atleast 35% of the lolal required afiordable
e Davel ant I:Ian a;.é a!pp;lnximalu and will be delermined al the rental units shall be provided once 225
| Softwar Zopment me of Site Plan. mutii-family residential units are constructed
-}DM 14. Fublic ant shall be instafed In a minimum of three {3) bafore an:'y additiong] multi-family unils may be
gwnhouse Residential localions throughoul the project. A minimum budgel canstructed. At least 35% of the lotal required
L R ial of 560,000 shal! ba spant on public arl within the affordable for-sale residential units shall ba
| Urban Farm I;ﬁUD sile, pravided once 100 "podium style” condominium
e " 15. -sile Parking per 25-6-501 may be provided for a residential units are constructed before any
m?;:?m? tad‘-ed| Is:m ony use lecaled in any Tract within the PUD so long as additional “podium styla” condominium
the off-site parking is localed in a Tract where residential units may be construcied,
Off-slte Accessocy Parking ls a permitted use, 18.c. 130,000 square feet of davelopmeni may be
16. Proposed Pedastrian and Bicycle Bridga aver Shoal used for Tier 2 affordable housing thatl is
Croek: separate from and does nol count against the
t6.a. The aprlicant will post fiscal with the City of overall development cap of 2.65 million squara
Auslin for the construction of a bicytle and fest.
SITE DEVELOPMENT REGULATIONS {1} Up to 5% of Tract B is permitted to be up to 75* in height. This additional height
- is permitted only within the Height Setback Zone, as shown on the LUP Pfan,
TRACT A TRACT B TRACT C TRACTD TRACTE TRACT F TRACT G Height on Tract B may not exceed 5-stories,
| Minimum Lot Size in 5.1, 3,000 3,000 3.000 3,000 3,000 3,000 3.000 {2} Within 100 feet of Tract G, helght may be increased to a maximum of 60 for an
Mintmum Lot Width a0 30 ki} an 30 30 30 Affordable Housing development with the project’s Affordable Housing Program.
N ) e 12 @ \ A minimum of 25% of the residential units in a building must be affordable under
|Maximum Height 40 LC) 40 40 35 ol 60 the project’s Affordable Housing Program in order for that building to qualify for
Minimum Satbacks from Public Streets ! this height exception. Bullding height will be required to comply with City of Austin
|Front vary 10 o 10 g™ 10 o o Compatlbilty Standards.
IStreel Side Yard 10' o 10 0 10 o o {3) Tracts B, €, D, F, and G do not have individual impervious Cover, Bullding
Coverage, or Unlt Caps, but they are subject to the overal| IC, Bullding Coverage,
|M|'I‘im“m Inlerior Yard Setbacks and Unit Cap as stated in notes 2 and 6, above,
Interior Side Yard 0 o 13 o 0 0 ¥
4) The minimum setback from Bull Creek Road ' I 3
IRoar Yard - o - o = P 5 {4) fro Road is 15' for all tracts.
Maximum Floor Area Ratio ™ 0751 1.5:1 0.75' 11 0.75:1 11 1:1 (5) Right-of-Way dedicated from a given tract shall still be included in the total site
area to caleulate Site Develo| t Regulations | f R i
Iﬁpemus Cover Maximum 55% NA & NA D NA D 55% NA B NA® Bullding Coverage, and Dwel::lgean:‘ts.a Hon ncluding FAR, Impervious cover,
Building Caverage Maximum *! 45% NA® NAY NA®@ 45% NA P NA ¥ )
Miaximum Residontial Uris o NA ® A NA & = NA O NA {6) The minimum building setback from Bull Creek Road ROW in Tract D is 25,

DEVELOPMENT ENTITLEMENTS SUMMARY
Reference Notes 1-18 and Site Development Regulations for additional informalion.

