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EXECUTIVE SUMMARY

The City of Austin (COA) Parks and Recreation Department (PARD) has identified Walsh Boat Landing as a site for potential upgrades and improvements.  Based on the current state of the site and the COA Code of Ordinances, the present state, size and layout of docks and other boat access elements represent maximum site capacity.  The current dock structure cannot be expanded and new docks may not be constructed for compliance with the Code of Ordinances.  Maintenance is required in order to bring the site into a more useable condition for the long term site usage.  The schematic design of this site includes some modifications to the project site in order to reduce the probability of contamination via zebra mussel, pedestrian access and ADA accessibility.  Circulation issues have been noted however the build out of the site and the current state of most of the trees will not allow for major circulation changes.  The number and length of the docks is in the fully built out condition and additional slips or boat docks cannot be added.  The site, does not currently contain any water quality feature(s); water quality features could be required with any construction at the site.  

INTRODUCTION

The City of Austin (COA) Parks and Recreation Department (PARD) has identified the Walsh Boat Landing as a site for potential improvements and upgrades as a result of the long range goal to provide boating access to Lake Austin to the community.  Walsh Boat Landing is located approximately 0.25 miles upstream of the Tom Miller Dam, a permanent impoundment on the Colorado River commonly referred to as Lake Austin.  Walsh Boat Landing is approximately 2.3 acres of wooded area along the shore of Lake Austin and currently consists of two concrete boat ramps, dock structures, concrete and wood bulkhead features, picnic tables, outdoor grills, a restroom facility and shoreline access.  The 2.3 acres site is characterized by large and numerous oak trees.  This site is utilized as a park facility and for Austin Lake access.  

The proposed improvements to the 2.3 acre site include the handicap parking for vehicles, accessible route(s) for fishing, bulkhead repair, dock structure repair, new fish cleaning station, resurfacing and modification to the boat access road.  

Walsh Boat Landing was opened around 1954 and has provided access to Lake Austin through the years.  This site was originally part of the Walsh Place Subdivision which was platted in 1915 and is the oldest subdivision in the Tarrytown Neighborhood of Central and West Austin.  In the Central West Austin Combined Neighborhood Plan (adopted by the Austin City Council on September 23, 2010), Walsh Boat Landing is listed as a significant site for its natural and recreation value.  Walsh Boat Landing does not hold any historical designation to date.  The restroom facility is constructed of concrete masonry units with an uncoursed ashlar limestone block veneer and a concrete roof and is an International style common to the buildings of the time.  The first attempt at assessing the existing conditions of Walsh Boat Landing were completed by PARD in 2011.  These preliminary attempts were made as field observations by PARD staff to identify specific opportunities at the site.  During these observations, it was noted that the bulkheads and docks were deteriorating and a lack of amenities associated with the primary activity of the park.  Additionally, pedestrian circulation issues were noted and the lack of compliance with current accessibility standards.  




EXISTING SITE

PROPERTY CHARACTERISTICS

Research through existing plans, maps, records, traffic, water and wastewater studies, planning studies, zoning, land use, utility, population and other relevant information was completed.  The following characteristics were noted: 

