
ZONING CHANGE REVIEW SHEET 
 
CASE:  C814-2015-0074     Z.A.P. DATE: December 1, 2015 
(The Grove at Shoal Creek Planned Unit Development)   May 17, 2016  
          June 7, 2016 
         June 21, 2016 
         July 5, 2016 
         July 14, 2016 
      
ADDRESS: 4205 Bull Creek Road 

DISTRICT AREA:  10 

OWNER: ARG Bull Creek, Ltd. (Garrett Martin)        
 
AGENT:  Thrower Design (A. Ron Thrower) 
 
ZONING FROM:  Unzoned (UNZ)  TO:  PUD      AREA:  75.74 acres   

SUMMARY STAFF RECOMMENDATION:   

The staff recommendation is to approve The Grove at Shoal Creek Planned Unit Development 
(PUD) subject to the following conditions: 

1. The Planning and Zoning staff recommends PUD zoning as requested subject that the 
following additional conditions be incorporated in the proposed Land Use Plan (Exhibit C): 
a) The total square footage of all development within the PUD shall not exceed 2.4 million 

square feet. 
b) The total square footage of all office development within the PUD shall not exceed 

210,000 square feet. 
c) The total square footage of all retail/commercial development shall not exceed 150,000 

square feet. 
d) The total number of congregate care beds shall not exceed 300. 
e) At least 30,000 square feet of retail development shall be required once 700 units of 

residential development are constructed before any additional residential development 
can occur on the property. 

f) At least 35%of the total required affordable rental units shall be provided once 325 
multifamily residential units are constructed before any additional multifamily 
residential units may be constructed.  At least 35% of the total required affordable for-
sale residential units shall be provided once 100 condominium residential units are 
constructed in a “podium style” condominium residential building before any additional 
condominium residential units may be constructed. 

g) 130,000 square feet of development may be used for Tier 2 affordable housing that is 
separate from and does not count against the overall development cap of 2.4 million 
square feet. 

h) The staff recommends a baseline of 1.892 million square feet. 
 

2. The conditions of the PUD shall be established in the proposed Land Use Plan (Exhibit C), 
that includes a breakdown of: a) tract layout and size/acreages,  b) permitted land use tables, 
c) site development regulations table, d) additional setbacks on specific tracts, e) 
approximate driveway and trail locations, , f) notes on limitations of uses, conditions on site 
development regulations, definitions, provision for public art installation, conditions for a 
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proposed pedestrian and bicycle bridge, and benefits to encourage alternative transportation 
options.   
 

3. The PUD shall be subject to the conditions regarding the riparian grow zone, CEF buffer 
area, wet pond surface area, detention infiltration feature, wetland fringe and upland 
infiltration feature as agreed to on the Environmental Resource Exhibit (Exhibit F). The 
proposed PUD shall comply with the Environmental staff recommendations that include: 

a. The PUD will provide at least 18.12 acres of open space. 
b. The PUD will exceed minimum Code requirements for landscaping through The 

Grove at Shoal Creek Design Guidelines by requiring a minimum of three-inch 
caliper street trees on all internal roadways, requiring street trees along Bull Creek 
and requiring that a minimum of 95% of all non-turf plan materials be from or 
consistent with the City’s Grow Green Guide. 

c. Provide that a minimum of ten acres of impervious cover on the site will drain to 
and be substantially treated by green water quality controls that infiltrate or reuse 
water, such as rain gardens and rainwater harvesting.   

d. Use of a wet pond and/or green water quality controls for a minimum of 50% of the 
required water quality volume on-site.  

e. Preserve a minimum of 75% of all protected size native caliper inches and prepare a 
tree care plan for all preserved heritage and protected trees on site. 

f. Provide additional protections for the grove of trees surrounding the proposed wet 
pond. 

g. Cluster development/impervious cover along Bull Creek Road and in the interior of 
the property away from Shoal Creek and the larger oak groves on the property to 
avoid environmentally sensitive areas. 

h. Direct storm water runoff from impervious surfaces to a landscaped area at least 
equal to the total required landscape area. 

i. Provide on-site dentition for the 9.39 acres of existing impervious cover on site that 
is not currently detained. 

j. The City of Austin Watershed Protection Department will choose the most effective 
flood mitigation option for the site at the time of subdivision or site plan review. 

k. Provide educational signage at the wetland Critical Environmental Feature. 
l. Implement an Integrated Pest Management Plan for the whole property. 

 
4. The development of the PUD shall comply with the conditions stipulated in the Parks Plan 

Exhibit (Exhibit G).  The applicant shall provide for parkland for park and recreational 
purposes under the terms of the Grove at Shoal Creek Parks Plan and Parkland Improvement 
Agreement as attached exhibits to the PUD ordinance.  To be clear, the Parks and Recreation 
Department has determined that the parks component of the PUD application does not meet 
superiority for parks. 

5. The development of the PUD site will be subject to the attached TIA memorandum from the 
Development Review Development (DRD) Department and Austin Transportation 
Department (ATD) dated July 11, 2016 – Exhibit M.  The TIA memo limits the site 
development to uses and intensities that will not exceed or vary from the projected traffic 
conditions assumed in the final TIA [R-K Traffic Engineering, LLC – March 28, 2016].  The 
proposed conceptual right-of-way layout, major vehicle circulation and pedestrian and 
bicycle connections are shown on the Roadway Framework Plan (Exhibit H).  
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6. Development within the PUD shall comply with the Tree Survey & Disposition Plan 
(Exhibit J). A representation of the applicant’s proposal for tree mitigation on the site is 
shown on Tree Mitigation Example conceptual plan and table (Exhibit L). 
  

7. The PUD zoning will be subject to draft language agreed upon with the Neighborhood 
Housing and Community Development Department (NHCD) concerning compliance with 
the affordable housing on the property.  The project has been certified under SMART 
Housing and the PUD language will require 5% of permanent ownership units and 10% of 
the rental for 40 years. They will receive a 100% fee waiver. Ten percent of the total number 
of multifamily rental housing units located within the Grove at Bull Creek PUD will be set 
aside for occupancy by households with incomes at 60 percent of or below the median 
family income. At least 5 percent of the total number of units sold as owner-occupied 
residential housing units located within the Grove at Bull Creek PUD will, through a 
mechanism agreed upon by the City and Landowner, be made permanently available at a 
price affordable to households with incomes at 80 percent of or below the median family 
income. NHCD and the developer have signed off on the attached language stated in the, 
The Grove at Bull Creek PUD Affordable Housing Program – Exhibit N. 

