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The Grove at Shoal Creek

1.0 BACKGROUND

L1 Theite

The sife for the Grove af Shoal Creex is an approximate 76-acre parce! in norih-central Austin, The property
was owned by TxDOT untll ARG Bull Creek acquired the site in early 2015 and initicted the planning process that
resutted in the Master Plan, Planned Unit Development {PUD) Zoning, and this document.

The Grove at Shoal Creek is surrounded by existing and established Central Austin nelghborhoods including
Allandale and Shogalmont o the north, Rosedale to the east, Ridgelea and Ookmont Heights 1o the south, and
Westminster and the Post West Austin Apartments fo the west. The site is accessed by Bull Creek Road 1o the west
and 435ih Street to the North, with the Mopac Freeway located just one block west of the site, There are existing
CapMetro bus routes on Bull Creek Road with siops adjacent to the sife. There are existing bike lanes on Bufl
Creek Road which are planned for improvement. The Shoat Creek Trail is also planned 1o eventually extend up
o the project site along Shoai Creek.

Topography on the sife falls from west fo 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 fhe site has slighfly

higher gradients and is dominaled by a large grove of herifage ook trees as well as Shoal Creek, which s the
site's eastern boundary. About 3.5 acres along Shoal Creek are in the 100-yvear floodpiain,
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Section 01. Background

1.2 Project History

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

The process began in January 2015 by surveying residents in Allandale, Bryker Woods, Highland Park Wesy/
Baicones, Oakmont Heights, Ridgeiea, Rosedale, and Westminster al two workshops, and also onfine,
Approximately 216 surveys were collected ot the workshops, and 488 were token online for o fotal of 704 surveys.
Using these survey resulls, the team developed a vision for The Grove that reflects the communify's collective
vision in ferms of ifs residential and comemercial 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 Coaitition, a group formed in 2012 to help craft ¢ vision and
voice for sustainable development on the land ARG Bull Creek purchased from the State of Texas in late 2014,
as well as the more recently formed Friends of The Grove.

The effort fo publicize these meetings, events, and activities has inciuded hundreds of signs and thousands of
pleces of direct mail. The feam 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 atf Shoal
Creek and is incorporated as part of the Planned Unit Development with the City of Ausiin, These guideiines are
infended 1o supplement the zoning provisions of The Grove at Shoal Creek Planned 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)L

The Design Guidelines are nof intended fo be prescriptive solutions that dictate a particutar style, but rather
performance criteria that can encourage diversity, creativity, and innovation within the framework established
here. The Design Guidelines are organized info 5 Sections, This, the first Section, provides an introduction o the
property and the document, Section 2 provides an overview of the overal vision and PUD Requirements. Section
3 establishes a framework of streels and fransportation corridors that will form the structure of the community.
Thisis the foundation off of which Sections 4 and 5 are built, and many of the guidelines in the other Sections are
provided in relation fo the framework estoblishad in Section 3. Section 4 establishes the architectural character
of the community that will develop within that framework, and Section 5 establishes the landscape and open
space characier and establishes guidelines for Hghting and signage. The NACTO trban Street Design Guide
was ysed os o reference in formulating the street designs in these guidelines and may be a useful guide in
defermining appropriate solutions for conditions not specifically addressed here.



Section 02. Master Plan

2.0 THEPLAN

2.1 Vision

The Grove at Shoal Creek is envisioned as ¢ legacy-quality neighborhood and model for innovative
mixed-use urban infll development, This vision of community has three primary components: equity, economy,
and ecology:

Shift the conventional interaction
between developer + neighborhood
towards a shared purpose
refationship. As joint stakeholders
building community, Bulf Creek
shares its amenities with the broasder
coremunity to becomes a natural
extension of the surraunding
netghborhoods.

Create a2 financially viable and
profitable development model that
includes a range of market-rate
housing typologies and catalyzes
wrhan transformation beyond the
boundaries of the site,

Uttlize 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,

Build Buil 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 fhat vision, the development team for The Grove of Shoal Creek deveioped the following Guiding
Principles for the project. These principals where considered in developing the Master Plan and this document.

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

2.2.2. Develop o comprehensive bullt environment with high-quality parks and open spaces
shaped by massing and appropriately scated to their context

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

2.2.4 Establish o resiorative approach fo the development of the site by integrating sustainable
strategies and honoring the history and natural character of the land

2.2.8, Creale an economically viable development mode! that maximizes the mix of uses and
captures the essence of Austin fiving.

2.2.6 Shilt the conventional interaction between developer and neighborhood 1o o shared-
purpose relationship



Section 02. Master Plan

2.3  Development Districts

The projectis composed of two development districts and a number of park and open space elements. The
Development District Map below shows the conceptual layout of these distiicis 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 Architeciural Design Guidelines for that building will be based on the selected district.

The Development District Map shown here is conceptual in nalure and is not intended as a regulating
document. Land Use regulations shall be governed by the approved Land Use Plan in the PUD zoning ordinance
approved by the City of Austin on XXXX. Each bullding or project may select the most appropriate district for the
desired project if the project s located in a Tract where that district is alfowed, as described in 2.3 below.

WEST 45m« STREET
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“ Mimed-Use Disiiet
B :esicentiol District
[ porespace

*Plan is concepiual and subject fo
change per PUD Regulotions

Figure 2.3: Developrment District Map
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2.4  Description of Development Districts

2.4.1 The Mixed-Use District. The heart of the moster plan,
this district contains a vibrant mix of uses which may include
retall, office, high-density residendial, live/work, and/or
congregate care. This district is olowed inTracis B F, and G
of the Lond Use Plan.

2.4.2 The Residential District, This district contains o mix of
for-sale  and rental housing products including detached
residential, townhomes, row housas, live-work units, stacked
fials, and apartments. This district is allowed in ol Tracts of
the Land Use Plan.

2.4.3 Parks and Open Space, The parks and open space
component of The Grove af Shoal Creek shall consist, at o
rinimum, of the Signature Park, Pocket Park, Greenbell,
Plaza, and Bull Creek Road Trail, with approximate locations
and sizes os depicted in Figure 2.3




Section 02. Master Plan

2.5 Planned Unit Development Land Use Pian

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 reguiations for each fract, including height, FAR,
sefbacks, and impervious cover limitations for each parcel.
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Section 02. Master Plan

3.0 FRAMEWORK

3.1 infent

Section 3 of The Grove at Shoal Creek Besign Guidelines establishes standards and requirements for the
framework of streets, sidewalks, paths, tralls, alieys, and other circutation routes. These Framework Elemenis will
organize the site and define not only the site's fransportation system, but also some of its most impertant public
spaces ad pedesirian environments. The intent of this Section is fo:

i ‘ ' < 3.1.7 Create o basic framework for organizing the site and
ensuring that bulldings and other elements can relate
approprigiely fo the streel fo creale a cohesive visual
identily and attraciive street scene;

3.1.2 tnsure efficient pedestrian, bicycle, and vehicuiar
circulation that is people-oriented, promotes connectivity,
and prioritizes pedestrian and bicycles circulation over cars;

3.1.3 Creqale a high-quality street environment with street
frees and properly scated raadways and sidewalks;

3.1.4 Add urbanily {o the street by providing opportunities
for pedesirian friendly uses within and adjacent to the street;

3.1.5 bnsure that adequate vehicutar parking is
accommodoated and well integrated info the street
environment;

3.1.6 Provide opporiumnities for the infegration of green
infrastructure into the street environment;

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

3.2 Using This Section

This Section provides a Master Framework Plan indicating the overall iayout of streets and other circulation
potterns on the sife. Each streel, alley, or trail indicaled on the Master Framework Plon is keved 1o a specific
cross section defining is dimensions, characteristics, and features.

Jaskcon Avenue will be a publicly dedicated sireet within The Grave at Shaat Creek. All other streels in The
Grove ai Shodal Creek will be privately owned and maintained but permanently accessible to the public.
This means there is no public right-of-way, except for Bull Creek Road and Jackson Avenue. instead, this
document defines a “Street Zone” for each sireet, as well as supplemental *Greenway Zones” in cerfain
instances, These zones establish the area in which the Framework Section sels the design standards. Other
Sections of this document will set the Design Standards for spaces and elements oulside the Street Zone, and
may set standards for how those elements shall relate o the street using the Street Zone as a boundary line.

For the Retail Main Sireet, Green Streets, Secondary Relail Streels, and Residentiat Streets, the following

additional standards apply:

I. Public gccess and utility easements {where needed) shall be provided for the entirety of the private
street lengths. granting control o the City of Austin of all traffic elements for intersections between
public right-of-way and any private sireels/driveways within the development.

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

Dimensions are provided in the roadway sections that follow. Thase dimensions ore labeled os follows:

* Min: Represents the minimum alfowable dimension for this feature or space
* Max: Represents the maximum allowable dimension for this fealure or space
« Approx: This dimension is approximate and may be modified as needead by the design team

Tree spacing is aiso provided within the roadway sections. In all areas, tree spacings are meant o represent
an average spacing, dnd this average applies only 1o the length of the strest between intersections, Tree
spacing may be regutar of irregular as appropriate 1o the individual design of the sfreet and the limitations

of utitity locations, driveway locations, existing frees, and other existing or planned obstacies that may
interfere with tree placement. Street frees are generally located in o planting zone thatis a mimium of 7' wide.
The pignting zone shall be continuous and located adjacent fo the curb, Utility compatible trees may be
substituted for shade frees where utility conflicts exist. In some cases, trees may be provided adjacent fo the
Street Zone where ulility and/or driveway conflicts prevent the placement of the free within the street zone,

Rain gardens and biofitration facilities are also shown in many of these sections, The feasibility of these
features is subject o a number of engineering factors outside of the scope of these Design Guidelines
including slope, utility conflicts, etc. While the PUD ordinance requires a cerfain amount of these faciiifies,
and these facilities are generally allowable as shown and desired where feasibie, they are not required in
any given Streetf Zone or street section. Rather, the commitments made in the zoning ordinance to provide a
ceridin percentage of the site’s water quality through innovative water quality controls and to drain a ceriain
percenfage of the site's streets directly info rain gardens or other landscape features will dictate the minimum
requirements for these features.
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Section 03, Framework

3.3 Master Framework Plon

The Master Framework Plan provides an overview of the possible layout of streets and other framework
elemenis. Certain elements of the Master Framework Plan are considered Primary Framework Elements, The
generallocation and orientation of these Primary Framework Elements should be followed only minor variations
as appropriate to improve alignmenis or fraffic performance and optimize bullding parcels. By contrast final
alignment and orieniation of the Secondary Framework Elements is flexible and may vary fram the Master
Framework Fian so fong as the final arrangement still creates o well-connected framework consistent with the

intent of this Section.
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3.4  Primary Framework Elements

3.4.1 Bull Creek Road

The intent of Bull Creek Road is o create a high-quality edge for the project that is inviting and provides
exceptionalfaciiities for pedestrians and bicyclists. These standards define the relationship 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 govemnead by this document.

& CONCRETE BARRIER OR

: CIEHER SEPARATION DEVICE

& WRE, 8 PRETRRED

kb, 367 ¥

EXISTING  PROTECTED LARES AR ROADWAY WIDTH RATIVE
1ANDECAPE RIBELAME FER Tek RECOMMEMDIATION LANDSC ARG

M. T8
=+

EASANG SO I, T, GREEMWAY ) THE GROVE
HOMES TONE ATSHOAL GREEK

- kY BE REBUCES 10 & WHERE NGT NEEH
HHOTES:
i TRAIL SEGMENTS EESS THAN 12' I WEDTH FOR | ZNGTHT OF GREATER THAN HX' MAY
BE ALLOWED WETH APFROVAL FROM PUSLIL WORKS |
% THESQSTING CURE ALCNG THE WESTERN SITH OF SULE CREEX ROAD MAY REGHUIRE
REALICTMIAENT 85 A 15 pATNEMUM PEANTING TOME CANNOT BE ACHIEVED.
A, THE mHETHUSE TRad SHALL BE LOCATED WITHIN A PUBLIC ACCESS EASERMENT,

Figure 3.4.1: Bull Creek Road
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Section 03. Framework

3.4.2 Retail Main Street

The intent of the Retail Main Slreet is to create o wide, comioriable pedestrian environment that is conducive
o successiul retail uses and promaotes inferaction between users,
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3.4.3 Jackson Avenue Extension

The Juckson Avenue Extension is the site's primary collector road. The intent is to accommodate alarger volume
of vehicular fraffic than the site's other roadways while still promoting o high audlity pedestrian environment.
Two potential sections are provided fo allow for options with hiow this street deals with bicycles. A minimum of
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T PARKING ZOME i OPFTIGRAL ANL MAY BE REMOVED FROM SECTIOM. F PARKMG B REMOVED, BECELAME MAY BE
FEDURCED 3 5 WADAH, THIS Will REDUCE THE OVERALL WEDH OF YHE STREET JGNE RY ',

2, DEDICATED RIGHI-DEWAY SHALL BE A MIMIMUM OF 64, IF QYERALL STREET Z0NE 15 LARGER THAN d4d' THE ADDIRONAL W
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SELICATED RIGHT- OF-WAY 50 LOMNG AS AN AFPROPRIATE ZASEMENT 15 PROVIDED,

Figure 3.4.3.a; Jackson Avenue Fxtension
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Section 03. Framework

62’ of right-of-way shall be dedicated for Jackson Avanue. # the total Roadway Zone exceeds 62' of width, the
applicant may choose o dedicate additional right-of-way or o dedicate public access easements for the
remainder of the sireet zone. All roadway paving and bike lane / cycle frack paving must be contained within
the right-ol-way.

+

e
N

B
- ]
i
R L e
C =
NS m‘w/\i&i{\m’iﬁ@i\ e
®

_(\v i>)
N

+ &

+
+
*
+

+ +

- + o+ o+

+
Mt 4+

TREE LAWY

!
[a

LA
a
a # CYCLE
BN 5] ML T | agxinge 20 DRIVE EANES PARKING= TRACK | MNP IMIN 8
¥
SRE  TREE WM §' W uope TREE SIDE
WALK  LAWN BUMP-OUT HUME-OUY epaapanay LAWH  WALL

APPRON. 5270 STREET ZOME

*SEE MOTE 1. BELOW

MOTES:

1. FARKING IONE S OFTONAL AND MAY BE REACVED FROM SECTION. IF PARKNG & REMUOVEL, BIKE LANE MAY RE
REDUCED TO 5 Wi TH. THIS WiLL REDUCE THE OVERALL WAEHH OF THE STREET ZOMEBY 7.

2 DEDICATED RESHT-OF-WAY SHALL BE A MINRAEM OF 42, IF QVERALL STREET ZOE 15 LARGER THAN £ THE ADDMONAL WIlTH
MAY BE INCTHDED i THE RIGHT-OF-WAY OR THROUGH EASEMENTS.
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Figure 3.4.3.bx fackson Avenue Exfension
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3.5  Secondary Framework Elements

3.5.1 Green Streets

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

1. A S MIMEMM SIDEWALE AMTHA T MASMUA TREE LAWN ARE RECUTEED IE THE ROADWAY ARUTS A NON-RESIIENTIAL LSE,

2 WHERE THE ROADWAY ABIFS A PARK, THE REGUIRED SIDEW ALK ORF TRAR MAY 8E LOCATED WEHIN THE PARK S0 LONG AS T8 LOCATED
WETHIM 15" OF H4E ROADWAY,

3. WHERE THE ROADWAY ABUTS A PAR, HEADAM GR ANGLED FARKING MAY REFLACE PARALLE PARKING., IN THESE CASES, THE SHEET JONE WAL
MEET TO ENFANE A% NECERSARY 70 ACCTRMMODATE THIS PARKING LAYOUT.

Figure 3.5.1: Green Streefs



Section 03. Framework

3.5.2 Central Greenbelt

The Ceniral Greenbelt links the pedesirian and mixed-use zones of the site, and is designed to promote cosual
interaction betweaen residents and visitors fo the sife. ‘

- BROVITIE A MU OF SHADE
= R CIRMAMEHTAL TREES

- BROVILE ASHVIEY
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APPROE, ST GREEMWAY IONE

Figure 3.5.2; Central Greenbelt
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3.5.3 Secondary Retait Street

The Secondary Retall Street is designed to accommodate a higher volume of parking within the Street Zone
while still mainfaining a street-like character. Either head-in angled or paraliet parking options may be used on
either side of the streel.
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Figure 3.5.3: Secondary Refail Street
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3.5.4 Residential Streels

The residential streets are designed to create a high quality residential streetl that will moderate fraffic speeds,
altow for convenient guest parking, and integrale street rees ond green infrastructure info the streefscape.
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b ALY MIMIBAL SIOEWALR ANE & ¥ sdidinliag TREE LAV ARE RECHARED IF THE ROADWAY ARBUTS A NOM-RESIDENTIAL USE.
2. WHERE THE ROADWAY ABUTS A PARK, THE REGQUIREE HOEWALK OR TRAIL MAY BE EOCATELD WITIHiN THE PARK 50 LONG AS T 5 LOCATED
WITHN 15 OF THE ROADWAY,
3. WHERE THE ROADWAY AQUTE A PARK, BEADHN OR ANGLED PARKING MAY REPLACE PARALLIEL FARKING. [N THESE CASES, THE SIEE" FONE WALk,
NEE 10 EXFAND A% NECESSARY 10 ACCCMMODATE THES PARKING LAYOET,
4, THERE SHALL BE A MAXBALM OF 2007 aETWEEN, SLkaP-CUFS WHERE THESE 5 ON FTREST PARKING.

