
ITEM FOR ENVIRONMENTAL COMMISSION AGENDA 

MEETING DATE 
REQUESTED: August 19, 2015 

NAME & NUMBER Pilot Knob Planned Unit Development 
OF PROJECT: C814-2012-0152 

OWNER: Carma Easton, Inc. (Logan Kimble) 

AGENT: Armbrust & Brown, L.L.P. (Lynn Ann Carley) 

LOCATION: East William Cannon Drive 

PROJECT FILING DATE: December 5, 2012 

DSD/ENVIRONMENTAL Jim Dymkowski, 974-2707 
STAFF:  james.dymkowski@austintexas.gov 

PZD/CASE MANAGER: Wendy Rhoades, 974-7719 
wendy.rhoades@austintexas.gov 

WATERSHED: Cottonmouth Creek, North Fork Dry Creek, and South Fork 
Dry Creek Watersheds (Suburban) 
Desired Development Zone 

ORDINANCE: Watershed Protection Ordinance (current Code) 

REQUEST: Review and consider for recommendation the 
environmental aspects of the proposed Planned Unit 
Development (PUD), including code modifications and 
environmental superiority. 

STAFF RECOMMENDATIONS: Recommend for approval. 

REASONS FOR The proposed PUD is environmentally superior to 
RECOMMENDATION: development that could otherwise be built under current 

applicable regulations. 
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MEMORANDUM 
 

 
TO: Mary Gay Maxwell, Chair, and Members of the Environmental Commission 
 
FROM: Jim Dymkowski, Environmental Review Specialist Senior 
  Development Services Department 
 
DATE: August 19, 2015 
 
SUBJECT: Pilot Knob Planned Unit Development – C814-2012-0152 
 
This summary is being provided to the Environmental Commission as a supplement to the 
overall Planning and Zoning Department recommendations for the Pilot Knob Planned Unit 
Development (PUD). This memo provides an overview of the property’s environmental features, 
the requested modifications to environmental code requirements, and the elements of the project 
that provide environmental superiority. Staff recommends approval of the environmental 
elements of the proposed Planned Unit Development based on our finding that the proposed 
development is environmentally superior to what could be built without the PUD. 
 
Description of Property 
The Pilot Knob PUD consists of multiple tracts totaling 2,217 acres. It is located in southeast 
Austin in the vicinity of William Cannon Drive, McKinney Falls Parkway, Highway 183, and 
FM 1625 (see Attachment A – Location Map). The PUD area is comprised of five municipal 
utility districts (MUDs), which were approved by the City Council in 2012. As part of the MUD 
Consent Agreements, the developer agreed to annex the property into the City’s limited purpose 
zoning jurisdiction and prepare a PUD for the project. 
 
The Pilot Knob PUD is located in the Cottonmouth Creek, North Fork Dry Creek, and South 
Fork Dry Creek Watersheds. These watersheds are classified as Suburban and fall within the 
Desired Development Zone. The PUD is not within the Edwards Aquifer recharge or 
contributing zones. The property contains numerous unclassified, minor, and intermediate 
waterways.1 The waterways include Cottonmouth Creek on the west side of the PUD, flowing 
south to north; the headwaters of North Fork Dry Creek in the northeast, flowing southwest to 
northeast; and the headwaters of South Fork Dry Creek in the southeast, flowing west to east (see 
Attachment B – Environmental Features Map). 

1 Per LDC Section 25-8-91, a minor waterway has a drainage area of 64 to 320 acres, and an intermediate waterway 
has a drainage area of 320 to 640 acres. Waterways with a drainage area smaller than 64 acres are unclassified. 
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Existing Topography/Soil Characteristics/Vegetation 
The PUD site is currently undeveloped and has historically been used for agriculture. The site 
primarily consists of cropland used for hay production, native rangeland, and abandoned 
cropland with wooded corridors along fencerows. The topography is gently rolling, with 
elevations ranging from 530 to 676 feet above mean sea level. Slopes range between 0 and 15 
percent on approximately 99.7 percent of the property (2,211 acres). There are approximately 5.5 
acres of slopes between 15 and 25 percent, 0.4 acres of slopes between 25 and 35 percent, and 
0.02 acres of slopes greater than 35 percent. The property has predominately clayey soils. 
 
