
SITE PLAN REVIEW SHEET 
ENVIRONMENTAL VARIANCE and  

CONDITIONAL USE PERMIT REQUEST 
  
 
CASE:  SPC-2015-0317C    ZAP COMMISSION DATE: 10/18/2016 
        
PROJECT NAME:  Overlook at Spicewood Springs 
  
APPLICANT: Jos. Binford & R. Haberman Trust AGENT:  CivilE, LLC (Michael Carter, Jr) 
 
ADDRESS OF SITE:  4920 Spicewood Springs Road 
 
COUNTY: Travis     AREA: 24.39 acres/1.15 acres LOC 
  
WATERSHED: Bull Creek (Water Supply Suburban)  JURISDICTION:  Full 
         
EXISTING ZONING:  LO-CO and SF-2 
   
ENVIRONMENTAL REVIEW STAFF:  Mike McDougal   PHONE: 512-974-6380 
   Mike.McDougal@austintexas.gov 
 
CASE MANAGER:  Christine Barton-Holmes    PHONE: 512-974-2788 
   Christine.Barton-Holmes@austintexas.gov 
 
REQUESTS: 
The applicant is requesting approval of a conditional use permit for a Professional Office. Professional, 
Medical, and Administrative Offices are conditional uses according to the conditional overlay in Zoning 
Ordinance 20150402-033.   
 
A portion of the northwest corner of the site, that is not proposed to be developed, is within the Moderate 
Intensity area of the Hill Country Roadway Corridor for Loop 360. (25-2-1121) 
 
The applicant is also requesting an Environmental Variance to reduce the Critical Environmental Feature 
(CEF) buffers for 2 canyon rimrocks. The proposed development consists of a two-story office building 
with structured and surface parking. (25-8-281(C)(1)(a))   
 
SUMMARY STAFF RECOMMENDATION:   
Staff recommends approval of the Conditional Use Permit for Professional Office, Hill Country Roadway 
approval, and approval of the Environmental Variance, with the conditions outlined in Environmental 
Board Action. The project will have approximately 0.5 acres of impervious cover on a 24.39-acre site, or 
11.2% and the proposed building will be built according to the requirements of Ordinance 20150402-033 
(attached) and the Hill Country Roadway overlay. Screening will be provided with existing vegetation 
and additional landscaping.  The site plan will comply with all requirements of the Land Development 
Code and the Conditional Overlay prior to its release. 

 
LEGAL DESCRIPTION:  ABS 521 Sur 17 Mitchell J M ACR 22.775 
EXIST. ZONING: LO -CO    PROPOSED USE:  Professional Office 
ALLOWED F.A.R.:  0.25:1   PROPOSED F.A.R.:   0.006:1 
ALLOWED HEIGHT:  28.5’/38.5’  PROPOSED HEIGHT: 24’’ 
MAX. BLDG. COVERAGE: 50%  PROPOSED BLDG. CVRG: 6,214 sf (0.6%) 
MAX. IMPERV. CVRG.: 70%   PROPOSED IMP. CVRG: .21, 854 sf (2%) 
MIN. REQ. HC NATURAL AREA: 40%    PROVIDED:  23.89 ac (98%) 
REQUIRED PARKING: 44   PROPOSED PARKING: 54 
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ENVIRONMENTAL BOARD ACTION: 
Recommended for approval September 7, 2016 with the following conditions: 

• The applicant will provide “Jersey” barriers in addition to silt fence along the downslope 
portion of the limit of construction.   

• Applicant will work with staff to make the mulch logs permanent in order to further 
protect the CEF after construction is complete 

• Applicant will add all conditions to the cover of the construction site plans.  
Vote: 9-0-0. 
 
ZONING AND PLATTING COMMISSION ACTION:  
Postpone on September 20, 2016 to the October 4, 2016 hearing, and to the October 18 hearing for 
corrected notice.  
 
ZONING CONDITIONAL OVERLAY 
Zoning ordinance 20150402-033 (Zoning Case number C14-2010-0178) for 4920 Spicewood Springs 
Road places the following conditions on the property: 
• A site plan for building permit for the Property may not be approved, released or issued, if the 

completed development or uses of the property, considered cumulatively with all existing or previously 
authorized development and uses, generate traffic that exceeds 500 trips per day.  

• The front façade of a building or structure on the Property facing Spicewood Springs Road shall be 
limited to 28.5 feet above natural grade.  The rear façade of a building or structure on the Property shall 
be limited to 38.5 feet above natural grade.  Notwithstanding the above height limitation, the height, as 
defined by City Code, of a building or structure on the property may not exceed 35 feet or 2 stories.  

• Total gross square footage of all buildings or structures, not including a vehicular parking facility, on 
the Property is limited to 12,000 square feet.  

