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ZONING CHANGE REVIEW SHEET

CASE: C14-2010-0174 — Platinum Onion Creek Z.A.P. DATE: December 7, 2010

ADDRESS: 11206 South N 35 Service Road Southbound; 11301 Old San Antonio Road

OWNER: Haviland Lake Partners, LP AGENT: Smith, Robertson, Elliott,
(Jeffrey N. Drinkard) Glen, Klein & Douglas, L.L.P.

(David Hartman)

ZONING FROM: CS-MU-CO TO: MF-2 AREA: 43.125 acres

SUMMARY STAFF RECOMMENDATION:

The Staffs recommendation is to grant multi-family residence low density (MF-2) district
zoning.

The Restrictive Covenant addresses an update to the Traffic Impact Analysis prepared for
C14-04-00l9 and C 14-04-0020 by the Transportation Review Staff of the Planning and
Development Review Department, dated November 22, 2010.

ZONING & PLATHNG COMMISSION RECOMMENDATION:

December 7,2010:

ISSUES:

The Onion Creek Homeowners Association has provided a letter in support of the proposed
rezoning case, which is attached at the back of this report.

DEPARTMENT COMMENTS:

The subject tract is used for agricultural production, and is zoned general commercial
services — mixed use — conditional overlay (CS-MU-CO) by way of a 2004 case known as
Double Creek Village — Phase II. The tract has access to East FM 1626 Road and Onion
Creek Parkway, which is built as a driveway extending west of the 111 35 service road.
Although the tract has frontage on Old San Antonio Road, access is prohibited as established
by an updated land use plan approved for Phase II in October 2005. There is undeveloped
property within Phase II adjacent to the east (CS-MU-CO), a tract proposed for convalescent
services as well as existing apartments to the south (GO-CO, MF-2, both part of Phase II),
undeveloped land and single family residences across Old San Antonio Road to the west
(County), and undeveloped land to the north (GR-MU-CO; GR-CO; CS-MU-CO). Please
refer to Exhibits A (Zoning Map) and A-l (Aerial View).

The Applicant proposes to rezone the property to the multi-family residence low density
(MF-2) district so that it may be developed with a total of 924 apartment units. The
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remainder of the area rezoned in 2004 and 2008 that is not part of this rezoning application
is located on Old San Antonio Road and south of the FM 1626/11135 Service Road
intersection, and retains GO-CO and CS-MU-CO zoning, respectively as described above.
While the current zoning of the property requires compliance with the City’s commercial
design standards, apartments constructed under multifaniily residence (MF) zoning districts
are not subject to this requirement. The access restrictions to Old San Antonio Road would
not change from that approved by the 2005 updated land use plan. The Restrictive Covenant
attached to the original 2004 case would remain in place and a second Restrictive Covenant
would be recorded with this application that updates the conditions of the Traffic Impact
Analysis. Please refer to Attachment A.

Staff recommends MF-2 zoning (up to 23 units per acre), as multifamily residence use is
allowed with the original 2004 approval, and is consistent with the adjoining portion of
Double Creek Village — Phase II to the south and bordering Onion Creek.

EXISTING ZONING AND LAND USES:

ZOMNG LAND USES
Site CS-MU-CO Agricultural production
North GR-MU-CO; MY-3- Undeveloped

CO; GR-CO; CS
MU-CO; CS-CO

South GO-CO; MF-2 Undeveloped; Apartments
East CS-MU-CO Undeveloped
West County Undeveloped; Single family residences; Office

AREA STUDY: N/A TIA: An update to the TIA is required -

Please refer to Attachment A

WATERSHED: Onion Creek DESIRED DEVELOPMENT ZONE: Yes

CAPITOL VIEW CORRIDOR: No SCENIC ROADWAY: No

NEIGHBORUOOD ORGANIZATIONS:

26— Far South Austin Community Association
627 — Onion Creek Homeowners Association
742 — Austin Independent School District
786— Home Builders Association of Greater Austin
1037 — Homeless Neighborhood Association 1075 — League of Bicycling Voters
1113 — Austin Parks Foundation
1200— Super Duper Neighborhood Objectors and Appealers Organization
1224 — Austin Monorail Project 1228 — Sierra Club, Austin Regional Group
1258 — Del Valle Community Coalition
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SCHOOLS: 3
Menchaca Elementary School Paredes Middle School Akins High School

CASE HISTORIES:

NUMBER REQUEST COMMISSION CITY COUNCIL

C14-2010-0027 — GR-MU-CO to To Grant MF-3-CO Approved MF-3-CO as
Colonial Grand at MF-3 with the CO for a max. Commission
Cityway — 11001 of 430 units, 5,753 recommended (5-27-
South Vt Street trips, prohibit access to 10).

Old San Antonio Rd.
north of the site, and to
Old San Antonio Rd.
east of the site until it is
upgraded and realigned

C 14-2008-0220 — I-RR; CS to CS- To Grant CS-MU-CO Approved CS-MU-CO
Double Creek MU-CO with the CO for a list of with a Restrictive
Village — 10200- prohibited uses, and the Covenant for the
10614 South IN 35 conditions of the TIA conditions of the TIA,
Service Road and a Street Deed for
Southbound the r-o-w for a new

loop road between FM
l626andN 35 as
Commission
recommended (1 1-18-

,______________ 10).
C14-06-0063 - GR-CO to OR- To Grant GR-MU-CO Approved GR-MU-CO
Riddell Tract 2 MU-CO with the CO for 18 as Commission
Rezoning — 11100 u.p.a., prohibits access recommended (5-25-
South Vt Street to the existing Old San 06).
(related to above Antonio Road, and a
case) list of commercial uses
C14-04-0018 - I-RR to OR To Grant GR-CO with Approved GR-CO as
Double Creek conditions. The CO is Commission
Village Tract 2— for a list of prohibited recommended (6-17-
1l001-llll9Block uses, andprohibits 04).
of South Vt Street — access to Old San
(related to the two Antonio Road.
cases listed above)
C14-2008-0196 - CS-MU-CO to To Grant GO-CO with Approved GO-CO as
Onion Creek Plaza GO the CO to prohibit Commission
Nursing and residential treatment recommended (10-23-
Rehabilitation 08).
Center— 11411 Old



RELATED CASES:
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The property was annexed into the fiull-puose City limits on June 21,2004 (C7A-04-004).

