
SECOND/THIRD READINGS SUMMARY SHEET

ZONING CASE NUMBER: C14-2008-0123 — Bennett Tract

REQUEST:

Approve second/third readings of an ordinance amending Chapter 25-2 of the Austin City Code
by zoning and rezoning property locally known as 7309 South LI-I 35 Service Road Northbound
(South Boggy Creek; Onion Creek Watersheds) from interim-rural residence (I-RR) district
zoning and comiminity commercial (GR) district zoning to general commercial services-mixed
use-conditional overlay (CS-MU-CO) combining district zoning with conditions. The
conditional overlay limits residential development to 36 units per acre and prohibits the
following uses: adult-oriented businesses, automotive rentals, automotive repair services,
automotive sales, automotive washing (of any type), bail bond services, convenience storage,
commercial blood plasma center, pawn shop services, service station and vehicle storage. The
Restrictive Covenant is for the conditions of the Traffic Impact Analysis and prohibits 24-hour
commercial operations to be located within 200 feet of Bluff Springs Road. The Street Deed is
for the dedication of a 13-foot wide segment of right-of-way on Bluff Springs Road.

DEPARTMENT COMMENTS:

The Conditional Overlay, Restrictive Covenant and Street Deed incorporate the conditions
imposed by the City Council at First Reading.

OWNER: South Austin 1-35 Associates do Bennett Realty Group, Inc. (Delbert C. Bennett).

AGENT: BIG RED DOG Engineering / Consulting (Will Schnier).

DATE OF FIRST READING: January 28, 2010, approved CS-MU-CO combining district
zoning with conditions, on First Reading (7-0).

CITY COUNCIL HEARING DATE: March 11, 2010

CITY COUNCIL ACTION:

ORDINANCE NUMBER:

ASSIGNED STAFF: Wendy Rhoades
e-mail: wendy.rhoades@ci.austin.tx.us



ZONING CHANGE REVIEW SHEET

CASE: C 14-2008-0123 —Bennett Tract Z.A.P. DATE: June 2,2009
December 1,2009
January 5, 2010
January 19, 2010

ADDRESS: 7309 South IH 35 Service Road Northbound

OWNER: South Austin I 35 Associates do AGENT: BIG RED DOG
Bennett Realty Group, Inc. Engineering / Consulting

(Delbert C. Bennett) (Will Schnier)

ZONING FROM: I-fl; GR TO: CS-MU-CO AREA: 60.597 acres

SUMMARY STAFF RECOMMENDATION:

The Staffs recommendation is to grant general commercial services — mixed use (CS-MU
CO) combining district zoning. The Conditional Overlay prohibits adult-oriented businesses,
bail bond services, pawn shop services and vehicle storage, and limits residential density to
36 units per acre.

The Restrictive Covenant includes all recommendations listed in the Traffic Impact Analysis
memorandum, dated January 14, 2010, as provided in Attachment A.

ZONING AND PLATTING COMMISSION RECOMMENDATION:

June 2,2009: APPROVED ANINDEFINITE POSTPONEMENT REQUESTBY THE
APPLICANT; BY CONSENT

[C. HAMMOND; D. TIEMANN — yVDj (4-0)

December 1, 2009: APPROVED A POSTPONEMENTREQUESTBYSTAFF TO JANUARY
5, 2010; BY CONSENT

[D. TIEMANP4 C. BANKS — 2NDJ (7-0)

January 5, 2010: APPROVED A POSTPONEMENTREQUESTBY STAFF TO FEBRU4RY
16, 2010; BY CONSENT

[D. TJEMANI’4 C BANKS— 2ND] (5-0) T. RABAGO —NOT YETARRIVED;
G. BOURGEOIS - ABSENT

January 19,2010: APPR 0 VED CS-MU-CO DISTRICT ZONING WiTH CONDITIONS OF
THE TM AS STAFF RECOMMENDED WiTH THE FOLLOWING ADDITIONAL
PROHIBITED USES: AUTOMOTIVE RENTALS, A UTOMOTIVE REPAIR SER VICES,
A UTOMOT] VE SALES, AUTOMOTIVE WASHING (OF ANY TYPE), CONVENIENCE
STORA GE. COMMERCIAL BLOOD PLASM4 CENTER, SER VICE STATION AND
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PROHIBITING 24-HOUR COMMERCIAL OPERATiONS TO BE LOCATED WITHIN 200
FEET OF BLUFF SPRiNGS ROAD.