 
The applicant agrees with the staff’s recommendation. 

ENVIRONMENTAL COMMISSION MOTION:  

November 4, 2015: Motion to postpone the case to December 16, 2015, with a briefing on the status 
                                 of the review to be presented at the November 18, 2015 meeting (8-1, H. Smith- 
                                 abstain); M. Perales-1st, M. Neely-2nd.  
 
December 16, 2015: Refer case to Development Committee when the staff review and  
                                  recommendation is complete. 
 
May 18, 2016: Refer case to Development Committee when the staff review and  
                         recommendation is complete. 
 
June 1, 2016: Motion to postpone the case to June 15, 2016 to negotiate and find resolution of the  
           following:            

1. Obtain superiority in regards to parkland by working with the Parks and Recreation 
Board and the Park and Recreation Department;  

2.  Comply with at least three star green building requirements; 
3.  Create a drainage plan to ensure the safety of the surrounding properties; 
4.  Draft contingency plan to address unresolved drainage issues after the site is built 

out; 
5.  Remove flex space from the parkland; 
6.  Evaluate the impact that increased traffic to the site would have on air quality and 

noise pollution; 
7.  Protect 100% of the critical root zone of all trees on the site; 
8.  List all the trees on the property including those 8” – 19”; 
9.  Evaluate the potential to tie in public transit to the site and develop other incentives 

to significantly reduce the number of car trips per day; and 
10. Reduce the total development to 2.1 million square feet. 
11. Work with staff to develop a plan to conduct an erosion control study along the 

entire length of the development’s Shoal Creek frontage. 
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(Vote: 6-4-1, Gooch, Maceo, Perales, Neely, Guerrero, Thompson – For; B. Smith, 
Creel, Moya, Grayum-No; H. Smith-abstain); P. Maceo-1st, M. Neely-2nd. 

 
June 15, 2016: Motion to state that the Grove at Shoal Creek PUD is found to lack of environmental  
  superiority. The Environmental Commission included recommendations regarding  
  the amount and arrangement of parkland, green building requirements, drainage  
  system, air quality impacts, tree protection, density level and erosion controls for the  
  applicant to achieve environmental superiority (6-4, Gooch, Maceo, Perales, Neely,  
  Guerrero, Thompson-For; B. Smith, Creel, Moya, Grayum-No; H. Smith-absent);  

P. Maceo-1st, M. Neely-2nd.          
 
PARKS AND RECREATION BOARD: 
 
May 24, 2016: Affirmed the PARD (Parks and Recreation Department) staff findings that The Grove  
             at Shoal Creek Planned Unit Development application, as currently submitted on  
             March 28, 2016, is not superior in relation to parks (Vote: 6-1-1-3 with Board  
             Member Casias-against, Board Member Schmitz-abstaining, and Board Members  
             Donovan, Vane and Wimberly-absent). 
 
ZONING AND PLATTING COMMISSION MOTION: 

December 1, 2015: Postponed indefinitely at the staff’s request by consent (10-0); B. Evans-1st,  
      S. Harris-2nd.  

 
May 17, 2016: Postponed indefinitely at the staff’s request by consent (7-3, A. Aguirre-absent,  

            B. Evans, S. Lavani, S, Harris-No); G. Rojas-1st, J. Kiolbassa-2nd. 
 
June 7, 2016: Postponed to June 21, 2016 at the staff’s request (7-1, D. Breithaupt, J. Kiolbassa,  

          S. Lavani-absent and A. Aguirre-No); B. Evans-1st, S. Harris-2nd. 
 
June 21, 2016: Continued the public hearing to July 5, 2016 (11-0); G. Rojas-1st, A. Denkler-2nd. 
 
July 5, 2016: Motion to hold a Special Called Meeting on July 14, 2016 at 6:00 p.m. (Sponsors:  

         B. Evans, Denkler, S. Lavani) 
         Continued the public hearing to the July 14, 2016 Special Called Meeting (10-0,  
         T. Weber-absent); A. Denkler-1st, S. Harris-2nd. 

 
July 14, 2016: Motion to approve staff’s recommendation for PUD zoning with the following  
            additional conditions: 

1) Permit 250,000 square feet of additional residential units. 
2) Provide an on street bike lane on northbound Bull Creek Road. 
3) Request that the applicant to consider flat level structured parking garages. 
4) Prohibit Single-Family Detached Residential uses on Tract B, with the exception 

of within 150 feet from Tract A. 
5) Prohibit Single-Family Detached Residential uses on Tracts F and G. 
6) Revise Note 17b on the Land Use Plan to allow for eight (8) car-sharing parking 

spaces. 
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7) Revise Note 16a on the Land Use Plan to state that if the proposed bicycle and 
pedestrian bridge is not constructed across Shoal Creek, then funds shall be shall 
be utilized for pedestrian and bike improvements east of the site. 

8) Provide a 25-foot building setback from homes along Bull Creek Road on Tract 
D. 

9) Provide a trail connection from the greenbelt to Jefferson Street. 
10) Add the Group Residential use to Tracts B, F and G as a permitted use. 
11) Request that the applicant consider working with Transportation Review (ATD 

and DSD Departments) on a Transportation Demand Management Plan (TDM) 
prior to 3rd reading of the case at City Council to reduce vehicular trips to the site. 

