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LAND	USE	ASSUMPTIONS	

McCann	Adams	Studio	(MAS),	as	part	of	the	URS	team,	has	been	retained	to	develop	
estimates	of	future	land	uses	for	the	FM969	corridor,	the	purpose	of	which	is	to	
provide	the	basis	for	travel	demand	forecasting	within	the	study	influence	area,	
generally	bounded	by	US	71	on	the	south,	US	290	on	the	north,	US	183	on	the	west	
and	the	Village	of	Webberville	on	the	east.		This	memorandum	documents	the	
methods	and	assumptions	utilized	in	developing	the	future	land	use	projections	set	
forth	in	Table	1.		
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Land	Use	Data	Collection	

MAS	prepared	a	map	analyzing	land	utilization	within	the	study	influence	area	
(Figure	1).		The	map	describes	existing	land	utilization,	identifying	emerging	
projects,	lands	unlikely	to	develop,	and	undeveloped	land	that	could	be	available	for	
development	in	the	future.		More	specifically:					

a.		Existing	Land	Uses:		MAS	obtained	2011	Land	Use	files	through	the	City	of	Austin,	
which	describe	existing	land	uses	within	the	City	boundaries	of	the	study	
influence	area.		Using	Google	Earth	and	Maps,	existing	land	uses	within	the	City’s	
extraterritorial	jurisdiction	(ETJ)	were	also	mapped.			

b.		Emerging	Projects:		MAS	used	the	City	of	Austin’s	description	of	Emerging	
Projects	(dated	April,	2011),	to	map	three	categories	of	projects	within	the	study	
influence	area:	active,	approved	and	proposed.		Sixteen	planned	developments	in	
these	various	stages	of	implementation	were	identified	and	mapped.		In	addition	
MAS	and	URS	conducted	research	to	identify	projects	that	were	not	on	the	
Emerging	Projects	list,	and	identified	existing	subdivisions,	which	were	platted	
but	not	yet	developed.	

c.		Properties	Not	Likely	to	Develop:		Properties	not	likely	to	develop	were	mapped,	
including:	all	land	within	the	100‐year	floodplain,	properties	currently	in,	and	
projected	to	be,	used	for	resource	extraction	over	the	next	15	years	(based	on	
information	in	the	Draft	Lower	Colorado	River	Corridor	Plan),	publicly‐owned	
parcels	and	public	utilities,	and	existing	and	planned	parks	and	open	spaces.			

d.		Developable	Land:		Remaining	properties	(i.e.,	not	including	existing	land	uses,	
emerging	projects	and	properties	not	likely	to	develop)	were	identified	as	
undeveloped	but	potentially	available	for	future	development.		A	total	of	23,111	
acres	of	such	developable	land	is	indicated	on	Figure	1.	
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Character	Districts	and	Traffic	Analysis	Zones	

In	undertaking	the	land	use	reconnaissance,	the	study	influence	area	was	divided	
into	three	“character	districts”,	representing	from	west	to	east	decreasing	levels	of	
urbanization	along	the	FM	989	corridor	(Figure	2).		These	include:	

 Character	District	1:	the	area	between	US	183	and	SH	130,	much	of	which	is	
within	the	city	limits	of	Austin	and	that	includes	a	diverse	mix	of	existing	
residential,	commercial,	industrial	and	civic	uses.		Approximately	4,300	acres	
of	undeveloped	land	is	available	in	this	portion	of	the	study	influence	area,	
which	represents	about	19%	of	the	developable	land.	

 Character	District	2:	the	area	between	SH	130	and	Taylor	Lane	and	Dunlap	
Road	has	experienced	some	growth	over	the	past	decade	(e.g.,	Austin’s	
Colony,	Forest	Bluff,	Kennedy	Ridge	Estates,	etc.).		Significant	growth	is	
projected	in	this	portion	of	the	study	influence	area,	since	it	is	the	location	of	
15	of	the	16	emerging	projects	representing	well	over	8,000	acres	of	land	
(e.g.,	Wildhorse	Ranch,	Whisper	Valley,	Rio	de	Vida,	etc.).		In	addition,	
approximately	4,700	acres	of	undeveloped	land	with	the	potential	for	future	
development	is	identified	within	this	character	district.	
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 Character	District	3:		the	area	between	Taylor	Lane/Dunlap	Road	and	the	
easternmost	edge,	is	the	most	rural	portion	of	the	study	influence	area,	with	
open	agricultural	land,	small	ranches	and	large	lot	single‐family	homes.		It	is	
also	the	site	of	the	City	of	Austin’s	solar	energy	farm.		Approximately	14,100	
acres	of	undeveloped	land	with	the	potential	for	future	development	is	
identified	within	this	character	district,	which	represents	more	than	60%	of	
the	undeveloped	land	within	the	study	influence	area.	

	

The	study	influence	area	includes	40	Traffic	Analysis	Zones	(TAZs),	geographic	
areas	established	in	the	Capital	Area	Metropolitan	Planning	Organization's	
(CAMPO’s)	travel	demand	model.		For	the	purpose	of	modeling,	all	land	use	
projections	were	aggregated	for	each	TAZ,	some	of	which	span	the	three	character	
districts	described	above.		The	TAZs	are	shown	in	both	Figures	1	and	2.			