Figure 3.5.4: Residential Sfreets
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3,5.5 Typicaol Residential Alley

The infent of the fypical alley s to provide a funcliondl
alley that maximizes the visual appedl and integrates
as much londscaping s possibie. The smaller
pavermnent section should be used wherever feasible
and expanded where necessary for fire access.

Ml 5 N, 52
REFERRE
LE-A g
W
FARKRIG ALEY PARIGNGY
FLAMTING S FLANTING]
LTLETY WTRITY

APPRON, 30" STREET FONE

HROTES:

1. ALLEY wIDTH SHALE BE 30" WHERE FIRE ACCESS 15 REQIIRED.

. ALLEY WIDITHS LESS THAN 4" ARE INFENEED POR ONE-WAY TRARAC. DIRECTROMNAL
SEMAGE I3 REQUIRET: AT ALLEY ACCESS POINTS FOR ONSWAY ALEEYS.

Figure 3.5.5: Typical Resideniial Alley
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3.5.6 Commercial Alley

Commercial Alleys are allowable af The Grove
at Shoaol Creek and are generally encouraged
where they would minimize the conflicts and
visual impacts created by the service functions
and ulllity requirements of retall and other
commercial buildings, A specific section is not
provided for Commercial Alieys, but they should
generclly be designed similar fo the residential
clieys o include as much londscaping os
feasibie.
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3.5.7 North Greenbelt Trail

The North Greenbel! frail will provide convernient access 1o the Signaiure Park and function as an east/west
prdestrian and bicycle path on the south side of 45t Street (south of the existing homes). An optional 12" wide
clley may be provided along the north property line fo provide access to the existing homes which front on 45th
Street at the developer’s discretion and may be constructed onily if aliowead by the City of Austin. if the aliey is
consiructed additiond building setback from the north property iine moy be required to ensure the greenway
zone stifl meels the minimum gcreage designated in the Parks Plan for the North Graenbelt.

Figure 3.5.7.: North Greenbelt Trail
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3.6 Typical Intersection Design

infersections will fake many distinct forms throughout The Grove at Shoai Creek as different streef typeas
infersect, additional furm ianes may occasionally be appropriate, some skew may be required, and bike lanes,
frails, fratfic controls, and other elements all impact the final design of an intersection. The typical iniersections
shown here are infended to set 0 general standard for infersections within The Grove that move fraffic calmly
but efficiently, provide for sofe interactions between various modes of transportation, and contribute o the
overall creation of a high qudlity, safe, and walkable urban environment.

3.4.1 Typical intersection

The infersection shown here is between a Creen $treef and a ypical residential street, but # reflects many
of the qualities desired for all of the intersections af The Grove including minimal turning radii, bump-outs to
shorten pedesirian crossings, clearly marked crosswalks, and clean integration of landscape, sidewalk, and
roadway.

; Y %

222 PREFERRED: MAY BE EXPANDED WHERE
REQUARED FOR TURN LANES, BIKE LANES E1C,

TRAH,

ENHANCED CROSSINGS WiITH COLORED
PAVEMENT AT TRAIL CROSSINGS

25 MINIMURA TO FIRST 5 A
ON-STREET PARKING SPAC % STOP BAR BEHIND
) - CROSSWALKS, TYP.
o L R T S PPN I 20 30, -‘:
- ~k

4 PEDESTRIAN
CROSSING
‘.‘ | .‘-'. :
i 1
e
NOTES:
1. REFEREMNCE STREET STANDARDS FOR REQUIREMENTS FOR ROADWAYS, SIREWALKS, STREETY 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 1§ REQUIRED ON AT LEAST ONE SIDE OF
ALL STREETS.

Fig ure 3.6.1; Typical infersection Lavout
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3.4.2 Typical Traffic Circle

theroundaboutis envisionad as the terminus for the extension of Jackson Avenue, and will function to distribute
traffic into The Grove af Shoal Creek, while also performing animportant aesthetic function. The design below
is conceptual and infended fo communicate design infent, rather than to lock in specific dimensions, and
may be modified based on final sireet design, efc. Because this facility is designed for relatively low vehicular
speeds, the safest solution for cyclists is 1o merge with the vehicular lane and traverse the roundabout in the
same manner as a vehicle. Cyclists who chose may dismount of the pedestrian ramp and instead tfraverse
the roundabout as a pedestrian.
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3.7  Trail Reqguirements

Trails of The Grove ot Shoal Creek include the Shoal Creek Trall and North Greenbelt Trail as well as the trails
aiong Bull Creek Road and the Green Streets, which are described in Sections 3.4 and 3.5. Secfion 3.7.1 defines
requirements for the hrdils listed above, while 3.7.2 provides additional requirements for the Shoal Creek Trail.
These requirements are infended fo apply only to the urban trails on the site and do not apply o soft-suriace
irails, sidewalks, poths, ond secondary fralls within the park

3.7.1 the following requirements apply to all utban trails ~ 3-7.2 Requirements for the Shoal Creek Trail
on the site:

«  Unlessspecifically noted otherwise, thase trails shall
follow the requirements of the City of Austin Urban Trail
Master Plan.

»  While a 12" width is desired for all irails, a width of
8' is accepiable for frails, other fhan the Shoal Creek
Trall and Bull Creek Road Trall. The widih of any trail

may be reduced to 8 for a length of up fo 100" to

accommaodate spatial or environmenial constraints.

« Al frails within the development shall include
wayfinding elements that describe distance, direction,

— 127 SOUD SUREACE MAY B
REDUCEDTO &

CFLESS THAN 100 ¥ ORRER TO
CCOMMODATE SPATIAL OR

EMVIRONMENTAL CO3

and destination, atintervals of Y to ¥ mile. The purpose
of these wayfinding elements is to orient users and
visitors fo the trail's destination, provide educational
of informational background on the sife, ond facilifate

recreqational use {e.g. mile markers),

+  Mutli-use Trails should have o minimum centerline
radivs of 100°. Certerline radii where approgching
curb ramps @t intersections, road crossings, sireet

slands, ei¢, should be no less than 107,

+  Raised sireel crossings should have a level surface o ooz |,
fhat 5 the same width as the multi-use frails. The loer SHOUEDER;
5 PREFERRED, 5 PREFERRED,
crossing surface should be 3" above the adjacent i 2
aye NOTES:
roadway with ¢ &' jong fransition 1o the road surkace T TRAL SEGMENTS LESS THAN 17 1L WELTH FOR LENGTHS OF GREATER THAMN 100 MAY

HE ALLOWELD WiTH APFROYAL FROM PUBEHC WORKS .
on either side, Where site drainage patterns do not

alfow for raised crossings, fthis geomeiry may be Figure 3.7.2: Shoa! Creek Trail
adjusted with approval from the City of Austin,
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Section 04. Architecture

3.8  Parking Reguirements

It is important that The Grove aof Sheal Creek provide ample parking fo meet the needs of the project’s users,
The majority of the site’s parking needs will be met in parking garages, residential garages, and with on-street
parking within the sile. Some off-street surface parking may be necessary to ensure the viability of specific
retail uses. Off-streed surface parking is defined as o vehicle parking fot consisting of al least 10 spaces where
neither the parking space themselves nor the drive isle serving the spaces is located within the sireet zone,
Off street Surface Parking does not include parking in residential driveways. Parking for the Grove shall meet
the foliowing standards:

3.8.1 Off-street surface parking may not cumulatively exceed 400 spaces for the entire site,
Compliance with this standard shail be determined ot final site pian and shall not apply to prior
site plans,

2.8.2 Off-street surfoce parking should generdlly be located beside of behind bulidings and
should not occur between a building section and its Primary Frontage as described in Section 4
of this document,

3.8.3 Oft-street surface parking shall be constructed o meet or exceed City of Austinrequirements
for parking lot landscaping.

3.8.4 Off-sireet surface parking lofs are encouraged 1o be designed such that the paved surface
drains into l[andscaped parking islends and peninsulos.

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 LDC. Where a sife plan includes a structured parking facility intended 1o serve future
phases, the portion of that focility that exceeds parking requirements for that site plan must be
barred from use until the fulure phase which it serves comes on-line.

3.8.7 Unless otherwise noted in this document, requirements of the City of Austin Land
Development Code and Transporiafion Criteria Manual shall apply to parking in the project,
including reguirements regarding ADA parking, offssife parking, and design and construction
stfandards.
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4.0

4.1

ARCHITECTURE

Section 4 of The Grove at Shoal Creek Design Guidelines establishes standards ond requirements for piacement
and design of buildings within the site. They are meant fo ensure that buildings contribute o creating o walkable/
pedesirian scated neighborhood and fo establish the relationship/placement of bulldings 1o the variety of
streets within the Grove ot Shoaol Creek. s not the infent of this section to mandale any particular architectural
style or character or to unduly imit creative expression. The intent of this section is to:

28

4.1.1 tnsure thai buildings relale appropriaiely 1o surrounding uses and streels and create o
cohesive visual identity and attraciive pedestrian friendly streelscape.

4.1.2 Provide appropriaie architectural direction fo create ahigh-quality community development
and streetscape snvironment.

4.1.3 Provide for a shrong physical refotionship between bulldings and adjacent sireels and
sidewalks. Provide for convenient and easy pedestian access fo buildings

4.1.4 Provide design flexibility in building placement standards to aliow for unique and diverse
architectural expressions as well as for pedestrian-scaled uses such as ouldoor dining terraces,
porches, patios, and landscape features to enliven and envich the sireetscape environment,

41,5 Encourage buildings with appropriate humaon and pedestrian scale that create a sense of
community, Buliding Architectural slements will be encouraged to help create gateways and
public spaces and ideniify key intersections,

4.1.4 Encourage appropriafe use of glazing, shading, and sheiter to ensure thal buildings
contribuie to the creation of a pedestrian-friendly environment with on aclive ground-ftoor
aexperience.

4.1.7 Provide the flexibilily necessary for diverse and well-articulated bulldings throughout the
site, Standards should encourage rather than hinder architectural creativity and expression.
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4.2 Using This Section

Standards in this section are provided for the two Development Districts identified in Section 2: The Mixed-use
District and the Residential District. if designing ¢ building within a Tract where both districts are allowable, it will
be up fo the design feam to determine which district is most appropriate for each building or site. For buildings
where 10% or more of the gross square footage is dedicated o refail or office uses, and buildings where the
primary fronfage is the Retall Street, the Mixed-Use District must be used. Otherwise, this decision is fully af the
discretion of the design feam.

Standards for bullding placement are given inrelationship fo the Street Zone, Greenway Zone, of adjacent Park
Space. Many building sites will be surrounded on three or more sides by such zones, For each buillding or site, it
will be af the discretion of the design team fo defermine which of these is the Primary Frontage for the projec,
A Street lone, Greenwdy lone, or Park Space, may be selected fo serve as the Primary Frontage. However, for
sites bounded by the Relqil Sireel, the Relall Street must serve as the Primary Frontage.

Bull Creek Road is the only public roadway abutting the project. Some standards are given in relationship o

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

30

Building Piacement

4.3.%

4.3.2

Mixed-ise District

Q. Buildings may be consirucied immediately adjacent fo the Street Zone, Greenway Zone, of
Park Space, There is no minimum saiback,

b. The maximum setback for buildings along thelr Primary Frontfage is 30°.

c. Atleast 50% of g site’s Primary Frontage must consist of continuous bullding facade consiructed
within the maximum sefback descrived in 4.3.1.b.

d. Shade structures and canopies are permitted 1o encroach into the Street Zone or Greenway
Ione obove 12 feet of height to provide shade and architectural interest. There is no limitation to
the distance which shade struciures and canopies may encroach into the Sireet Jone or
Greenway Zone, and suppott posts are allowed within the Street Zone or Greenway Zone s fong
as they do not interfere with the required sidewalk. Shade structures and canopies shall not
interfere with street trees af maturity.

e. Occupied space in buildings above the first floor is permitted 1o encroach into the Street Zone
or Greenway Zone above 12 fest of height foincrease the developable area of the structure and
provide architectural inferest. This type of encroachment may be a maximum of 7 or 10% of the
widih of the combined Street and Greenway Zone, whichever is smalter. Buildings in the streat
zone shall not inferfere with street frees af maturity.

{. Buildings may not encroach into Park Space.

g. Oft-street surface parking is not permitted between the building ond the Primary Fronfage.
{Note: oft-street surface parking is allowed between the building and other Street Zones,
Greenway Zones, or Park Spaces not setected as the Primary Frontags).

h. Oft-street surface parking is not permitied between any buliding and the Bull Creek Road
right-of-way regardiess of whether Bull Creek Road s the Primary Fronfage of the site.

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

Residenligl 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 107, The minimum sefback for porches
orstoopsis 5.
2. The minimum setback for front-facing garages is 18°. Parking is allowed in the driveway
of a froni-facing garage.
3. The maximum setback for the Primary Frontage is 25",
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¢. Atfached Residences {e.g. Townhomaes, Row Homes, Duplexes, Multifamily Buildings)
1. The minimum setback from the Primary Frontage is 5 for the first fioor only to aliow for
porches and sioops. There is no minimum setback above the first floor.

2. There is o minimum setback for porches, stoops, balconies, efc,
3. The maximum setback from the Primary Fronfage is 30°.

4. Atteast 50% of a site's Primary Frontage 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.
There is no minimum seiback for front-facing garages is 5. Parking is aflowed in the
driveway of g oni-facing garage so long os that garage s set back o minimum of 18' from
the Street Tone,

6. Tandem parking is permitied.

7. Otf-street sutface parking is not permified between the building and the Primary
Frontage. {Note: off-sireet surface parking is aliowed between the building and other
Street lones, Greenway Zones, or Park Spaces not selected os the Primory Fronfage).

8. Off-street surface parking is not permitted between any building and the Bull Creek
Road right-of-way regardiess of whether Bull creek Road is the Primary Frontage of the sife.

9. For sites bounded by Bull Creek Road af least 50% of the site's Frontfage on Bull Creek
Road must consist of confinuous building facade constructed within the maximum
setback described in 4.3.2.¢.3 regardiess of whether Bulf Creek Road is selected as the
Prirmary Frontage.

4.4  Building Design Standards

4.431 Genercl Design Standards

All buitdings at The Grove shall meet the foliowing sfandords:
a. Generdily, pedestrian eniries fo the bulldings are encouraged as frequently as practical along
all Street Iones, Greenway Zones and Park Space frontages. Atleast one major pedestrian enfry
must occur along the Primary Frontage.

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 aminimum, 30% of such units
shall have direct entries from the street. Where feqsible, Elevation of ground fioor units should be
slightly elevated above he sidewalk elevation. A range of 12-346 inches is considered optima!
and should be ulilized where feasible. However, site grading constraints may result in a wider
range of acceptable ground fioor elevations. Where these conditions exist, the building or first
floor should generally be set back sufficiently from the Street Zone to aliow for a porch, stoop,
ferrace, orf ofher pedestrian acgess.
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<. Ground foor retail uses shall generally have a height and depth sufficient to support the
intended use and shall have at least one pedesirian enfry along the strest they are ofieniaed
towards,

d. Parking structures, when utilized, should be designed 1o not dominale the bullt environment,
and should be visually screened from the street through use of architeciural treatment or green
screens. Where possible, wrapping parking structures with buildings is encouraged.

e. Bullding cladding malerials shall be high quality and abiractive. Preferred materials include
fexas imestone or sandstone, smooth horizontal bevel or lop-siding fiber-cementous siding with
mifre corners, smooth finish of painied brick, smooth finish stucco: or other similar or specicl
mgaierials where appropriate and complimentary to the overall conlext and characier,

4. 4.2 Mixed-Use District Standards

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

encouraged ~ they should be designed to exiend and enliven the fabric of the straets. Thease
mixed- use buildings and uses are notf infended fo be stand-alone buildings but an integral part
and core of the Grove aiShoal Creek cormmunity creating groundlevel activity andneighborhood
orienfed uses. They will provide a scale transition 10 adjacent Townhomss and Single family
districts of the master pian.

b. For buildings whose primary frontage is the Retail Street, at least 70% of the primary frontage
shall consist of pedestrian oriented uses, including retail, lobbies serving office uses, and lobbies,
sates centers, or amenity areas serving residential uses. Buildings facades along the Relall Street
ihat exceed 200f in length shalt have g building enlrance at least every 100fL

<. Mixed-use buildings are encouraged fo be designed with pedestrian friendly outdoor elements
such as extended/projecting eaves for shade and the use of loggias. porches, terraces, and/for
courtyards.

d. For all uses in o Mixed-Use builiding, the minimum off-sireet parking requirement shail be 40
percent of that prescribed by the City of Austin Off-Street Parking and Loading Requirements.
This reduction may not be used in combination with any other parking reduction.

e. Glazing
1. For non-residential uses on the ground floor aleng a building's Primary Frontage, ot
least 30% of the wall area of the first foor between 0 and 12" must consist of glazing.
2. Forresidential uses on the ground floor along a buitding's Primary Frontage, ot least 10%
of the wall area of the first floor between 0 and 12" must consist of glazing,
3. Along o building's Primary Froniage, at least 10% of the wall area for the second ficor
{if provided] must consist of glazing.
4. Where a building foces any Street Zone, Greenway Zone, or Park Space that is nof its
Primary frontage, atleast 10% of the wall area of the first two floors must consist of glazing
unless building code prevents windows on such facades.
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4.4.3 Residential District Stondards
a. Detached Residence

1. On the front focade, ot least 10% of the wall areq of the first floor of delached residences
mustcorsist of glazing. The area of afront facing garage dooris not counted in this codculation,

2. Use of parches, terraces, and other front-facing cutdoor spaces s strongly encouraged.

3. Homes on comer lofs should be designed so that architecturally atiractive elevations
are presenied o both sides by using such elements as wrap-around porches, iandscape
design elements, massing, facade composition, and ofhar design elements. f necessary
when a garage faces a side elevation on a comer it shall be designed as an extension of
the primary elevation,

b, Attached Residences / Multi-family Buildings

1. Grouping of fownhomaes/row homes shall have ¢ minimum separation of 10ft every
180 ft or 8 unifs whichever is less. This separation shall allow for pedestrion access and
circuiation jo/from alleys and through the neighborhood.