The majority of the site consists of upland range vegetation, including Japanese brome, King 
Ranch bluestem, silver bluestem, horsemint, giant ragweed, sumpweed, goldenrod, Texas 
wintergrass, and Johnson grass. Upland woody vegetation includes hackberry, Ashe juniper, 
mesquite, mustang grape, eastern red cedar, and gum bumelia. Bottomland woody vegetation 
includes cottonwood, chinaberry, black willow, hackberry, boxelder, and giant ragweed. 
 
Critical Environmental Features/Endangered Species Habitat 
An Environmental Assessment (EA) was prepared for the project site by Jacobs Engineering in 
October 2012. The EA identified 15 critical environmental features (CEFs) within the PUD site, 
including 10 ponds and five herbaceous wetlands. The PUD will comply with the current code 
requirement to provide a 150-foot buffer zone around all CEFs, unless modified or mitigated 
pursuant to LDC Section 25-8-282, Wetland Protection. 
 
The EA also evaluated the property for suitable habitat for state and federally listed endangered, 
threatened, or candidate species. Neither the listed species nor their critical habitat was observed 
on site during the field reconnaissance process. 
 
Water/Wastewater 
Water and wastewater service will be provided by the City of Austin, pursuant to the MUD 
Consent Agreements. According to the 2012 EA, the Texas Water Development Board Water 
Information Integration and Dissemination database reported four water wells within the 
property (two domestic and two unused). A fire hydrant and a plugged water well were observed 
north of Colton Bluff Springs Road on the western edge of Cottonmouth Creek. No other water 
wells, borings, or excavations were identified in the EA. 
 
Description of Project 
The proposed project contains approximately 2,217 acres of mixed use development, including 
the following: 

 ~1,400 acres of mixed residential development (mix of detached and attached single-
family residential, multifamily residential, neighborhood commercial, and civic uses); 

 ~200 acres of town center development (mix of commercial, civic, multifamily and 
attached single-family residential, and hotel uses); 

 ~90 acres of employment center development (mix of employment, civic, single-family 
and multifamily residential, light industrial, and hotel uses); 
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 ~400 acres of parks and open space (greenways, trails, and parks, with civic and limited 
commercial uses permitted); 

 A fire station; 

 An intermodal transit station; and 

 Two schools. 
 
Requested Environmental Code Modifications 
The proposed PUD includes numerous modifications to current code requirements. The 
following summarizes key modifications to environmental requirements; please see the 
applicant’s Exhibit B-2 – Code Variance Table for additional details. 

• 25-8-42(B)(7), Administrative Variance – The Director of the Watershed Protection 
Department may grant a variance for up to 15 feet of cut or fill, instead of up to eight feet 
as allowed by code. The administrative variance can only be granted in the areas shown 
in the applicant’s Exhibit O – Cut/Fill Exhibit, and the request must meet the findings of 
fact for Land Use Commission Variances. 

• 25-8-64(B), Impervious Cover Assumptions – For lots smaller than 3,300 square feet, 
impervious cover is assumed to be 75 percent of the lot size. The code requirement is to 
assume 2,500 square feet of impervious cover for all lots smaller than 10,000 square feet. 

• 25-8-92(B)(1), Critical Water Quality Zones Established – For a minor waterway, the 
boundaries of the critical water quality zone (CWQZ) are located 50 feet from the 
centerline of the waterway, instead of 100 feet as required by code.2 

• 25-8-92(B)(4), Critical Water Quality Zones Established – The CWQZ for a minor 
waterway may be reduced or eliminated if it is replaced on a one to one area basis. 
Acceptable methods for replacement include: providing a 50-foot CWQZ from the 
centerline of a waterway draining less than 64 acres; increasing the CWQZ from 50 feet 
to up to 100 feet for a minor waterway; or an alternative mitigation methodology 
approved by the Watershed Protection Department. If the replacement CWQZ area is 
adjacent to an intermediate or major waterway, it shall be restored to “Good” or 
“Excellent” condition as specified in the code modification to Section 25-8-261(G). 

• 25-8-261(B)(3), Critical Water Quality Zone Development – A hard surfaced trail may be 
located closer to the creek centerline than otherwise allowed by this section if necessary 
to provide below-grade crossings under major arterial roadways. The length of trail 
within the otherwise restricted area is limited to that necessary based on functionality, 
accessibility standards, or making a transition between within and outside the restricted 
zone, and the trail must be located outside of the erosion hazard zone if feasible. 