The rezoning area is part of the Double Creek Village — Phase 11 zoning case (approximately
124 acres) completed in June 2004 (C14-04-0020). The zoning case consisted of two tracts:
Tract 1 was zoned CS-MU-CO with the conditional overlay prohibiting several of the more
intense CS uses. Tract 2 was zoned multifamily residence—low density (MF-2) district. A
Traffic Impact Analysis was approved along with the 2004 zoning application. The
southwest corner of Tract 1, approximately 4.35 acres, was rezoned to GO-CO in October
2008 in order to allow for a convalescent services facility (C14-2008-0196).

The property is a portion out of Block “B” of Double Creek Village, a subdivision recorded
on December 21, 2006 (C8-05-0076.OA). Please refer to Exhibit B.

In February 2008, an administrative site plan was approved for 1,200 linear feet of 8-inch
wastewater lines and 500 linear feet of 12-inch wastewater lines, and associated
improvements (SP-2007-0432D).

There are no subdivision or site plan applications on the property.

C 14-20 10-0 174

San Antonio Road
C14-04-00l9 — I-RE. (Upon To Grant CS-CO with a Approved CS-CO as
Double Creek Annexation) to list of prohibited uses Commission
Village-Phase II — CS and conditions of the recommended, with
11000-11100 Block TIA. Restrictive Covenant
of South 111-35 for the TIA (6-17-04).
Service Road
Southbound
C14-03-0053 — I-RR to CS To Grant CS-CO for Approved ZAP
Double Creek Tract 1; GR-CO for recommendation (12-
Village — 11000 Tract 2, with 11-03).
Block of South if!- conditions. CO is for
35 Service Road list of prohibited uses;
Southbound and prohibits access to

Old San Antonio Road.
Restrictive Covenant
for the Traffic Impact
Analysis.

ABUTTING STREETS:



CITY COUNCIL DATE: December 16,

ORDINANCE READINGS: 1st

ORDINANCE NUMBER:

CASE MANAGER: Wendy Rhoades
e-mail: wendy.rhoades@ci.austin.tx.us
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TO:
CC:
FROM:
DATE:
SUBJECT:

Wendy Rhoades, Current Zoning Division
Scott Feldman, P.E., Alliance Transportation Group
Joe Almazan, Land Use Review Division
November22, 2010
Platinum Onion Creek
Zoning Case No. C14-2010-0174
Double Creek Village Phase 2 Traffic Impact Analysis (TIA) Update

C,

The Transportation Review Section has reviewed updated information for the traffic impact analysis
update for the Double Creek Village Phase 2 dated October 12, 2010, prepared by Scott Feldman,
RE. with Alliance Transportation Group, and provides the following comments.

Trip Generation

The Platinum Onion Creek project is proposed for rezoning on 42 acres of the 127 acres within the
Double Creek Village Phase 2 project. The property is located in south Austin on the northwest and
southwest corners of the intersection of FM 1626 and IH-35. The original TIA was approved on March
31, 2004 with zoning cases — C14-04-0019 and C14-04-0020 for mixed use development as shown
below:

2004 Land Use Plan Size (sg.ft)
Drugstore with Drive-Thru 15,000

Shopping Center 400,000
Home Improvement Superstore 175,000

Fast Food Restaurant 18,750
High Turnover Sit-Down Restaurant 11,375

Specialty Retail 32,500
Hotel 300 rooms

Apartments 400 dwelling units

Based on the original land use assumptions from the TIA prepared by Wilbur Smith and Associates,
the development was estimated to generate 43,514 unadjusted trips per day and 3i,980 adjusted
trips per day (based on reductions for internal capture and passer-by trips from the unadiusted trips).
The estimated completion date for the project was planned for late 2005.

On October 10, 2005, an updated land use proposal for the 127-acre property was approved based
on a TIA Addendum for the Double Creek Village Phase 2 project dated August 4, 2005 prepared by
Wilbur Smith and Associates. The addendum was submitted after approval of the 2004 zoning cases
in order to update the proposed land uses and access locations from the original proposaE The
estimated completion date for the project was planned for late 2006. The table below shows the
updated land uses for the proposed development:
Platinum Onion Creek/Double Creek Village Phase 2 Traffic Impact Analysis Update
C 14-20 10-0 174

Page 1 of3
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cq
2005 Land Use Plan

Drugstore with Drive-Thru EEEEEEEEEELEEZEE1a
Shopping_Center

High Turnover Sit-Down Restaurant 32,000
Free Standing Discount Store 173,890

Electronic Superstore 40,000
Financial Services (Bank) 4,100

Fast Food Restaurant 7,500
Fast Food Restaurant with Drive-Thru 3,750

Apartments 450 dwelling units

Based on the update to the proposed land use assumptions from the TIA Addendum, the
development was estimated to generate 40,528 unadjusted trips per day and 29,681 adjusted trips
per day (based on reductions for internal capture and passer-by trips).

