
Zoning Ordinance Approval WTLW AGENDA ITEM NO.: 32
CITY OF AUSTIN ^i^ AGENDA DATE: Thu 02/09/2006
RECOMMENDATION FOR COUNCIL ACTION PAGE: 1 of 1

SUBJECT: C14-05-0172 - Colina Vista - Approve second/third readings of an ordinance amending
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ZONING CHANGE REVIEW SHEET

CASE: C14-05-0172 Z.A.P. DATE: November 1, 2005

ADDRESS: 9716 F.M. 2222 I

OWNER/APPLICANT: 2222 Research Park, Ltd. (Tim Jamail)

AGENT: Armbrust & Brown, L.L.P. (Richard T. Suttle, Jr.)

ZONING FROM; LO, GR TO: SF-6 AREA: 32.513 acres

SUMMARY STAFF RECOMMENDATION:

The staffs recommendation is to grant SF-6-CO, Townhouse & Condominium Residence-
Conditional Overlay District, zoning. The conditional overlay would limit the development
intensity on the site to less than 2,000 vehicle trips per day.

ZONING AND PLATTING COMMISSION:

1 1/01/05: Approved staff recommendation of SF-6-CO zoning by consent (9-0); J. Martinez

DEPARTMENT COMMENTS:

The property in question is currently undeveloped. There are significant slopes along the
southeastern portion of the site. The northwest side of this tract of land is densely vegetated.
The applicant is requesting a down zoning from commercial and office to residential zoning
to develop 160 condominiums units on the site. The property will share an access street/
rigjit-of-way with the Ribelin Ranch PUD to the west. The proposed roadway, shown on the
Ribelin Ranch PUD adopted land use plan and in an approved site plan for this site (SP-03-
0483B), will provide a connection from F.M. 2222 to the extension of Me Neil Drive to the
west (PUD Plan and Site Plan for SP-03-0483B - Attachment A).

The staff recommends SF-6-CO zoning for the site because the Townhouse & Condominium
Residence district will allow for a clustering of residential development on a tract of land
with topographical constraints. In addition, the applicant's request for a down zoning from
LO and GR to SF-6 will reduce the amount of traffic generated by the site from 5,347 vehicle
trips per day (proposed in the approved site plan SP-03-0483B) to the 957 vehicle trips per
day that would be generated by the proposed development of 160 condominium units on the
property (Traffic Phasing Restrictive Covenant in case SP-03-0483B- Attachment B).

The site under consideration meets the purpose statement and development regulations of the
SF-6 zoning district. The proposed zoning will promote consistency and orderly planning
because there is office-residential mixed use planned to the north and commercial-residential



mixed use planned to the west of this tract in the Ribelin Ranch PUD. The properties to the
south and east currently have I-RR and SF-2 zoning designations.

The applicant agrees with the staffs recommendation.

EXISTING ZONING AND LAND USES;

Site
North
South
East
West

ZONING
LO.GR
PUD
SF-2, DR
County, SF-2, I-RR
PUD

LAND USES
Undeveloped
Ribelin Ranch PUD-Tract 1 A (GO-MU uses)
Undeveloped
Undeveloped
Ribelin Ranch PUD-Tract IB (GR-MU uses)

ARE A STUDY: K/A TIA: Not Required

WATERSHED: West Bull Creek DESIRED DEVELOPMENT ZONE: Yes

CAPITOL VIEW CORRIDOR: N/A HILL COUNTRY ROADWAY; Yes

NEIGHBORHOOD ORGANIZATIONS:

157 - Courtyard Homeowners Association
190 - Middle Bull Creek Neighborhood Association
426 - River Place Residential Community Association, Inc.
434 - Lake Austin Business Owners
439 - Concerned Citizens for P&B of FM 2222
448 - Canyon Creek Homeowners Association
475 - Bull Creek Foundation
965 - Old Spicewood Springs Road Neighborhood Association

CASE HISTORIES:

NUMBER
C14-04-0010

C814-95-0002.04

REQUEST
I-RRtoLO-MU-
co

PUD to PUD

COMMISSION
2/1 7/04: Approved
staffs recommendation
of LO-MU-CO zoning
(8-1, J.Martinez-Nay)

2/4/03: Approved
staffs recommendation
of PUD zoning by
consent (7-0, K.