· Austin Energy Electric Service Area
· There are currently no buildings over 100 square feet
· One portion of the site, towards the north, is within the Capital View Corridor
· Owned and operated by the City of Austin Parks and Recreation Department 
· Topography ranges from approximately 524 ft-amsl to approximately 494 ft-amsl
· A small portion of the site is within the erosion hazard zone review and the site is approximately 75% covered with tree canopy
· 2 easements currently exist within the property, Both are sewer easements
· Within the Edwards Aquifer Recharge Zone
· The fully developed floodplain map does indicate a slight inundation onto the site
· The 100-year floodplain indicates a slight inundation into the site, the 500-year floodplain indicates approximately half of the site will be inundated.  Most recent FEMA Map was revised September 26, 2008; FIRM number 48453C0445H
· Future Land Use is Parks; Civic use
· The entire site is within the Lake Austin Overlay
· TCAD indicates that this site is Parcel Number 116348 and is owned by the City of Austin and is currently within The Doke Subdivision
· This site is within the West Austin Neighborhood Group
· Development on the site is subject to Residential Design Standards (ramps, docks, piers and entire facility) 
· Adjacent to but not in the Lake Austin Boulevard Scenic Roadways Overlay
· There are no current storm drains near the site
· Within the Martin Luther King Traffic District
· Water supply suburban
· Lake Austin Watershed
· Critical Water Quality Zone
· Zoning is P-NP and is noted as Wason Boat Landing on the Zoning map
· This indicates that the lot is larger than 2,500 square feet, minimum lot width is 25 feet and the impervious cover may not exceed 65%, if the lot area is under 4,000 square feet.  
· Austin School District
· 78703 Zip Code

The Phase I Environmental Site Assessment, an Electrical Engineering Opinion and a Structural Engineering opinion reports were obtained during this phase.  Please see Appendix A, B and C, respectively for these reports.   Appendix D Includes reports generated by the City of Austin website for site development.   


Appendix E includes copies of the following documents: Silt removal in early 2005, 2010 zoning case, 2011 tree removal, 2015 vessel listings (includes those commercial vessels that use the landing), the FEMA FIRM map and a zoning profile report.  

Currently, the site is being used by both commercial and recreational vessels.  These vessels range from 10-7” to 90’-0” in length.  The vessels have both outboard and inboard propulsion systems.  COA PARD enacted a temporary permit process in order to survey the commercial vessels in order to better accommodate the site to the needs of the public.  This was a one-year process, which started in April 2015 and is ongoing at the time of this report.  Appendix E includes the vessels which were registered in this process.  

During the discovery process, verbal conversations were initiated with COA review Staffers and the following information was noted: 

· The proposed development will be considered a new non-consolidated Site Plan – D 
· Because Walsh Boat Landing is situated on City owned property it has the potential to be within the General Permit Program
· No detention will be required at this site due to the conveyance to Lake Austin
· Should construction work be completed within the Floodplain, a CLOMR-F and LOMR-F process could be required (in order to bring any new structure(s) out of the floodplain).  
· Permeable paving will be an acceptable paving solution however it will not be allowed for water quality purposes.
· Development over 8,000 square feet will require a water quality feature. 
· Parking areas will be required to be out of the floodplain no less than 8” without a variance. 
· A site specific variance may be requested for areas within a flood plain. 
· The site impervious cover is out of compliance currently, a variance will need to be requested through an environmental reviewer during the construction document review process.  





ADDITIONAL INFORMATION


The Lake Austin Task Force Report and Recommendations

The July 2013 Report and Recommendations from the Lake Austin Task Force to the City of Austin City Council provided analyses and recommendations for the changes relevant to Lake Austin.  These recommendations included Hydrilla/Aquatic vegetation, Sound/Noise, Water Quality and Monitoring, erosion, Commercial Activities, Funding, Traffic, Boat Dock Bulkhead Issues. Boat Dock ID Tags and other Boat Dock Issues, Variances, Public Education and Outreach, Coordination, Boat Lift Remodeling, Marine Toilet Regulation, Wildfire, Upzoning, and On-site-sewage-facilities (OSSF).  These issues are discussed in detail in the report and work group analysis of each issue was provided.  The following were stated many times throughout the report: 
· Damage should be prevented to the assets and property 
· Specifically erosion
· Safety for recreational users along with the general public
· Water Quality should be retained and the fish habitat should be maintained.  
· Pollution should be reduced as much as possible
· Docks and Bulkheads should be compliant (with the City Code of Ordinances) 