With zoning case C14-2010-0174 and the multi-family (MF-2) zoning request, an update to the 2005
land use plan is proposed on 42-acres out of the 1 27-acres. The applicant proposes to develop a
total of 924 apartment dwelling units. Based on the Institute of Transportation Engineer’s Trip
Generation Report (8Th ed.), the trip generation is estimated to be 5,723 trips per day.

Land Use Size (sg.ft.) Zoning Case Approval Date
i Apartments 924 dwelling units C14-2010-0174 I Pending j
To date, 350 apartment dwelling units of the original 450 apartments have been constructed as part of
the 127-acre Double Creek Village Phase 2 development. The trip generation from the built-out
apartments is estimated to be 2,352 trips per day. This apartment development was approved as the
Colonial Grand at Double Creek Apartments in 2007 with the site plan application SP-2006-0135C as
shown below:

( Land Use Size (sq.ft) Site Development Approval Date
I___________________________________ Permit
L_ Apartments 350 dwelling units SP-2006-0135C 07/2012007

In addition, a convalescent care facility was approved as part of the 127-acre Double Creek Village
Phase 2 development. The trip generation from the convalescent care facility is estimated to be 6,696
trips per day. This 120-bed convalescent care facility was approved as the Meridian Senior Living
Facility in 2009 with site plan application SP-2008-0541 C as shown below:

Land Use Size (sq.ft) Site Development Approval Date
Permit

Convalescent Services 44,410 or 120-beds SP-2008-0541C 11/15)2009

The combination of the built-out 350 apartments, the approved convalescent care facility, and the
proposed 924 apartments with zoning case C14-2010-0174 will result in a total of 14,771 trips per
day. With these developments, there will be 14,910 trips per day remaining out of the approved
29,681 trips per day from the 2005 land use plan for the Double Creek Village Phase 2 pcoject.

Platinum Onion CreekiDouble Creek Village Phase 2 Traffic Impact Analysis Update Page 2 of 3
C14-2010-O 174



Assumptions and Recommendations

The applicant has agreed to comply with all other assumptions and traffic related characteristics from
the approved TIA Addendum for the Double Creek Village Phase 2 project dated August 4, 2005
prepared by Wilbur Smith and Associates, and the staff recommendations from the TIA memorandum
prepared by Emily Barron, Transportation Review Section dated October 10, 2005. A copy of the staff
memorandum is attached for reference.

If you have any questions or require additional information, please contact me at 974-2674.

oe R. Almazan
Development Services Process Coordinator
Land Use Review Division/Transportation Review Section
Planning and Development Review Department

Platinum Onion Creek/Double Creek Village Phase 2 Traffic Impact Analysis Update Page 3 of 3
C14-20 10-0 174
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TRANSPORTATION GROUP

TECHNICAL MEMORANDUM

To: Joe Aisnazan
Watershed Protection and Development Review
City of Austin
Austin, Texas 78767

From: Scott A. Feldman, P.R. P.T.O.E.
Alliance Transportation Group, T.B.F.E. Finn No. 812
11500 Metric Blvd., Bldg. M-1, Ste. 150
Austin, Texas 78758

Re: Double Creek Village — Phase 2, TIA Update

Date: November 29, 2010

Alliance Transportation Group, Inc., has been retained to examine the trip generation for
Double Creek Village —Phase 2 in Austin, Texas. The total area encompassed by this
development is 127.573 acres. The original TM for this development was completed in
February of 2004, and then updated in August of 2005. The August 2005 updated TM assumed
the following land uses:

• Drugstore 15 KSF
• Sit Down Restaurant 32 KSF
• Free Standing Discount Store 173.89 KSF
• Electronics Superstore 40 KSF
• Bank 4.1 KSF
• Shopping Center 255.8 KSF
• Fast Food Restaurant wo/ Drive Thru 7.5 IKSF
• Fast Food Restaurant w/ Drive Thru 3.75 KSF
• Apartment 450 units’

With the August 2005 land use assumptions, using the TM memo prepared by Emily Barton of
the City of Austin in October of 2005, the development was proposed to generate 29,681
adjusted daily trips. A copy of this memo is attached as a reference.

An updated development proposal is underway which would use MF-2 zoning on 42 of the 127
acres within the project. The purpose of this study is to evaluate the trip generation for this
updated land use and determine the remaining trips which could be allocated to the entire site.

11-29-ic

11500 Metric Blvd. Bldg Ml, Ste 150 ‘Austin, Texas 78758 * Phone 512.821.2081 * Fax 512.821.2085
w.allia ncetransportation. corn
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Also of note, a 4.355 acre convalescent care facility was approved as part of the overall
development in 2008, generating 6,696 trips per day. A copy of the TIA determination form for
this project is also attached for reference. Additionally, 350 of the originally proposed 450
apartments have been constructed. These generate 2,352 trips per day.

The proposal for the 42 acre multi-family development would entail a total of 924 housing units.
Based on the guidelines in the 4Th Trin Generation Handbook, the regression equation
provided in the 8th Edition of Trip Generation is used to calculate the daily trips. Utilizing this
equation yields a total of 5,723 adjusted trips. The combination of the Convalescent Care
facility, the existing 350 apartments arid the proposed 924 apartments results in 14,771 adjusted
daily trips.

With these two proposed developments arid the existing 350 apartments, there are 14,910
adjusted daily trips remaining which can be applied to future site plans within the 127 acre
project.

If you have any further questions regarding this matter, please feel free to contact us at 512-821-
2081.