, CITY COUNCIL
3/25/04: Granted LO-
MU-CO -Limited to
right- in and right-out
to FM-2222, and limit
vehicle trips per day to
1000 (7-0); I1* reading

5/6/04: Approved (7-0)
3/6/03: Granted PUD
zoning on 1" reading
(6-0, Dunkerley-
absent)



C14-01-0058

C14-01-0057

C14-01-0056

C14-99-2075

C14-98-0236

SF-2toGR

SF-2 to GR

SF-2 to GR

RRtoGO

I-RRtoLI

Jackson, J. Martinez-
absent)
5/8/01: Approved GR-
CO w/ trip limitation
conditions maintained
as per staff rec. &
prohibit auto related
uses (6-2, JM/RC-No)

5/8/01: Approved GR-
CO w/ trip limitation
conditions maintained
as per staff rec. &
prohibit auto related
uses (6-2, JM/RC-No)
5/8/01: Approved GR-
CO w/ trip limitation
conditions maintained
as per staff rec. &
prohibit auto related
uses (6-2, JM/RC-No)
11/16/99: Approved
GO, limited to 'LO'
development regs. and
1,500 trips per day (8-
0)

4/6/99: Approved LI w/
conditions (8-0)

7/19/01: Approved
GR-MU-COw/
conditions & RR (6-0)

7/19/02: Expired-No
Spreading
(Administrative)
7/19/01: Approved
GR-CO w/ conditions
(6-0); all 3 readings

7/19/01: Approved
GR-CO w/ conditions
(6-0); all 3 readings

1/27/00: Approved PC
rec. of GO-CO (5-0);
lrt reading

3/23/00: Approved
GO-CO w/
restrictions: 1) Office
size limited to
150,000, 2) Limited
traffic to 1,850 TPD,
3) Limited any single
tenant lease space to
75,000 sq ft (6-0. DS-
outofroom);2n*
reading

6/1/00: Approved 3rd

reading (7-0)
5/6/99: Approved PC
rec. of LI-CO w/
conditions and
provision to rollback
to GR if current use
ceases for more than
90 days (6-0); 1"



reading

7/1/99: Approved LI-
CO w/conditions:
1) Allow all restaurant
uses,
2) Rollback to 'GR' if
use ceases for more
than 180 days (subj. to
discussion taken at 3rd

reading)
(6-0); 2nd reading

7/15/99: Approved LI-
CO w/ conditions (4-2,
Griffith/ Slusher-Nay);
3ri reading

C14-98-0225 I-RRtoGR 2/2/99: Send case to
CC without
recommendation

3/4/99: Approved GR-
MU-CO w/ conditions
(6-1, DS-Nay)

7/1/99: Approved GR-
MU-CO w/ conditions
(5-l,DS-No);2nd

reading

7/22/99: Approved
GR-MU-Cow/
conditions (6-1,
Slusher-No)

C14-98-0214 SF-2,DRtoCS 3/2/99: Approved GR
(comply with HCS),
CS only for storage (6-
2,BB/SA-Nay)

4/15/99: Approved
GR-CO for entire site
w/ LR uses and
Automotive Sales and
Automotive Repair as
only GR uses & other
conditions (6-0); 3*
reading

C14-98-0027 I-SF-2 to GR 4/14/98; Approved GR-
CO w/ conditions (6-2)

6/11/98: Approved PC
rec. of GR-CO w/
conditions: deleted
ROW dedication sue
to waiver by TXDOT
(6-0); l§t reading



C814-95-0002 PUD to PUD 12/12/95: Approved
PUD revision w/
conditions
(5-3)

7/9/98: Approved GR-
CO w/ conditions
(7-0); 2nd/ 3rf readings
12/14/95: Approved
PUD subject to list of
conditions (4-0); 1'*
reading; (Public
hearing closed but
speakers will be
allowed to speak at
2nd/3rt readings)

6/13/96: Approved
PUD subject to
conditions

RELATED CASES: C14R-85-340
SP-03-0483B

ABUTTING STREETS:

Name

RM2222

ROW

100'

Pavement

50*

Classification

Major Arterial

Sidewalks

No

Bus Route

No

Bike
Route
#434

CITY COUNCIL DATE: December 1,2005

December 15,2005

January 12,2006

ORDINANCE READINGS: l" .