Tolal Impervious Cover 85%
Tolal Building Coverage 55%
Total Square Footage (Not including Affordable Housing) 2.65 milion SF
Addilional Square Foolage for Affordable Housing Only 130,000 SF
Total Retall Square Foolage 150,000 SF
Tolal Office Use Square Foolage 210,000 SF
Total Residential Units (Not including Affordable Housing) 1335 units
Total Apartment Units (Not including Affordable Housing) 650 units
Tolal Congregale Care Beds 300 beds
|Maximum Cocktall Lounge Use Square Foolage 15.000 SF
IMaxirnum Liquor Sales Use Square Foolage 15,000 SF
IMaximum Hospital {General) Use Squara Footage 65,000 SF
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Riparian Grow Zone
CEF Buffer Area
Wet Pond Surface Area
Detention Infiliration Feature
Welland Fringe

Upland Infiltration Feature

Notes:
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\ ' Upland Infiltration —=

| Feature ( If Provided) " :

1/2 Critical Root Zone (CRZ)

Y &( | Detention —

Infiltration Feature |
[ . WetPond

1. Detention Infiltration Feature: An infiltralion feature must be
provided within the wel pond as part of the mitigation for
the buffer reduction, and will provide 1:1 miligation credit.
This feature shall hava thae following characleristics:

a, Genarally located on the side of the wet pond basin
nearast the wetland CEF in order lo maximize
intittration of groundwater to support the CEF.

b. Ground elevation shall be 0-6 inches higher than the
permanent pool elevation.

c. The area shall not have a liner.

d. This area shalf be vegetated with 1 gallon plants (or
equivalen} @ 3’ O.C, maximum, Vegetation in the
area should be selected for deep, Nitwous roat
sysiems and adapiability to lhe perennially wel
condilions ({ e.g. bushy bluestem, big muhly) , as well
as for aesthetic quality.

e. To the exient feasible, ihe pond should ba designed
to ensure overflow walter migrates into thls area.

2. Wetland Fringe: An ECM compliant Wetland Fringe
provided around the Wet Pond, In addition 1o the Wet Pond
Infiliration Feature described abave, shall provide 1:1
miligation credit for reduced buffer area.

3. Upland Infillration Features: Upland infiltralion features
may ba provided at the election of the applicant as part of
ihe proposed mitigation, but are not required if sufficient
mitigation is provided elsewhare. These features would
consist of lerraces, rain gardens, oc other vegelaled
infiltration features thal cause waler (o pool and infiltrale,
These leatures, if pravided, will provide 1:1 mitigation
credil for reduced buffer area, Thesa features, if provided,
shall hava the following chamcieristics:

8. Upland infliration Fealures shall be located in the
area upslope from the Wetland CEF, and no mora
{han 300° from the edge of the CEF bufler. They shall
be located wilh no imajor obstructions 1o groundwater
flows (such as utility irenches or the wet pond basin)
between tha Upland Infiltration Feature and the
Wetland.

b. Upland Infiltration Features shall be designed to
capture runoff from a drainage area at least two times
the size of the fealure.

<. Upland Infiliration Fealures should generally ba
vegetated with native planl materisl that is selecled
for deap, fibrous mot systems that aid in inhillration,
d, Upland Infiliration F shall be dasigned 1o avoid
any grading impacts within the % Critical Root Zoae of
oxisting trees that are being presarved in place.
Upland Infillation Features must also comply with Lhe
additional protections for “Signature Grove Trees™ as
described in Note 5 on lhe Tree Survey & Disposition
Plan.
4, Riparian Grow Zone: A Riparian Grow Zone will be
established adjacent to the Shoal Creek Critical Water
Quality Zone the length of the sila. This area will provide
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page 2 of 2
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1.1 miligation credil for reduced buffer area, and shall have
the following characteristics:
a. The Riparian Grow Zone will consist of preserved (or —— (—\]
restored)  native vegetation and will employ a o \ II,

boundaries of the Riparian Grow Zone will be

established at Slte Plan.
d. Disturbance of the Riparian Grow Zone shall be

aflowed lo construct ulility crossings that would

no-mow approach.

b, Developmenl in ibe Riparian Grow Zone Is lo be
restricted to soR-surface trails, foct paths, and minor
trail amenities | such as benches and educational
features) , grading impacts refated 1o conslruction of
these feature, and construction of fulure bridge over
Shoal Cresk. This area will provide 1:1 mitigation
credit for reduced buffer area.