ATFACHMENTS

Double Creek Village — Phase 2 Page 2



To:
CC:

Reference:

qctoer 101 2005
P1< Qlcyere, Wilbur Smith and Associates
Michelie PJlen, DSWMVI(
ark Dvinkard
Master File — C1404-Q019 and 014.04-0020
Double Creek Village Phase Ii TIA AddenØum

cA
j0

The Tr,nsportatIo Review SØctlon has reviewed the Traffic impact Analysis Addendum for Double
Creek Village PhAse II, dated August 4, 2006, Ørepared by P1< Okyere, Wilbur Smith and Associates,
and offers the following comrnent&
TRIP GENERATiON

Double Creek VUlQe is a 126.573-acre development located In south Austin on the northwest and
souflwest corners of the Intersection of FM 1626 and 11-1-35

The prppes*y Is curre,ntiy undeveloped and zoned OS-MU-CO. MF-2, and QS-CQ. An a4dendqm to
the TIA was flied after approval of the zoNrig cases In order to update the proposed uses and access
locations from the original proposal. The estimated completion of the project Is expected in the year
2006.

The tae below Show The adjusted trip generation by land use for the proposed development:
r Table 1. AdJusted m Generation

LANP USE Size ADT

Drugstore wWi DrivóThn.i — 15000 992
Sit Down R9tsurant 32000 - 3,297

. Free StandIr.Qqnt $tore 173,890 8,083

Ele&onlqwSupirWq 40,000 T4U
)•GI5 4.100 557 -

Shcçç1aQCniw EEI5W 8,238 -

%PbpdReateuñ .,, QjiveThru 7,500 3,008
ifas: Wo R8staur.ntsii Oilv Thai 3ThQ 1,042
Apertmenta 45Ddu 3,024

TOTAL 29,681

ASSUMPTIONS
1 Traffic growth rates provldsd by the City of Austin were as follows:

TabW2. Growth Ritéspertear

Ràkjqy Segment

I Au Roads 6.5% -—



Cs
2. In addition tp these growth rates, background traffic volumes for 2003 Included estimated traffic 6volumes for the fohoW1n9 projecip:

• Fairfield 8t Slaughter Creek S-01-Q94C
e Terrpc at Onion Creek
• SpthpØApartrnaots SP-00-2096C
• ønipn creek Sqo. 100 SP020041D
• Onion CrepOfflqePark Sp..*Q140p
• sumpnMnow s-o&osesc
• Parkalde at Slaughter Creek C00?0198

Watrstpne SP.0506830
a Harrell ‘Trçt C14t05-0014
• Keesee Tract C14-05-114
• CreekhIli Plaza (iNal Mart) SP-03.0263C

3. Pass By and internal Capture Reductions were taken as follows:

table 3. Summary o(Pass-By and intem& Capture Reductions

Pass.By Reductions %
Land Use

____________ _________

Reduction
AM PM

FreeStandingDlicountStore 0 17 5
Shopping Center 20 30 5

Eiectronbce Superetore 0 20 5
Drugstotewltl4DdvemnJ 10 25 1

Sink 25 -— 60 40
Sit Down Restaurant it 20 4

Past Food we! Drive Thru 33 43 5
Fastpoodw/DHveThru 133 43 6

4. No reductions were taken for pass-by, Internal capture or transft use.
EXISJ1NG AND PLANNED ROADWAVS

South 0 Street — çOUth l’ Is Ipc$ed west of the site and Is classified as a four-lane undivided minor
arterial In the Roadway Plan. The traffic volume on South 1” street north of Slaughter Lqne was
approxImately 7,1 lOvpd In 1997, This roadway Is classified as a prioplty 2 rqute In the lcy.qIe Plan.

IH 35 — This roadway Is pleesifled a a six-lane freeway. The traffic volumes for year 2000 on II’! 35
near Slaughter L1ane were I 15000vpd. The Austin MetrocQiltari Area Tranepprtatlon PLan classifies
lH 35 as an eight-lane freeway with HOV lanes between William Cannon Drive and Slaughter Lane
and as an elght4ane freeway between Slaughter Lane anØ FM 1626 In 2O5 The southflound exit
ramp south 6? Saughter Lane near the interctIon of Turk Lane wilt be extended by TXDOT ThIs
roadway is in the Bicycle Plan as a priorIty 2 route.

FM 1626 — This roadway is classified as a 2 lane undivided major arterial with traffic volumes of
8,5êovpd In 2002. A portion of this roadway i planned to be widened as part of the Double Creek
VIlla9e Phase II 914 This roadway is classified as a Prlodty 2 route in the Bicycle Plan.

Double Creek Village Phase II — TIA Addendum Page 2



The TIA aJyeØ 12 intersectlorm Existing and projected levels of service are as follows assuming
that all improvements recommenØd in the Tli% are bulk:

iQbW 3. LevOl of Sèrvlce

__

D

IC C

‘B C

B C

B C

B B

RECOMMENDATIONS
I) Prior to qpprovai of the i site plan on the property,

Improvements:
fiscal Is required to be posted for the following

Intersection Improvements -

11-1-35 SBFR and Onion Creek Regtipe for I Shared Right and
Parkway Through and Oe shared Left and

Through
Onion Creek Par)cway at 11+35 Reetripe over pass from 2 ES lanes

overpaBs andi WeLaneto I ES lane and 2
WS lanes

tiidmteØ corn t t4iq kpgoven*nts Ia W6H fl çtij $fllp lI bi mgulr,4 o pa
qpUJW opø usd1 pq&ed for thulC improvem.ntç prior to mleae of dn9 sib dsy&ópmenl poniili on
my portIon of (ha prçpdy.