ORDINANCE NUMBER:

CASE MANAGER; Sherri Sirwaitis

ACTION: Approved SF-6-CO zoning
by consent (6-0, McCracken-absent); lrt

reading

ACTION: Postponed to January 26,
2006 at the applicant's request (7-0)

ACTION;

»nd in)

PHONE: 974-3057,
sherri.sirwaitis@ci.austin.tx.us
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STAFF RECOMMENDATION

The staffs recommendation is to grant SF-6-CO, Townhouse & Condominium Residence-
Conditional Overlay District, zoning. The conditional overlay would limit the development
intensity on the site to less than 2,000 vehicle trips per day.

BASIS FOR RECOMMENDATION

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

Townhouse and condominium residence (SF-6) district is the designation for a moderate
density single family, duplex, two-family, townhouse, and condominium use that is not

. subject to the spacing and location requirements for townhouse and condominium use in
an SF-5 district An SF-6 district designation may be applied to a use in an area with
large lots that have access to streets other than minor residential streets. An SF-6 district
may be used as a transition between a single family and multifamily residential use.

The proposed SF-6-CO zoning will allow for a clustering of residential development on
this tract of land, which has topographical constraints.

2. The proposed zoning should promote consistency and orderly planning.

The proposed zoning will promote consistency and orderly planning because there are
office-residential mixed use (GO-MU uses) planned to the north and commercial-
residential mixed use (GR-MU uses) planned to the west of this tract in the Ribelin
Ranch PUD. The properties to the south and east have I-RR and SF-2 zoning
designations.

The down zoning of this tract of land from LO and GR to SF-6 will reduce the amount of
traffic generated by this site onto F.M. 2222, a heavily traveled roadway with visual
constraints, from approximately 5,347 vehicle trips per day to approximately 957 vehicle
trips per day.

EXISTING CONDITIONS

Site Characteristics

The site is undeveloped and the northwestern portion of the tract is densely vegetated. There
are significant slopes along the southeastern edge of the site.

Hill Country Roadway

The site is within a Low Intensity Zone area of the Hill Country Roadway Corridor. All
non-residential development within this zone shall be subject to a maximum Floor-to-Area



Ratio of .20 on 0-15% slopes, .08 on 15-25% slopes, and .04 on 25-35% slopes, excluding
parking structures and atriums.

Beyond two hundred feet (200*) of the right-of-way of 2222, maximum height may increase
but shall not exceed 28' in Low Intensity areas, except as provided in Section 25-2-1128,
Performance Incentives. [25-2-1124].

Impervious Cover

The maximum impervious cover allowed by the SF-6 zoning district would be 55%.
However, if the Watershed impervious cover is more restrictive than the SF-6 zoning
district's allowable impervious cover, the impervious cover on this site could be limited by
the watershed ordinance.

Under the current watershed regulations, development or redevelopment on this site will be
subject to the following impervious cover limits:

Development Classification
One or Two Family Residential
Multifamily Residential
Commercial

% of Net Site Area
30%
40%
40%

% NS A with Transfers
40%
55%
55%

Note: The most restrictive impervious cover limit applies.

Environmental

The site is located over the North Edward's Aquifer Recharge Zone. The site is in the West
Bull Creek Watershed of the Colorado River Basin, and is classified as a Water Supply
Suburban Watershed by Chapter 25-8 of the City's Land Development Code.

According to flood plain maps, there is no flood plain in, or within close proximity of, the
project location.

The site is located within the endangered species survey area and must comply with the
requirements of Chapter 25-8 Endangered Species in conjunction with subdivision and/or site
plan process.

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

At this time, site specific information is unavailable regarding existing trees and other
vegetation, areas of steep slope, or other environmental features such as bluffs, springs,
canyon rimrock, caves, sinkholes, and wetlands.



Under current watershed regulations, development or redevelopment on this site will be
subject to providing structural sedimentation and filtration basins with increased capture
volume and 2 year detention.

Transportation

The Austin Metropolitan Area Transportation Plan calls for a total of 114 feet of right-of-way
for RM 2222. Dedication of additional right-of-way may be required during the subdivision
or site plan process. [LDC, Sec. 25-6-51 and 25-6-55)

The trip generation under the requested zoning is estimated to be 2,829 trips per day,
assuming that the site develops to the maximum intensity allowed under the zoning
classification (without consideration of setbacks, environmental constraints, or other site
characteristics). The proposed use of 160 condominiums will generate approximately 957
trips per day.