 
Vote: (6-4, A. Aguirre, A. Denkler, J. Kiolbassa, B. Greenberg-No); S. Harris-1st,  

         G. Rojas-2nd.  
 
EXHIBITS AND ATTACHMENTS TO THE STAFF REPORT: 

Exhibit A: Zoning Map  
Exhibit B: Aerial Map  
Exhibit C: The Grove at Shoal Creek Land Use Plan 
Exhibit D: Tier 1 and Tier 2 Compliance Summary 
Exhibit E: Proposed Code Modifications 
Exhibit F: Environmental Resource Exhibit 
Exhibit G: Parks Plan Exhibit 
Exhibit H: Roadway Framework Plan 
Exhibit I: Conceptual Site Plan  
Exhibit J: Tree Survey and Disposition Plan 
Exhibit K: Educational Impact Statement (EIS) 
Exhibit L: Tree Mitigation Example 
Exhibit M: TIA memorandum dated March 25, 2016 
Exhibit N: Affordable Housing Program Language 
Exhibit O: Staff Baseline Map 
Exhibit P: Additional Review Information Provided by the Applicant 
Exhibit Q: Written Comments from the Public 
Exhibit R: Parks & Recreation Board Recommendation 
Exhibit S: Environmental Commission Motion 
Exhibit T: Additional Information Received 
 
DEPARTMENT COMMENTS:   
 
The proposed The Grove at Shoal Creek Planned Unit Development (PUD) is generally located on 
Bull Creek Road at 45th Street.  The property in question was previously owned by the State of 
Texas and therefore is listed as “UNZ” or unzoned on the zoning case map (please see Exhibits A 
and B: Zoning Map and Aerial Map). There are undeveloped areas along the north and east portions 
of the property. The south and west portions of the site are developed with state owned office 
buildings with parking facilities.  Surrounding properties are primarily a mix of residential and office 
uses. The site under consideration is adjacent to single family residences to the north (SF-2 zoning) 
and south (SF-3 zoning).  There are apartments and a senior living center to the west (MF-6-CO, 
MF-4 and GO-MU-CO zoning).  The property directly to the east is unzoned and is developed with 
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an industrial warehouse facility for the State of Texas archives. Further to the east are single family 
residences (SF-2 zoning). The site is located in the Rosedale Neighborhood Planning area, which 
does not have an adopted neighborhood plan.  

The property is located in the Shoal Creek watershed which is classified as urban. Therefore, the 
allowable impervious cover is governed by the allowable zoning impervious cover not watershed 
impervious cover. This tract of land is not located within the Edwards Aquifer recharge or 
contributing zones.   
 
The applicant is requesting PUD district zoning for a 75.74 acre mixed use project. According to the 
Yield sheet from Transportation Impact Analysis (TIA) dated February 2016, the proposed PUD 
may include up to 110 single family residential units, 600 apartment units, 425 residential condo 
units, a 600 unit congregate care facility, a 7,500 sq. ft. health/fitness club, 200,000 sq. ft. of office 
uses, 25,000 sq. ft. of medical office uses, 55,000 sq. ft. of specialty retail uses, a 35,000 sq. ft. 
supermarket/food sales uses, 8,500 sq. ft. of pharmacy/drug store/general retail sales (convenience) 
uses, a 3,000 sq. ft. walk-in bank/financial services use, 8,000 sq. ft. of drinking place/cocktail 
lounge uses, 15,000 sq. ft. quality restaurant/restaurant (general) uses, 9,000 sq. ft. high turnover 
restaurant/restaurant (limited) uses, and a 2,000 sq. ft. coffee-donut shop without drive through 
use//restaurant (limited) use. 
  
As shown in Exhibit C (Land Use Plan), the area has been divided into seven tracts:   
 

- Tract A, a 7.02 acre area along the northern portion of the proposed PUD adjacent to the 
existing single family residences fronting W. 45th Street, and Tract E, a 6.17 acre area along 
the southeastern portion of the proposed PUD adjacent to the single-family residences 
fronting Idlewild Road, are primarily low density residential areas that permit single family 
residential uses through condominium/townhouse residential uses, as well as a Religious 
Assembly civic use.   
 

- Tract B is a 33.77 acre area directly to the south of Tract A that fronts onto Bull Creek Road. 
It is the largest area within the PUD. Tract B traverses the width of the PUD property from 
the east along Shoal Creek to the west fronting Bull Creek Road across from 45th Street to 
Jackson Avenue. This tract is a mixed use area that will permit a wide range of uses from 
single family residential, multi-family residential to office, civic and more intensive 
commercial uses, such as Automotive Rentals/Sales/Washing, Cocktail Lounge, 
Exterminating Services, Outdoor Sports and Recreation and Research uses.  
 

- Tract C, a 10.82 acre area, is located along the eastern edge of the PUD on Shoal Creek to 
the traveling to the southwest. It is bordered by Tract B to the north, Tract E to the southeast, 
Tract D to the immediate south and Tract G to the west.  This tract of land will permit single 
family residential uses, multifamily residential uses, schools, religious assembly and other 
civic uses. 
 

- Tract D is a 10.23 acre area that is located along the southern portion of the PUD. The tract 
fronts Bull Creek Road, across from the single-family residences/SF-3 zoning from W. 42nd 
Street to the south at about W. 40th Street.  The applicant proposes to permit  a mix of 
residential and civic uses with a live work units that will allow for office uses, art gallery 
and art workshop uses, counseling services, cultural services, day care services, financial 
services personal services, pet services, schools etc.  
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- Tracts F is a 3.42 acre area that fronts along Bull Creek Road, across from office/LO zoning 
and single family residences/SF-3 development from Jackson Street to W. 42 Street. Tract G 
is a 4.33 portion that is located within the central area of the PUD. Both Tracts F and G will 
permit the same uses: single family residential uses, multifamily residential uses, office uses, 
and lower intensity commercial uses such as art gallery/workshop, financial services, 
personal services and pet services as well as numerous civic uses.  The notable difference 
between these two proposed tracts is allowable height.  Tract F will have a maximum height 
of up to 40 feet, with a caveat that the height may be increased to a maximum of 60 feet for 
an affordable housing development with the Affordable Housing program. Tract G permits a 
maximum height of 60 feet outright.  
 

- Currently, the proposed 18.12 acres of parkland and open space areas are interspersed 
throughout the project area over all of the Tracts within the PUD as a Signature Park, Shoal 
Creek Trail area, Greenbelt area and Neighborhood Park (Please see Exhibit G: Parks Plan 
Exhibit). 

 
Per the Land Development Code, PUD district zoning was established to implement goals of 
preserving the natural environment, encouraging high quality development and innovative design, 
and ensuring adequate public facilities and services.  The City Council intends PUD district zoning 
to produce development that achieves these goals to a greater degree than and thus is superior to 
development which could occur under conventional zoning and subdivision regulations.   
 