[D. TIEMANN; C. BANKS -2ND1 (7-0)

ISSUES:

The Applicant distributed flyers to all properties within 500 feet of the subject tract, plus
representatives of the Silverstone Neighborhood Association and the Circle S Ridge
Neighborhood Association. The flyer announced a community meeting that provided the
opportunity to learn and ask questions about the proposed rezoning, meet with the owner’s
representatives, and solicit input and comments. The meeting was held between 6 and 7 p.m.
on Wednesday, November 11, 2009 at Langford Elementary School. Three persons were in
attendance in addition to the owner and his representatives.

DEPARTMENT COMMENTS:

The subject zoning/rezoning area is undeveloped, has access to the IH-35 frontage road and
Bluff Springs Road. The area adjacent to the IH 35 frontage road is zoned community
commercial (OR) and the remainder of the subject area is zoned interim — rural residence (I
RR) district. There is an adult-oriented use, apartments and warehouse to the north (CS-CO:
I-RR). undeveloped land, the Los Jardines subdivision and an automobile repair business to
the east (CS-CO. SF-4A-CO: I-RR) and an auto repair business and apartments to the south
(GR-CO; MF-4-COh Please refer to Exhibits A (Zoning Map) and A-I (Aerial View).

The Applicant proposes to zone and rezone the property to the general commercial services—
mixed use — conditional overlay (CS-MU-CO) district for 100,000 square feet of shopping
center uses, an AISD bus depot facility (a maintenance and service facilities use, a civic use
first allowed in the CS district) and an AISD office for 200 employees. The Mixed Use
designation would allow for residential development to occur in conjunction with
commercial development at MF-3 density (36 units per acre). The Applicant has offered to
prohibit adult-oriented businesses, bail bond services, pawn shop services and vehicle storage
uses, and these have been incorporated into the Staff recommendation.

Staff recommends CS-MU-CO district zoning based on the following considerations of the
property: 1) location on the northbound IH-35 frontage road which is suitable for and
compatible with established commercial uses in the area: 2) a multifamily component would
be consistent with the zoning and use of the adjacent property to the south; and 3) the Traffic
Impact Analysis establishes improvements with fiscal posting for William Cannon Drive
with the IH 35 frontage road, Bluff Springs Road and Congress Avenue.
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EXISTING ZONING AND LAND USES:

ZONING LAND USES
Site I-RR; GR Undeveloped
North CS-CO; I-RR: SF-3 Adult-oriented business; Apartments; Warehouse;

Campground
OR-CO; MF-4-CO Automobile oriented business; Apartments

Sour/i

East I-RR; SF-4A-CO; Automobile repair; Single family homes within the Los
LR-CO Jardines subdivision: Undeveloped

AREA STUI)Y: N/A TIA: Is required — please refer to Attachment A

WATERSHEDS: South Soggy I Onion
Creeks

DESIRED DEVELOPMENT ZONE: Yes

CAPITOL VIEW CORRIDOR: No SCENIC ROADWAY: No

NEIGHBORHOOD ORGANIZATIONS:

26 — Far South Austin Community Association
27 — Franklin Park Neighborhood Association
96 — Southeast Corner Alliance of Neighborhoods
300 — Terrell Lane Interceptor Association
428 — Barton Springs / Edwards Aquifer Conservation District
430 Silverstone Neighborhood Association
627 — Onion Creek Homeowners Association
646— Circle S. Ridge Neighborhood Association
742 — Austin Independent School District
786 — Home Builders Association of Greater Austin