2) The applicant is required to enter into an 4dvanced Funding Agreement with TXDOT for
construction of cieceierstlon/açoeleratlon lanes along the site frontage atthe time the driveway Is
submlttaq for site evelopment approval. Each agreetrient is required to be compited prior to
approval of the assoolpted site devøloprnent permit. Right-ofwsy dedication may be required at
the Urns of site plan for the deceleration/acceleration lanes. The TIA assumes these lanes to
Driveways D, S aric$ F

3) TXDOT has appr9ved this addendum arid agreed to construct and fund several improvements
assumed In the TIA. Their approval Is attached.

4) The TIA addendum review fee for this addendum is required to be posted prior to release of any
site development petmit on the property. This fee Is $1870.

• 2003 aobssija
lntersectlop Existing Forecasted

AM PM AM PM
Wayne RIddÔH afFM 1826 C A A

SóutñFirstatFM1626 C C B B
Old San Antonio Road and FM 1626 C A A

IH45SBffRWndFMIB2S C’ C A A
11+35 SBFR an Onibn Creek Overpass ‘A A B B
11+35 NBFR and Onion Creek OVerpass

FM 1626 and Driveway A
FM f32S and DrhiOway B

FM 1626 wid Driveway C

A1A C C

lii 35 SBFR ahd Dnveay D
. 1H35SBPRándbrivewayE

PH 35 SBFR and QrIvWay F 1

S

j
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5) Access to Old San Antonio is prohibited. £
6) AdditIonal right-of-way dealcation and!or reservation may be required with the subdivision andlor I.

site plan for boundary roadways including possible upgrades to existing facilities.
7) Development of this property should be limited to uses and Intensities which WHI not exceed or

vary from the projected traffic conditions assumed in the TIA, including peak hour trip generations,
traffic distribution, roadway conditions, and other traffic related characteristics.

If you have any questions or require additional information, please contact me at 974-2788.

Emily M.
Sr. Pnnr — Tmlnportntlon Review Slaff
Watershed Protection and Dova4opment Revbew

Datib)e Creek ViNtage Phase I) — TIA Addendum Pane 4



INTEROFFICE MEMORANDUM

i:3
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Date: March 31,2004

To: Wendy Walsh, Case Manager

Reference: Double Creek Village — Phase 2

C14-04-0019 and C14-04-0020

Traffic Impact Analysis

The following are staff comments on the traffic impact analysis for the proposed Double
Creek Village Phase 2 deve4opment.

TRIP GENERATION

Double Creek Village Phase 2 consists of three tracts totalIng 127.573 acres multi-use
development located at FM 1626 and IH-35 South. The proposed development plans include
a mix of retail and restaurant, and the proposed completion of the project will be expected in
the year 2005. Wilber Smith Associates prepared the TIA for the project in Februaiy, 2004.
The TIA assumed that the proposed development would consist of the following land uses:

Drugstore 15,000 s.f.

Shopping Center 400,000 s.f.

Home Improvement Superstore 175,000 s.f.

Fast Food Restaurant 18,750 s.f.

High Turnover Sit-Down Restaurant 11,375 s.f.

Specialty Retail 32,500 s.f.

Hotel 300 rooms

Apartments 400 units

Based on the standard trip generation rates established by the Institute of Transportation
Engineers (ITE), the development will generate 43,514 unadjusted daily trips (ADT). Of
these, 2,058 trips will occur during the morning peak-hour and 3,251 will occur in the evening
peak-hour.

Below, Table 1 summarizes the adjusted site trips by subtracting the internal capture and
pass-by trips from the unadjusted trips. The total number of daily adjusted trips is 31,980.

1



ASSUMPTIONS

A composite growth rate was developed using the adjacent roadways traffic vdumes, which
were provided by the Transportation Planning Programming DMsion of the Texas
Department of Transportation. Traffic volumes from 1998 to 2001 yielded a 5.7% average
annual growth rate. With the extension of South 1a Street to FM1626, the annual growth rate
was increased to 6.5% to account for the additional trip diversion. It should be noted that the
background traffic growth for the Knolls at Slaughter Creek was determined separately and
applied as background traffic since the subdivision is expected to double in size over the next
two years. In addition, traffic from several other previously approved projects, lndudWig
Phase I and Tract 2 & Double Creek Village, was included as background traffic. Some
traffic on FM 1626 was also redistributed due to the anticipated construction of Stablewood
Dr.

EXISTING AND PROPOSED ROADWAYS

FM 1626 - exists as a two-lane roadway and is classified as a Major Arterial in the Austin
Metropolitan Area Transportation Plan. Average daily traffic in 2003 Is approximately 9,300
vehicles per day. TXDOT is developing plans to widen the road with a variable cross-section
(3 to 5 lanes with shoulders) between proposed SH 45 and IH-35. However, this
improvement is not yet funded. flOOT has also committed to instafling additional traffic
signals along FM 1626 as traffic warrants.

Wayne Riddell Loop — provides direct access to the Knolls at Slaughter Creek Subdivision.
The roadway exists and is classified as a neighborhood collector street. The 24-hour traffic
count on Wayne Riddell was 1,469.

South i’ Street - The roadway exists in a four-lane divided configuration and is classified as
a Minor Arterial roadway by the City of Austin Metropolitan Area Transportation Plan. The
traffic count for S. 1 Street is 3,254 south of Slaughter Lane. ThOOT has funding approved
to Install a traffic signal at S. 1 and FM 1626.