• 25-8-261(G)(2), Critical Water Quality Zone Development – Floodplain modifications 
for ecological restoration or enhancement of creek corridors as required by the PUD shall 
meet the following criteria: 

2 Please see the below section on environmental superiority for additional information about the proposed CWQZ 
width. 
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o The condition of all CWQZs for intermediate and major waterways shall be 
assessed using the Zone 2 functional assessment methodology described in 
Appendix X of the Environmental Criterial Manual. (Zone 2 is the area from the 
edge of the active channel to the edge of the CWQZ.) 

o All CWQZs found to be in “Poor (1)” or “Fair (2)” condition shall be restored to 
“Good (3)” or “Excellent (4)” condition; CWQZs found to be in “Good (3)” or 
“Excellent (4)” condition shall not be disturbed except as otherwise allowed by 
code and this PUD ordinance. 

o The applicant shall prepare a Riparian Restoration Plan demonstrating that all 
parameters of the Appendix X “Scoring: Zone 2 - Critical Water Quality Zone” 
table shall be raised to “Good (3)” or “Excellent (4)” condition. 

o The Zone 2 functional assessment of existing conditions and the Riparian 
Restoration Plan shall be submitted, reviewed, and approved with each residential 
subdivision or commercial site plan that includes the CWQZ for intermediate and 
major waterways. 

Floodplain modifications for any development other than PUD-required restoration shall 
comply with current code. 

• 25-8-262, Critical Water Quality Zone Street Crossings – This section is modified as 
follows: 

o The existing crossing of Cottonmouth Creek by Colton Bluff Springs Road may 
be modified, realigned, shifted or replaced without triggering restrictions under 
section (B)(1); 

o The intermediate waterway portion of North Fork Dry Creek may be crossed by 
one collector street or larger classification roadway at a minimum spacing of 
1,000 feet; and 

o Roadways may cross a minor waterway at a minimum spacing of 900 feet. 

• 25-8-282, Wetland Protection – Wetland mitigation shall be tracked so that mitigation 
may occur in advance; e.g., mitigation performed during a current phase of development 
may offset wetland removal in a future phase of development. 

• 25-8-392, Uplands Zone – The impervious cover limits are modified to be based on 
location within the PUD, rather than land use (single-family residential, commercial, etc.) 
The location-based limits, which range from five to 95 percent, result in an average of 65 
percent impervious cover across the entire PUD. 

The following table compares the proposed impervious cover to the maximum 
impervious cover allowed by the code in effect when the MUDs were approved (the 
Comprehensive Watershed Ordinance, or CWO) and by the current code (the Watershed 
Protection Ordinance, or WPO): 
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Maximum Impervious Cover based on Proposed Land Uses 

Maximum 
Impervious Cover CWO WPO Proposed PUD 

Total Acres ~1,238 acres ~1,423 acres 1,441 acres total 

Average Percent Across 
PUD 56% 64% 65% 

 
• 25-8-642, Administration Variance – Removal of a heritage tree may be reviewed and 

approved administratively if removal is required for the construction of either William 
Cannon Drive or Slaughter Lane. Relocation of a heritage tree is not considered removal. 

 
Proposed Environmental Superiority Elements 
As mentioned above, the Pilot Knob PUD is comprised of five MUDs. When the MUDs were 
approved in 2012, the City and developer agreed that the project would achieve environmental 
superiority by meeting specific standards. For example, the developer agreed to implement 
various City recommendations, like protecting headwater buffers, prior to their codification in 
the WPO in 2013. Since the City and developer agreed to superiority standards in the MUD 
Consent Agreement, the baseline for evaluating the PUD’s environmental superiority is the code 
that applied to the property in 2012: the CWO regulations for the City’s extraterritorial 
jurisdiction (ETJ). 
 
The project is proposing to provide the following environmental superiority elements (please see 
the applicant’s Exhibit B-1– Superiority Table for additional details): 

1. The PUD will provide approximately double the amount of required parkland. Parkland 
requirements will be based on ten acres per 1,000 residents, instead of the current code 
requirement of five acres per 1,000 residents. In addition, a minimum of 100 acres of 
parkland will be provided, even if the residential density does not require that amount. 

2. The PUD will provide 300 acres of open space, which is 32 percent higher than the 227 
acres required based on the assumed land uses. 

3. The PUD will exceed the minimum landscaping requirements of the code by providing a 
tree care plan, prepared by a certified arborist, for construction-related impacts within the 
critical root zone of all trees which are required to be preserved. All trees planted to meet 
landscape requirements will be selected from Appendix F of the Environmental Criteria 
Manual. The project will also utilize Central Texas seed stock and provide adequate soil 
volume. 