c. The Riparian Grow Zone should generally be
approximately 50" wide up 1o 100° wide and shall be
aligned 10 encompass tha areas of existing, high
quality riparian vegetation to the extenl practical,
However, the width of Ihe Riparian Grow Zone may be
reduced down to a minimum of 0" if necessary lo
accommodate constnsction of Lhe Shoal Creek Trail.
This reduction shall ba allowed only where needed
1o provide irail connections off site ( e.g. connection
1o the Ridgelea Greenbell (o the south or a futue
pedestrian bridge over Shoal Creek)  The final

restored with native vegetation.

elc.

on Sheel 2 of this exhibit, so long as the Proposed
Mitigation described in this exhibit is provided.

N& | 'l .:;')

otherwise ba permitied under City Code in the Critical
Waler Quality Zone. Any such disturbed area shall ba

5. An educational feature shall be provided on a trail located
near or between the Wel Pond Infiltration Feature and the
Wetland CEF describing the natural precesses, benefits,

8. An Administralive Variance under Section 25-2 of the Land
Development Code shall be granted al Sile Plan to allow
the proposed modification 10 the CEF setback described

70T

0 L] o x0
» m
[ :
NORTH =100

NOTE: All sizes and locations of proposed fealures,
setbacks, and buifers shown on plan are approximate. Final
location will be determined at Site Plan.
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CEF with Standard
150 Foot Setback

_——— 150" CEF Buffer
CEF (10,019 SF)
Critical Water Quality Zone

Shoal Creek Centerline
25-yr Floodplain

/—/ 100-yr Floodplain

Legend

CEF Buffer Area (159,865 SF of standard
buffer area on site)

Proposed Modification to
CEF Setback

_——— CEF Buffer
CEF (10,019 SF)
—— Critical Water Quality Zone
ty

Shoal Creek Centerline

25-yr Floodplain

/—/ 100-yr Floodplain
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] . e / : CEF Buffer Area ( 83,635 SF of CEF Buffer
/ | preservad)

[E=—= CEF Buffer Area to be Mitigated { Standard
buffer - Preserved buffer = 76,230 SF of
buffer ta mitigate)
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WA N i [C.0.0] CEF Buffer Area
\ Upland Infiltration Feature Wel Pond Surface Area
| ( If Provided) === Riparian Grow Zone _(Approx. 58,730

SF, no lass than 40,000 SF)

[UI0EG] Detention Infiltration Feature { Approx.
10,000 5F, no less than 8,000 SF}

q Waelland Fringe ( Approx. 2600 SF, no
less than 1000 SF)

Upland Infiltration Feature { Approx.
5000 SF, no less than 0 SF)

Detention Infiltration Feature
Riparian Grow Zone

\ » Wet Pond 4

Wetland Fringe -'rl

Wu‘ \\
o

> |Mitigalion Calculation

| [Mitigation Required [ 76200F

Mitigation Provided

| | |Detention Infiltration Feature 10,000 SF

Wetland Fringe 2500 SF

|| |Upland Infiltration Feature 5000 SF

NOTE: Al sizes and localions of proposed fealures,

"4 | |Riparian Grow Zone 58,730 SF

: setbacks, and buffers shown on plan are approximate. Final

\ location will be determined at Site Plan. R |TOTAL MITIGATION PROVIDED 76,230 SF
1 s
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Summary of Changes to LUP and Design Guidelines

The Grove at Shoal Creek
October 24, 2016

The following document describes changes made to The Grove at Shoal Creek zoning application since
the last Formal Submittal on March 28, 2016. The source or reason for the change is provided in
parenthesis after each item. Some changes are simply minor corrections and clarifications and are
marked us such. Changes to the Design Guidelines listed here have been outlined or underlined in red
throughout that document.