City Council approved revisions to the PUD regulations that became effective June 29, 2008.  To 
help evaluate the superiority of a proposed PUD, requirements are divided into two categories: Tier 
1, which is requirements that all PUDs must meet, and Tier 2 which provides criteria in 13 topical 
areas in which a PUD may exceed code requirements and therefore demonstrate superiority.  A PUD 
need not address all criteria listed under Tier 2, and there is no minimum number of categories or 
individual items required.   
 
As more fully detailed on the Land Use Plan and in the Tier 1 and Tier 2 Compliance Summary 
(please refer to Exhibits C and D), this proposed PUD meets the applicable Tier 1 items and offers 
some elements of superiority in thirteen Tier 2 categories (Open Space; Environment/Drainage; Art; 
Community Amenities, Transportation, Affordable Housing and Accessibility).   
 
Proposed Code Modifications 
 
There are 27 modifications to Code and Criteria Manual requirements requested by the Applicant 
(please refer to Exhibit E – Proposed Code Modifications for details).  These proposed modifications 
are summarized below:   

 Chapter 25-1 (GENERAL REQUIREMENTS AND PROCEDURES), Article 2 
(Definitions; Measurements), Section 25-1-21(103) (Site) – Revises the definition of 
Site to allow a site to 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 Creek PUD. 

 
 Chapter 25-1 (GENERAL REQUIREMENTS AND PROCEDURES), Article 14 

(Parkland Dedication), Section 25-1-602 (Dedication of Parkland Required) and 
Section 25-4-211 (Parkland Dedication) – Specifies the parkland dedication and open 
space requirements. Modifies Section 25-1-602(A) (Dedication of Parkland Required) 
to state that the subdivider or site plan applicant shall provide for parkland for park and 
recreational purposes under the terms of The Grove at Shoal Creek Parks Plan and 
Parkland Improvement Agreement as attached exhibits to the PUD ordinance. 
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 Chapter 25-1 (GENERAL REQUIREMENTS AND PROCEDURES), Article 2 

(Definitions; Measurements), Section 25-1-21(44) (Gross Floor Area) – Revises the 
definition of Gross Floor Area to apply this term to include the addition of parking 
structures. 

 
 Chapter 25-2 (ZONING), Article 2 (Principal Use and Development Regulations), 

Section 25-2-492 (Site Development Regulations) – To propose that the site 
development regulations applicable to the Property be as shown on the Land Use Plan. 

 
 Chapter 25-2 (ZONING), Article 2 (Principal Use and Development Regulations), 

Section 25-2-492 (Site Development Regulations) and Chapter 25-1 (GENERAL 
REQUIREMENTS AND PROCEDURES), Article 2 (Definitions; Measurements), 
Section 25-1-21 (47) (Height) – To request a modification to state that a parking level 
shall not be and is not considered a “story”.  

 
 Chapter 25-2 (ZONING), Article 9 (Landscaping), Section 25-2-1006 (Visual 

Screening) – To state that Section 25-2-1006 (A) shall not apply to any water quality 
and/or storm water drainage facility that serves as an amenity or to any Green Storm 
Water Quality Infrastructure as defined in the Environmental Criteria Manual and that 
Section 25-2-1006 (C) shall not apply between uses or sites that are both located within 
the PUD boundaries. (Section 25-2-1006 (C) shall still apply at the boundaries of the 
PUD.) 

 
 Chapter 25-2 (ZONING), Subchapter B (Zoning Procedures), Article 2 (Special 

Requirements for Certain Districts), Division 5 (Planned Unit Developments), Section 
3.2.3.D.1 (Planned Unit Development Regulations: Nonresidential Uses) – To state 
that these conditions of the Code that require a minimum front yard and street side yard 
setbacks be at least 25 feet for a front yard and 15 feet for a street side yard shall not 
apply to the PUD. 

 
 Chapter 25-2 (ZONING), Article 10 (Compatibility Standards) – To state that 

Compatibility Standards do not apply within the PUD. However, Compatibility 
Standards will apply where development outside of the PUD triggers these standards 
for development within the PUD. 

 
 Chapter 25-2 (ZONING), Article 10 (Compatibility Standards), Section 25-2-

1063(Height Limitations and Setbacks for Large Sites)(C)(2) and (3) – To establish an 
area within Tract B where Section 25-2-1063(C)(2) shall not apply and where Section 
(C)(3) is modified to allow for a structure more than 50 feet but not more than 300 feet 
from the property zoned SF-5 or more restrictive to have a height up to 60 feet. 

 
 Chapter 25-2 (ZONING), Article 10 (Compatibility Standards), Section 25-2-1067(G) 

(Design Regulations) and (H) – To state that this section of the Code does not apply to 
the Tract A for the construction of an alley, public road, trails and/or sidewalks.  

 
 Chapter 25-2 (ZONING), Subchapter E (Design Standards and Mixed Use)  – To 

request to that the requirements of Subchapter E not apply to the property within the 
PUD and to replace these conditions with the applicant’s proposed The Grove at Shoal 
Creek Design Guidelines. 
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 Chapter 25-4 (SUBDIVISION), Section 25-4-132(B) (Easements and Alleys) – To 
modify this section so that loading and unloading may also occur in any alley that also 
services as a fire lane. 

 
 Chapter 25-4 (SUBDIVISION), Section 24-4-153 (Block Length) – To request that this 

section not apply to the property within the PUD. 
 

 Chapter 25-4 (SUBDIVISION), Section 24-4-157 (Subdivision Access Streets) – To 
request that this section that requires secondary street access not apply to the property 
within the PUD. 

 
 Chapter 25-4 (SUBDIVISION), Section 24-4-171(A) (Access to Lots) – To modify this 

section so that to add that each lot in a subdivision may also abut a private street or 
private drive subject to a permanent access easement.   

 
 Chapter 25-1 (GENERAL REQUIREMENTS AND PROCEDURES) and Chapter 25-4 

(SUBDIVISION), Section 25-4-211 (Parkland Dedication) – To request that platting 
requirements for parkland dedication by modified so that it is governed by the 
conditions of the PUD ordinance/exhibits. 

 
 Chapter 25-4 (SUBDIVISION), Section 25-4-151 (Street Alignment and Connectivity) 

– To state that notwithstanding the requirements of Section 25-4-151 that private drives 
and/or streets within the property may be aligned to connect to existing or future street 
on adjoining property. 