111-35 Southbound Frontage Road at FM 1626 — is Inctuded In the City of Austin
Metropolitan Area Transportation Plan. The lH-35 Southbound Frontage Road is constructed
as a 2-lane one-way roadway.

111-35 Northbound and Southbound Frontage Roads at Onion Creek Parkway — Onion
Creek Parkway is constructed with a northbound turnaround lane, a shared thru and left turn
lane (northbound) and an east bound thru lane, which leads to the entrance of the Onion
Creek Golf Course Community. In addition, a one westbound lane exists In order to allow
traffic to turn left (south) on to the IH-35 Southbound Frontage Road.
lH-35 Northbound and Southbound Frontage Roads at Slaughter Creek Overpass —

Slaughter Creek Overpass is constructed with a left turn lane (southbound) and an east
bound thru lane and left turn lane (northbound). TXDOT is developing plans to reconstruct

(A
Home improvement Store 175,000 4,173 102 86 158 181
Fast-Food Restaurants (5) 18,750 6,593 304 205 145 127
Sit-Down Restaurants (2) 11,375 1,172 61 56 57 31
Specialty Retail 17,500 1.151 0 0 28 39
Hotel 300 rooms 2,329 102 66 94 83
Apartments 400 units 2,688 41 163 161 87
Total 31,980 857 727 1,176 1,138

2
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and expand the overpass and to widen the southbound frontage road to three lanes;
however, this project is not yet funded. TXDOT is also committed to installing additional I)traffic signals along the IH-35 frontage road as traffic warrants. 3.’
Old San Antonio Road - The traffic volume for the road is 1,194 west of IH-35. The
roadway is a 2-lane collector between IH-35 and FM 1327. In the Stablewood Subdivision
preliminary plan, Old San Antonio Rd. is shown to be terminated in a cul-de-sac south of
Chartes Akins High School. The TIA did not propose any direct access to this road from the
Double Creek Village site. The applicant Is proposing to widen the portion of Old San
Antonio Rd. south of FM 1626 to a 4-lane divided roadway, to connect with an extension of
Onion Creek Parkway.

Stablewood Dr. — Is part of the approved preliminary plan called Stablewood at Slaughter
Creek (C8-95-021 1.03). The proposed roadway would be built by the applicant as a 4-lane
divided collector street, beginning at the existing intersection of Old San Antonio Road and
RM 1626. It will follow the existing alignment of Old San Antonio Road for a short distance
north of FM 1626 and then diverge to a parallel route and connect with IH-35 at the Slaughter
Creek Overpass.

Onion Creek Parkway - currently exists east of *1-35. The applicant Is proposing to extend
it westward as a 4-lane collector street to a connection with Old San Antonio Rd.
TRAFFIC ANALYSIS

The impact of site development traffic on the existing area roadways was analyzed. Two
time periods and travel conditions were evaluated:

o 2003 Existing Conditions
a 2005 Build-Out Conditions

INTERSECTION LEVEL OF SERVICE (LOS)

The TIA analyzed 9 intersections, none of which are signalized. Existing and projected levels
of service are as follows with the proposed improvements mentioned in the nA. All
intersections will operate at an acceptable level with the Improvements assumed in the TJA.

Table 2. Level of Service

2003 2005
IntersectIon

AM PM AM PM

Wayne RiddellIFM 1626 C C B B

South FIrst/FM 1626 C C B B

Old San Antonio RWStablewood! FM C C C C
1626

IH-3558FR1FM1626 C C A A

*1-35 SBFRiOnion Creek Overpass A A B B

lH-35 NBFR/Orilon Creek Overpass A A B B

lH45 SBFRlSlaughter Creek Overpass B B A A

*1-35 NBFR/Slaughter Creek Overpass B B C C

Old San AntonIo RdJOnlon Creek Pkwy - - C D
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DRIVEWAY CAPACITY ANALYSIS

The TIA analyzed 13 driveways accessing the three tracts. All driveways will operate at an
acceptable level of service (D or better) with the Improvements assumed in the Thai.
ROADWAY CAPACITY ANALYSIS

The table below summarizes the roadway level of service for the year 2005. FM 1626 will
operate at an unacceptable level of service during the PM peak hour. TXDOT has agreed to
widen the road to a 5-lane cross-section to mitigate this condition.

Roadway Section AM Peak Hour PM Peak Hour
0 E

Old San Antonio Rd. between FM 1626 & Onion C C
Creek Pkwy.

OTHER TRANSPORTATION MODES

Capital Metro bus service is available to Akins High School, which is located about one-half
mile from the property to the north. However, for the purpose of the TIA no deductions in
traffic were assumed for transit ridership.

RECOMMENDATIONS

The TIA assumes that a number of improvements Will be made to area roadways by the time
the pitect is completed. Discussions between the applicant and TXDOT resulted in a
commitment from TXDOT to provide many of the recommended Improvements in the TIA
without cost participation by the developer (see attached memo). Consequently, the
developer should be subject to the following requirements:
1. Dedicate 120-feet of right-of-way and construct a 4-lane divided roadway along the
general alignment of Stablewood Dr. as shown on the approved preliminary plan, between
FM 1628 and the Slaughter Creek interchange at lH-35. This requirement will be addressed
with the final subdivision plat on the property, and the road will be constructed with the sits
plan for development of the tract. The road should be completed and open to traffic prior to
the issuance of any certificates of occupancy on the tract.

2. Provide exclusive left-turn lanes at all site driveways along Stablewood Drive and
Onion Creek Parkway. This requirement will be addressed during review of the subdivision
construction plans for Stablewood Drive and Onion Creek Parkway and is subject to
compliance with all ordinance requirements at that time.