Tier Compliance Summary

1. Updated open space references to indicate 19.38 instead of 18.12 acres. (Condition of PARD
Superiority)

2. Modified language regarding trees to change “poorer quality” to “fair to poor condition” for
better consistency with code language. {Heritoge Tree Foundation Request)

3. Updated Tier 2 Item G to increase the requirement to a minimum of 8 car share spaces. {ZAP
Recommendation)

4. References to “shared access improvements” (points B.3{v) and G{v)) have been removed from
the Tier 1 compliance table. {Clarification)

Code Modifications

1. Modified code modification of 25-8-641 to specifically list the tree numbers that may be
removed and to exempt the trees to be saved from the administrative variance for reasonable
use process. (Heritage Tree Foundation Request)

Land Use Plan
Sheet 1

1. The proposed Jackson Avenue alignment has been graphically updated to reflect the most likely
alignment. {Clarification}

2. The wording of note 6 on Sheet 1 has been updated to clarify that the Green Water Quality
controls distributed on-site must provide initial treatment but each feature need not be sized to
treat its entire drainage area (additional treatment would be provided later in sequence).
{Clarification)

3. Note 7 was added on Sheet 1 to require that on-site drainage systems be designed to the 100-
vear storm. {Commitment at Environmental Commission)

Sheet 2

4. The Open Space uses table has been updated to clarify that these uses are permitted in all tracts

and that Community Recreation and Parks and Recreation Services are permitted uses under

Open Space. (PARD Request)

Single-family detached uses were removed from Tracts F and G. (ZAP Recommendation)

6. Group Residential has been added as a permitted use in Tracts B, F, and G. (ZAP
Recommendation)

7. Live-Work Units have been added as permitted uses in Tracts B, F and G. {Clarification)

it



10.

11.

12.

13,

14,

15,

16.

A note has been added to the Permitted Use Tables to restrict single-family detached residential
uses in Tract B to the area within 150’ of Tract A. (ZAP Recommendation)

Nate 2 on Sheet 2 has been updated to clarify that residential units are capped at 1335 (not
including affordable housing), that Congregate Care beds are capped at 300, and to define
affordable housing. (Staff Recommendation)

Note 4 on Sheet 2 was updated to reduce the maximum office square faotage to 210,000 SF.
{Staff Recommendation)

Note 5 on Sheet 2 was updated to reduce the maximum retail square footage to 150,000 SF.
{Staff Recommendation)

Note 16a on Sheet 2 was updated to clarify that the fiscal fees for the bridge may only be used
by the City on bicycle and pedestrian improvements located east of the property in the event
that the bridge cannot he canstructed. {ZAP Recommendation)]

Note 17b on Sheet 2 was updated to increase the required number of car-share parking spaces
to 8. (ZAP Recommendation)

Note 18 was added to Sheet 2, which caps overall development on the site at 2.65 million
square feet (ZAP Recommendation) and also includes the other staff conditions to their
recommendation for PUD approval. {Staff Recommendation)

Note 6 was added to the Site Development Regulations table to require a 25’ minimum setback
from Bull Creek Road on Tract D. (ZAP Recommendation)

The Summary of Development Entitlements Table was added to Sheet 2 to provide a better
reference point for the various entitlement caps agreed to as part of the PUD application.
{Clarification)

Parks Plan Exhibit

=

10.

11.

A proposed Jackson Avenue alignment has been added graphically to the exhibit. (Clarification)
The signature park has been extended up to the proposed public right-of-way along Jackson
Avenue in Tract A and the northern park of Tract B. {Condition of PARD Superiority)}

The bike and pedestrian trails shown through the Signature Park have been updated to better
reflect the anticipated alignment designed to minimize impacts to the CRZ's of the heritage
oaks. {Clarification)

The open space provided had been increased by 1.26 acres (from 18.12 to 19.38 acres) and now
exceeds the requirement by 77%. (Condition of PARD Superiority)

Total park space acreage has increased by 1.25 acres (from 18.63 to 19.88). {Condition of PARD
Superiority)

Credited parkland acres has increased by 1.25 acres {from 12.88 to 14.13). {Condition of PARD
Superiority)

Flex Park Space acreage has been removed from the Park Space Provided table. {Condition of
PARD Superiority)

The minimum Signature Park acreage has increased by 3.25 acres {from 13.00 to 16.25).
{Condition of PARD Superiority)

A note has been added to the Park Space Provided table regarding superiority and congregate
care units. (Condition of PARD Superiority)

The note regarding Flex Park Space has been removed and any references to Flex Park Space
have been removed from the other notes. {Condition of PARD Superiority)

Note 7 regarding the trail connection to lefferson has been added. (Condition of PARD
Superiority)



12.