 
 Chapter 25-4 (SUBDIVISION), Section 25-4-152 (A) (Dead-End Streets) – Adding to 

this requirement that a street may terminate in a connection with private drives and/or 
private streets within the property. 

 
 Chapter 25-6 (TRANSPORTATION), Section 25-6-171(A) (Standards for Design and 

Construction) – To modify requirements so that a roadway, private drive street or alley 
must be designed and constructed in accordance with The Grove at Shoal Creek Design 
Guidelines. Stating that the Transportation Criteria Manual and City of Austin 
Standards and Standard Specifications shall apply to the extent they do not conflict the 
proposed PUD Design Guidelines. 

 
 Chapter 25-8 (ENVIRONMENT), Section 25-8-641(B) (Removal Prohibited) – To 

change the requirements for the removal of heritage trees within the PUD.  Specifically 
identifying which heritage trees may be removed and adding language to speak to the 
administrative variance process under Section 25-8-642 for trees indicated to be saved 
on The Grove at Shoal Creek Tree Survey and Disposition Plan. 

 
 Chapter 25-10 (SIGN REGULATIONS), Section 25-10-1 (Applicability) – Adding a 

condition under this section to state, “(D) To the extent they are in conflict, the 
signage standards set forth in the project Design Guidelines for The Grove at Shoal 
Creek shall supersede this chapter.”  

 
 Chapter 25-10 (SIGN REGULATIONS), Section 25-10-103 (Signs Prohibited in the 

Public Right-of-Way) – To state that this section shall not apply to the public Right-of-
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Way dedicated for the Jackson Avenue extension within the boundaries of the PUD as 
identified on the Roadway Framework Plan. 

 
 Chapter 25-10 (SIGN REGULATIONS), Section 25-10-191 (Sign Setback 

Requirements) – To state that this section shall not apply for setbacks from the public 
Right-of-Way dedicated for the Jackson Avenue extension within the boundaries of 
PUD as identified on the Roadway Framework Plan. 

 
 Drainage Criteria Manual, Section 1.2.4.E.1(a) (Fencing Requirements for Drainage 

Facilities) – To amend this DCM Section to remove the requirement for barrier-type 
fences. 

 
 Environmental Criteria Manual, Section 1.6.3.A.4 (Maintenance Responsibilities for 

Water Quality Control Facilities) – Modify this section to state that water quality 
control facilities at The Grove at Shoal Creek PUD that treat publicly owned roads and 
facilities within and adjacent to the PUD may be privately maintained, instead of being 
designed and built according to the appropriate city standards.  

 
 Transportation Criteria Manual, Section 1.3.2.B.2 (Classification Design Criteria) – To 

modify this provision to state that the extension of Jackson Avenue in the PUD as 
identified on the Roadway Framework Plan shall be considered a Neighborhood 
Collector and shall be designed per The Grove at Shoal Creek Design Guidelines. The 
cross section and any other design information contained in those design guidelines 
shall supersede any requirements of the Transportation Criteria Manual. All other 
circulation routes within the PUD shall be considered as private driveways and 
intersection with these driveways shall be subject to the 50’ minimum spacing for 
Neighborhood Collectors. 

 
 Transportation Criteria Manual, Section 1.3.2.F (Classification Design Criteria) – To 

state that the Jackson Avenue extension shall not be considered a Single Outlet Street 
upon the connection of any public access that is open to the public and connects 
Jackson Avenue to Bull Creek Road. 
 

Proposed Benefits of the PUD: 
 
The applicant is offering the following – 
 

Affordable Housing  
 Provide a substantial on-site affordable housing component. They will describe this proposal 

in The Grove at Shoal Creek Affordable Housing Program Plan. The project has been 
certified under SMART Housing and the PUD language will require 5% of permanent 
ownership units and 10% of the rental units for 40 years. Through compliance with the 
Affordable Housing Requirements of LDC Section 25-1-704(B)(2)(a), development within 
the Grove at Shoal Creek PUD shall be eligible for a waiver of 100% of the development 
fees, including capital recovery fees, described in LDC Section 25-1-704 and Section 25-9-
397 as allowed by and in accordance with the City’s SMART Housing Program. 
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Accessibility  
 Provide for accessibility for persons with disabilities to a degree exceeding applicable legal 

requirements. 
 

Art  
 Participate in the Art in Public Places Program.  The applicant will develop a Public Art 

Plan that will consist of a minimum of three (3) significant art pieces. A minimum budget of 
$60,000 shall be spent on public art within the PUD site. The applicant will consult with and 
consider the City’s Art in Public Places (AIPP) program for implementing this program.  

 
Community Amenities  
 Provide a large on-site, publically accessible signature park space with park improvements 

and amenities open to the public. 
 Provide public community and public amenities including spaces for community meetings, 

gatherings and other community needs.  
 Provide publicly accessible multi-use trails and greenways within the property along Shoal 

Creek. 
 Provide a pedestrian and bicycle bridge across Shoal Creek. 
 
Environmental/Drainage 
 Use of a wet pond and/or green water quality controls for a minimum of 50% of the required 

water quality volume on-site.  
 Provide that a minimum of ten acres of impervious cover on the site will drain to and be 

substantially treated by green water quality controls that infiltrate or reuse water, such as 
rain gardens, biofiltration facilities, and rainwater capture systems.    

 Proposing no modification to the existing 100-year floodplain.   
 Preserve more than 75% of all protected size native caliper inches and prepare a tree care 

plan for all preserved heritage and protected trees on site. 
 Cluster development/impervious cover along Bull Creek Road and in the interior of the 

property away from Shoal Creek and the larger oak groves on the property to avoid 
environmentally sensitive areas. 

 Direct storm water runoff from impervious surfaces to a landscaped area at least equal to the 
total required landscape area. 

 Provide on-site dentition for the 9.39 acres of existing impervious cover on site that is not 
currently detained. 

 Provide educational signage at the wetland Critical Environmental Feature. 
 Implement an Integrated Pest Management Plan for the whole property. 
 The Grove at Shoal Creek Design Guidelines will require street trees on all internal streets 

and along Bull Creek Road in excess of the Code requirements in Subchapter E. 
 The proposed Design Guidelines will also require that a minimum of 95% of all non-turf 

plant materials be from or consistent with the City’s Grow Green Guide.  
 