3. Dedicate 70 feet of right-of-way from the centerline of FM 1626 from Old San Antonio
Rd. to S. First St. This requirement will be addressed with the final subdivision plat on the
property.

4. Dedicate 90 feet of right-of-way and construct Onion Creek Parkway as a 4-lane
divided collector street between IH-35 and Old San Antonio Rd. The road should be
completed and open to traffic prior to the issuance of any certificates of occupancy on the
tract.

5. Reserve 50 feet of tight-of-way along IH-35 for future expansion of the frontage road.
6. Provide preliminary schematic for the ultimate location and design of an upgraded
Slaughter Creek Overpass on IH-35.

7. Eliminate the existing driveway on lH-35 located 240 feet south of FM 1628.

_-_ _-_ __



CA8. Location of driveways is subject to approval at the time of site plan review.
9. Development of this property should be limited to uses and intensities which will not
exceed or vary from the projected traffic conditions assumed in the TIA, including peak hour
trip generations, traffic dIstribution, roadway conditions, and other traffic related
characteristics.

10. Submit two copies of the final version of the TIA incorporating all corrections and
additions. The TIA should be submitted before third reading of the zoning.

If you have any questions or require additional Information, please contact me at 974-2725.

George Zapalac
Watershed Protection and Development Review Department

CC: Bob Harnm, Wilber Smith Associates

Carol KamI, Fiscal Surety Officer
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A
Texas Department of Transportation

P.O. DRAWER 1M8 . AUSTW. TEXAS 787614426 • (512) 532-1000

- Octobel5,2003

it am wean
Waken Southwest
1)00 Nucces
Austin, Tan 78701

Dear Mr. Walters,

• Over the per seven) months we have been waking together to adthcss the bat usmparndmi access midcirculatioa 1tuiaus ftr die area ettund FM 1626 and IH-35. TxDOT eUvn$y iuppofl d pvopcel to
build & “backage mad” which would loop rouød your development mid connect with the SIeUghte CreekOvcspne and the Onion Creek Ontpns. We diltik this internal tow-lane roadway will better distribute

• regional lflffiO, to ff20 liljt Mi, d idii. tiiu ab a rn-as%utagi wd sysan.

As part of the nnspflfoa sobØo% 1DOT is devcl4àig savnl pmjcots In the ira wideb wili beoilitatod by your rlgtit of wayonatIen aM proposed designs. These iiqronmg. Inolodet

• Widening P141626 to a variable cton-aeotlon (3 lanes to S lanes) with shoulden&&ecn proposed SR 45 and W.35;
-. Reoosauedon — expamlon of the SlaugbwrtrcdcOverpasç
• LiItIJIIJSWI of a uafflo stsl at PM 1626 and South Ia Street (thi, is already approvedand fimdcd);
• lnpih.i4im of additional flMQ.IIWI&. along RI 16Th or the UI 35 frOntage road system,asnflownntç.nd,
• Reconscuödon and expansion of southbowid 01-35 frontage road to 3 lanes as tatTle

Please note that onlythe signal project at ft 1616 at South 1 Street Is Acided foveotcfrudkn.

Lass. tiw Austin District would be suppoidve of Travis CouMy Commissioner Dsugheny’s elibib to• stain .CAWO SThMM finding for p icqsofthe ‘bachge mar loop system or any oldie ndte sues.projeca ihe.Aisthi Diitict itdlcping. .

Ifyaq bave any csSmiç ph.te Ia know.

wnna

.0

Donald!. Nyland, S.
Areau

Rabeti I.. Stuard, P.!., fOOT, AnabntlelctEtten ofTrnpflhi

fl7flT DWS oh

2
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j6November 12, 2003

Mr. ton Nyland, PA
ixDOT. South Austin Area Office
28005.111-35. Ste. 100
Austin, Texas 78704

Re; RevIsion to Letter of October 28, 2003 regarding Double Creek VillageTranspoftalion EthprovaSents

• Dear Mr. Nyland,

I want to thank you for the dine you have spent with my coüsultant ieam and mereviewing the proposed transportation iml*ovcwents for FM 1626n1 111-35 mwwld Double• Creek Village. After working with your office It has been detcmbaed that we should not• realign existing FM 1626 to tie into the Slaughter Creek Overpass. Instead, ft has bceädetermined that an Internal 4-lane divided city street, connecting both the Slaughter CreekOverpass and the Onion Creek Overpass, would provide the best regional and local accesswhile reducing the traffic Impacts along the IB-35 frontage rded. The backage road wouldIntersect PM 1626 at the existing Old San Antonio Road intersection and utilize short segontsof Old San Antopio Road.
-

As a result of cur meetings, I propose to provide the follo’.*Ing improvements, at nocost to the State, as part of the Double Creek Village development:
. Provide 120’ of right of way and construct 4-lane divided “bsrirage road” between• FM 1626 and Slaughter Creek Overpass.
• Provide preliminary schemAtic for ultimate location and design of telocatEdlupgradedSlaughter Creek Overpass.
• j> 30 fret of right of way, betweenexisting Old San Antonio aM 111-35 frontage:road, tbr FM 1626.
• Reserve 50’ of rIg Ok way along 111-35 tvntage, controlled by Double CreekVillage, far future expansion of 111-35. frontage — from 2 lanes io 3 lanet,• Continue to work with the school district, Travis Cony. ai4 area property owners tocomplete the “backage road” between FM 1626 aM Onion Creek Overpass.

itOOt.kwassnay

.