511 — Austin Neighborhoods Council

948 — South by Southeast Neighborhood Organization
1037— Homeless Neighborhood Organization

SCHOOLS:

1113— Austin Parks Foundation

Langford Elementary School Mendez Middle School Akins High School

CASE HISTORIES:

NUMBER REQUEST COMMISSION CITY COUNC1L
C 14-84-457 (RCA) To Delete the To Terminate the RC Approved an
— Chrysler Auto Restrictive as it applies to the Amendment to the RC
Dealership n6905 Covenant as it subject property but as the Commission
South IH 35 applies to the retain a restriction that recommended (4-30-
Service Road property prohibits pawn shops 09).

West N / A [Northbound lanes of the IH 35 frontage road



C 14-2008-0123 Page 4

P Northbound I ( and residential
treatment uses.

C14-2008-021 1 - I-RR; OR to ME- To Grant MF-4-CO Approved MF-4-CO as
The Waters at Bluff 4 with the CO limiting Commission
Springs — 7707 height to 45 feet and recommended (1 1-20-
South IH-35 2,000 vehicle trips per OS).
Service Road day.
Northbound
C14-04-0128 — 1-RR to OR To Grant GR-CO with Approved GR-CO
7501 Conn — 7501 the CO prohibiting with the CO for
South IH-35 building openings for vehicle trips and an
Service Road access purposes other RC for access and
Northbound than emergency access (10-7-04).

from facing the east
property line, and
limiting development
to 2,000 trips per day.

C 14-99-2089 — CS-CO to CS- To Grant CS-CO Approved CS-CO with
Bluff Springs CO to change thereby allowing two RC as Commission
Commercial — 1900 conditions of previously prohibited recommended (5-18-
Bluff Springs Road zoning uses, automotive 00)

. washing and general
retail sales (general)
with a RC to limit

: hours to 7 am. to 7
p.m. with an attendant
on duty

C 14-98-0224 — The I-RR; I-SF-3 to To Grant SF-4A-CO Approved SF-4A-CO
33 at Bluff Springs MH; OR for Tract I and LR-CO for Tract 1 and LR-CO
— 7101 Bluff for Tract 2 with CO for Tract 2 as
Springs Road and prohibiting food sales Commission
1901 Blue Meadow and fast food recommended (5-6-
Drive restaurants on Tract 2 99).

and a 2,000 trip limit
across Tracts 1 and 2

C 14-93-0086 — SF-2 to LI To Grant CS-CO Approved CS-CO with
Leon’s South — CO limiting general
7111 South H-I 35 retail sales (general) to
Service Road 20,000 s.f. and
Southbound prohibiting financial

services, food sales,
restaurants, and

: service station (09-02-

j_93).
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RELATED CASES:

That portion of the property within 200 feet of the IN 35 frontage was annexed into the City
limits on June 3, 1982 (C7A-80-023) and was zoned GRin November 1988 (C14R-86-327 /
328). The remainder was annexed into the full-purpose City limits on December 31, 2001
(C7A-0 1-017).

A Preliminary Plan for the entire property, known as South Bluff Park was approved by
Planning Commission on April 24, 1988 (C8-86-1 15). At the time of approval, the property
was located within the County and identified commercial and retail tracts, with a street
known as Wardian Drive extending between the IH 35 frontage road and Bluff Springs Road.
Since the Preliminary Plan did not advance to the final plat stage, it has expired and remains
unpiatted. Please refer to Exhibit B.

ABUTTING STREETS:

Name ROW Pavement Classification Sidewalks Bike Bus
. Route Routes

Bluff Springs 82 150 feet lArterial I INO INo (Yes
Road feet

N 35 351 jvaries IFreeway No No INo
Northbound feet
Frontage Road

CITY COUNCIL DATE: January 28, 2010 ACTION; Approved CS-MU-CO
district zoning with a Restrictive
Covenant for the Traffic Impact
Analysis and prohibiting 24-hour
commercial operations to be located
within 200 feet of Bluff Springs Road, as
the Zoning and Platting Commission
recommended, on First Reading (7-0).