Great Streets 
 Provide private street cross sections that will meet the intent and purposes of the Great 

Streets Program through the proposed The Grove at Shoal Creek Project Design Guidelines. 
 

Green Building 
 Comply with at least a 2-star Green Building requirement. 
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Parkland and Open Space  
 Provide a minimum of 18.12 acres of open space, including parkland.   
 The Parks and Recreation Department has stated that they find that The Grove at Shoal 

Creek PUD is not superior to traditional zoning as it pertains to parks.  The plan for the 
Signature Park submitted by Milestone lacks adequate street frontage, acreage and 
opportunities for active recreation.  The CEF buffer reduction and mitigation further 
hampers park development.  The visibility from the public right-of-way could be better.  The 
overall credited park acreage does meet minimum requirements of traditional zoning only if 
the 2 acres labeled as “Flex Park Space” continues to be part of the parks plan.   

 
Transportation  
 Roadway and intersection improvements through the use of turn lanes and signalization shall 

be funded 100% by the applicant. 
 Provide bicycle facilities, including bike storage and trails. 

 
Utility Facilities  
 Provide water system improvements that will improve water pressure to the area. 

 
EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site UNZ Undeveloped, Office  
North SF-2 Single-Family Residences 
South SF-3 Single-Family Residences 
East UNZ, SF-3 Industrial Warehouse (State of Texas Archives), Single-Family 

Residences 
West SF-2, SF-3, MF-6-CO, 

MF-4, GO-MU-CO, 
LO, SF-3 

Single-Family Residences, Multifamily Residences, Senior 
Living, Office, Single-Family Residences 

 
TIA: Is required (Please see TIA Memorandum – Exhibit M) 
 
WATERSHEDS:  Shoal Creek – Urban  
 
DESIRED DEVELOPMENT ZONE:  Yes 

 
CAPITOL VIEW CORRIDOR: No SCENIC ROADWAY: No 
 
NEIGHBORHOOD ORGANIZATIONS: 
 
Allandale Neighborhood Association 
Austin Heritage Tree Foundation 
Austin Neighborhoods Council 
Bike Austin 
Central Austin Community Development 
5702 Wynona Neighbors 
45th St. Concerned Citizens 
Friends of Austin Neighborhoods 
Friends of the Emma Barrientos MACC 
Highland Park West Balcones Area Neighborhood Association 
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Lower District 7 Green 
North Austin Neighborhood Alliance 
Oakmont Heights Neighborhood Association 
Preservation Austin 
Ridgelea Neighborhood Association 
Rosedale Neighborhood Association 
Save Barton Creek Association 
SELTEXAS 
Shoal Creek Conservancy 
Sierra Club, Austin Regional Group 
Sustainable Neighborhoods 
The Real Estate Council of Austin, Inc. 
Westminster Manor Residents Association 
   
SCHOOLS:  Austin Independent School District 
  
Bryker Woods Elementary School     O Henry Middle School        Austin High School 
 
Note:  An Educational Impact Statement (EIS) is required.  Please refer to Exhibit K. 
 
CASE HISTORIES: 
 
NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-06-0200 
(Kingswood 
Place 
Apartments: 
4318 Bull Creek 
Road) 

MF-4 to 
MF-6 

2/06/07: Approved staff rec. of 
MF-6-CO zoning (9-0), with CO 
to 1) limit the site to 2,000 vtpd, 
2) prohibit vehicular access to 44th 
Street except for emergency 
vehicle use, 3) limit height to 60 
feet, 4) require a 25 foot building 
setback from Bull Creek Road,  
5) limit the max FAR to 2.25 to 
1.0 and 6) limit the max density to 
80 dwelling units. 

3/22/07: Approved MF-6-CO 
zoning (6-0); all 3 readings 

C14-06-0100 
(Bull Creek 
Apartments: 
4320-4330 Bull 
Creek Road) 

MF-4 to 
MF-6 

8/01/06: Approved staff rec. of 
MF-6-CO zoning (6-3, B. Baker, 
J. Pinnelli, J. Martinez-No), with 
CO to 1) limit the site to 2,000 
vtpd, 2) limit height to 60 feet,  
3) limit density to 250 units (64.98 
units per acre, 4) require a 25 foot 
building setback from Bull Creek 
Road, 5) require a 25 foot setback 
from 44th Street, 6) state upon 
redevelopment that vehicular 
access is prohibited to 44th Street 
except for emergency vehicle use 
and 7) limit the max FAR to 2.25 
to 1.0. 
 
 

8/31/06: Approved MF-6-CO 
zoning (6-0); all 3 readings 
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C14-02-0147: 
Westminister 
Manor Health 
Facilities Corp., 
1902-1906 W. 
42nd Street 

SF-3 to SF-6 9/10/02: Case expired.                        N/A 

C14-99-0080: 
Congregation 
Adudas Achim: 
4200 Jackson) 

LO, SF-3 to 
GO-MU-CO 

6/15/99: Approved staff’s rec. of 
GO-MU-CO zoning (5-0-1, BH-
abstain), with additional 
conditions: 1) limit the site to 
2,000 vtpd, 2) prohibit Bed and 
Breakfast, College or University 
Facilities, Administrative and 
Business Offices, Cultural 
Services, Art and Craft Studio 
(Limited), Guidance Services, 
Business or Trade School, 
Hospital Services (Limited and 
General), Business Support 
Services, Local Utility Services, 
Medical Offices, Private Primary  
Educational Facilities, Off-Site 
Accessory Parking, Private 
Secondary Educational Facilities, 
Personal Services, Public Primary 
Educational Facilities, 
Professional Office, Public 
Secondary Educational Facilities, 
Software Development, Safety 
Services, Community Recreation 
(Private and Public), Multifamily 
Residential uses.  

7/15/99: Approved PC rec. of 
GO-MU-CO zoning, with 
conditions (6-0); 1st reading 
 
9/09/99: Approved 2nd/3rd 
readings 

C14-94-0054 
(Westminster 
Manor: 4100 
Jackson) 

LO to GO 5/24/94: Approved GO zoning, 
with conditions (6-0) 

7/14/94: Approved GO zoning, 
with ROW requirement (7-0); 
all 3 readings 

 
RELATED CASES: N/A 
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CITY COUNCIL DATE:  June 16, 2016 ACTION:  Postponed to August 11, 2016 
at the staff’s request (11-0)  

 
       August 11, 2016  ACTION: Postponed to September 22,  

       2016 at the neighborhood’s request (11-0);  
       S. Gallo-1st, L. Pool-2nd. 
 