The report proposed several remedies which include: 
· Limit the presence of commercial boat uses who depend on the lake and profit from their use.  
· This could include establishing a licensing system with appropriate fees
· Establish a recreational boat user fee
· Promote nature and ecotourism related activities such as birding.
· Signage specific for the public education and outreach


Zebra Mussel Risks

Recently, information regarding the zebra mussel has come to the attention of PARD staffers and mitigation issues for these mussels will be examined within the construction plan set for the boat landing.    Zebra Mussels are a small, invasive, destructive species that will spread across Texas lakes by hitching a ride on boats and trailers.  They grow to approximately 1.5 inches wide and develop a distinct zebra like shell.  One mussel can produce up to one million microscopic larvae.  Zebra Mussels can cause environmental and economic damage which will be detrimental to aquatic life, damage boats, hinder recreation and threaten the water supply.  Currently, these mussels are found in Lake Texoma, Ray Roberts, Lewisville, Bridgeport, Lavon, Waco and Belton.  Zebra mussel larvae are microscopic and invisible to the naked eye.  Zebra mussels will survive in water trapped in a boat.  The only way to ensure these mussels are not transported is to clean, drain and dry your boat, trailer and gear.  Zebra mussels damage boats by encrusting hulls, clogging the water system in the motor, air conditioners and heads and causing navigation buoys to sink.  Zebra mussels can colonize inside pipelines and restrict water flows damaging intake structures of municipal water systems.  This issue can be mitigated with the addition of a gate and a booth at the existing site.  


EXISTING SITE PHOTOGRAPHS

The following pictures illustrate the current site conditioning:



Overall site


View from Existing grassy area

Commemorative Benches


Looking towards Lake Austin

Existing Boat Ramp


Existing Pier

Existing Boat Ramp and Circulation


Existing drives

Existing Bathroom


Existing Walkway to bathroom

Existing Trees


Existing Walkway




REGULATORY JURISDICTIONS

City of Austin- The site is located in the City of Austin jurisdiction.  New construction at this site would require a new site plan submission.  Maintenance (repair, reinforcement or general maintenance of the existing structures) of the site would not trigger a site plan submission; however, it would trigger an exemption process.  If the new site plan is considered a marina or a clustered boat dock, a consolidated site plan will be required.  Otherwise, a non-consolidated site plan-d is required.  The City of Austin Applications can be found in Appendix F.

Approval from the Parks and Recreation Board may be required, this determination will be made once the extents of the modifications and/or maintenance is finalized.  The modification plan shall be submitted before one of the monthly meetings prior to approval of the site plan.  



Austin Water Utility- The site will require an application for (water) Tap as an irrigation only taps will be required.  Austin Water Utility has jurisdiction only when new taps are made.  Should a new tap be required, all fees, charges, ordinances and policies in effect at that time.  For City of Austin Department Applications, a designated department name, contact person’s name, phone number and the fund/agency/organization for billing is required.  The tap permit will expire 2 years after the date of issue.  

A memo was sent to AWU regarding the availability of a re-use water line.  Verbal interactions indicated the nearest reclaimed water line was approximately 5 miles away and the cost of constructing the line would be approximately $100 per linear foot. 

TCEQ- The site area is greater than one acre but less than 5 acres, a Stormwater Pollution Prevention Plan (SWPPP) is required.  This plan will be used to monitor stormwater events and maintenance activities of temporary erosion and sedimentation controls during the construction phase of the project.  This particular project will be regulated under the Texas General Permit (TXR15000) and once the property is under construction, the notice must be signed and posted in accordance with TCEQ regulations for Storm Water Discharges from Small Construction Activities: Site Notice Steps.  There is no notice of intent or fee required for this.  

TDLR- The proposed construction of additional sidewalks, parking space(s) and a gate will require submittal, approval and inspection from a RAS certified inspector for the ADA Accessibility requirements.  The proposal for these services can be found in the Appendix along with a detailed description of the regulations that this site is subject to.  