2. Townhomes/Row Houses on corner lofs shalt be designed and situated so that both
street frontages are front facades; with corner elements and architectural compositions
encouraged 1o credte handsome facades on both sides.

3. Muiti-family bulldings are encouraged to be designed with pedestrion friendly outdoor
etements such os extended/projecting eaves for shade and the use of loggias, porches,
terraces, and/or courtyards,

5. Where a building faces any Streel Ione, Greenway Zone, or Park Space, at least 10%

of the wall area of the first two floors must consist of glazing unless building code prevents
windows on such facades. The area of a gorage door is not counted in this calculalion.
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5.0

5.1

Site, Landscape, and Open Space

intent

Section 5 of The Grove at Shoat Creek Design Guidelines establish sfandards to ensure that the landscope |
park space, and open space elements within the project support the overall Guiding Principles of The Grovas.
Landscape elements throughout the project will be implemented in ways that enhance experience of the
urban spaces, create high qudlity parks, and support environmental sustainability. The infent of this sectionisto:

52

§1.1 Ensure the creation of high guality parks ond commaon open spaces for the enjoyment of
rasidents and visltors alike.

5.1.2 Ensure thot the landscape within the sireetscapes of The Grove provide shade aswellas g
quglity environmen.

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

5.1.5 Provide standards for signage within The Grove, dllow signage as advertisement 1o support
economic sustainability, and encourage signage thot is pedestrion scoled and supportive of the urban
vision for The Grove.

Parks and Open Spaces

§.2.1 Introduction

The park spaces throughout the site are meant to provide o variety of uses and activities 1o serve the
area neighborhoods ond create space for multi-modadl and sustainable infrastruciure, Park Space
includes both publicly dedicated and privately owned but publicly accessible open spaces. As shown
on the PUD Park Space Exhibil, the park spaces will consist of:

« The Sighature Park {13 acres minimum] along Shoal Creek

+ A public plazo within the Mixed-tse District

A Greenbelt connecting the disiricts {ref. Framework section for guidelines)

A frail corrider along Bull Creek Road {ref. Framewaork section for guidelines}

A Neighborhood Park on Bull Creek Road

£2.2 Signoture 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, active edge on s weast end with restaurants and
townhomes to arestored natural area with fralls and enhanced native praiie and grow zone on ifs east
end s it approoches Shoal Creek,

Figure 5.2: Reguired Park Spaces
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* Amenities within the Signature Park should include, af a minimum, a children’s playscape, paved
trails, soft-surface trails, a wet pond with overlooks and picnic areas, an open lawn area and the Shoal
Creek Trail on the east end of the project.

+ Quiside of tralls and necessary parking, large areas of paving should generally be avoided in the Signature Park.
+ Great care should be faken in preserving the existing frees in the Signature Park. While it is important
1o provide park users with access 1o the frees and the shade ey provide, care should be taken

when planning or constructing improvements within the critical root zone of existing rees.

5.2.3 Cenlral Plazc

The Ceniral Ploza will be the ceniral urban gathering place within the project. The following guidelines
shouid be used in developing plans for the Ceniral Plara:

* Provide plenty of shade with shade structures and shade frees.

+ While heavy use will dictate iarge paved areqs in the plaza, ensure green spaces are integrated s
frequently s practical,

» Quidoor dining should be encouraged forrestauront uses sumounding the plaza. Kiosks are also encouraged.,
» Aninteractive water feature is encouraged within the plaza.

§£.2.4 Buil Creek Road Neighborhood Park

Situated around a grove of malure live oaks, the Bull Creek Road Neighborhood Park witt

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

as o nsighborhood amenity for the site and nearby neighbors. The following guidefines should be used
in developing plans for the Bull Creek Road Neighborhood Park:

= Openlawn space for passive uses should predominate the park

= Amenifies may include a plonic paviiion, a smadl children's play area, o garden areq, sidewaltks, and frails.
« Great care should be taken in preserving the existing frees in the Neighborhood Park. White it s
imporiant 1o provide park users with access o the frees and the shade they provide, care should be
taken when planning or constructing improvemaents within the critical root zone of existing frees.

5.2.5 Pocketl Parks

Pocket parks may be included throughout the site 1o provide srnall amenity and garthering spaces
near homes and places of business, Whete included, these pocket parks should generally be ¢t
least 10,000 SF In size and should include o range of passive amenities which may include:

+ Openiown

« Gardens

* Seating and picnic areas

= Small gazebos or shade siruciures

« Small gathering spaces

£.2.4 Other Green Spaces

Throughout the site there will be additional, dispersed green spaces. These spaces should fake g form
and charactar that complements the context in which they lie. Raingardens and other green
infrastructure are encouraged 1o be included where feasible and appropriate within the overall
drainage of the site.

£.2.7 Greenbelf and Troils

. Referance Seclion 3
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5.3 Landscape ond Streetscape

5.3.1

£.3.2

5.3.3

5.3.4

Landscape Character and Plant Selection

a. Londscape applications should complement the conlext in which they are located. For
exampile, landscape in an urban setting may include more infensive treatments, Landscape
in the parks and green spaces should have a natural look with lawns and organic planting
patterns among the existing frees. Landscape in the residential areas should focus on creating
a sense of safefy and community with well maintained and diverse planfings.

b. Nadive and drought tolerant plant species should be used as much os possible in order to
support fo ihe project’s sustainablity goals. A minimum of $5% of non-turf plant matericls on any project should
be from the Austin Grow Green Guide or should demonsirale equal appropriateness 1o the Ausfin environment.

Street Trees

a. Street trees shall be provided s specified in the Framework Section. Spacings specified are
infended to be approximate and may vary based on infrastructure, intersections, driveways,
uiitities, elc.

b. Street frees shall be a minimum of 3" caliper measured &' above the base at the fime of
planting. Street trees may be counted toward requirements for mitigation of existing frees.

<. Street free species should vary throughout the site. While « single street or profect may coniain
a monoculiure of frees, no single species should represent more thon 25% of street frees planted
at The Grove. This reguirement is infended 10 apply o the site os o whole and should not apply
o any one street, project, or site plan.

Green Infrastructure
a. Raingardens, Bioswales, and other green infrastructure elements shall be designed and
landscaped o create o well-maintained and visudlly appedling character.

b. Green infrasfruciure slements shall be planted in accordance with the
City of Austin Environmental Criteria Manual, in effect on the date of approval of these guidelines,

Tree preservation and replacement

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

b. All hedlthy, non-invasive frees on site should be preserved fo the extent feasible, unless Hhose frees
are creating o negalive impact on higher value frees {e.g. located oo closely fogether causing
competition for spoce and nuirients). Removal and mitigation of these frees is governed by the Tree
Dispasition Plan attached to the PUD.

<. Praservation of trees shall be in accordance with the City of Austin Code and Environmenial
Criteria Manual,
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5.3.5 Streef Furniture and Paving

5.3.6

53.7

o. Fumnishings such as benches, frash and recycling receptacies, etc should be placed within the
high pedesiian fraffic areas and fransi siops ¢t intervals which ensure convenience and comiort.

b. The aesthetics of the site furnishings should creaie o cohesive theme throughout the project.
But may vary depending on coniext, For example, furnishings may be a more
contemporary style in the vrban plaza and a more classic style along trails in the signature park.

¢. Special pavement applications are encouraged in plaza areds, other specialty pedestrian
areqs, and may be used fo help delineate pedestrian crossing. Permeable pavers of porous
pavements may be considered where possible.

Screening of Equipment and Utilities

a. All mechanical equipment and ulilities, with the exception of solar paneis, wili be screened
from view from the streels by either landscaping or decorative enclosure.

b. Loading docks, truck parking, outdoor storage, trash collection, trash compaction, and other
service functions shall be incorporated inio the overall design of the building and landscape so
that the visualimpacts of these funcilions are contained and oul of street-level view from adjacent
streels and streel zones. Screening materials for solid waste collection and loading areas shalibe
the same as, or of equal quality to, the materials used for the principal building. These funclions
may be placed along commercial alleys without the necessity of screaning from the alley.

Wails and Fences

Fencing is altowed on site and is generally encouraged where necessary 1o define private spaces and
create necessary boundaries between uses, Fencing In the residential zone shall meet the following
sfandards:

«. Fences or walls located ot the sides or backs of builldings are permitted and may be up fo 7
feet in height. These fences shall be constructed of wood, decorative metal, masonry, or other
gucdiity rmaterials,

b. Fencesiocated between the front of buildings and the street zone are allowed In the Residenticl
Ione only {o define private front yard spaces. These fences must be no greater than 4" in height
and must be corstrucied of wood, decorative metal, masonry, or simitar quality material. Height
fimit is not inclusive of any retaining walls.
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5.4

Exterior Lighting

5.41 Sireet and Area Lighling

Lighting is an important component o sife safety. Street lighting shoulkd provide light for both the
vehicular fanes and pedestrian sidewalks. Lighting along pedestrian paths and within porks should
meet minimum safety standards in alf focations where night use is expected.

All site and area fighling shalt limif off-site impacts by meeiing the following requirements based

on the International Dark-Sky Association / lluminating Engineering Society Joint Modet Lighting
Crdinance published in 2011, and uiilizing the BUG rafing system. The BUG rating system consists of
ihree components: B {Backlight), U {Uplight], and G {Glare}. The following requirements are for all site
and area ighting fixtures on site:

a. The maximum ailowable Uptlight rating shalf be U2, Fixiures that do not have a BUG rating but
are rated as Fult Cui-off shall be assumed o be in complionce with this requirement.

b. For fixtures located less than 2 mounting heights from the boundary of the The Grove of Shod!
Creek, the maximum Backiight rating shall be B2,

¢. For fixtures located less than 2 mounting heights from the boundary of The Grove of Shodd
Creek, the maximum Glare rating shalt be G,

d. Where the site abuls Bull Creek Road, the centeriing of the road shall be considered the
boundary of The Grove at Shoai Creek for the purposes of determining complionce with the
above requirements.

542 Accent lighting

Lighting is also a usefu! fool for enhancing architectural and landscape gesthefics and enjoymeni of g
site. Accent lighting should be ulilized fo highlight frees, architectural eiements, iandscape elemaents,
artwork, and other unicue features as appropriate, especiclly in the public plaza and along the Retadl
Street. The following regutations will govern accent lighting:

a. Directional Luminaires

Direclionat Lumingires may be used 1o illuminate signs and flagpoles. Such uminaires shall be
instalied and aimed so that they llluminate only the specific object or area and do not shine
directly onfo neighboring properties or roadways,

b. Llandscape Lighling

Uplighting and downlighting of frees, artwork, kiosks, and other landscape features shall be
ailowed. Landscape lighting fixtures must be 24 volls or less unless they are directed downward
and shieided,
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¢. Lighting of Building Facades
1. Downlighting of buildings and structures is permitted if fixtures are fully shislded or full

cut-off or if they meet the requirements below for Uplighting.

2. Uplighting of bullding facades should only be used to highlight specific architectural
fectures such as principal entrances, corners, ferminus elements, and towers, and allowed
in the Mixed-use District only. Luminaires used for uptighting are limited to 100 Lumens per
inear oot of fagade o be it imeasured horizontally). uniess the fixiure is 24 volfs or less.

3. Direct view fixtures are permitted in the Mixed-use District on building focades and are
fimited o 250 lumens per finear 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 os temporary or permanent insialiations.
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3.6 Sighage

551

5.5.2

Free Standing Signs

a. Communify |dentity Signs
For each maior eniry to The Grove, twao permanent subdivisions identification signs with combined
sign area of not more than 128 square feet and height not exceeding 6 feet are permitied.

b. Commercial Multi-tenant Signs

Up 1o two {2] multi-tenant signs are allowed for The Grove at Shoal Creek development. These
signs are subject 10 the following standords:

+ A maximoum are of 250 square feet

* A maximum height of 200

c. Project identity Signs
For eqach building containing a non-residential use or more than one residence, « free standing

sign is permitfed on the same fol. This sign shall not exceed 355! in area or ' in height,

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 tolal sign area on any building shall not exceed 20 percent of the lacade area
of the first 15 {feet of the building.

§.5.3

Non-permanent Signs

Signs such as commercial fogs and street banners add vibrancy and character 1o the street scene
and reinforce community events and programs. These fempotary signs are permitted within the borders
of The Grove without restriction.
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EXHIBIT Q

Sirwaitis, Sherri

From: Ryder Jeanes
Sent; Tuesday, May 10, 2016 3:27 PM
To: Perales, Marisa - BC; Creel, Andrew - BC; Gooch, Erin - BC; Grayum, Richard - BC: Maceo,

Peggy - BC, Moya, Michael - BC; Neely, Mary Ann - BC; Smith, Brian - BC; Smith, Hank - BC;

Thompscn, Pam - 8C; Guerrero, Lindah - BC
Cce: Adler, Steve; Houston, Ora; Garza, Delia; Renteria, Sabino; Casar, Gregorio; Kitchen, Ann;
Zimmerman, Don; Troxclair, Eflen; Tovo, Kathie; Gallo, Sheri; Pool, Leslie; Goodman, Jackie -
BC; Lavani, Sunil - BC; Kiolbassa, Jolene - BC; Harris, Susan - BC; Weber, Thomas - BC;
Fiores, Yvette - BC; Evans, Bruce - BC, Denkler, Ann - BC; Rojas, Gabriel - BC; Breithaupt,
Dustin - BC; Aguirre, Ana - BC; Rojas, Gabriel - BC; Greenberg, Betsy - BC; Smith, Taylor;
Bollich, Eric; Linseisen, Andrew; Gelden, Bryan; James, Scott; Derr, Gordon; Carvell, Kyle;
Brinsmade, Louisa; Ryder Jeanes; Catherine Jeane s Sirwaitis,
Sherri; Adams, George; Doug Caroom Patricia Carcom

Subiject: My home - Grove PUD - please read

importance: High

Dear Commission Members:

My wife, Cat Caroom Jeanes, and | live at 2629 W.45" Street with our two small children - mere feet away from the 2627
W. 45" home the Grove PUD applicant {ARG Bulf Creek, Lid) is proposing be razed and dedicated to the City of Austin as
public Right Of Way for project access. That home (like ours) has been deed restricted to only be a single family home
since the 1950s. With those expectations in mind we have made significant investments in our home over the past 10
years never imagining we'd be having to explain the following. We ask you, what would you do i you lived in our
home?

By pursuing a public roadway through the single family home next to ours, the applicant is implying that cur family’s
safety, quality of life, and property value should come at the expense of access to their desired mixed use project. The
PUD applicant cannot accomplish this access through a private drive because that use is prohibited by those deed
restrictions, for good reason. Only a ROW dedication for a public street would potentially allow the applicant to
circumvent these purposeful restrictions meant to protect adjacent property owners.

The applicant’s own traffic impact analysis (TIA) says this project is expected to generate 19,000+ vehicles per day
entering and leaving the project {almost equal to the current 457 Street daily traffic count). Yet, that same TiA is
woefully light on the details of the proposed Jackson Ave extension through the home next to ours. The only small
reference to any traffic on the proposed Jackson Ave extension directly next door to our home is on page 41 of the most
recent Feb 2™ TiA:



Additional Analysis — Access to 45™ Streer

Per City Staff’s request analysis was completed that took into consideration a potential access
point at 2627 45 Street. The access point is proposed as a right-in ‘right-out driveway. The
analysis assumes 150 of the estimated 279 right turning site traffic vehicles from eastbound 4
to southbound Bull Creek will instead travel straight through the intersection and use the new
access peint. The analysis also assumes that 100 of the estimated 151 right tumning site traffi
vehicles from northbound Bull Creek to eastbound 45% will exit the new access point. The

analysis can be seen i Appendix J.

This srall section implies that if the Jackson Ave extension were o exist, over 1/2 of the development’s traffic that
enters the project driving eastbound on 45" Street {a majority of traffic entering the project} would drive past Butl Creek
Road and turn in front of our home to use the Jackson Ave right-in to access the project. It also says, that 2/3 of traffic
leaving the proiect to head eastbound on 45" would use the Jackson right-out rather than Bull Creek Road. This
proposed road has not been engineered, designed, or had any feasibitity study. Sa, how ¢an it possibly be
recommended? The TIA aiso doesnt take into consideration additional traffic generated by altering regional traffic
patterns by effectively connecting 35™/Maopac traffic past our home. | take every short-cut in Austin. Why won't
everyone else do the same and use this Jackson Ave extension as a cut-through to Shoal Creek, Burnet Road, & Lamar
Bivd to avoid the disasier that will be the 45"/8ull Creek intersection?
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ftis the City's responsibility to take my family’s safety into account. The prospects of seeing thousands of cars, trucks,
and emergency vehicies use this proposed roadway next to my home creates a veritable nightmare for my family. The
noise generated from cars and trucks accelerating and braking next to my home 24/7/365, feet away from our
bedrooms, is not acceptable or fair to impose on my or anyone’s family. This road calls for emergency vehicle access,
which means police cars, fire trucks, & ambulances with lights and sirens driving past our bedrooms to reach thousands
of residents, commercial traffic, and congregate care facilities at any hour of the day or night. This means hundreds if
not thousands of headlights shining directly into the front, back, and side of my home at all hours of the night, in
perpetuity. This means tons of vehicle exhaust pouring into our home, shouid we ever hope to open our windows again
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This is insane. This is unnecessary. Even the developer thinks so, saying in a recent Austin Business Journal story on The
Grove at Shoal Creek that “this road s not critical to the project.” If this road is unnecessary, why then is the possibility
of a roadway through an existing SF-2 home even being discussed in this PUD application? We would love to see a
great project eventually come to fruition within walking distance of our home, but this PUD has 2 very long way to

go. This PUD doesn’t need this road. This road would be a disaster for my family in every conceivable way possible, the
damages impossible to calculate.