4. Upon reclaimed water being brought to undeveloped areas of the project, reclaimed water 
shall be used for irrigation in open space areas where such use is economically feasible, 
subject to any applicable water use restrictions imposed by the City. No reclaimed water 
will be used in the floodplain or CWQZ. 

5. The project will use green water quality controls, as described in Environmental Criteria 
Manual (ECM) Section 1.6.7, to treat 100% of the water quality volume required by 
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code. Per ECM Section 1.6.7, green water quality controls may include, but are not 
limited to, biofiltration ponds, rain gardens, and other non-required vegetation. 

6. Waterways with a drainage area of 64 to 320 acres will be either protected with a 50-foot 
CWQZ or mitigated pursuant to the MUD Consent Agreement. This equates to 
approximately 39,555 linear feet of buffered headwater streams, and approximately 88 
acres of CWQZ. (The CWO did not protect waterways with a drainage area smaller than 
320 acres in the Suburban watersheds. However, waterways with a drainage area of 64 to 
320 acres are protected with a 100-foot CWQZ under current code.) 

7. The project will restore riparian vegetation in the CWQZ for all intermediate and major 
waterways within the PUD. 

8. An integrated pest management plan will be developed for commercial, residential, and 
open space areas, and residential property owners will be educated regarding integrated 
pest management and “Grow Green” requirements. Copies of the IPM plan will be 
provided to single family homeowners and all other commercial property owners. 

 
Recommendations 
Staff recommends approval of the proposed Planned Unit Development based on our finding that 
the proposed development is environmentally superior to what could be built without the PUD, 
as required by City code. For example: 

• The project will improve riparian habitat by restoring degraded CWQZs for all 
intermediate and major waterways. 

• The project will use green water quality controls to treat 100 percent of the required 
water quality volume. Green water quality controls provide greater overall pollutant 
removal than the minimum requirement for sedimentation/filtration systems. They can 
also provide additional benefits, such as infiltration and potable water conservation. 

• The project will provide double the amount of parkland and 32 percent more open space 
than required by code. The additional parkland and open space is located outside of 
environmentally sensitive areas that are required to be protected, such as CWQZs and 
CEF buffers. 

• The project will exceed the minimum landscaping requirements by providing a tree care 
plan, selecting trees from Appendix F of the ECM, utilizing Central Texas seed stock, 
and providing adequate soil volume for planted trees.  

• The project agreed to provide a CWQZ for creeks with a drainage area from 64 to 320 
acres, prior to the adoption of the WPO. 
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This product is for informational purposes
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boundaries. This product has been produced
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the sole purpose of geographic reference.
No warranty is made by the City of Austin
regarding specific accuracy or completeness.
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Attachment C 
Pilot Knob PUD Site Photos 

 
 
 

View of PUD property from McKinney Falls Road, looking east 
 
 

 
View of PUD property from the corner of Colton Bluff Springs Road and FM 1625, looking south 
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Headwater tributary (unclassified waterway; drainage area less than 64 acres) 
 

 
Cottonmouth Creek (intermediate waterway, drainage area 320-640 acres) 
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Example of Critical Environmental Feature (CEF) 
 

 
Example of CEF 
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Area of proposed code modification to LDC 25-8-42(B)(7), Administrative Variance, for cut and fill up to 15 feet 
 

 
Area of proposed code modification to LDC 25-8-42(B)(7), Administrative Variance, for cut and fill up to 15 feet – intersection of 
McKinney Falls Road and Colton Bluff Springs Road
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Attachment D 
Driving Directions to Pilot Knob PUD 

 
From Austin City Hall, 301 W. 2nd Street: 

• Drive 5 miles south on I-35; take exit 228 for William Cannon Drive 

• Turn left onto E William Cannon Drive; drive 3.4 miles 

• Turn right onto McKinney Falls Parkway; drive 0.3 miles 

• Turn left onto Colton Bluff Springs Road 
 
Colton Bluff Springs Road runs through the northern section of the PUD. To make a loop 
through the property, drive east on Colton Bluff Springs Road to FM 1625. Turn right and drive 
south on FM 1625 to Sassman Road. Turn right and drive west on Sassman Road to Thaxton 
Road. Turn right and drive north on Thaxton Road, which becomes McKinney Falls Parkway. 
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