February 25, 2010 Approved a Postponement by Staff to
March 11,2010(7-0).

March 11,2010

ORDINANCE READINGS: 1st January 28, 2010 2nd 3rd

ORDINANCE NUMBER:

CASE MANAGER: Wendy Rhoades PHONE: 974-7719
e-mail: wendy.rhoadesci.austin.tx.us
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Date: January 14, 2010 (Revised February 25, 2010)

CC:

Reference:

Wendy Rhoades, Case Manager

Kathy Hornaday, P.E., HDR/WHM Transportation Engineering, Inc.

BAG Tract TIA, C814-2008-0123

The Transportation Review Section has reviewed the Traffic Impact Analysis (TIA) for the BRG Tract,
dated October 15, 2009, prepared by HDRJWHM Transportation, and offers the following comments:

The BRG Tract TIA covers a total of 60.597 acres. The site is located in southeast Austin and is
bound by Bluff Springs and Il-I 35 northbound service road, south of William Cannon Drive.

The property is currently zoned Community Commercial (OR) and Interim Rural Residential (l-RR).
The property is currently vacant. The applicant has requested a zoning change to General
Commercial Services — Mixed Use with a conditional overlay (CS-MU-CO) and proposes to develop
the site with 100,000 ft2 of retail, and an AISD bus depot. The estimated completion of the project is
expected in the year 2014.

TRIP GENERATION

Based on the standard trip generation rates established by the Institute of Transportation Engineers
(ITE), the development will generate approximately 8,228 new unadjusted average daily trips (ADT).

The table below shows the unadjusted trip generation by land use for the prooosed development:

Table 1. Trip Generation

AM Peak PM Peak

LAND USE Size ADT Enter Exit Enter Exit

Bus Depot Empbyees
1,437 267 175 183 271

Retail 100,00 SF 6,791 94 60 312 324

Total 8,225 361 235 495 595

ASSUMPTIONS

1. Based on traffic volumes collected from TxDOT,
all roadways within the study area.

a three percent annual growth rate was app{ied to

• Goodnight Ranch
Southpark Meadows

• Zachary Scott

0814-04-01 87SH

2014 included estimated traffic

014-04-0037, 014-04-0059, 014-04-0075, 014-
04-0094, 014-04-0126, 014-05-0002
Cl 4-06-0084-0085.SH

ArrAcw-w-iv7 /t

To:

2. In addition to these growth rates, background traffic volumes for
volumes for the following projects:



3. No reductions for pass-by, internal capture, or transit were assumed for the proposed project.

EXISTING AND PLANNED ROADWAYS

IH 35 — The AMATP classifies IH 35 as a six-lane freeway between Slaughter and US 290 (W).
According to TxDOT traffic counts, the 2008 traffic volume on IH 35, north of William Cannon, was
approximately 163000 vehicles per day (vpd). According to the AMATP, IH 35 is committed to be
upgraded to an eight-lane freeway with one managed lane, between Cesar Chavez Street and US
290 (W) by 2025.

William Cannon — The AMATP classifies William Cannon as a six-lane divided major arterial from
Pleasant Valley to Manchaca Rd. Based on peak pericd traffic counts, 35,000 vpd are estimated
along this roadway. The Austin Bicycle Ran recommends Priority 1 Route 80 from Circle S to Bluff
Springs Rd.

Congress Avenue — The AMATP classifies Congress Avenue as a two-lane minor arterial between
Eberhart Lane to Slaughter Lane. Per TxDOT traffic counts, the 2008 traffic volume on S Congress,
north of William Cannon, was approximately 21,000 vehicles per day (vpd). According to the AMATP,
Congress is committed to be upgraded to a four-lane major arterial between Eberhart Lane and
Slaughter Lane by 2025. The Austin Bicycle Plan recommends Priority 1 Route 47 from Eberhart
Lane to Ditmar Rd.

