
          

Meeting Date:  November 22, 2016 
Prepared By:  Jose Luis Arriaga, Planner, Sr. Phone #: (512) 854-7562 
Division Director/Manager:   Anna Bowlin, Development Services and Long Range 
Planning Division Director 

Department Head:  Steven M. Manilla, P.E., County Executive-TNR 
Sponsoring Court Member:  Commissioner Daugherty, Precinct Three 

AGENDA LANGUAGE:  Consider and take appropriate action on a variance request 
only to Title 30-3-191 (all new subdivisions must install sidewalks) to not install 
sidewalks for the south side side of Twin Creeks Road - Bear Creek Crossing, 
Phase 1 (aka: Cebolla Creek, Twin Creeks Road) in Precinct Three.   

BACKGROUND/SUMMARY OF REQUEST:  
The applicant is requesting a variance not to install sidewalks on the south side of 
Twin Creeks Road, which is the subdivision boundary of this proposed single-family 
subdivision. Twin Creeks Road is non-curb and non-guttter roadway located in the 
proposed Bear Creek Crossing residential development. This development proposes 
approximately 197 residential units. It is located just south of FM 1626. Water 
service will be provided by the City of Austin. 

Title 30-3-191 of the City of Austin/Travis County Single Office Subdivision 
Regulations requires that all new subdivisions must install sidewalks.  

STAFF RECOMMENDATIONS:  
The applicant states in the variance request letter (attached) that sidewalks are not 
warranted by the existing residents of the surrounding area. The residents 
expressed their concerns at a public hearing at the time the preliminary plan was 
being considered by the county commissioners on August 4, 2015. The subject 
property is located in the ETJ, so there is no public transportation available to the 
proposed development. There are no pedestrian generators such as shopping 
centers, schools or churches within 0.5 mile of the proposed development. Lastly, 
there are no worn paths on any of the nearby streets. The staff recommends the 
proposed sidewalk variance. 

ISSUES AND OPPORTUNITIES:   
Staff has not received any inquiries from any adjacent property owners nor 
registered any interested parties for this application. 
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FISCAL IMPACT AND SOURCE OF FUNDING:  
N/A 

ATTACHMENTS/EXHIBITS: 
Location map 
Variance Request, support letter from area residents
Final plat 
Precinct Map 

REQUIRED AUTHORIZATIONS:  
Sydnia Crosbie Financial Manager TNR (512) 854-7682 
Steven M. Manilla, P.E. County Executive TNR (512) 854-9429 
Anna Bowlin Development Services and Long Range 

Planning Division Director 
TNR (512) 854-7561 
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LJA Engineering, Inc. 

5316 Highway 290 West 
Suite 150 
Austin, Texas 78735 
TBPE Ng F-1386 

November 7, 2016 

Joe Arriaga 

Phone 
Fax 512.4394716 
www.ljaengineering.com 

Travis County Transportation and Natural Resources 
700 Lavaca Street, Suite 540 
Austin, Texas 78701 

Re: Bear Creek Crossing (aka Cebolla Creek Preliminary Plan) 
City of Austin, File No. CSJ-2014-0131 
LJA Job No. A276-401-427 

Dear Joe: 

This letter is submitted to request a variance from the City of Austin Land Development 
Code, Title 30, Section 30-3-191(8) which requires sidewalk construction for new 
subdivisions. 

This request is made due to the fact that there are no existing sidewalks on Twin Creeks 
Road and therefore the sidewalk will not provide any connectivity for pedestrians outside 
the neighborhood. In addition, after approval of the original preliminary plan, neighbors 
requested this sidewalk not be installed due to concern over pedestrian safety. 

Please find enclosed a redline markup of the approved preliminary plan showing the 
proposed sidewalk to be deleted. 

If you have any questions, please contact me at 439-4700. 

Sincerely, 

Daniel Ryan, P.E. 

cc: Royce Rippy, M/1 Homes 
John A Clark, P.E. 
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November 11, 2016 
 
Mr. Royce Rippy 
Vice President of Land 
M/I Homes of Austin, LLC  
6801 N. Capital of Texas Highway, Lakewood II, 100  
Austin, TX, 78731 
 
RE:  Bear Creek Crossing Sidewalk Variance 
 
Dear Mr. Rippy, 
 
Representatives of the neighborhoods of Arroyo Doble, Arroyo Doble Estates, Mystic Oaks, Onion Creek 
Meadows, and other residents along Twin Creeks Road in Manchaca, Texas met multiple times in 2014 
and 2015 regarding the development of Cebolla Creek Preliminary Plan, now referred to as Bear Creek 
Crossing. The project is located on Twin Creeks Road across from Live Oak Cemetery in Manchaca and 
within the City of Austin 2 mile extra territorial jurisdiction. 
 
Twin Creeks Road is an old, rural road with a forty foot wide Right of Way, twenty two foot of pavement 
and roadside ditches.  The City of Austin subdivision regulations require a sidewalk to be constructed 
along the project frontage of Twin Creeks.  Since there are no existing sidewalks anywhere along this 
road, the neighborhood representatives did not see the value of a sidewalk “to nowhere” as documented in 
an email to County staff August 3, 2015. This section of sidewalk would not enhance pedestrian safety 
along the roadway as a whole, does not create connectivity, and does not provide a net benefit for the 
neighborhood community along Twin Creeks. 
 
During the public hearing for the preliminary plan, you agreed to provide a new fence for the historic 
Live Oak Cemetery.  Although the sidewalk variance was not an option at the time of approval of the 
preliminary plan, the idea for the new fencing was suggested by the neighborhood representatives based 
on the cost savings of not constructing this section of the sidewalk. Therefore, the neighborhood 
representatives support a variance request to eliminate the portion of sidewalk on Twin Creeks 
Road for the Bear Creek Crossing project. 
 
However, the neighborhood representatives have continued concerns of increased traffic on Twin Creeks.  
It is the main egress for the adjoining neighborhoods and also used as a pass through for motorists on IH 
35 to cross over to Manchaca Road and Mopac. In addition, it is the most direct access to Menchaca 
Elementary.   
 
We have previously requested Travis County 1) complete a comprehensive traffic study of the area 
including both roadway and sidewalk improvements for the area “as a whole” and 2) coordinate with 
TxDOT on both signal and turn lane improvements to the Twin Creeks/FM 1626 intersection. 

 
Our area will grow rapidly in the next few years and Twin Creeks has the potential to become the next 
Brodie Lane.  We appreciate your willingness to cooperate with the adjacent neighborhoods. 
 
Sincerely, 
 
 
 
Blayne Stansberry 
Arroyo Doble Estates 
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