A traffic impact analysis was waived for this case because the applicant agreed to limit the
intensity and uses for this development. If the zoning is granted, development should be
limited through a conditional overlay to less than 2,000 vehicle trips per day. [LDC, 25-6-
117]

Existing Street Characteristics:

Name
RM2222

ROW
100'

Pavement
50'

Classification
Major Arterial

Sidewalks
No

Bus Route
No

Bike Route
#434

There is an existing traffic phasing restrictive covenant recorded with the approved site plan,
SP-03-0483B. This restrictive covenant sets limitations on timing of development and
requires participation in off-site traffic improvements. The restrictive covenant would have
to be amended or terminated prior to site plan approval.

Water and Wastcwater

Hie landowner intends to serve the site with City of Austin water and wastewater utilities.
The landowner, at own expense, will be responsible for providing the water and wastewater
utility improvements, offsite main extension, and system upgrades to serve the site and land
use. The water and wastewater utility plan must be reviewed and approved by the Austin
Water Utility. The plan must be in accordance with the City design criteria. The water and
wastewater utility construction must be inspected by the City. The landowner must pay the
associated and applicable City fees.

Stormwater Detention

At the time a final subdivision plat, subdivision construction plans, or site plan is submitted,
the developer must demonstrate that the proposed development will not result in additional
identifiable flooding of other property. Any increase in stormwater runoff will be mitigated

8



through on-site stormwater detention ponds, or participation in the City of Austin Regional
Stormwater Management Program, if available.

Compatibility Standards

There is an approved site plan for this property (SP-03-0483B) which provides for 242,629
square feet of restaurants and professional/office uses, along with associated parking and
drainage facilities. This site plan does not expire until June 14,2007.

The site lies within a LOW Intensity Zone area of the Hill Country Roadway Corridor.
[Section 25-2-1121], all non-residential development within this zone shall be subject to a
maximum Floor-to-Area Ratio of .20 on 0-15% slopes, .08 on 15-25% slopes, and .04 on 25-
35% slopes, excluding parking structures and atriums.

Beyond two hundred feet (2001) of the right-of-way of 2222, maximum height may increase
but shall not exceed 28' in Low Intensity areas, except as provided in Section 25-2-1128,
Performance Incentives. [25-2-1124].

The site is subject to compatibility standards. Along a portion of the east property line, the
following standards apply:

No structure may be built within 25 feet of the property line..
No structure in excess of two stories or 30 feet in height may be constructed within 50

feet of the property line.
No structure in excess of three stories or 40 feet in height may be constructed within

100 feet of the property line.

No parking or driveways are allowed within 25 feet of the property line.
In addition, a fence, berm, or dense vegetation must be provided to screen adjoining

properties from views of parking, mechanical equipment, storage, and refuse collection.

Additional design regulations will be enforced at the time a site plan is submitted.

FM 2222 is a scenic roadway.

9
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2005110011

Owner:

Owner's
Address:

Property:

Consideration:

TRAFFIC PHASING RESTRICTIVE COVENANT

2222 Research Park, Ltd.

151 South First Street
Suite 200
Austin, Texas 78704

33.07 acres of land, more or less, consisting of two tracts of land out of
the S.P.R.R. Co. Survey No. 1 and the William Preece Survey, No. 4,
Travis County, Texas, the tract being more particularly described by
metes and bounds hi Exhibit A attached to and incorporated into this
covenant ("Property")

Ten and No/100 Dollars and other good and valuable consideration
paid by the City of Austin to the Owner, the receipt and sufficiency of
which is acknowledged.

WHEREAS, 2222 Research Park, Ltd., owner of the Property ("Owner") and the City of
Austin ("City") have agreed that the Property should be impressed with certain covenants and
restrictions; and

WHEREAS, the City has Agreed to perform certain duties regarding the site
development permit that is applicable to the Property.

NOW, THEREFORE, it is declared that the Owner of the Property, for consideration,
shall hold, sell, and convey the Property subject to the following covenants and restrictions
impressed on the Property by this restrictive covenant. These covenants and restrictions shall
run with the land and is binding on the Owner and its heirs, successors and assigns.

1. Development Phasing. The development of the Property shall be a phased
development consisting of the three phases described in the Phasing Schedule attached to and
incorporated into this covenant as Exhibit B. Development shall comply with Site PlanNos.
C14r-85-340 and SP-03-0483B on file with the City. Traffic improvements associated with each
phase of development and the Owner's share of each improvement are identified in Exhibit C,
attached to and incorporated in this covenant.