US Army Corps of Engineers – Site plan submission is required to the Army Corps of Engineers when work is completed to structures which will affect the course, capacity or condition of navigable waters.  Depending on the final construction plan set, this requirement could be triggered.  



CONCEPTUAL SITE PLAN

Current Site

The scope of the proposed project was to restore deteriorating bulkheads, replace docks and increase the amount of amenities associated with the primary activities of the park.  The primary activity of the park is to be an entrance point to Lake Austin for public users.  In addition, pedestrian circulation issues were noted by PARD staff along with a lack of compliance with current accessibility standards.  

Currently the site has three separate docks.  City of Austin Code of Ordinances defines a dock as “includes a wharf, pier, float, floating dock, island, boat dock, boat slip, boat lift, stationary platform, or other similar structure”.  Oxford dictionary defines a dock as any structure extending alongshore or out from the shore into a body of water, to which boats may be moored (secured to).  The three docks are wooden structures which are in need of maintenance.  

The access to the site as is today includes drive paths and walking paths.  The walking path appears to be concrete in nature with asphalt drive surfaces.  The drive lanes are sufficient for one lane, one-way traffic.  Trailered boats hauled by pick-up trucks can easily access the concrete boat slips.  (Boat slips can be defined as a sloping ramp extending out into the water to serve as a place for landing or repairing boats.) 

Currently no ADA accessible parking exists within the property line; however, one space has been requested with any upgrades to this site.  The site does not currently include any accessibility.  

Gate structures are not currently installed at the site.  There is no security and no way of restricting or reducing traffic of any kind.  

The following pages include a conceptual site plan and a plan showing the current site issues.  

Jurisdictional Codes and Regulations 

Conversations with City of Austin staffers resulted in a determination that the dock structures may not be extended or expanded due to navigation safety and the proximity to the adjacent boat dock.  Construction of a new boat ramp is specifically prohibited by the Code of Ordinances 25-2-1176(D) (see Appendix E for the Code language).  General maintenance to the structure can be approved on a case by case basis with a small site plan submittal.  The location and footprint of the docking structures cannot be modified or altered and this site is not eligible for Board of Adjustment variances.  

The water quality of the site is constrained by Code of Ordinances, 25-8-27 and the critical water quality zone setbacks.  These ordinances apply as the site is within the water supply suburban area.  The City of Austin Code indicates that this site has a maximum impervious cover of 40%.  To reach this threshold, 5,500 square feet may be added.  The landscaping and tree mitigation requirements will need to be studied at length should an increase be proposed.  The heritage and protected trees on-site will create some circumstances that will not allow for radical changes.    

The ADA space will require a variance to the floodplain requirements because the elevation will be inundated by more than 8 inches of water in the 100-year flood.  Additionally, if the ADA access is updated, handrails and ramps may be required due to the extreme slope of the site.  Modifications and upgrades to the accessibility (including the pathway and the parking areas) will be governed by the Texas Accessibility Standards (TAS) and will need to be reviewed in depth by a professional licensed in this area.  

Gate structures were included on the conceptual site plan in order to provide a location to inspect for the zebra mussel due to the risks of infestation with the site.  The gates were placed far enough from the boat slips that if found would provide adequate space to mediate the condition or restrict access for specific vessels.  This would also allow more security to the site on a daily basis.  The booth is not a requirement however should be carefully considered as an upgrade to the site.  

The driveways are not currently a standard width.  They vary from approximately 20 feet to 30 feet.  The current configuration will support a specific circulation pattern that is not clearly marked.  Additional signage and paint markings could be considered in order to ease traffic and make the site more user friendly.  

Due to site constraints and the location of the critical water quality zone, an offsite staging area may be required.  This area can be completed using a temporary use permitting process.  The exact location of the offsite staging area will need to be known prior to submission of the temporary permit and prior to construction.  Temporary barges may be used to construct or maintain the existing structure(s) and there is no time limit on their arrival or stay at the construction site.  
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