Please take this into account when deliberating your recommendations on where this PUD goes next. Piease
understand what is at stake. My kids are 67 generation Austinites. We don't want our family 1o be in a serfous accident
or have our heaith & safety compromised in order for everyone to understand why this is such a bad idea. Real estate
development is all about having reasonable expectations and compatibilities for the property you want to develop given
the natural constraints that exist. 1 think not wanting a road to be punched through next to your home is a pretty
reasonable expectation.

Thank you for your time,

Ryder & Cat Jeanes
2629 W 45" Street

Hyder Jeanes
Senior Vice President | Austin

512-485-0888 | main

512-485-0830 | fax

512-485-0792 | direct THE CONNECTION
221 W. 8% Street

Suite 1030 CHAIN INKS

Austin, TX 78701
rieanes @ theretaiiconnecton.net
www. theretailconnaction.net

This e-mail and any files transmitted with it are the property of The Retasil Connection, L.P. and/or its
affiliates, are confidential, and are intended solely for the use of the individual or entity to whom this a-
mail 1s addressed. If you are not cne of the named recipients or otherwise have reasom tc believe that you have
received this message in erreor, please notify the sender at 214-572-0777 and delete this wessage immediabtely
from your computer. Awy other use, retention, dissemination, forwarding, printing or copying of this e-mail is
strictiy prohibited.

This communication dees not reflect an intention by the sender to conduct a transaction or make any agreement by
electronic means., Nothing contained in this message or in any attachment shall satisfy the requirements for a
writimg, and nothing contained herein shall constitute a contract or an electronic signature under the
electronic Signature in Global and Watiopnal Commerce Act, any wersion of the Uniform Blectronis Transmissions
Act ox any other statute governing elecgtronic transactions.



Allandale Neighborhood Association * Bryker Woods Neighborhood Association
Highland Park West / Baicones Area Neighborhood Association
Oakmont Heigﬁts Neighborhood Association * Riclgeiea Neighborhood Association

BULL CREEK ROAD COALITION Rosedale Neighborbo{)d Association * Westminster Manor Association

T Mayor and Council
Mr. Rodney Gonzales, Director, Development Services Department
Mr. Rob Spillar, Director, Austin Transportation Department

RE: The Grove PUD Traffic impact Analysis

The Bull Creek Road Coalition ("BCRC"} sincerely appreciates the work of all City staH reviewing The
Grove at Shoal Creek PUD zoning application (“Grove PUD"). Mr. Gonzales and Mr. Spillar provided a
memo update on the traffic review to the Mayor and Councit on May g, 2016. This meme appears to be
intended to address guestions and goncerns regarding the traffic review from the BCRC and residents
surrounding the proposed devefopment. However, we helieve this memo fails to address the substance
of these various concerns,

first and foremost, The Grove PUD ks unprecedented in its traffic impacts and, therefore, daserves an
unprecedented level of review, These traffic impacts include an unprecedented amount of traffic on
Bull Creek Road. This 2-lane neighborhood street currently has about 7,000 trips per day, and with The
Grove PUD it will have to handie over 26,000 vehicle trips per day. This congested residential street has
a maximum desirable operating leve! of 4,600 trips per day per the City Code.

The Grove PUD proposes over 600% of the maximum traffic leve! prescribed in
City Code for residential collector streets like Bull Creek Road, and over 400% of
the maximum operating level per City Code on Jacksan Avenue.

For these reasons alone, the TIA should be rejected by the Austin Transportation Department as City
Code requires. Per the Land Development Code §25-6-141, “the council or director SHALL deny an
application if the traffic impact analysis or neighborhood traffic analysis demonstrates that: (1} the
projected traffic generated by the project, combined with existing traffic, exceeds the desirable
operating level established in Section 25-6-116 (Desirable Operating Levels for Certain Streefs)..”

However, after the March 227 meeting between the applicant and depariment managers, the traffic
review was apparently ended and the TIA was approved in contradiction with City Code requirements
and with unresolved City traffic commaents. This approval violates City Code, which specifically states
that only the City Council has authority to override the Code limits, and even then only under specific
circumstances,

Extension of Jackson Avenue Thru 2627 W 45%

The most significant outcome of the March 22" meeting was the recommendation by City staff to
demolish a single family home at 2627 W 45% for the extension of a new street. This extension of
Jackson Avenue to 45% was unexpected to neighbors since, only a month earlier, City staff claimed
“there is no direct vehicular connection planned or proposed at 2627 W 45 Street.”

bercATX arg facebook.com / bulicreekroadcoalition @hercATX



Mayor, Council, Gonzales, Spillar

RE: The Grove PUD Traffic impact Analysis
May 18, 2016
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This street extension was also described by City staff as having “profound implications for the site's
traffic,” and “any proposal for this direct access would need to be proposed by the applicant and
analyzed in the Traffic impact Analysis in order to be approved with the PUD zoning application.” To this
date, The Grove PUD’s TIA has not evaluated the impacts and implications of constructing this new
street between 35%/Mopac and 45%.

The May 9% memo states that the “applicant provided an analysis of the 45 Street connection, and
staff was able to determine this provided measurable improvement for traffic circulation.” The May 9
memo also compares the proposed street extension to “other local streets in the area” We don't
believe this explanation is entirely accurate for the following reasons:

*  The applicant’s TIA data —~ the basis of a traffic network analysis — indicates that the extension of
Jackson Ave to 45™ has not been properly studied for fuil network impacts.

City staff characterized the traffic model as “incomplete” the same doy as the meeting between
the applicant and department managers that resulted in the end of the traffic review and
approval of the TIA,

*  The cursory analysis provided in the applicant’s TiA shows that the only measurable benefit to
the 45" Street connection is to the developer’s private driveways. In fact, the priority
infersection of 45™ Street and Bull Creek Road sees a 13% increase in vehicle delays with the
addition of the 45" Street connection.

* This street extension is anticipated to carry thousands of vehicles per day from a 3 million
sguare foot mixed-use development. Surrounding local streets carry only hundreds of vehides
per day and serve mostly single-family homes, so the comparison of right-of-way requirements
in the May 9% memo is not appropriate.

if the applicant’s cursory analysis indicates possible negative effects of the 45 Street extension and the
TiA data file shows an incomplete network study, why would The Grove PUD's TiA be approved and the
traffic review ended based simply on the March 22 meeting between the applicant and department
managers?

The feasibility, safety, and geometric considerations of the street connection to 45™ through the 2627 W
45™ property has also been a significant concern of neighbors around The Grove PUD. City staff has
recommended a “right-infright-out” only approach to the new intersection with 45", However, the
proper due diligence has not been performed to ensure the feasibility and safety of such an intersection
approach.

Industry guidance on right-infright-out intersection approaches discourages this design when proper
channelization cannot be achieved. City staff stated that the “preliminary design still needs to be
submitted by the Applicant and reviewed by the City,” and they are “awaiting a response from the
Applicant regarding these issues.” How can City staff approve the TIA and recommend this street
extension through an existing home when nearly all aspects and conseguences of this preposal remain
unknown? We believe continued review and due diligence is absolutely warranted.

bercATX org facebook.com/bullcreekroadeoatition {@hereATX
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45" & Bull Creek Road Improvements

Mast of Ciy staff's review focused on the intersection of 45™ and Buil Creek Road. Although traffic
going to and from The Grove will need to drive through other neighborhood streets to get to Mopac,
Burnet, or other activity corridors, the 45% and Bull Creek Road intersection is viewed as the most
critical compaonent of the traffic network surrounding the future development.

The foliowing concerns remain regarding The Grove PUD's impact to this intersection:

As recently as March 9%, City staff stated they “still have some significant issues to work
through.” However, after the March 22™ meeting between the applicant and department
managers, and without any new proposals for this intersection, these concerns were apparently
ignored and the TiA was approved,

The applicant has yet to show they have the right-of-way or easements required to complete
the proposed improvements. City staff echoed this concern when they stated “if the concept
cannat accommodate all the intended transporiation facility, the City might be left with an
approved PUD with no ROW to build the road to accommodate the development.”

Both neighbors and City staff have expressed concerns about the applicant’s proposed 45" and
Bull Creek Road improvements relating to feasibility and safety. City staff previously described
the proposed intersection improvements as a “non-standard design” and expressed concern
about the ability of a “single-unit” truck to safely traverse the dual left-turn lanes. How will
large trucks and buses get to and from The Grove PUD i they cannot safely travel through the
expanded 45% and Bull Creek Road intersection?

These are only a few of the many significant concerns the BCRC and residents around The Grove at Shoal
Creek have regarding the traffic impacts of the proposed PUD. for the City, having an incomplete traffic
and transportation review of this PUD couid lead to decades of avoidable and expensive traffic problems
surrounding this development. For neighbors, having an incomplete traffic and transportation review of
this PUD wili impact the safety of our families’ daily commutes to and from cur homes and
neighhorhoods.

We implore City staff and Council to complete and enforce a comprehensive traffic review
of this unprecedented PUD proposal and hold the applicant to the highest standards of
superiority for recommendation and approval. Please keep in mind that once granted, the
proposed PUD entitlements wili be irrevocable; it does not make sense to grant this
privilege prior to reviewing the intersections for compliance with the City’s standards. The
leverage to ensure that this gets done correctly only exists befare the zoning is approved.

The Grove PUD includes over 2,100 residential units, 225,000 square feet of office, and 158,000 square
feet of retail totaling to 3 miltion square feet of development on this former State tract surrounded by
single-family home neighborhoods and 2-lane residential streets. The BCRC strongly befieves that this
levei of development with limited connectivity, inadequate park space, and insufficient flood controis is

bercATX org facebock.com /bullcreekroadcoalition @bercATX
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not compliant with imagine Austin and needs 1o be scaled appropriately by City staff and Council in
order te gain a superiority ranking and ultimate approval.

Please visit bercATX.org or contact bere_communications@googlegroups com for mere information.

We appreciate your consideration on this important matter,

[s/5ara Speights, President
/5/Grayson Cox, Vice President
Bul Creek Road Coalition

cc: Mare Ott, City Manager
Sue Edwards, Assistant City Manager
Robert Goode, Assistant City Manager

bereATX org facebook.com/bullcreekroadccalition {@hereATX
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Written comments must be submitted io the board or commission (or the
contact person listed on the notice) before or at a public hearing. Your
comments should inchude the board or commission’s name, the scheduled
date of the public hearing, and the Case Number and the contact person
listed on the notice.

Case Number: C814-2015-0074
Contact: Sherri Sirwaitis, 512-974-3057
Public Hearing: May 17, 2016, Zoning and Piatting Commission
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Planning & Zoning Department
Sherri Sirwaitis

P. 0. Box 1088

Austin, TX 78767-8810
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Sirwaitis, Sherri

From: Fyan Nili ﬁ
Sent: Monday, November 30, 2015 5:02 PM

To: Bojas, Gabriel - BC; Breithaupt, Dustin - BC; Denkler, Ann - BC; Evans, Bruce ~ BC; Flores,
Yvetie ~ BC; Goodman, Jackie - BC; Harris, Susan - BC; Kiclbassa, Jolene - BC; Lavani, Sunil
- BC; Weber, Thomas - BC

Cc: Sinwaitis, Sherri

Subject: in support of The Grove

Dear Commissioners,

1 hope you support extending the Planned Unit Development {PUD} application deadiine for the The Grove at Shoal
Creek, located near 45th and Bull Creek. This site is an opportunity to develop high-quality affordable housing in a
location with unprecedented opportunity and access to amenities.

The development group ARG Buil Creek plans to offer 180 affordable units. These units will be located in a high
opporiunity area where no affordable housing currently exists. Locating affordable housing in areas where all income
levels are represented greatly increases social mobility. Residents hava access to better jobs and amenitias such as parks
and transit that improve their quality of life. According to the fandmark 1934 Moving to Opportunity study sponsored by
HUD, social and academic outcomes of low-income children focated in high-income neighborhoods are markedly better
than those of similar-income children raised in areas of concentrated poverty.

The mixed use nature of this development offers many opportunities that 1 would like to see distributed across class
lines. They include:

-A walkable, bikeable neighborhood near transit. Recent studies show that the average total cost of ownership of & car is
$90G00 annually, which is beyond the means of many of Austin's residents.

-Access to a 17-acre park. Quality park space has been show to have a positive effect on physical and mental heaith.

-A forward-lcoking, mixed used development that takes to heart the “complete communities” envisioned in the Imagine
Austin comprehensive plan.

While | am certainly appreciative of being able to attend and provide input at community meetings, residential design
charrettes, transit charreftes, neighborhood meetings, and park block parties; all these meeting and evenis are not
cheap. Obligating city staff; the developer; and the many neighborhood, park, transit, and housing advocates to go
through this process again by not extending the application deadline will be a waste of time and community resources.
Additionally, this will contribute to the ultimate costs of development, which will inevitably be passed on to residents. If
we burden ARG Bull Creek with significant additional costs, it will eliminate the feasibility of providing affordable
housing in this development. if we instead facilitate the creation of affordable units we can create a high-opportunity
environment for 180 households whose options are otherwise very limited in our current climate of de facto economic
segregation.

Sincarely,
Ryan Niil

Friends of the Grove



Sirwaitis, Sherri

From: Margaret Powis”
Sent: Monday, September £1, 2015 8:25 AM

To: Sirwaitis, Sherri
Subject: Development at Bull Creek Road and 45th Street

21 September 2015

Dear Ms Sirwaitis,

Could you please put my letter in the back-up for the Zoning and Platting Commissioners and the City Council?

I am a resident of Rosedale and I'm writing to express my concern about the upcoming development of the old
Tx Dot property at the corner of 45 and Bull Creek Road. Specificaily I am concerned about the following:

a} Development density

b} Park space

¢) Drainage

The proposed population of the new development will put a huge strain on the existing roads. There is only one
street (Bull Creek Road] that the development {The Grove) will be able to use for an exit and entrance. Bull
Creek Road is a two lane road in a residential neighborhood that was never intended to carry the proposed
amount of traffic. The Grove is going to create a huge strain on the existing roads, and the traffic will inevitably
spill into the residential neighborhoods. Additionally there has been a request for a large number of cockrail
lounges at the development. This would not fit the existing neighborhood residential character and would create
even more problems.

The park space as proposed by the developer is inadequate. Much of the area is unusable as park (or building)
space. The portion abutting Shoal Creek is steeply sloped and not viable as a park. The proposed wet pond
covers one acre, and (ualess you walk on water) is likewise unusable. The remainder is a much smaller space,
far less than the thirteen acres the developers claim to be setting aside.

The area abutting the Ridgelea neighborhood, roughly on the western side of Ridgelea has a berm I would
estimate to be approximately five feet high. Because the Bull Creek property slopes down to Shoal Creek the
run off from the Oakmont neighborhood moves towards Shoal Creek and Ridgelea. Without that berm Ridgelea
will be inundated when heavy rains occur. At present the developer proposes putting in a row of houses right up
to the Ridgelea boundary, presumably destroying the berm. The inevitable result will be flooding in Ridgelea.
The amount of run off is going to be considerably increased with additional impervious cover and great care
needs to be exercised to ensure that the drainage issues are resolved in order not to exacerbate the existing flood
issugs.

I request the Planning and Zoning Commission review the developer’s plans very carcfully and make the
necessary adjustments to avoid future problems

Sincerely
Margaret Powis



Sirwaitis, Sherri

20 s
From: Lynn Boswell W
Sent: Tuesday, July 14, (30 AM

To: info @thegroveaishoalcreek.com
Cc: Sirwaitis, Sherri
Subiject: off-ieash area at The (Grove

Dear Milestone:

1 am writing to share my strong interest in an off-leash area at The Grove, your new development in central Austin. | have lived
in the area for about 15 years and have always enjoyed walking my dogs on the property and using the area for recreation
with my family and two children. While tunderstand that development is inevitable, | also hope that the longstanding use of
the park as an area for recreation - and specifically as an area for dogs — will find a place within your new development,

Austin has a major shortage of off-leash areas for dogs — especially fenced off-leash areas of subsiantial size — and including
that in your plans for development would add a major amenity. | also believe strongly that it would serve as a draw for Austin
dog owners, bringing them to The Grove, infroducing them to other amenities there and giving them a reason to patronize
businesses there when they come with their dogs and at other times, as well.

if there were a fenced off-leash area of at Jeast a couple of acres, | wouild be there regularly. And | would likely often include
errands and dining in my trips to The Grove as a result. With an off-leash dog park, { am confident that both { and many other
area dog owners will be drawn to the other amenities you are developing there. Without a substantial off-leash area, | suspect
it will not be a development | use often. {The Triangle is near my home, as well, and | almost never patronize businesses there
other than the farmer’s market because it misses the mark in almost every way — difficult parking, an idea of mixed use that
requires you to drive to it, an odd mix of businesses and virtually no green space. By contrast, | spend a great deal of time and
money at the development where Central Market is located, shopping at almost every store there at one point or another and
spending many hours with my kids in the beautiful and large park there.)