Bluff Springs Rd — Bluff Springs is currently a four-lane undivided roadway. Based on peak period
traffic counts, 10,100 vpd are estimated along this roadway. The CAMPO 2030 Mobility Plan
recommends that Bluff Springs be upgraded to a four-lane major divided arterial from William Cannon
to Slaughter Lane. The Austin Bicycle Plan recommends Priority 2 Route 224 from William Cannon Dr
to the Travis County line.

Blue Meadow Drive — Blue Meadow is currently a four-lane undivided roadway from William Cannon
to Quicksilver Lane. Based on peak period traffic counts, 3,600 vpd are estimated along this
roadway. No improvements are currently planned for Blue Meadow.

Alegre Pass — Alegre Pass is currently a two-lane undivided roadway in the vicinity of the site. Based
on peak period traffic counts, 200 vpd are estimated along this roadway. No improvements are
currently planned for this roadway in the vicinity of the site.

Tranquilo Trail — Tranquilo Trail is currently a two-lane undivided roadway in the vicinity of the site.
Based on peak period traffic counts, 300 vpd are estimated along this roadway. No improvements are
currently panned for this roadway in the vicinity of the site.

Quicksilver Blvd. — Quicksilver is currently a two-lane undivided roadway in the vicinity of the site.
Based on peak period traffic counts, 4,300 vpd are estimated along this roadway. No improvements
are currently planned for this roadway in the vicinity of the site.

INTERSECTiON LEVEL OF SERVICE (LOS)

The TIA analyzed 10 intersections, of which 5 are or will be signalized. Existing and projected levels
of service are as follows, assuming that all improvements recommended in the TIA are built:

BPS Tract TIA, C814-2008-0123 Page 2



2009
Intaraan+inn xiing

2014 Forecasted
2014 Site +

______ ______________

Forecasted

AM!PM AM PM AM PM

IlK 35 & William Cannon* F F F F F F

Congress Ave & William Cannon* E E F F F F

Bluff Springs & William Cannont C C E D D D

Bluff Springs & Blue Meadowt A A A A B B

Bluff Springs & Alegre Pass/Driveway A A A A A A

Bluff Springs & Tranqullo A A A A B C
Trail/Driveway 8*
Bluff Springs & Quicksilver Blvd A — A E B C — B

Bluff Springs & Driveway C - - A A A A

lH35ESvcRd&DrivewayD -
- A A A A

TH3SESvcRd&DrivewayE -— - A A A A
‘SIc NAL IZED

WITH RECOMMENDED IWPROVEMEttS

RECOMMENDATIONS

1) Prior to first site plan approval, fiscal is required to be posted for the following improvements:

Intersection Improvements Pro-Rata Share

Bluff Springs & William Norfnbound restriping & signal 37.1%
Cannon head change

IH 35 & William Cannon Extend NB right turn lane 66.1%

Congress Ave & William Construct additicnai EB left-turn
Cannon 3%

lane

Bluff Springs & Driveway B Signal lnstaHation 100%

3) All site drives shall be constructed as recommended per the TIA.

4) Development of this properly should be limited to uses and intensities which will not exceed or vary

from the projected traffic condticns assumed in the TIA, including peak hour trip generations, traffic

distribution, roadway conditions, and other traffic related characteristics.

If you have any questions or require additional information, please contact me at 974-3428.

a
Amber Mitch II
Sr. Planner — Transporlalion Review Staff
Planning & Devebpn-ert Review Deparirnen:

PRO Tract TA, C814-2008-0123 Page 3
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SUMMARY STAFF RECOMMENDATION:

The Staffs recommendation is to grant general commercial services — mixed use (CS-MU
CO) combining district zoning. The Conditional Overlay prohibits adult-oriented businesses,
bail bond services, pawn shop services and vehicle storage, and limits residential density to
36 units per acre.

The Restrictive Covenant includes all recommendations listed in the Traffic Impact Analysis
memorandum, dated January 14, 2010, as provided in Attachment A.