Future	Land	Use	Projections	

Table	1	provides	a	breakdown	of	future	land	use	projections	by	TAZ.		Resident	and	
employee	population	projections	are	provided	for	the	year	2015	and	2025	based	on	
the	following	assumptions:	
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a.		2010	Projections:		2010	resident	and	employee	projections	were	provided	by	
URS.		These	are	derived	from	the	CAMPO	model	with	adjustments	made	based	
on	the	US	290	Manor	Expressway	Traffic	and	Revenue	Study	undertaken	by	URS	
in	2011.			

b.		2015	Projections:		2015	resident	and	employee	projections	assume	that	15%	of	
the	development	programs	of	active	projects	(Table	2A)	will	be	constructed	over	
the	next	four	years.		It	is	assumed	that	no	project	currently	approved	or	
proposed	will	be	“in	the	ground”,	and	that	no	construction	will	be	completed	on	
developable	land	during	this	relatively	short	period.			

c.		2025	Projections:		2025	resident	and	employee	projections	are	provided	as	a	
range	including	high,	moderate	and	low	levels	of	growth.		Over	the	subsequent	
ten	years	(i.e.,	2015	to	2025),	the	high	range	assumes	development	of:		

 50%	of	developable	land	in	Character	District	1,	20%	of	developable	land	in	
Character	District	2	and	5%	of	land	in	Character	District	3;	

 It	assumes	that	100%	of	the	development	program	of	active	projects	(Table	
2A),	25%	of	approved	projects	(Table	2B)	and	10%	of	proposed	projects	
(Table	2C)	will	be	completed	over	this	ten‐year	period.	

The	moderate	range	assumes	development	of:		

 30%	of	developable	land	in	Character	District	1,	10%	of	developable	land	in	
Character	District	2	and	2%	of	land	in	Character	District	3;	

 It	assumes	that	75%	of	the	development	program	of	active	projects	(Table	
2A),	15%	of	approved	projects	(Table	2B)	and	5%	of	proposed	projects	
(Table	2C)	will	be	completed	over	this	ten‐year	period.	

The	low	range	assumes	development	of:	

 15%	of	developable	land	in	Character	District	1	and	no	development	of	
developable	land	in	Character	Districts	2	and	3;	
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 It	assumes	that	50%	of	the	development	program	of	active	projects	(Table	
2A),	10%	of	approved	projects	(Table	2B)	and	3%	of	proposed	projects	
(Table	2C)	will	be	completed	over	this	ten‐year	period.	

d.		Conversion	Factors:		Resident	and	employee	conversion	factors	were	
provided	by	URS	as	follows:	

 2.32	residents	per	single‐family	dwelling	

 1.5	residents	per	multi‐family	dwelling	

 1	employee	per	500	square	feet	of	office,	retail	or	industrial	use.		

e.		Active,	Approved	and	Proposed	Projects:		Tables	2A	through	2C	provide	a	
summary	of	all	active,	approved	and	proposed	projects	within	the	study	
influence	area.	Development	program	information	(i.e.,	projected	single	and	
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multi‐family	dwelling	units,	non‐residential	square	footage)	was	compiled	
for	each	project,	based	upon	City	of	Austin	and	available	published	data.		
These	development	programs	were	then	converted	to	resident	and	employee	
populations	based	upon	the	conversion	factors	described	above.			

f.		Vacant	Developable	Land:		Table	3	provides	a	breakdown	of	the	available	
acreage	of	vacant	and	developable	land	for	each	TAZ.		For	each	property,	a	
potential	development	program	was	assigned	based	upon	existing	zoning	
within	the	City	limits,	or	upon	the	surrounding	context	in	the	extraterritorial	
jurisdiction	(ETJ).		In	general,	single‐family	residential	properties	were	
assumed	at	7.5	dwelling	units	per	acre	(du/ac)	with	a	70%	net	to	gross	factor	
to	take	into	consideration	roadways,	water	quality	and	detention	facilities.		
Multi‐family	uses	were	assumed	at	20	du/ac	with	a	70%	net	to	gross	factor.		
All	non‐residential	uses	were	assumed	to	be	surface	parked	with	a	Floor	Area	
Ratio	(FAR)	of	0.25:1	for	office	and	retail	uses	and	0.15:1	for	industrial.		A	net	
to	gross	factor	of	80%	was	applied	to	non‐residential	uses.		No	development	
of	vacant	or	developable	land	(beyond	the	planned	projects)	was	assumed	in	
Character	District	3	during	the	2015	to	2025	period,	consistent	with	Imagine	
Austin’s	goal	of	preserving	agricultural	land.	

Based	on	these	assumptions,	an	additional	1,020	residents	are	projected	for	the	
study	influence	area	in	the	next	four	years	through	2015,	or	a	population	
increase	of	2.5%.		No	gain	in	employment	is	projected	since	none	of	the	active	
projects	have	an	employment	component.		However,	over	the	subsequent	ten	
years	through	2025,	12,404	to	51,910	additional	residents	and	5,853	to	21,188	
employees	are	projected	(Table	1).		This	represents	a	69%	to	251%	increase	of	
employment	population	and	a	28%	to	118%	increase	of	resident	population,	or	
an	overall	population	increase	of	79%,	assuming	the	moderate	projections.			
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