I spent many vears living in Manhattan (with two big dogs) and saw the community that dog parks help build there. New
York's dog parks are routinely fenced — a feature that is rare in Austin. Fences enhance safety for both dogs and people, and
create a draw for parents and young children who often enjoy watching the dogs play from outside the fence. | would suggest,
as a possible mode!, the off-leash area at Hardberger Park in San Antonio. Hardberger Park is a refatively new park in an
affluent area of San Antonio. It is across the street from a large shopping center that includes an HEB, shops, restauyrants and
office space. And it has been a major success. | know people wha travel from other parts of the city to spend time at the park’s
ofi-leash area. You can see more about their dog park here: http:/fwww.philhardbergerpark org/visit/play-here/dog-park

Thank you for your time. { hope vou will consider this request on behalf of me, my dogs and the thousands of other Austin dog
owners who would fove to have an off-leash area included in your new development.

Truby,
Lynn

Lynn Boswell
512 694-2896



Iuly 10, 2015

Carolyn Mixon

4616 Chiappero Trail

Austin, Texas 78731
RE: The Grove at Shoal Creek; City File No. C814-2015-0074;

initial Response fo Letter from Certain Shoatmont Property Owners dated June 26,

2015

Dear Ms. Mixon:

Thank you for vour letter dated June 26, 2015, We want you and vour neighbors to know that we
greatly respect the cancamns and priorities referenced in your letter, and we would be very happy and
gratefuf for the chance to meet with you all further to discuss the issues you raise, Please know that we
will carefully consider sach of the items you mention.

While we can certainly discuss the contents of your letter further in such a meeting, | would lke to
clarify and respond to a few comments made in your letter now for the record, especially since some in
the community have made some similar comments.

i You mention in your letter that our plan is similar to or more intensive than the Mueller
development in its retail and office componant, and is similar to the Triangle development with respect
to residential, With all due respect, that is not factually correct for several reasons. Although, the
Mueller and Triangle Projects are also mixed-use, urban infill projects, they actually have entitiements
for a lot more intensity than The Grove at Shoal Creelc, while The Grove will have comparable amounts
of park space as a percentage of site area {actually more than Mueller) and will have better quality park
space than the Triangle (much of which is not useable and was not donated but bought by the City for
53.2 million}. Mugller is entitled for more than 5.3 million square feet of non-residential uses. R is also
entitied for 6,450 residential units., 1t is nearly 700 acres and is a regional power center that is
appropriately located on major arterials adjacent 1o 1-35. Mueller is unlikely to use those entitiements,
as they entitle more building area than Muelier will be abile to fit within the project, much like the case
will be at The Grove, The table below is based on the entitiements approved for Muelier and the
Triangie according to City records and the entitlements proposed for The Grove at Shoat Creek:

Muelier The Triangle The Grove
Commercial and Non- | 5,300,00C sff 7,728 sf | 170,000 sf/ 7,343 sf per | 375,000 sf/ 4,951 sf per

Residential
Development (Office/

per acre

acre

acre (35.5% less than
Mueller and 32.5% less

Retail/ Hospital, etc.) than the Triangle)

Residential 6,450 units/ 9.35 units | 859 units/ 37.11 units | 1515/ 20 units per acre

Development per acre per acre {46.1% fless than the
Triangle)

Park Space 140 acres/ 20.2% 6.02 acres/ 26% {but i 17.00acres/ 22.45%

only limited usability
and paid for by the City}




As you can see, The Grove at Shoal Creek will have entitlements for far less commercial development
per acre than Mueller and for fess residential units per acre than the Triangle.

incidentally, both the Triangle and Muelier were heavily subsidized by the City of Austin. Muelier is
being developed with City owned land that has been contributed to that project, and has had 100% of
the taxes generated from the site to date {and for the immediate future} being used o fund
infrastructure for the project that a developer usually pays. The Triangle received $6,683,957.00 in fee
walvers {(without providing any affordable housing on-site or fees in fieu thereef}, cost re-imbursement
for on-site utiity facilities {as opposed to off-site), City funded improvements, fund transfers from the
City, and City general fund transfers for the streets in the Triangle and the park space provided by the
Triangle. The Grove proposes less intensity with a comparable amount of high quality park space,
without these City subsidies. In fact, the City paid 53,200,000.00 just for the Triangle’s park space,
whereas The Grove proposes its park space to be fully public space at no cost to the City,

Z. We do feel that the ameount and quality of the park space that will be provided in the project is
very, very substantial, especiaily (1} when compared to the heavily City subsidized projects described
above, [2) when compared to the size of other area parks, {3] considering the fact that most new central
city developments {because of size} simply pay a parkland fee instead of actually providing parkland, and
{4} considering the fact that high quality pari improvements here will be fully funded and maintained by
the project and nat the City. We also feel that we have planned excellent access to the park space
through the green streeis program detailed in ocur public presentations and through the future
connection to the Shoal Creek Trail to the Ridglea Neighborhood. Having said that, we are very willing
to work with the community {0 improve our park space plan and we look forward to doing so.

i do disagree with you, however, on the analogy to the Mueller Greenways buffer. We feel that buffer is
not at all comparable. The Muelier buffer was provided in & highly City subsidized preject and was
relatively easy to provide and pian for when you consider that Mueller is 700 acres in size {the huffer is
relatively insignificant given the size of the tract). The Grove does not have the benefit of massive City
subsidies and is smaller and is proportionately Tess able to set aside such a large buffer, More
importantly, the Mueller buffer buffered existing single-family homes from very Intense reglonal,
commercial development and large, dense 4 and 5 story aparbmernt buildings ~ uses that are not
generally considered to be compatible adjacent to single-family. Since our site is smaller, we chose
instead to develop the area along the northern boundary with cormpatible uses instead of incompatible
uses, Our plan is to provide compatible townhome or detached single-family units along our northern
property line. in fact, we would actually exceed City compatibility standards in the first 200 feet for
townhomes. Such compatible uses ard developments do not need large buffers as evidenced in
neighborhoods throughout the City and in the City’s Code. As to this buffer providing accessibility to the
park space, again we believe that we have provided excellent accessibility, but we are always willing to
discuss further how to improve accessibility in an economically viable way that is of bensfit to the
broader neighborhood and not just a select few,

3, Please know that we understand your concerns with respect to the propesed vehicular access to
45™ Street and we are willing to discuss this further with you all. This access came to be included
because we sought a way to get pedestrians and bicyclists across 45™ Street safely as near to Shoal
Creek as we could and in response to community input that we had received, espedially from Rosedsle
and their desire to have better access to the project. In order to do so, we had to acquire a home which
was never part of our original plens. That home was very expensive. In order to justify this new land

2



cost which was not planned for, we need the access to provide more utility to the project than just
serving pedestrians and bicyclists. We believe that we can improve circulation and develop a design that
is sensitive to the existing neighborhiood. We were hoping that we were doing a good thing for the
community in response to input we received by acguiring that land, which we did not own and was not
part of our original plans. If the vehicular access is objectionable and cannot be made acceptable, then
we are willing to consider abandoning our plans to use this ot for any form of access (including bike and
pedestrian) and simply allow the lot to continue to be used as a home. In that case, we will continue to
work with the community on other ways to maximize and enhance pedestrian and bicycle access to the
project. We would, however, like to discuss this further with you and your neighbors before ultimately
eoncluding to eliminate this access point.

4, As to the corner parcel, please know that we are willing to discuss this further with you all. Our
intention was not necessarily to use this site as restaurant but more as a high quality, architecturally
interesting building that really introduces the public to the project. We are happy to enteriain
suggestions of uses on this parcel that would be viable from a market perspective and less intensive
from a neighborhood perspective,

We remain excited about The Grove at Shoat Creek because it represents a chance to fulfill the
community expressed vision for the property and meet the goals of imagine Austin by providing
compact and connected development that increases both the supply and diversity of housing options in
the central city. We know there are stilf important details to be addressed and we hope that these can
he addressed through collaboration. In that regard, we very much appreciate both your comments and
yvour willingness to meet and work on the issues you have raised.

We will be contacting you soon to set up a meeting. Thank you for yaur thoughtful attention to and
consideration of this matter.

Sincerely

nager/ Member
,LTD

Garrett Makti
ARG BuH Cre

cc: Mayor and Council Members, City of Austin
Greg Guernsey, lerry Rusthoven and Sherri Sirwaitis, City of Austin Planning & Zoning
Department
Bull Creek Road Coalition



june 26, 2015

To: Jerry Rusthoven, COA Department of Planning and Zoning

From: Shoalmont Property Owners {includes ail houses on the following streets which are
owner-occupied)
2600-2607 LaRonde
4500-4713 Chiappero
4500-4707 Qakmont
A500-4807 Finley
2600-2615 W, 48th
Neighborhood Contact: Carolyn Mixon
4616 Chiappero Tt
Austin, TX 78731

Re: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”
COA Case # CD-2015-0009

PUD Application # C814-2015-0074

We are sending you a copy of our neighborhood letter outlining our concerns and priorities
regarding the proposed Milestone project at 45" and Bull Creek. We would greatly appreciate it
if you would take these into consideration as you make decisions regarding the development
plans submitted by Milestone, We are not opposed to the development of the property, but
the scope of the development is too large for the streets serving it and does not fit with the
character of the surrounding neighborhoods.

Of 107 owner-occupied houses on the surveyed streets, owners {1-2) of 50 houses have signed
this letter in support of greatly reducing the density of Milestone’s project and increasing
greenspace and buffer zone. Prior to signing, all owners received information about the
development compared to other similar central Austin developments and copy of letter. Most
of those who wished to sign contacted me {Carolyn Mixon) while others were obtained by
knocking on doors. Due to time constraints, approximately 57 doors were not approached for
signing, and it cannot be assumed that they are not in favor of the letter's content. On the
contrary, those approached who had not previously contacted me were overwhelmingly in
favor of a reduction of this project.

Thank you for your time and consideration.



June 26, 2015

To: Sherri Sirwaitis, COA Department of Planning and Zoning

From: Shoalmont Property Owners {includes all houses on the following streets which are

owner-occupied)

2600-2607 {aRonde

4500-4713 Chiappero

4500-4707 Oakmont

4500-4807 Finley

2600-2615 W. 48th

Neighborhood Contact: Carolyn Mixon
4616 Chiappero Tri
Austin, TX 78731
pecmomS4@yahog.com 512-423-0650

Re: Mitestone Community Builders Proposed Development “The Grove at Shoal Creek”
COA Case # CD-2015-000S

PUD Application # C814-2015-0074

We are sending you a copy of our neighborhood ietter outlining our concerns and priorities
regarding the proposed Milestone project at 45" and Bul! Creek. We would greatly appreciate it
if you would take these into consideration as you make decisions regarding the development
plans submitted by Milestone. We are not opposed to the development of the property, but
the scope of the development is too large for the streets serving it and does not fit with the
character of the surrounding neighborhoods.

0Of 107 owner-occupied houses on the surveyed streets, owners {1-2) of 50 houses have signed
this letter in support of greatly reducing the density of Milestone’s project and increasing
greenspace and buffer zone. Prior to signing, all owners received information about the
development compared to other similar central Austin developments and copy of letter. Most
of those who wished to sign contacted me (Carolyn Mixon} while others were obtained by
knocking on doors. Due to time constraints, approximately 57 doors were not approached for
signing, and it cannot be assumed that they are not in favor of the letter's content. On the
contrary, those approached who had not previously contacted me were overwhelmingly in
favor of a reduction of this project.

Thank you for your time and consideration,



june 26, 2015

ATTN: Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Bull Creek, LTD

9111 Jolyville Road, Suite 111

Austin, Texas 78758

RE: Milestone Community Builders Propesed Development “The Grove at Shoal Creek”
COA Case Number CD-2015-0009, PUD Application # C814-2015-0074

Mr. Martin,

As homeowners in the Shoalmont neighborhood and specifically as homeowners en Chiappero, W. 48™,
Oakmont, Finley, and La Ronde, we are contacting you about our priorities regarding Milestone’s proposed
multi-use development “The Grove at Shoal Creek”. Many of us have attended your public meetings and
provided input via your surveys. We appreciated your attendance at our neighborhood meeting at NW
Recreation Center but would like to more clearly outline our concerns and priorities as residents of the
aforementioned streets which connect to W, 45",

We have similar concerns and prioritias as the W. 457 St, horneowners who have been in communication with
you, and we would appreciate your careful consideration of these:

1. While your conclusion from the collected surveys is that 67% of residents prefer high-density and more
open space, we oppose your plan to put 150,000 SF of retail {(more than 1.5x Mueller), 225,000 5F of offices
{roughly equivalent to Mueller}, and 1010 apartments/condos (simifar to Triangle) in addition to a hotel,
hospital, and single-family housing in the middle of our neighborhoods. Mueller and the Triangle are not
surrounded by single-family neighborhoods immediately adjacent to the properties {with the exception of
Delwood) as is The Grove. They are served by major, multi-lane arterial streets which have long handied
commercial, delivery and office traffic. Your praposal to widen the 457/8ull Creek intersection at the expense of
trees and residents’ yards/homes will do little to help the extraordinary amount of car and delivery truck traffic
that your preject will generate both day and night on our residential part of W, 45" petween Burnet Rd. and Bull
Creek. We believe that the proposed office and retail density should be cut at least in half,

2. Regarding open space, it is clear that you believe the 12-acre sighature park together with plazas and
curbside beds is more than adequate compensation for the commercialization of our neighborhoods and the
traffic probiems that we will experience. We strongly support a greenbelt buffer of similar scope as that of the
Muelier Greenways which separate the Delwood neighborhood from the development. This would also make
the open space more accessible to our neighborhool as the currently proposed “signature” park is buried
- behind the whole project. This is not unprecedented or unacceptable in the urban core as the Mueller
Greenways are a prime example of how quiet, long-time neighborhoods can be buffered from a larger, high-
density development with positive effects for ail.



3. We strongly oppose any access other than waiking/biking to The Grove from midpoints on W, 45" and in
particular, a streef through the 2627 W. 45™ property that your company has purchased for that purpose. This
property would best be suited for pedestrian and bicycle connectivity between the previously-described
greenway , Rosedale and our neighborhood to the north. Any car access/exit at midpoints of W.45" between
the Shoal Creek bridge and Bull Creek together with the increased volume of traffic that your development will
produce will exacerbate the already dangerous situation that we have at peak rush hours in attempting to exit
our neighborhood onto W. 45" and entering our streets from W, 45%.

4. We understand from your preseniations that you envision a restaurant or other commercial establishment
at the corner of Bull Creek and W. 45, We would urge you to reconsider this plan as it will only increase the
traffic congestion at the intersection and increase noise levels for neighbors. Again, the previously discussed
greenway buffer would be a better choice for this section as it would aiso provide neighborhood access to the
open space without having to navigate through the proposed residential and commercial development.

in the public meetings, you have spoken frequently of the need for compromise. We believe that your company
could compromise with us to make our priorities a reafity while still realizing an economically-viable project for
your company. We would appreciate your genuine consideratfon of our priorities and look forward to
constructive communication. We would like to request a meeting with you in the near future to discuss these
topics further.

Sincerely,
The Undersigned Shoolmont Property Owners of Chiappero, W, 48" Ockmont, Finley, and La Ronde
Shoalmont Property Owners (includes all houses on the foliowing streets which are owner-occupied)

2600-2607 LaRonde
4500-4713 Chiappero
4560-4707 Oakmont
4500-4807 Finley
2600-2615 W. 48"

Neighborhood Contact: Carolyn Mixon
4616 Chiappero Trl
Austin, TX 78731
pcmombS4@yahog.com 512-423-0650

NOTE:

Of 107 owner~occupzed houses on the surveyed streets, owners {1-2} of 50 houses have signed this
letter in support of greatly reducing the density of Milestone’s pro;ect and increasing greenspace and
buffer zone. Prior to signing, all owners received information about the development compared to
other similar central Austin developments and copy of letter. Most of those who wished to sign
contacted me {Carolyn Mixon} while others were obtained by knocking on doors. Due to time



constraints, approximately 57 doors were not approached far signing, and it cannot be assumed that

they are not in favor of the letter’s content. On the contrary, those approached who had not previously

contacted me were overwhelmingly in favor of a reduction of this project.