13,

14.

15,

Note 8 has been added to state that the Signature Park will have a minimum of 705’ of street
frontage. (Condition of PARD Superiority)

Note 9 regarding parameters for the Pocket Park has been added. (Condition of PARD
Superiority)

Note 10 regarding residential development along public parks has been added. {Condition of
PARD Superiority)

Note 11 regarding the parkland improvement fees has been added. {Condition of PARD
Superiority)

Framework Plan

1

The proposed Jackson Avenue alignment has been graphically updated to reflect the most likely
alignment of that road. (Clarification)

Tree Disposition Plan

1

2.

3.

4,

Updated Tree Disposition Plan to include several trees omitted from original submittal.
Calculations were updated, showing an increase in percentage of protected tree inches saved to
77%. (Clarification)

Expanded note 4 to clarify the requirements for Tree Care Plans. (Heritage Tree Foundation
Reguest)

Expanded note 5 to further restrict activities within the 3% CRZ of Signature Grove Trees.
{Heritage Tree Foundation Reguest)

Tree 3082 has been removed from the Tree Disposition Plan and Table because it was an 18"
tree and does not meet the definition of a Protected or Heritage Tree. {Clarification)

Design Guidelines

1.

The Development District Map (Figure 2.3 on page 7) was updated to reflect the new Jackson
Avenue alignment. (Clarification)

Section 2.4.3 has been updated to reflect the correct park spaces and to allow "Park buildings
and park structures” as permitted uses within the parks and open space. (Clorification)

The PUD Land Use Plan (Figures 2.5 and 2.5.1 on pages 9 and 10) has been updated with the
new sheets. (Clarification)

The Master Framework Plan (Figure 3.3 on page 13) has been updated to reflect the new
Jackson Avenue alignment. (Clarification)

The Bull Creek Road section (Figure 3.4.1 on page 14) has been updated to include a northbound
bike lane. (ZAP Recommendation)

The Retail Main Street section (Figure 3.4.2a on page 15) has been updated to allow for
alternative parking configurations. (Per meeting with City Staff on 8/9/16)

An alternative Retail Main Street section (Figure 3.4.2b on page 16) has been added to allow for
a potential parkway configuration. (Per meeting with City Staff on 8/9/16)

An additional street section (Figure 3.5.8 on page 25) has been added to allow for a slip road.
{Per meeting with City Staff on 8/9/16)

Section 3.6.2 regarding Typical Traffic Circles has been updated to clarify language and note that
this is an optional facility. {Clarification)



10.

11.
12.

13,

14,

15.

16.

17.

18.

19.
20.

21.

Sections 4.3.1 (g), (h), and {i) have been updated to allow the slip road. (Per meeting with City
Staff on 8/9/16)

Section 4.3.2(b){4) has been added to allow for tandem parking. {clarification)

Section 4.3.2(c){5) has been clarified that the front setback for front-facing garages is 5'.
(Clarification)

Section 4.4.1(a) has been clarified regarding the reqguirement for pedestrian building entries.
(Clarification]

Section 4.4.2{e}(5} has been added to clarify that glazing requirements do not apply to parking
structures. {Clarification)

Section 4.4.3(c} and Figure 4.4.3 have been added to govern residential development adjacent
to parks. {Condition of PARD Superiority)

Section 5.2.1 has been updated to reflect the correct park spaces. {Condition of PARD
Superiority)

Section 5.2.4 has been revised to refer to the 1.25 acre park on Bull Creek Road as the “Pocket
Park” rather than the “Neighborhood Park”. {PARD Request)

The Framewaork Plan on page 36 of the March 2016 document has been removed because it was
redundant. (Clarification)

The PUD Parks Plan (Figure 5.1 on page 39) has been added to the document. {Clarification)
Section 5.5.1 regarding Community |dentity Signs has been updated to clarify intent.
{Clarification)

Typos have been corrected throughout the document that do not change the language or intent
of the text. {Clarification)

Master Plan

1.

For reference, we are including a more current iteration of the Conceptual Master Plan.
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