BASIS FOR LAND USE RECOMMENDATION (ZONING PRINCIPLES)

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

CS, Commercial Services, zoning is intended for commercial or industrial uses that
typically have operating characteristics or traffic service requirements generally
incompatible with residential environments. The MU, Mixed-Use district is intended to
allow for office, retail, commercial and residential uses to be combined in a single
development.

The property has access to the IH-35 northbound frontage road and Bluff Springs Road.

2. Zoning changes should pronote an orderly and compatible relationship among land uses.

Staff recommends CS-MU-CO district zoning based on the following considerations of
the property: 1) location on the northbound IH-35 frontage road which is suitable for and
compatible with established commercial uses in the area; 2) a multifamily component
would be consistent with the zoning and use of the adjacent property to the south; and 3)
the Traffic Impact Analysis establishes improvements with fiscal posting for William
Cannon Drive with the 11-1 35 frontage road, Bluff Springs Road and Congress Avenue.

EXISTING CONDITIONS

Site Characteristics

The subject property consists of undeveloped land. Two pipelines extend in an east-west
direction through the southern portion of the property as well: a 50-foot wide Exxon pipeline
easement through the south-central portion and a 60 foot-wide Phillips Pipeline along the
south property line.

Jmpen’ious Cover

The maximum impervious cover allowed by the CS zoning district is 80% based on the more
restrictive watershed regulations described below.
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Environmental

The site is not located over the Edwards Aquifer Recharge Zone. The site is in the Desired
Development Zone. The site is in the South Boggy Creek and the Onion Creek Watersheds of
the Colorado River Basin, which are classified as Suburban Watersheds by Chapter 25-8 of
the City’s Land Development Code. Under current watershed regulations, development or
redevelopment on this site will be subject to the following impervious cover limits:

Development (‘lassUlcation % ofNet Site Area 96 with Transfers
Single-Family 50% 60%
(minimum lot size 5750 sq. It)

• Other Single-Family or Duplex 55% 60%
Multifamily 60% 70%
Commercial 80% 90%

According to flood plain maps, there is no floodplain within, or adjacent to the project
boundary.

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

tinder current watershed re2ulations, development or redevelopment on this site will be
subject to the following water quality control requirements:

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

Transportation

A traffic impact analysis is required and has been received. Additional tight-of-way,
participation in roadway improvements, or limitations on development intensity may be
recommended based on review of the TIA [LDC, Sec. 25-6-1421. Comments are provided in
Attachment A.

Water and Wastcwater

The 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 extensions, system upgrades, utility relocations and or
abandonments required. The water and wastewater plan must be in accordance with the City
of Austin utility design criteria. The water and wastewater utility plan must be reviewed and
approved by the Austin Water Utility. All water and wastewater construction must be
inspected by the City of Austin. The landowner must pay the City inspection fee with the
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utility construction. The landowner must pay the tap and impact fee once the landowner
makes an application for a City of Austin water and wastewater utility tap permit.

Site Plan and Compatibility Standards

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

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

a. The site is subject to compatibility standards. Along the East & South
property lines, the following standards apply:

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

within 50 feet of the property line.
d. No structure in excess of three stories or 40 feet in height may be constructed

within 100 feet of the property line.
e. No parking or driveways are allowed within 25 feet of the property line.
f. A landscape area at least 25 feet wide is required along 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.

g. for a structure more than 100 feet but not more than 300 feet from property
zoned SF-S or more restrictive, 40 feet plus one foot for each 10 feet of
distance in excess of 100 feet from the property zoned SF-S or more
restrictive.

h. An intensive recreational use, including a swimming pool, tennis court, ball
court, or playground, may not be constructed 50 feet or less from adjoining
SF-3 property.

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

This site is subject to the Hazardous Pipeline Ordinance. Review by the Fire Department is
required. LDC, 25-2-5 16. Before a person may place a road, surface parking lot, or utility
line in a restricted pipeline area, the person must deliver to the Director a certification by a
registered engineer stating that the proposed construction activity and structure are designed
to prevent disturbing the pipeline or impeding its operation [LDC, 25-2-5 16(D)(2)].
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