(5 0

Sheri Galle, Council Member, City of Austin District 10

Leslie Pool, Council Member, City of Austin District 7

Steve Adler, Mayor, City of Austin

Kathie Tovo, Mayor‘Pro-tem and Council Member, City of Austin District 9

Ora Housten, Council Member, City of Austin District 1

Delia Garza, Council Member, City of Austin District 2

Sabino “Pio” Renteria, Coundil Member, City of Austin District 3

Gregorio Casar, Council Member, City of Austin District 4

Ann Kitchen, Council Membaer, City of Austin District 5

Don Zimmerman, Council Member, City of Austin District 6

Elien Troxclair, Council Member, City of Austin District 8

Sherri Sirwaitis, Case Manager, City of Austin Department of Planning and Zoning
Jerry Rusthoven, Case Manager, City of Austin Department of Planning and Zoning
Kathleen Fox, City of Austin Comprehensive Planning

Marilyn Shashoua, City of Austin PARD Planning and Design Review

Bryan Golden, City of Austin Transportation

Bult Creek Road Coalition {via listserv email distribution)



june 26, 2015

ATTN: Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Buii Creek, LTD

9111 Jollyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”
CCA Case Number CD-2015-0009
PUD #( gi4-20)5-007H

Sincerely,

The Undersigned Shoalmont Property Owners of Chiappero Trl and W. 48th, 78731

PRINT NAME SHENATURE ADDRESS
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lune 26, 2015

ATTN: Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Bull Creek, LTD

G111 Jolyville Road, Suite 111

Austin, Texas 78758

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”
COA Case Number CD-2015-0009 -
PUD ¥ C Tl - 2015 - 00 TH

Sincerely,

The Undersigned Shoalmont Property Owners of Chiappero Trl and W. 48th, 78731

PRINT NAME SIGNATURE ADDRESS
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Jjune 26, 2015

ATTN: Garrett Martin, President and CEO
wilestone Community Builders, LLC

ARG Bull Cregk, LTD

9111 Joliyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”
COA Case Number CD-2015-0009
PUD ¥, (4 - 2015 —CO7f

Sincerely,

The Undersigned Shoalmont Property Owners of La Ronde, 78731

PRINT NAME SIGNATURE ADDRESS
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COA Case Number CD-2015-0009  PULb = € 814~ 2015 ~ 0074

Sincerely,
The Undersigned Shoalmont Property Owners of Chiappero Trl and W. 48th, 78731
PRINT NAME SIGNATURE
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June 26, 2015

ATTN: Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Bull Creek, LTD

§111 Jolhyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”
COA Case Number CD-2015-0005
PUD F LR )4 - Rows ~ 00 74

Sincerely,

The Undersigned Shoalmont Property Owners of Chioppero Trl and W, 48th, 78731

T NAME SIiG} TURE ADDRESS 373/
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In the public meetings, vou havé spokern frequently of the need for compromise. Wea believe that your company could
compromise with us to make our priorities a reality while still realizing an economically-viable projéct for your company.
We would appreciate your genuine consideration of our priorities and look forward to constructwe commumcati . We
would fike to request & meeting with you in the near future to discuss these topics further ’>
|| A e&{ qo&‘f’\ “
I

Sincerely, 2 &D} b’”ﬁ?#’/{\

., : §721\ F‘:wf‘“«’/
The Undersigned Shoalmont Property Owners of Chioppero, Oakmont, Finley, ond La Rondé 4 [N . /éﬁ
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lune 26, 20135

ATTN: Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Buli Creek, LTD

4111 lollyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”

COA Case Number CB-2015-0009 -
PUD # (814 -R0OIE - vt 74

Sincerely,

The Undersigned Shoaimont Property Owners of Dakmont, 78731

PRINT NAME

Wessa Mawes
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june 26, 2015

ATTN; Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Buli Creek, LTD

9111 loliyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”
COA Case Number C0-2015-0009
PUb #dn - ao1s - 0O 7Y

Sincerely,

The Undersigned Shoalimont Property Owners of Oakmont, 78731

PRINT NAME SIGNATURE ADDRESS
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lupe 26, 2015

ATTN; Garrett Martin, President and CEQ
Milestone Community Builders, LLC

ARG Bull Creek, LTH

9111 follyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”

COA Case Number C[-2815-0009
PUD 5§14~ 2015 . QO

Sincerety,

The Undersigned Shoatmont Property Owners of Finley, 78731

PRINT NAME SIGNATURE ADDRESS
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june 26, 2015

ATTN: Garrett Martin, President and CEC
Milestone Community Builders, LLC

ARG Bull Creek, LTD

9111 lollyville Road, Suite 111

Austin, Texas 78759

RE: Milestone Community Builders Proposed Development “The Grove at Shoal Creek”

COA Case Number CD-2015-0008.
PUD ® 814~ Ro/s - 00 7Y

Sincerely,

The Undersigned Shoalmont Property Owners of Finley, 78731

PRINT NAME SIGNATURE
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Environmental Commission Hearing
June 1, 2016

City of Austin

‘ WATERSHED Andrea Bates

P d PROTECTION Watershed Protection Department



Location Overview
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Miles

The Grove at Shoal
Creek PUD

Creek Centerline

City of Austin Parks

This product is for informational purposes and may not have been
prepared for or be suitable for legal, engineering, or surveying
purposes. It does not represent an on-the-ground survey and
represents only the approximate relative location of property
boundaries. This product has been produced by the Watershed
Protection Department for the sole purpose of geographic reference.
No warranty is made by the City of Austin regarding specific
accuracy or completeness.

Location Map
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prepared for or be suitable for legal, engineering, or surveying
purposes. It does not represent an on-the-ground survey and
represents only the approximate relative location of property
boundaries. This product has been produced by the Watershed
Protection Department for the sole purpose of geographic reference
No warranty is made by the City of Austin regarding specific

accuracy or completeness.
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Photos of Property

View of property from Bull Creek Rd. and W. 45t St., looking southeast
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Grove of live oaks along Bull Creek Rd., near existing development



Grove of live oaks in northeast corner of PUD along Shoal Creek



Photos of Property
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Photos of Property

LW s

St. bridge looking south; PUD property on right

-

View of Shoal Creek from W. 45t



e 57.6 acres of mixed use development

— Retail
— Office
— Multifamily
— Townhomes

— Detached single-family residential

e 18.12 acres of open space

— 12.88 acres credited parkland
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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)

Upland Infiltration Feature
( If Provided)

Detention Infiltration Feature
Riparian Grow Zone
\ ' Wet Pond
Wetland Fringe

lll -W L 120
@ o . |
NORTH =60 GF

NOTE: All sizes and locations of proposed features,
setbacks, and buffers shown on plan are approximate. Final
location will be determined at Site Plan.

e

R d

Proposed Mitigation

CEF Buffer

CEF (10,019

Critical Water Quality Zone
Shoal Creek Centerline
25-yr Floodplain

100-yr Floodplain

Legend

| CEF Buffer Area
Wet Pond Surface Area

| Riparian Grow Zone (Approx. 58,730
SF, no less than 40,000 SF)

7] Detention Infiltration Feature ( Approx.

10,000 SF, no less than 8,000 SF)

| Wetland Fringe ( Approx. 2500 SF, no
less than 1000 SF)

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

™ Mitigation Calculation

| Mitigation Required 76,230 SF
Mitigation Provided

| | Detention Infiltration Feature 10,000 SF
Wetland Fringe 2500 SF
Upland Infiltration Feature 5000 SF
Riparian Grow Zone 58,730 SF

| | TOTAL MITIGATION PROVIDED 76,230 SF

Applicant’s Exhibit F
Excerpts
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Environmental code modification

Environmental superiority elements

EXHIBIT E
ATTACHMENT 2
Proposed Code Modifications
CHAPTER 25-1 MODIFICATIONS
CODE SECTIONS TO BE MODIFIED | CURRENT CODE LANGUAGE PROPOSED MODIFICATION FOR

THE GROVE AT SHOAL CREEK PUD

1. Definitions, Article 2, Chapter 23-1-21

“SITE means a contiguous area mtended
for development, or the area on which a
building has been proposed to be built or
has been built. A site may not cross a
public street or right-of-way.™

“SITE means a contiguous area mtended
for development, or the area on which a
building has been proposed to be built or
has been built. A site may cross a public
street or right-of-way if that public street or
right-of-way is within the boundaries of
The Grove at Shoal Creck PUD.”

2. Parkland Requirements, Article 14,
Chapter 25-1 and 25-4-211

25-1-602(A) “A subdivider or site plan
applicant shall provide for the parkland
needs of the residents by the dedication of
suitable parkland for park and recreational
purposes under this article.”

“Section 25-1-602 (Dedication of Parkland
Required) is modified to provide that
subdivider or site plan applicant shall
provide for the parkland needs of the

id by providing suitable parkland for
park and recreational purposes under the
terms of The Grove at Shoal Creek Parks
Plan and Parkland Improvement
Agreement attached as exhibits to Planned
Unit Development Ordinance No.

3. Gross Floor Area, 25-2-21(44)

25-1-21 *(44) GROSS FLOOR AREA
means the total enclosed area of all
floors in a building with a clear height
of more than six feet. measured 1o the
outside surface of the exterior walls.
The term includes loading docks and
excludes atria airspace, parking

“(44) GROSS FLOOR AREA means the
total enclosed area of all floors in a
building with a clear height of more than
six feet. measured to the outside surface of
the exterior walls. The term includes
loading docks and excludes atria airspace,
parking facilities, parking structures,
driveways. and enclosed loading berths and

1

EXHIBIT D

ATTACHMENT 1
Tier I and Tier 2 Compliance Summary

Compliance/ Superiority

y Code;

YES. The Project is located in the urban core and within an
Urban watershed. The Project is located near Mopac Expressway
and is located along the proposed Shoal Creek Urban Trail and an
existing CapMetro bus route. The Project will promote the
Imagine Austin priority of creating a “compact and connected™
City increasing population density within the urban core. The
Project is compatible with surrounding uses and zoning which is
consistent with the general neighborhood preferences. Except as
set forth in the Proposed Code Modifications Summary, the
Project will comply with the current City Code requirements.

ndards that achieve equal or
\goals in Section 1.1 (General
er the regulations in the Land

YES. The Project will meet the goals of Section 1.1 as follows:

1. Preserve Natural Environment. The Project will preserve all
of the high quality heritage trees on the Property. and remove
only a handful lower quality “heritage™ pecan trees. The Project
will provide for greater open space than required by the City
Code. The Project will provide green water quality controls and
will provide water quality controls and drainage improvements
for the entire site. The current state office development does not
have any detention or flood control facilities.

2. High Qualitv Development and Innovative Design. The
Project will utilize mixed use and urban design principles that will
allow clustering of uses in higher densities that promote urban
living, working and shopping on the site and encourage use of
alternative transportation options. The Project will integrate




e 25-8-641(B), Heritage Trees — Removal Prohibited

— Heritage trees identified on the applicant’s Exhibit J may be removed
without an administrative or land use commission variance as required by
current code

e 11 heritage trees identified for removal
— 10 pecans, 1 American elm
— 4 of 11 trees rated as “poor” by the project arborist
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Proposed language:

§25-8-641 — Removal Prohibited
(B) “A permit to remove a heritage tree may be issued only if:

1) avariance is approved under Section 25-8-642 (Administrative Variance)
or 25-8-643 (Land Use Commission Variance), or

2) thetreeis indicated as “Trees That May Be Removed” on The Grove at
Shoal Creek Tree Survey and Disposition Plan as attached to The Grove at
Shoal Creek Planned Unit Development Ordinance No.
Sections 25-8-642 and 25-8-643 shall not apply to the trees |nd|cated as
“Trees That May Be Removed” on The Grove at Shoal Creek Tree Survey
and Disposition Plan.

A permit issued under 25-8-642(A)(2) shall require mitigation at the rates
prescribed on The Grove at Shoal Creek Tree Survey and Disposition Plan.”



* Additional open space —7.17 acres (65%) more than required
based on proposed land use

e Exceed minimum code requirements for landscaping

— 3” caliper street trees on all internal streets and Bull Creek Road

— 95% of non-turf plants will be native or adapted species (Grow Green
Guide)

e Superior water quality controls

— Use wet pond and/or green controls to treat at least 50% of required
water quality volume

— At least 10 acres of impervious cover will be treated by green controls that
infiltrate or reuse water



* Tree protection

— Preserve at least 75% of all protected size native tree caliper inches

— Prepare tree care plan for all preserved heritage and protected size trees

— Increased mitigation rates for removal of heritage trees in poor condition
e “Signature Grove” tree protection

— Limit cut in three-quarter Critical Root Zone of “Signature Grove Trees”
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Cluster development along Bull Creek Road and interior of the
property and away from environmentally sensitive areas

Direct stormwater runoff to 100% of the required landscape area

Provide flood detention or mitigation for existing 9.4 acres of
Impervious cover on site

Watershed Protection Department will choose the most effective
flood mitigation option for the site

— Onsite detention, Regional Stormwater Management Program, or
combination



Size
The Grove at

Shoal Creek PUD 76 acres

Shoal Creek

Watershed 8,270 acres
Upstream of  ~6,550 acres
The Grove (79%)

Shoal Creek Watershed
Miles o The Grove at Shoal Creek PUD




Size Impervious Cover

The Grove at 49 acres
Shoal Creek PUD 76 acres proposed maximum
Shoal Creek N ~4,400 acres
Watershed 8,270 acres existing

Upstream of  ~6,550 acres ~3,405 acres
The Grove (79%) (77%)

- Impervious Cover
Shoal Creek Watershed

Miles o - The Grove at Shoal Creek PUD

4



e Staff finds that the proposed development is environmentally
superior to what could be built without the PUD

Provide 65% more open space than required based on proposed land uses

Treat at least 10 acres of impervious cover with green water quality
controls that infiltrate or reuse stormwater

Preserve at least 75% of native caliper inches, prepare a tree care plan for
preserved trees, and provide increased mitigation for removal of certain
heritage trees

Exceed code requirements to protect the most significant trees from
potential construction impacts

Provide flood detention for the existing 9.4 acres of impervious cover on
Site



The Grove at Shoal
Creek PUD
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ITEM FOR ENVIRONMENTAL COMMISSION AGENDA

MEETING DATE
REQUESTED:

NAME & NUMBER
OF PROJECT:

OWNER:

AGENT:

L OCATION:

PROJECT FILING DATE:

WATERSHED PROTECTION
DEPARTMENT STAFF:
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MEMORANDUM

TO: Marisa Perales, Chair, and Members of the Environmental Commission

FROM: Chuck Lesniak, Environmental Officer
Watershed Protection Department

DATE: May 27, 2016

SUBJECT: TheGrove at Shoa Creek Planned Unit Development — C814-2015-0074 —
Update 1

This summary is being provided to the Environmental Commission as a supplement to the
Planning and Zoning Department analysis for The Grove at Shoal Creek Planned Unit
Development (PUD). This memo provides an overview of the property’s environmental features,
the requested modifications to environmental code requirements, and the elements of the project
that provide environmental superiority.

In the initial memo to the Environmental Commission, dated October 29, 2015, staff
recommended that the project incorporate two conditions in order to achieve environmental
superiority. The applicant agreed to those conditions and incorporated one additional superiority
element regarding flood mitigation. Staff finds that the proposed development is environmentally
superior to what could be built without the PUD.

Description of Property

The Grove at Shoal Creek PUD consists of approximately 76 acres of land located in north-
central Austin, at the intersection of W. 45" Street and Bull Creek Road (see Attachment A —
Location Map). The property was previously owned by the State of Texas and was not required
to be platted or zoned. The southwestern portion of the site is currently developed with state
office buildings and parking lots, totaling approximately 9.4 acres of existing impervious cover.

The Grove at Shoal Creek PUD islocated in the Shoal Creek Watershed, which is classified as
Urban and is within the Desired Development Zone. The PUD is not within the Edwards Aquifer
recharge or contributing zones. The property contains a section of Shoal Creek, which flows



north to south along the northeastern boundary of the PUD (see Attachment B — Environmental
Features Map).*

Existing Topography/Soil Characteristics/Vegetation

The site' s topography slopes gently from west to east, from Bull Creek Road toward Shoal
Creek. Elevations range from approximately 670 to 570 feet above mean sealevel. Slopesrange
between 0 and 15 percent on the majority of the property but increase to over 35 percent in some
locations near Shoal Creek. The property has predominately clayey soils.

V egetation on the site includes live oak, pecan, cedar elm, cottonwood, mesquite, and
sugarberry, with an understory of bluestem, tall dropseed, common ragweed, and Indian blanket.
The property contains alarge number of heritage and protected trees, including 54 heritage live
oaks, ten heritage pecans, two heritage cedar elms, and one heritage American elm. Significant
groves of heritage and protected trees are located in the northeast corner of the property near
Shoal Creek and in the center of the southern boundary adjacent to Bull Creek Road.

Critical Environmental Features’Endangered Species Habitat

An Environmental Resource Inventory (ERI) was prepared for the project site by Horizon
Environmental Servicesin May 2015 (see Attachment E — Applicant’ s Environmental Resource
Inventory). The ERI identified one critical environmental feature (CEF) within the PUD site: an
herbaceous wetland. The wetland CEF is required to be protected in accordance with LDC 25-8-
282 (Wetland Protection). The PUD proposes to modify the standard 150-foot CEF setback and
provide mitigation for the reduced setback in compliance with 25-8-282(B). Proposed mitigation
strategies include construction of a vegetated wetland fringe around the wet pond per
requirements of the Environmental CriteriaManual (ECM) section 1.10.4(D)(3)(a), construction
of a detention-infiltration feature landscaped with a native wet prairie per ECM 1.10.4(D)(3)(b),
which may support groundwater infiltration for the wetland, and provision of additional buffers
per ECM 1.10.4(D)(3)(c) asa“grow-zone” along Shoal Creek.

The ERI aso evaluated the property for suitable habitat for state and federally listed endangered,
threatened, or candidate species. Neither listed species nor their critical habitat were observed on
site during the field reconnai ssance process.

Water/Wastewater

Water and wastewater service will be provided by the City of Austin. According to the 2015
ERI, the Texas Water Development Board Water Information Integration and Dissemination
database reported one well within the property near the intersection of Bull Creek Road and W.
45" Street. The well is not currently used and the applicant has not indicated a desire to use this
well for any of the proposed development. The ERI indicates that the well will be properly
abandoned and the appropriate agencies notified of the abandonment.