Ausni,Thcsiszoi
P511481.6404

-

. flx512.4114444Rut Est*n NVPsflefl
Ewt- wiitertw%wbcll.nci

• 2 dWt3lMtA7t-
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Thank you again 1* your time erd recommendations to address boØ the local andcgionil access aad’circWaffoñ issues Lu the area.

cc: Cominissioncr Gerald Dauierty1Travis County Precinct I
Bob Rnn’P.E. Wilbw Smith& Associates
Mike Weaver, Prime Stzatvgics, Inc.
MAchole Allen, DrenucStuait WoWMetcalfb von Icreisla, LLWP
Dan Robfln, AJSD

r.

William S. Walters, m

3
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SUMMARY STAFF RECOMMENDATION:

The Staffs recommendation is to grant multi-family residence low density (MF-2) district
zoning.

The Restrictive Covenant addresses an update to the Traffic Impact Analysis prepared for
C14-04-0019 and C14-04-0020 by the Transportation Review Staffof the Planning and
Development Review Department, dated November 22, 2010.

BASIS FOR LAND USE RECOMMENDATION (ZONING PRINCIPLES)

1. The proposed zoning should be consistent with the purpose statement of the district
sought.

The multi-family residence low density (MF-2) district is intended to accommodate
multifamily use with a maximum density of 23 units per acre, depending on unit size.
This district is appropriate for multifamily residential areas located near single family
neighborhoods or in an area for which low density multifamily use is desired.

2. Zoning changes should promote compatibility with adjacent and nearby uses.

Staff recommends MF-2 zoning (up to 23 units per acre), as multifamily residence use is
allowed with the original 2004 approval, and is consistent with the adjoining portion of
Double Creek Village — Phase II to the south and bordering Onion Creek.

EXISTING CONDITIONS

Site Characteristics

The site is undeveloped and unvegetated, and slopes gently towards Onion Creek, to the
south.

Impervious Cover

Within the Onion Creek watershed, the maximum impervious cover allowed by the MF-2
zoning district would be 60%, which is based on the more restrictive watershed regulations.

Environmental

The site is not located over the Edwards Aquifer Recharge Zone. The site is in the Desired
Development Zone. The site is in the Onion Creek Watershed of the Colorado River Basin,
which is classified as a Suburban Watershed by Chapter 25-8 of the City’s Land
Development Code. Under current watershed regulations, development or redevelopment on
this site will be subject to the following impervious cover limits:
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According to flood plain maps, there is a floodplain within, or adjacent to the project
boundary. Based upon the close proximity of flood plain, offsite drainage should be
calculated to determine whether transition zone exists within the project location. If transition
zone is found to exist within the project area, allowable impervious cover within said zone
should be limited to 30%.

Standard landscaping and tree protection will be required in accordance with LDC 25-2 and
25-8 for all development andlor redevelopment.

Trees will likely be impacted with a proposed development associated with this rezoning
case. Please be aware that an approved rezoning status does not eliminate a proposed
development’s requirements to meet the intent of the tree ordinances. If farther explanation
or specificity is needed, pJease contact the City Arborist at 974-1876. At this time, site
specific information is unavailable regarding other vegetation, areas of steep slope, or other
environmental features such as bluffs, springs, canyon rimrock, caves, sinkholes, and
wetlands.

Under current watershed regulations, development or redevelopment on this site will be
subject to the following water quality control requirements:

Structural controls: Sedimentation and filtration basins with increased capture volume
and 2 year detention.

Transoortation

An update to the traffic impact analysis is required and has been received. Comments are
provided in Attachment A.

Water and Wastewater

The landowner intends to serve the site with City of Austin water and wastewater utilities.
The landowner, at his own expense, will be responsible for providing any water and
wastewater utility improvements, offsite main extensions, utility relocations and or
abandonments required by the land use. Water and wastewater utility plans must be
reviewed and approved by the Austin Water Utility for compliance with City criteria. All
water and wastewater construction must be inspected by the City of Austin. The landowner
must pay the City inspection fee with the utility construction. The landowner must pay the
tap and impact fee once the landowner makes an application for a City of Austin water and
wastewater utility tap permit.

C14-2010-0l74

Development ClassWcation % ofNet Site Area % with Transfers
Single-Family 50% 60%
(minimum lot size 5750 sq. ft.)
Other Single-Family or Duplex 55% 60%
Multifamily 60% 70%
Commercial 80% [ 90%



C14-2010-0174 PageSo

Site Plan and Compatibility Standards

Site plans will be required for any new development other than single-family or duplex
residential.

Any development which occurs in an SF-6 or less restrictive zoning district which is located
540-feet or less from property in an SF-5 or more restrictive zoning district will be subject to
compatibility development regulations.

New development will be subject to Commercial Design Standards Exterior lighting (2.5),
Private Common Space, 2.7, any other applicable regulations that are amended prior to site
plan submittal date.



November 30, 2010

RE: C14-2010-0174

Ms. Wendy Rhoads
Planning & Development Review Department
505 Barton Springs Road, 5th Floor
Austin, Texas 78767-8810

Dear Ms. Rhoads:

The Onion Creek Homeowners Association supports the proposed zoning change to
MF-2 from CS-MU-CO for Case Number C14-2010-0174, located at 11206 South lH35
Service Road Southbound. The OCHOA feels the change will be a better use of this
property in terms of traffic and aesthetics. The property immediately south of this tract
is currently zoned and developed under MF-2.

Thank you,

Dick Perrone
Vice President, Infrastructure Chairman
Onion Creek Homeowners Association
512 282-7879

Cc: David Hartman, Haviland Lake Partners, L.P.