September 22, 2016 ACTION: Postponed to October 20, 2016 
by the City Council (10-0, E. Troxclair-
absent) 

 
October 20, 2016 ACTION: 

 
ORDINANCE READINGS:  1st         2nd      3rd      

 
ORDINANCE NUMBER:  
 
CASE MANAGER:  Sherri Sirwaitis   PHONE: 512-974-3057   

sherri.sirwaitis@austintexas.gov 
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SUMMARY STAFF RECOMMENDATION:   
 
The staff recommendation is to approve The Grove at Shoal Creek Planned Unit Development 
(PUD) zoning as requested subject that the following additional conditions be incorporated in the 
proposed Land Use Plan (Exhibit C) and supporting Exhibits F through J. 

1) The total square footage of all development within the PUD shall not exceed 2.4 million 
square feet. 

2) The total square footage of all office development within the PUD shall not exceed 
210,000 square feet. 

3) The total square footage of all retail/commercial development shall not exceed 150,000 
square feet. 

4) The total number of congregate care beds shall not exceed 300. 
5) At least 30,000 square feet of retail development shall be required once 700 units of 

residential development are constructed before any additional residential development 
can occur on the property. 

6) At least 35%of the total required affordable rental units shall be provided once 325 
multifamily residential units are constructed before any additional multifamily 
residential units may be constructed.  At least 35% of the total required affordable for-
sale residential units shall be provided once 100 condominium residential units are 
constructed in a “podium style” condominium residential building before any additional 
condominium residential units may be constructed. 

7) 130,000 square feet of development may be used for Tier 2 affordable housing that is 
separate from and does not count against the overall development cap of 2.4 million 
square feet. 

 
A Public Restrictive Covenant will include all recommendations listed in the Traffic Impact 
Analysis memorandum, dated March 25, 2016, as provided in Attachment M.     
 
BASIS FOR LAND USE RECOMMENDATION (ZONING PRINCIPLES) 
 

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

The Planned Unit Development (PUD) zoning district is intended for large or complex  
developments under unified control, planned as a single contiguous project.  The PUD is  
intended to allow single or multi-use projects within its boundaries and provides greater  
design flexibility for development proposed within the PUD.  Use of the PUD district should  
result in development superior to that which would occur using conventional zoning and  
subdivision regulations.  PUD zoning is appropriate if the development enhances  
preservation of the natural environment; encourages high quality development and  
innovative design; and ensures adequate public facilities and services for development  
within the PUD.+ 

 
2. Zoning changes should result in a balance of land uses, provides an orderly and compatible  

relationship among land uses, and incorporates environmental protection measures.   
 

The staff is recommending PUD zoning at this location with a reduction in the total square  
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footage to not exceed 2.4 million square feet. The staff believes that the proposal can result  
in a superior mixed use development with a reduced density as the site is fronts along a  
collector street and is surrounded by primarily single family residential uses.  The staff  
recommends PUD zoning based on the following factors: accessibility, affordable housing,  
participation in the Art in Public Places Program, environmental superiority, drainage  
improvements, compliance with at least a 2-star Green Building regulations, provision for a  
minimum of 18.12 acres of open space/ including parkland, transportation roadway and  
intersection improvements, and utility facility improvements that will provide for a superior  
development at this location. 

 
3. Zoning should promote clearly-identified community goals, such as creating employment 

opportunities or providing for affordable housing. 
 

One of the primary benefits of the proposed PUD is that the applicants will provide a 
substantial on-site affordable housing component. The applicants and the Neighborhood 
Housing and Community Development Department (NHCD) have agreed to language in 
The Grove at Shoal Creek Affordable Housing Program Plan (Exhibit N).  The project has 
been certified under SMART Housing and the PUD language will require 5% of permanent 
ownership units at 80% median family income (MFI) and 10% of the rental units at 60% 
MFI for 40 years.  

 
4. Zoning should allow for reasonable use of the property. 

 
The proposed PUD zoning will enable the applicant to redevelop this tract of land within the 
core of the City with a project that will provide residential, employment and office/retail 
services in close proximity of each other to encourage walking, bicycling and other transit 
options.  The evaluation of the staff’s proposed baseline recommendation for this property 
would allow for approximately 1.892 million square feet of development at this location.  
The staff analyzed the applicant’s revised request for approximately 2.9 million square feet 
of development and determined that a one million square foot difference between the staff’s 
recommended baseline and the amended request was too great for the offered superiority 
through the proposed PUD. For that reason, the staff is suggesting a 2.4 million square foot 
cap on development for the PUD. 
 

EXISTING CONDITIONS 

Site Characteristics 

The PUD site consists of undeveloped areas along the north and east portions of the property. The 
south and west portions of the site are developed with state owned office buildings with parking 
facilities.  Surrounding properties are primarily a mix of residential and office uses. The site under 
consideration is adjacent to single family residences to the north (SF-2 zoning) and south (SF-3 
zoning).  There are apartments and a senior living center to the west (MF-6-CO, MF-4 and GO-MU-
CO zoning).  The property directly to the east is unzoned and is developed with an industrial 
warehouse facility for the State of Texas archives. Further to the east are single family residences 
(SF-2 zoning). 
 
Impervious Cover 
 
The overall project impervious cover is capped at 65 % and the overall project building coverage is 
capped at 55%. This is specified in Note # 6 on the Land Use Plan (Exhibit C). 
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Comprehensive Planning 
 
This project is located on a 75.74 acre site, formerly owned by the State of Texas. The property is 
surrounded by single family housing to the north and south, apartments and a senior living center to 
the west, and single family housing and state property to east. The site is also located in the Rosedale 
Neighborhood Planning area, which does not have an adopted neighborhood plan. 