! Per LDC Section 25-8-91, waterways within an Urban Watershed are not classified. However, per 25-8-92, a
critical water quality zoneis established along all waterways with a drainage area of at |least 64 acres. The
boundaries of the critical water quality zone coincide with the boundaries of the 100-year floodplain cal culated
under fully developed conditions, provided that the boundary is not less than 50 feet and not more than 400 feet
from the centerline of the waterway.



Description of Project

The proposed project contains approximately 57.6 acres of mixed use devel opment, including
retail, office, multifamily, townhomes, and detached single-family residential uses, and 18.1
acres of parks and open space.

Requested Environmental Code M odifications

The following summarizes the proposed modifications to environmental requirements; please see
the applicant’s Exhibit E — Proposed Code Modifications for additional details.

e 25-8-641(B), Heritage Tree Removal Prohibited — Eleven heritage trees identified on
the applicant’s Exhibit J— Tree Survey and Disposition Plan may be removed without
an administrative or land use commission variance as required by current code. The
proposed code language is as follows:

“A permit to remove a heritage tree may beissued only if:

(1) avarianceis approved under Section 25-8-642 (Administrative Variance) or
25-8-643 (Land Use Commission Variance), or

(2) thetreeisindicated as*“Trees That May Be Removed” on The Grove at Shoal
Creek Tree Survey and Disposition Plan as attached to The Grove at Shoal
Creek Planned Unit Development Ordinance No. . Sections 25-8-
642 and 25-8-643 shall not apply to thetreesindicated as*“ Trees That May Be
Removed” on The Grove at Shoa Creek Tree Survey and Disposition Plan.

A permit issued under 25-8-642(A)(2) shall require mitigation at the rates prescribed on
The Grove at Shoal Creek Tree Survey and Disposition Plan.”

The 11 heritage trees identified for removal include ten pecans and one American elm.
Four of the eleven trees have been rated as “poor” by the project arborist, and their
condition was reviewed in the field by the City Arborist.

Proposed Environmental Superiority Elements

The project is proposing to provide the following environmental superiority elements (please see
the applicant’s Exhibit D — Tier 1 and Tier 2 Compliance Summary for additional details):

1. ThePUD will provide at least 18.12 acres of open space, which is 65% higher than the
10.95 acres required based on the proposed land uses.

2. The PUD will exceed the minimum code requirements for landscaping. The project
Design Guidelines will require minimum three-inch caliper street trees on al internal
streets. Under conventional zoning, Tracts A, C, D, and E would be residential zoning
districts and would not require street trees under current code. This area of additional
street trees represents approximately 34 acres, or 45 percent of the total project area
Street trees will also be required along Bull Creek Road, where they would not be
required by current code. In addition, the Design Guidelines will require that a minimum
of 95% of al non-turf plant materials be from or consistent with the City’s Grow Green
Guide.



3. The PUD will provide superior water quality controls by using awet pond and/or green
water quality controls to treat a minimum of 50 percent of the required water quality
volume. A wet pond and green controls provide superior total suspended solids and
nutrient removal compared to conventional treatment methods, in addition to habitat and
aesthetic benefits. Makeup water for the wet pond will be provided by air conditioner
condensate from commercial buildings on site.

4. The project will provide that a minimum of ten acres of impervious cover on the site will
drain to and be treated by green water quality controls that infiltrate or reuse water, such
asrain gardens and rainwater harvesting.

5. The project will preserve aminimum of 75 percent of all protected size native tree caliper
inches, aswell as prepare atree care plan for all preserved heritage and protected trees on
site. The project will also provide increased mitigation rates for the removal of four
heritage trees: amitigation rate of 100 percent will be provided for heritage treesin poor
condition, which would not typically require any mitigation under current code.

6. The project will provide additional protections for the grove of trees surrounding the wet
pond. For heritage and protected trees identified as “ Signature Grove Trees” on Exhibit J
— Tree Survey and Disposition Plan, cut in the three-quarter Critical Root Zone (CRZ)
shall not exceed four inches. This requirement may be administratively reduced to the
one-haf CRZ if aminimum of 75 percent of the total area of the full CRZ is preserved
and atree care plan in the amount of $100 per caliper inch is provided for the treein
guestion.

7. The project will cluster development along Bull Creek Road and the interior of the
property and away from environmentally sensitive areas like Shoal Creek, the existing
wetland, and the large oak groves.

8. The project will direct stormwater runoff from impervious surfaces to landscaped areas at
least equal to the total required landscape area, which reduces the volume of runoff
entering the storm drain system and provides for increased infiltration of stormwater
runoff.

9. The project will provide flood detention or mitigation for the 9.4 acres of existing
impervious cover on the site, which does not currently have flood detention. If the project
participates in the Regiona Stormwater Management Program (RSMP), the RSMP fee
will be paid asif the site were undevel oped.

10. The City of Austin Watershed Protection Department will choose the most effective flood
mitigation option for the site at the time of site plan or subdivision review, which may
include onsite detention, RSM P participation, or a combination of the two. The City-
selected flood mitigation option will be required to demonstrate no downstream adverse
impact up to the confluence of Shoal Creek with Lady Bird Lake.?

11. The project will provide educationa signage at the wetland CEF.

2 This superiority element was added since the Environmental Commission meeting on November 4, 2015.



Deter mination

Staff finds that the proposed development is environmentally superior to what could be built
without the PUD. For example:

The project will provide 65% more open space than required by code. The additional
open space is located outside of environmentally sensitive areas that are required to be
protected, such as the CWQZ and CEF buffer.

The project will exceed the minimum requirements for landscaping by planting street
trees on all internal streets and requiring that 95 percent of non-turf plant materials be
native or locally adapted species.

The project will use superior water quality controls and require that at least ten acres of
impervious cover will drain to green water quality controls that infiltrate or reuse
stormwater.

The project will preserve at least 75 percent of native caliper inches, prepare atree care
plan for preserved trees, and provide increased mitigation for removal of certain heritage
trees.

The project will exceed code requirements to protect the most significant grove of trees
from potential construction impacts.

The project will provide flood detention for the existing 9.4 acres of currently undetained
impervious cover on site, and the City, not the developer, shall choose the most effective
flood mitigation option for the site.

The design of the project clusters devel opment along Bull Creek Road and the interior of
the property, and away from environmentally sensitive areas like Shoal Creek and the
large oak groves.

Attachments
A Location Map
B Environmental Features Map
C Site Photos
D Driving Directions
E Applicant’ s Environmental Resource Inventory



A This product is for informational purposes and may
not have been prepared for or be suitable for legal,
engineering, or surveying purposes. It does not
represent an on-the-ground survey and represents
only the approximate relative location of property
boundaries. This product has been produced by the

Watershed Protection Department for the sole
purpose of geographic reference. No warranty is
made by the City of Austin regarding specific
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This product is for informational purposes and may not have been prepared
for or be suitable for legal, engineering, or surveying purposes. It does not
represent an on-the-ground survey and represents only the approximate
relative location of property boundaries. This product has been produced
by the Watershed Protection Department for the sole purpose of
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Attachment C
The Grove at Shoal Creek PUD Site Photos

View of PUD property from Bull Creek Rd. and W. 45" St., looking southeast into site



Groveof live oaksalong Bull Creek Rd., near existing development

Grove oflie oaksin northeast corner of PUD alon Shoal Creek, near propo wet pond
location



Wetland Critical Environmental Feature (CEF)

right.
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Attachment D
Driving Directionsto The Grove at Shoal Creek PUD

From Austin City Hall, 301 W. 2" Street:
e Head east on 2™ St. to Lavaca St.; turn left and go 0.7 miles
e Turnleft on W. 12" St.; go 0.6 miles
e Turnright onto N. Lamar Blvd.; go 1.6 miles
e Turnleft onto 29" St.; go 0.5 miles
e Turn right onto Jefferson St.; go 0.6 miles
e Turnleft onto Bull Creek Rd.; go 0.5 miles. Destination will be on right.
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Attachment E

Case No.:

(City use only)

Environmental Resource Inventory

For the City of Austin
Related to LDC 25-8-121, City Code 30-5-121, ECM 1.3.0 & 1.10.0

The ERI is required for projects that meet one or more of the criteria listed in LDC 25-8-121(A), City Code 30-5-121(A).

1.

2.

SITE/PROJECT NAME: The Grove at Shoal Creek

COUNTY APPRAISAL DISTRICT PROPERTY ID (#'s): 122169

ADDRESS/LOCATION OF PROJECT: 4205-4305 Bull Creek Road

WATERSHED: Shoal Creek - Urban

THIS SITE IS WITHIN THE (Check all that apply)

Edwards Aquifer Recharge Zone* (See note below) .................. Oves MNo
Edwards Aquifer Contributing Zone*.............ccccoiiiiiiiiiinns Oves MNo
Edwards Aquifer 1500 ft Verification Zone* ...................... Mves [ONo
Barton SPring ZONE™ ..........cccceeuveiveeeeiieeiie e Oves MNo

*(as defined by the City of Austin — LDC 25-8-2 or City Code 30-5-2)

Note: If the property is over the Edwards Aquifer Recharge zone, the Hydrogeologic Report and karst
surveys must be completed and signed by a Professional Geoscientist Licensed in the State of Texas.

DOES THIS PROJECT PROPOSE FLOODPLAIN MODIFICATION?....... LlYES* MNO
If yes, then check all that apply:

[] (1) The floodplain modifications proposed are necessary to protect the public health and safety;

[] (2) The floodplain modifications proposed would provide a significant, demonstrable environmental
benefit, as determined by a functional assessment of floodplain health as prescribed by the
Environmental Criteria Manual (ECM), or

[] (3) The floodplain modifications proposed are necessary for development allowed in the critical

water quality zone under LDC 25-8-261 or 25-8-262, City Code 30-5-261 or 30-5-262.

[] (4) The floodplain modifications proposed are outside of the Critical Water Quality Zone in an area
determined to be in poor or fair condition by a functional assessment of floodplain health.

** |f yes, then a functional assessment must be completed and attached to the ERI (see ECM 1.7 and
Appendix X for forms and guidance) unless conditions 1 or 3 above apply.

IF THE SITE IS WITHIN AN URBAN OR SUBURBAN WATERSHED, DOES THIS PROJECT
PROPOSE A UTILITY LINE PARALLEL TO AND WITHIN THE CRITICAL WATER QUALITY
4 0) | =2 CJyes* [¥MINO

***|f yes, then riparian restoration is required by LDC 25-8-261(E) or City Code 30-5-261(E) and a
functional assessment must be completed and attached to the ERI (see ECM1.5 and Appendix X
for forms and guidance).

There is atotal of __1 (#s) Critical Environmental Feature(s)(CEFs) on or within150 feet of
the project site. If CEF(s) are present, attach a detailed DESCRIPTION of the CEF(s), color
PHOTOGRAPHS, the CEF WORKSHEET and provide DESCRIPTIONS of the proposed
CEF buffer(s) and/or wetland mitigation. Provide the number of each type of CEFs on or

within 150 feet of the site (Please provide the number of CEFs ):



(#'s) Spring(s)/Seep(s) (#s) Point Recharge Feature(s) (#'s) Bluff(s)
(#'s) Canyon Rimrock(s) 1 s Wetland(s)

Note: Standard buffers for CEFs are 150 feet, with a maximum of 300 feet for point recharge features.
Except for wetlands, if the standard buffer is pot provided, you must provide a written request for an
administrative variance from LDC 25-8- 281(C)(1) and provide ertten findings of fact to support your
request. 1U 2 a

9. The following site maps are attached at the end of this report (Check all that apply and provide):

All ERI reports must include:

Site Specific Geologic Map with 2-ft Topography

Historic Aerial Photo of the Site

Site Soil Map

Critical Environmental Features and Well Location Map on current
Aerial Photo with 2-ft Topography

EYQRIG PY PR

Only if present on site (Maps can be combined):

™ Edwards Aquifer Recharge Zone with the 1500-ft Verification Zone
(Only if site is over or within 1500 feet the recharge zone)

Edwards Aquifer Contributing Zone

Water Quality Transition Zone (WQTZ)

Critical Water Quality Zone (CWQ2Z)

City of Austin Fully Developed Floodplains for all water courses with
up to 64-acres of drainage

OO0

10. HYDROGEOLOGIC REPORT — Provide a description of site soils, topography, and site
specific geology below (Attach additional sheets if needed):

Surface Soils on the project site is summarized in the table below and uses the SCS
Hydrologic Soil Groups*. If there is more than one sail unit on the project site, show each
soil unit on the site soils map.

Soil Series Unit Names, Infiltration *Soil Hydrologic Groups
Characteristics & Thickness Definitions (Abbreviated)

Soil Series Unit Name & A. Soils having a high infiltration

Subgroup** Group Thz;:(l;gt()ess rate when thoroughly wetted.
Eddy soils and Urban land, O D 16 B. ﬁ}%}i?a?%ﬂﬁgtzw
0, . —_—
to 6% slopes (EuC) thoroughly wetted.
Oakalla soils, 0 to 1% slopes, . . e
channeled, frequently floo(Fs) B 6.6 C. Soils having a slow infiltration

rate when thoroughly wetted.

Houston Black soils and

Urban land, 0 to 8% slop(HsD) D 6.6 D. Soils having a very slow
infiltration rate when
Urban land and Austin soils, 0 thoroughly wetted.
to 5% slopes (UsC) C 4.3 o
*Subgroup Classification — See
Urban land, Austin, and Classification of Soil Series Table
Whitewright soils, 1 to 8%(UtD C 4.3 in County Soil Survey.

WPD ERM ERI-2014-01 Page 2 of 6



Description of Site Topography and Drainage (Attach additional sheets if needed):

Topographically, the site ranges from approximately 570 to 670 feet above mean sea level (USGS,

1988). Drainage on the subject site occurs primarily by overland sheet flow in a west to east direction
into Shoal Creek.

List surface geologic units below:

Geologic Units Exposed at Surface

Group Formation Member
Eagle Ford --
Washita Buda Limestone -
Washita Del Rio Clay --

Brief description of site geology (Attach additional sheets if needed):

Eagle Ford Group, Kef, Buda Limestone, Kbu, and in structurally complicated areas, Eagle Ford
Group and Buda Limestone undivided, Keb (UT-BEG, 1995).

Eagle Ford Group, Kef, shale and limestone. Upper part shale, compact, silty, contains fossil fish
teeth and bones, 10 feet or more thick; middle part silty limestone grading to calcareous siltstone, flaggy,

medium-gray, weathers pale yellowish-brown, 5 feet thick. Lower part shale, calcareous, dark gray, 7-50
feet thick. Thickness of Eagle Ford Group 25-65 feet.

Buda Limestone, Kbu, fine-grained, bioclastic, commonly glauconitic, pyritiferous, hard, massive,
poorly bedded to nodular, thinner bedded and argillaceous near upper contact, light gray to pale orange;

weathers dark gray to brown; burrows filled with chalky marl, abundant pelecypods; thickness up to 45
feet, locally absent to north.

The site geology is continued in Environmental Resources Inventory Attachments.

Wells — Identify all recorded and unrecorded wells on site (test holes, monitoring, water, oil,
unplugged, capped and/or abandoned wells, etc.):
There are _1 _(#) wells present on the project site and the locations are shown and labeled
___ (#s)The wells are not in use and have been properly abandoned.
_1 #s)The wells are not in use and will be properly abandoned.
__ #s)The wells are in use and comply with 16 TAC Chapter 76.
There are 0 (#s) wells that are off-site and within 150 feet of this site.

WPD ERM ERI-2014-01 Page 3 of 6




11. THE VEGETATION REPORT — Provide the information requested below:

Brief description of site plant communities (Attach additional sheets if needed):

The subject site exhibited a combination of woodland, grassland/prairie/savanna, and hydrophytic
plant species, detailed below.

There is woodland community on site

......................... MYES L] NO (Check one).
If yes, list the dominant species below:

Woodland species

Common Name Scientific Name

post oak Quercus stellata
mesquite Prosopis glandulosa
pecan Carya illinoinensis
sugarberry

Celtis laevigata

There is grassland/prairie/savanna on site

................. MyEs I NO (Check one).
If yes, list the dominant species below:

Grassland/prairie/savanna species

Common Name Scientific Name

big bluestem Andropogon gerardi

tall dropseed Sporobolus compositus

silver bluestem

Bothriochloa saccharoides

common ragweed

Ambrosia artemisiifolia

Indian blanket

Galillardia pulchella

There is hydrophytic vegetation on site

If yes, list the dominant species in table below (next page):

WPD ERM ERI-2014-01

.................... Myes [ NO (Check one).



Hydrophytic plant species

Wetland
Common Name Scientific Name Indicator
Status
lance-leaf frog fruit Phyla lanceolata FACW
Texas rush Juncus texanus OBL
seep muhly Muhlenbergia reverchonii FAC

A tree survey of all trees with a diameter of at least eight inches measured four and one-
half feet above natural grade level has been completed on the site.

MYES [J NO (Check one).
12. WASTEWATER REPORT - Provide the information requested below.

Wastewater for the site will be treated by (Check of that Apply):
L] On-site system(s)

v City of Austin Centralized sewage collection system
L] Other Centralized collection system

Note: All sites that receive water or wastewater service from the Austin Water Utility must comply with
City Code Chapter 15-12 and wells must be registered with the City of Austin

The site sewage collection system is designed and will be constructed to in accordance to
all State, County and City standard specifications.
MYES L1 NO (Check one).