2. Traffic Improvements. As a condition precedent to the City's obligation to issue
a building permit for construction of a building in a phase of development, the Owner must
comply with the following:

a. Fiscal surety in a proportionate amount identified in Exhibit C must be
posted by the Owner for the Phase 2 road improvements before the issuance of a building permit
for construction of a building in Phase 2.

-1-



b. Fiscal surety in a proportionate amount identified in Exhibit C must be
posted by the Owner for the Phase 3 road improvements before the issuance of a building permit
for construction of a building in Phase 3.

c. As identified on Exhibit C, there are no improvements associated with
Phase 1 and the issuance of a building permit for Phase i is not conditioned on a road
improvement requirement

3. Improvements on State Highways. Improvements on a state highway are
subject to approval by the Texas Department of Transportation. The Department of
Transportation must verify the costs and design associated with the improvements.

4. Enforcement. If a person or entity violates or attempts to violate this covenant,
the City of Austin may enforce the covenant by any proceeding at law or in equity. Failure to
enforce any provision in this covenant does not waive the future right to do so.

5. Modification or Termination. This covenant may be modified, amended, or
terminated by the joint action of both (a) the Director of the Watershed Protection and
Development Review Department of the City of Austin, or successor department and (b) all of
the Owners of the Property at the time of such modification, amendment, or termination. Such
joint action only becomes effective after it is reduced to writing, signed by the Director of the
Watershed Protection and Development Review Department of the City of Austin or its
successor department and the Owner and filed in the Real Property Records of Travis County.

Notwithstanding any other provision of this section, this covenant will automatically terminate
when Site Plan No. C14r-85-340 expires or the Property is rezoned,

6. Obligations to Ran with the Land. The obligations created in this covenant run
with the land defined as the Property. If the Owner conveys the Property, the Owner shall be
released and discharged obligations accruing under this the agreement.

7. Severabllitv. If any part of this covenant is for any reason held to be
unconstitutional, invalid, or unenforceable, the validity of the remaining portions of this
covenant are not affected thereby, and the remaining provisions shall remain in full force and
effect.

Executed this the (J day offlu ftfe

OWNER:

2222 Research Park, Ltd.,
• Texas limited partnership

By: 2222 Management, Inc.,
• Texas corporation,
its General Pai

Bv:
ar^e^ s
f'̂ ~~7;frr^rJs

Tim Jamii), President
-2-



EXHIBIT A

32.76 acres out of the S.P. R.R. Co. survey, Abstract No. 750, in Travis County, Texas,
and recorded in Volume 12297, Page 274, of the Real Property Records of Travis
County, Texas, and

0.31 acres of land out of the J.W. Preece Survey, Abstract No. 2471, in Travis County,
Texas, as recorded in Volume 12297, Page 274, of the Read Property Records of Travis
County, Texas.



EXHIBIT B

Phasing Schedule

Phase
1
1
2
1
2
2
3
3
3
3

Total

Building No.*
2
3
1
9
10
11
4
5
7
8

Land Use
Restaurant
Prof. Office
Restaurant
Admin. Office
Admin. Office
Admin. Office
Admin. Office
Admin. Office
Admin. Office
Admin. Office

Square Feet
4,280
4,380
5,400

28,800
28,800
28,800
43,200
43,200
28,800
28,800

244,460

Trips
544
158
687
512
512
512
699
699
512
512

5,347

Building numbers reference buildings identified on Site Plan Nos. C14r-85-340 and SP-03-0483B.



EXHIBIT C

Traffic Improvements

Phase

1
2

3

3

Location

RM2222&Ribelin
Ranch Rd
RM2222&Ribelin
Ranch Rd

Ribelin Ranch Rd.
north of RM 2222

Improvement

None
Center Turn Lane

Traffic Signal
Westbound Right
Turn Lane
Construct 4-lane
divided road
where adjacent to
property

Total
Cost

$425,041

82,500
227,406

107,822

Applicant's
Share

15.38%

15.30%
9.31%

50.0%

Applicant's
Cost

$65,371*

12,623*
21,171*

53,911 ,

*Costs subject to review by Texas Department of Transportation prior to
issuance of the building permits for Phase II and III of the project.
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