The PUD plan for this property calls for mixed use project, including approximately 1,500 
residential units (apartment units, single family and duplexes, townhouses and condominiums), a 
congregate care facility, general and medical office uses, a variety of retail uses, and over 10 acres of 
park and open space areas. Tract C and D property would permit public and private primary and 
secondary education, while Tract B would permit university facilities. Some of the buildings within 
the project area would be up to 65 ft. tall, with Tract B allowing up to 10 percent of the site to be up 
to 75 ft. in height. 

Imagine Austin Analysis and Conclusion 

One of the goals of the Imagine Austin Comprehensive Plan (IACP) is to achieve ‘complete 
communities.’ Page 88 pf the IACP states that complete communities are areas that provide 
amenities, transportation, services, and opportunities that fulfill all residents’ material, social, and 
economic needs.  Page 107 of the IACP also states, “While most new development will be absorbed 
by centers and corridors, development will happen in other areas within the city limits to serve 
neighborhood needs and create complete communities. Infill development can occur as 
redevelopment of obsolete office, retail, or residential sites or as new development on vacant land 
within largely developed areas. New commercial, office, larger apartments, and institutional uses 
such as schools and churches, may also be located in areas outside of centers and corridors. The 
design of new development should be sensitive to and complement its context. It should also be 
connected by sidewalks, bicycle lanes, and transit to the surrounding area and the rest of the city.” 

The following IACP policies are applicable to this project: 

• LUT P4. Protect neighborhood character by directing growth to areas of change that 
includes designated redevelopment areas, corridors and infill sites. Recognize that different 
neighborhoods have different characteristics and new and infill development should be 
sensitive to the predominant character of these communities. 

• LUT P5. Create healthy and family-friendly communities through development that 
includes a mix of land uses and housing types and affords realistic opportunities for transit, 
bicycle, and pedestrian travel and provides both community gathering spaces, parks and safe 
outdoor play areas for children. 

• LUT P7. Encourage infill and redevelopment opportunities that place residential, work, and 
retail land uses in proximity to each other to maximize walking, bicycling, and transit 
opportunities. 
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• UD P1. Develop accessible community gathering places such as plazas, parks, farmers’ 
markets, sidewalks, and streets in all parts of Austin, especially in the Downtown, future 
TODs, in denser, mixed-use communities, and other redevelopment areas, that encourage 
interaction and provide places for people of all ages to visit and relax. 

• HN P10. Create complete neighborhoods across Austin that have a mix of housing types and 
land uses, affordable housing and transportation options, and access to healthy food, schools, 
retail, employment, community services, and parks and recreation options. 

Conclusion: 

The proposed project provides a mix of uses, a mix of housing types, open space, and addresses 
household affordability. The proposed project also meets a number of Imagine Austin core principles 
for action (p. 10 - 11) including: Grow as a compact, connected city; Integrate nature into the city; 
and Develop as an affordable and healthy community. Based on the Imagine Austin text and polices 
above, this project appears to be supported by the Imagine Austin Comprehensive Plan. 

Environmental  
 
Please refer to Exhibit F.   
 
Site Plan 
 
Site plans will be required for any new development other than single-family or duplex residential.   

Subdivision 
 
FYI - Platting will be required.  A preliminary plan application will be required if the development 
proposes public or private roads.  Final plats will then be required to be approved and recorded prior 
to any site plan or residential permits. 
 
Transportation 

Please refer to Exhibit M. 
 
Water and Wastewater 
 
FYI: 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 any water and wastewater utility 
improvements, offsite main extensions, water or wastewater easements, utility relocations and/or 
abandonments required by the proposed land uses.  It is recommended that Service Extension 
Requests be submitted to the Austin Water Utility at the early stages of project planning. Water and 
wastewater utility plans must be reviewed and approved by the Austin Water Utility in compliance 
with Texas Commission on Environmental Quality rules and regulations, the City’s Utility Criteria 
Manual, and suitability for operation and maintenance.  All water and wastewater construction must 
be inspected by the City of Austin.  The landowner must pay the City inspection fees with the utility 
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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. 

Water and wastewater SERs 3607 and 3608 in currently in review and must be approved. 

The utility strongly recommends against the proposal to plat on private streets as this results in 
inferior streets over our utilities and the lack of ROW greatly complicates system design with 
complex easement and PUE dedications. The project Engineers are advised to get with Pipeline 
Engineering (Lonnie Robinson) as soon as possible to discuss the private street option and what will 
be required regardless of any variances granted including but not limited to the requirements listed 
below. 

Typical water system operating pressures in the area are above 65 psi.  Pressure reducing valves 
reducing the pressure to 65 psi (552 kPa) or less to water outlets in buildings shall be installed in 
accordance with the plumbing code.  
 
All AWU infrastructure and appurtenances must meet all TCEQ separation criteria.  Additionally 
AWU must have adequate accessibility to safely construct, maintain, and repair all public 
infrastructure.  Rules & guidelines include: 

1. A minimum separation distance of 5 feet from all other utilities (measured outside of pipe to 
outside of pipe) and AWU infrastructure;  

2. A minimum separation distance of 5 feet from trees and must have root barrier systems 
installed when within 7.5 feet; 

3. Water meters and cleanouts must be located in the right-of-way or public water and 
wastewater easements; 

4. Easements AWU infrastructure shall be a minimum of 15 feet wide, or twice the depth of 
the main, measured from finished grade to pipe flow line, whichever is greater. 

5. A minimum separation of 7.5 feet from center line of pipe to any obstruction is required for 
straddling line with a backhoe; 

6. AWU infrastructure shall not be located under water quality or detention structures and 
should be separated horizontally to allow for maintenance without damaging structures or 
the AWU infrastructure. 

7. The planning and design of circular Intersections or other geometric street features and their 
amenities shall include consideration for access, maintenance, protection, testing, cleaning, 
and operations of the AWU infrastructure as prescribed in the Utility Criteria Manual 
(UCM) 

8. Building setbacks must provide ample space for the installation of private plumbing items 
such as sewer connections, customer shut off valves, pressure reducing valves, and back 
flow prevention devices in the instance where auxiliary water sources are provided. 

 

 
 
 
 
























































































































































	C814-2015-0074 ( The Grove at Shoal Creek PUD Zoning Case Report).pdf
	Note:  An Educational Impact Statement (EIS) is required.  Please refer to Exhibit K.
	UCASE HISTORIESU:
	Impervious Cover
	Site Plan
	Transportation