Calculations of the size of the drainfield or wastewater irrigation area(s) are attached at
the end of this report or shown on the site plan.
CIYES LI NO [ Not Applicable (Check one).

Wastewater lines are proposed within the Critical Water Quality Zone?
CIYES ¥ NO (Check one). If yes, then provide justification below:
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Is the project site is over the Edwards Aquifer?
ClYes ¥ NO (Check one).

If yes, then describe the wastewater disposal systems proposed for the site, its treatment
level and effects on receiving watercourses or the Edwards Aquifer.
Wasterwater will be connected to the City of Austin's collection system.

13. One (1) hard copy and one (1) electronic copy of the completed assessment have been
provided.

2/18/15 and 5/15/15

Date(s) ERI Field Assessment was performed:
Date(s)

My signature certifies that to the best of my knowledge, the responses on this form accurately
reflect all information requested.

James Killian 512-328-2430
Print Name _ 7 Telephone
”'Z’Mfé‘i /CT//J /é{g\ jkillian@horizon-esi.com
Signature Email Address
Horizon Environmental Services, Inc. 10/27/15
Name of Company Date

For project sites within the Edwards Aquifer Recharge Zone, my signature and seal also certifies
that | am a licensed Professional Geoscientist in the State of Texas as defined by ECM
1.12.3(A).

WPD ERM ERI-2014-01 Page 6 of 6
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City of Austin Environmental Resource Inventory - Critical Environmental Feature Worksheet

1 Project Name: 5 Primary Contact Name:
2 Project Address: 6 Phone Number:
3 Site Visit Date: 7 Prepared By:
4 Environmental Resource Inventory Date: 8 Email Addressi
FEATURE TYPE FEATURE ID FEATURE LONGITUDE FEATURE LATITUDE WETLAND RIMROCK/BLUFF RECHARGE FEATURE | Springs Est.
{Wetland,Rimrock, Bluffs,Recharge (eg 5-1) (WGS 1984 in Meters) (WGS 1984 in Meters) DIMENSIONS (ft) DIMENSIONS (ft) DIMENSIONS Discharge
Feature,Spring} e8> coordinate notation coordinate notation X Y Length Avg Height | X | Y | Z Trend cfs

City of Austin Use Only Please state the method of coordinate data collection and the approximate
CASE NUMBER: precision and accuracy of the points and the unit of measurement.
Method Accuracy
GPS O sub-meter O
For rimrock, locate the midpoint of the For wetlands, locate the For a spring or seep, locate Surveyed O meter O
segmentthat describes the feature. approximate centroid of the the source of groundwater Other O > 1 meter O

feature and the estimated area. that feeds a pool or stream.
Professional Geologists apply seal below

WPD ERM ERI-CEF-01 Page 7 of 8
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Environmental Services, Inc.

ENVIRONMENTAL RESOURCE INVENTORY ATTACHMENTS
THE GROVE AT SHOAL CREEK

BULL CREEK ROAD
HJIN 140259 ERI

140259 COA ERI Worksheet Attachments_rev1



Horigon

Environmental Services, Inc.

DATA RESOURCES USED IN COMPLETING THIS ERI

(COA) City of Austin. GIS Data Sets, Year 2012 2-foot contours of the City of Austin and ETJ
only, <ftp://ftp.ci.austin.tx.us/GIS-Data/Regional/coa_gis.html>. Updated by City of
Austin 2012.

. GIS Data Sets, Recharge Zone, Contributing Zone, and Edwards Contributing Zone
1500' Buffer, <ftp://ftp.ci.austin.tx.us/GIS-Data/Regional/ coa_gis.html>. Updated by
City of Austin 2015.

GIS Data Sets, Water Quality Creek Buffers, <ftp://ftp.ci.austin.tx.us/GIS-
Data/Regional/coa_gis.html>. Updated by City of Austin 2015.

Gould, F.W. Texas Plants — A Checklist and Ecological Summary. College Station: Texas A&M
University. 1975.

(NRCS) Natural Resources Conservation Service (formerly Soil Conservation Service), US
Department of Agriculture. Web Soil Survey, <http://websoilsurvey.nrcs.usda.gov
lapp/WebSoilSurvey.aspx>. Accessed 18 May 2015.

(TWDB) Texas Water Development Board. Water Information Integration and Dissemination
System. TWDB Groundwater Database (ArcIMS), <http://wiid.twdb.state.tx.us/
ims/wwm_drl/viewer.htm?>. Accessed 18 May 2015.

(USDA) US Department of Agriculture. National Agriculture Imagery Program, Farm Service
Agency, Aerial Photography Field Office. Travis County, Texas. 1995 and 2014.

(USGS) US Geological Survey. 7.5-minute series topographic maps, Austin West, Texas,
guadrangle, 1988.

(UT-BEG) University of Texas Bureau of Economic Geology, C.V. Proctor, Jr., T.E. Brown, J.H.

McGowen, N.B. Waechter, and V.E. Barnes. Geologic Atlas of Texas, Austin Sheet,
Francis Luther Whitney Memorial Edition. 1974; reprinted 1995.
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ERI WORKSHEET SECTION 5:
EDWARDS AQUIFER RECHARGE ZONE

Karst Survey
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27 October 2015

Steve Walkup

MileStone Community Builders
9111 Jollyville Road, Suite 111
Austin, Texas 78759

RE: Hydrogeologic Report and Karst Survey Results — The Grove at Shoal Creek,
located at 4205-4305 Bull Creek Road, Austin, Travis County, Texas
HJN 140259 ERI

Dear Mr. Walkup:

As requested, Horizon Environmental Services, Inc. (Horizon) performed a City of Austin (COA)
Environmental Resource Inventory (ERI) per Land Development Code (LDC) Section 25-8, Title
30-5 for the above-referenced site. If the subject site is located over the Edwards Aquifer
Recharge Zone, the COA requires a hydrogeologic report and karst survey be completed and
signed by a Professional Geoscientist (PG) licensed in the State of Texas. This letter addresses
those requirements set forth by the COA for a hydrogeologic report and karst survey of the subject
site.

HYDROGEOLOGIC REPORT AND KARST SURVEY

According to COA LDC 25-8-122, a hydrogeologic report must: (1) generally describe the
topography, soils, and geology of the site; (2) identify springs and significant point recharge
features on the site; (3) demonstrate that proposed drainage patterns will protect the quality and
guantity of recharge at significant point recharge features; and (4) identify all recorded and
unrecorded water wells, both on the site and within 150 feet of the boundary of the site.

The objective of a karst survey is to identify any surface karst features (e.g., caves, sinkholes,
faults, joint fractures, springs, etc.) that may indicate the presence of any subsurface voids with
suitable habitat for federally listed endangered cave invertebrates and/or that provide point
recharge to the Edwards Aquifer. The subject site has a very small narrow portion located along
the western boundary within the Edwards Aquifer Recharge Zone. However, Mr. Scott Hiers, PG
with the COA has informed Horizon that this narrow area of recharge zone does not occur within
the subject site and is incorrectly mapped. The Recharge Zone is known as the area where the
stratigraphic units constituting the Edwards Aquifer are exposed at the surface and where water
may filter into the aquifer through permeable features such as cracks, fissures, caves, and other
openings (TCEQ, 1999).

The subject site is mapped on the US Geological Survey (USGS) Austin West, Texas, topographic
guadrangle (USGS, 1988) and is within the Shoal Creek watershed (COA, 2012).
Topographically, the site ranges from approximately 570 to 670 feet above mean sea level
(USGS, 1988). Drainage on the subject site occurs primarily by overland sheet flow in a west-to-
east direction into Shoal Creek.
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According to the Natural Resources Conservation Service (NRCS), mapped soils on the subject

site include the following:

TABLE 1
SOILS
SOIL AVAILABLE SHRINK-
SOIL NAME SOIL TYPE | DEPTH UI\N/&E'EETATG PERMEABILITY WATER SWELL
(FEET) CAPACITY | CAPACITY
Eddy soils and Urban | gravelly loam weakly cemented
land, 0 to 6% slopes or gravelly 05t01.5 y moderately slow low low
(EuC) clay loam chalk Y
Houston Black soils clay or _ _
ar;gtf%)usrlt:)e:)r:3 La?Hds g)to gravelly clay 4106 mottled clay very slow high high
Oakalla soils, 0 to 1%
sflrzziznﬂ;af?;féiﬂ’ silty clay loam 4106 chalk moderate high low
(Fs)
Urban land and Austin artly weathered moderate to
soails, 0 to 5% slopes silty clay 2t04 P ychalk moderately slow low high
(UsC)
ar?cljrki/i\i/rt:iltaer\:\?r’i ﬁltjsstg:ls silty clay or soft limestone low moderate to
110 808 (?JtD) ) clay loam 2to4 moderately slow high

Source: Werchan and Coker, 1974; NRCS, 2015

A review of existing literature shows the subject property is predominately underlain by the Eagle
Ford Group and Buda Limestone undivided (Keb) (UT-BEG, 1995). The Eagle Ford Group is a
massive, calcareous, and gray to dark gray shale with thin interbeds of silty and sandy, flaggy
limestone. It has a maximum thickness of up to 45 feet and is not known to yield water in Travis
County. The Buda Limestone is massive, light gray to pale orange, fine grained, hard, poorly
bedded to nodular, and fossiliferous with burrows filled with chalky marl. The upper portion is
harder and bluff forming. It has an estimated maximum thickness of up to 50 feet and is not known
to yield water in Travis County. Underlying the Eagle Ford Group and Buda Limestone undivided
is the Del Rio Clay with a thickness ranging from 40 to 70 feet. In general, the rock strata beneath
the site dip gently to the east-southeast at about 40 to 50 feet per mile (less than 1°). Additionally,
the subject property is not located within the Balcones Fault Zone, and available geologic reports
indicate that the immediate area has not been affected by geologic inactive faulting. The nearest
fault is located about 300 feet due west of the site, trending southwest to northeast along Loop 1.

A search was made for water wells on and within 150 feet of the boundary of the subject site. A
review of the records of the Texas Water Development Board (TWDB) revealed 1 unused water
well (No. 5842622 — Texas State Cemetery) located at the far northwestern corner of the site near
the intersection of Bull Creek Road and 45th Street (TWDB, 2015). This well is reportedly
completed in the Edwards Aquifer with a pump set at approximately 395 feet below the surface
and a total depth of 504 feet (TWDB, 2015). The results of this survey do not preclude the
existence of an abandoned well. Abandoned wells must be capped or properly abandoned
according to the Administrative Rules of the Texas Department of Licensing and Regulation, 16
Texas Administrative Code (TAC), Chapter 76, effective 3 January 1999. A plugging report must

140259 Karst Survey and Hydrogeologic Letter_revl
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be submitted (by a licensed water well driller) to the Texas Department of Licensing and
Regulation, Water Well Driller's Program, Austin, Texas. If a well is intended for use, it must
comply with 16 TAC §76.

The karst survey was conducted on 18 May 2015 by Horizon support staff under the supervision
of senior geologist James Killian, PG, who is currently permitted by the US Fish and Wildlife
Service (USFWS) to sample and collect federally listed karst invertebrate species within Bexar,
Travis, and Williamson counties, Texas, for scientific and species recovery purposes. The karst
feature survey was conducted in general accordance with USFWS protocols. The ground survey
was performed by walking parallel transects within the subject site and evaluating any surface
expression that might indicate subsurface karst development. The survey included a review of
available, existing information on previously documented regional caves that contain federally
protected species, topography and geology of the subject site and vicinity, a pedestrian ground
survey to identify surface expressions of karst features, and the description and assessment of
features, if present. Mapping by George Veni and Associates (2002) indicates most of the subject
site is located within Karst Zone 4, which is defined as areas that do not contain endangered cave
fauna. Along lower elevations near Shoal Creek, the subject site is located within Karst Zone 3,
which is defined as areas that probably do not contain endangered cave fauna.

Following the collection and review of background information, Horizon conducted a ground
survey of the subject site to locate and describe karst features that could provide suitable habitat
for endangered cave invertebrate species and/or provide point recharge to the Edwards Aquifer.
While conducting the survey, field personnel evaluated any outcropping limestone, surface
depressions, or other factors that may indicate subsurface karst development. Based on the
results of the ground survey, no potential karst features were found at the subject site.

Based upon identified geologic information, a low to moderate potential exists that subsurface
voids may be encountered during any proposed construction within the immediate project area
that would involve subsurface excavation. If such voids are encountered, excavation should stop
immediately, and a qualified karst geologist should be contacted to perform an inspection/
evaluation of the voids. Please contact me or Mr. Shannon Dorsey at 512.328.2430 if you have
any questions or require additional information.

Sincerely,

James Killian, PG*
Senior Geologist — Horizon

1 Registered Professional Geologist, State of Texas
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ERI WORKSHEET SECTION 8:
CRITICAL ENVIRONMENTAL FEATURES

CEF Descriptions

Descriptions of Proposed Buffers
Color Photographs
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Critical Environmental Features
CEFS observed on or within 150 feet from the subject site include:

Springs/Seeps:

Point Recharge Features:
Bluffs:

Canyon Rimrocks:
Wetlands: 1

1 CEF, as defined by the City of Austin, was found on or within 150 feet from the subject site. The
CEF wetland (W 1) consisted of hydrophytic vegetation and surface water (0-3 inches). The
wetland was located on a side slope adjacent to Shoal Creek. The CEF wetland dimensions and
locations are provided on the City of Austin CEF worksheet and photographs are attached.
Proposed Buffers

If the subject site is proposed for future development, the City of Austin generally requires that
150-foot buffer zones be placed on all CEFs.
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PHOTO 1 PHOTO 2
General view of area located above the Edwards Aquifer Recharge Typical view of the subject site.
Zone.
PHOTO 3 PHOTO 4
View of Shoal Creek. View of CEF wetland W 1.

140259 ERI photopage.docx
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ERI WORKSHEET SECTION 9:
SITE MAPS

Figure 1. Site-Specific Geologic Map

Figure 2. Historical Aerial Photo

Figure 3. Site Soil Map

Figure 4. Critical Environmental Features and Well Locations

Figure 5. Edwards Aquifer Recharge Zone with 1500-foot Verification Zone
Figure 6. Critical Water Quality Zone (CWQ2Z)

Figure 7. City of Austin Fully Developed Floodplains
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FIGURE 1

SITE SPECIFIC GEOLOGIC MAP
APPROXIMATELY 76-ACRE
THE GROVE AT SHOAL CREEK
AUSTIN, TRAVIS COUNTY, TEXAS
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FIGURE 2

HISTORICAL AERIAL PHOTO
APPROXIMATELY 76-ACRE
THE GROVE AT SHOAL CREEK
AUSTIN, TRAVIS COUNTY, TEXAS
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Legend

D Subject Site

- Eddy soils and Urban land, 0 to 6% slopes (EuC)

- Oakalla soils, 0 to 1% slopes channeled, frequently flooded (Fs)
- Houston Black soils and Urban land, 0 to 8% slopes (HsD)
- Urban land and Austin soils, 0 to 5% slopes (UsC)

- Urban land, Austin, and Whitewright soils, 1 to 8% (UtD)

MAP SOURCE: USDA, 2014; NRCS, 2015.

FIGURE 3

SITE SOIL MAP
APPROXIMATELY 76-ACRE
THE GROVE AT SHOAL CREEK
AUSTIN, TRAVIS COUNTY, TEXAS
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After Scott Hiers' (COA Staff) field investigation,

it was determined that the Edwards Aquifer Recharge
Zone was mismapped. The Subject Site is not within
the Edwards Aquifer Recharge Zone.

MAP SOURCE: COA, 2015; USDA, 2014.
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FIGURE 5

EDWARDS AQUIFER RECHARGE ZONE
WITH VERIFICATION ZONE MAP
® APPROXIMATELY 76-ACRE
THE GROVE AT SHOAL CREEK
AUSTIN, TRAVIS COUNTY, TEXAS




140259\Graphics\140259A07ERI_CWQZ.mxd | SBF | 05-20-2015

Legend

D Subject Site

- Critical Water Quality Zone (CWQZ)

MAP SOURCE: COA, 2015; USDA, 2014.
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FIGURE 6

CRITICAL WATER QUALITY ZONE MAP
APPROXIMATELY 76-ACRE
THE GROVE AT SHOAL CREEK
AUSTIN, TRAVIS COUNTY, TEXAS
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FIGURE 7

CITY OF AUSTIN FULLY DEVELOPED
FLOODPLAIN FOR ALL WATER COURSES
WITH UP TO 64-ACRES OF DRAINAGE MAP
APPROXIMATELY 76-ACRE
THE GROVE AT SHOAL CREEK
AUSTIN, TRAVIS COUNTY, TEXAS




Horigon

Environmental Sarvices, Inc.

ERI WORKSHEET SECTION 10:
HYDROGEOLOGIC REPORT ADDITIONAL DATA
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SECTION 10 ADDITIONAL DATA

Brief description of site geology, continued from ERI worksheet, Section 10:

Del Rio Clay ("Grayson Marl"), Kdr, Georgetown Formation, Kgt, and in structurally
complicated areas, Del Rio clay ("Grayson Marl") and Georgetown Formation undivided, Kdg.

Del Rio Clay ("Grayson Marl"), Kdr, calcareous and gypsiferous, becoming less calcareous
and more gypsiferous upward, pyrite common, blocky, medium gray, weathers light gray to
yellowish gray; some thin lenticular beds of highly calcareous siltstone: marine megafossils
include abundant Exogyra arietina and other pelecypods; thickness 40-70 feet.
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