• Development of the Property shall not exceed an impervious coverage of 32 percent.  
• The following uses are not permitted uses of the Property: 

o Communication Services o College or University facilities 
o Medical offices exceeding 5000 sf 

gross floor area 
o Off-site accessory parking 

o Day care services (general) o Hospital services (limited) 
o Private secondary educational 

facilities 
o Public secondary educational 

facilities 
o Urban farm o Club or lodge 
o Community events o Convalescent services 
o Medical offices not exceeding 

5000 sf gross floor area 
o Day care services (limited) 

o Day care services (commercial) o Private primary educational 
facilities 

o Public primary educational 
facilities 

o Residential treatment 

o Communication service facilities o  
• The following uses are conditional uses of the Property: 

o Administrative and business offices 
o Professional offices 

 
TRANSPORTATION:  A traffic impact analysis was not required because the site is limited by 
conditional overlay to no more than 500 trips per day cumulatively. All Transportation comments have 
been cleared.  
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ENVIRONMENTAL:   The site is in the Bull Creek watershed, which is classified as Water Supply 
Suburban. The site is not located over the Edward's Aquifer Recharge Zone.  All Environmental 
comments have been cleared.  
 
SURROUNDING CONDITIONS: 
 
North: Undeveloped, then Multifamily (MF-2) and Single-Family (SF-2) 
East: Undeveloped (LO-CO), then Single-Family (SF-3) 
West: Offices and Undeveloped (I-SF-3 and SF-6-CO), then Multifamily (SF-6-CO) 
South: Offices (LO-CO and LO) and Single-Family (SF-3) 
 

Street  R.O.W.     Surfacing  Classification 
Spicewood Springs Rd          125’                         30’   Major Arterial 
 
NEIGHBORHOOD ORGNIZATIONS:  
2222 Coalition of Neighborhood Associations 
Austin Heritage Tree Foundation 
Austin Independent School District 
Austin Neighborhoods Council 
Balcones Civic Association 
Bike Austin 
Bull Creek Foundation 
Bull Creek Homeowners Association 
Friends of Austin Neighborhoods 
Long Canyon Phase II & LLL Homeowners Association 
Northwest Austin Civic Association 
NW Austin Neighbors 
SEL Texas 
Sierra Club, Austin Regional Group 
 
 
 
 
 

CONDITIONAL USE PERMIT REVIEW AND EVALUTATION CRITERA 
The following evaluation is included to provide staff’s position on each point of the conditional use 
permit criteria.  Section 25-5-145 of the Land Development Code (EVALUATION OF 
CONDITIONAL USE SITE PLAN) states:   
 
A.  The Land Use Commission shall determine whether the proposed development or use of a conditional 
use site plan complies with the requirements of this section.   
 
B.  A conditional use site plan must: 
1. Comply with the requirements of this title; 

Staff Response: This site plan complies with all regulations and requirements of the Land 
Development Code. 

 

2. Comply with the objectives and purposes of the zoning district; 
Staff Response: The proposed Professional Office use is a conditional use on this site due to the 
Conditional Overlay associated with the LO-CO zoning case.  The intent of the restrictions of the 
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Overlay is to minimize the potential impact of any use on the site on both traffic in the area and on the 
natural area.  By limiting the size, height, and footprint of the office, and by limiting trips per day to 
less than 500, the project complies with the objectives and purposes of the LO district and the 
Overlay. 
 

3. Have building height, bulk, scale, setback, open space, landscaping, drainage, access, traffic 
circulation, and use that is compatible with the use of an abutting site; 
Staff Response: The site plan will comply with all requirements of the Land Development Code and 
the Conditional Overlay, including all elements of compatibility. 

4. Provide adequate and convenient off-street parking and loading facilities; and  
Staff Response: Off-street parking is provided in accordance with Land Development Code 
requirements.   

5. Reasonably protect persons and property from erosion, flood, fire, noise, glare, and similar 
adverse effects. 
Staff Response: The site plan will comply with all requirements of the Land Development Code and 
reasonably protects the health, safety, and welfare of persons and property.  

C.  In addition, a conditional use site plan may not: 
 
6. More adversely affect an adjoining site than would a permitted use; 

By reducing the project size beyond what is permitted by the Conditional Overlay and the Hill 
Country Roadway, the use minimizes its impact on adjacent areas and would have less impact than 
permitted uses.  

7. Adversely affect the safety or convenience of vehicular or pedestrian circulation, including 
reasonably anticipated traffic and uses in the area; or 
Staff Response: The site plan does not adversely affect the safety and convenience of vehicular and 
pedestrian circulation. 

8. Adversely affect an adjacent property or traffic control through the location, lighting, or type of 
a sign.  Staff Response: All signs and lighting will comply with the Land Development Code.   
 

D.  A site plan may not adversely affect the public health, safety, or welfare, or materially injure 
property.  If the Land Use Commission determines that a site plan has an adverse effect or causes a 
material injury under this subsection, the Land Use Commission shall identify the adverse effect or 
material injury.    

 
In addition, Sec. 25-5-146 (CONDITIONS OF APPROVAL) states: 
 
   (A)  To make a determination required for approval under Section 25-5-145 (Evaluation Of 
Conditional Use Site Plan), the Land Use Commission may require that a conditional use site plan comply 
with a condition of approval that includes a requirement for: 

       (1)        a special yard, open space, buffer, fence, wall, or screen; 
       (2)        landscaping or erosion;  
       (3)        a street improvement or dedication, vehicular ingress & egress, or traffic circulation;  
       (4)        signs; 
       (5)        characteristics of operation, including hours;  
       (6)        a development schedule; or 
       (7)        other measures that the Land Use Commission determines are required for 

compatibility with surrounding uses or the preservation of public health, safety, or welfare. 
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ENVIRONMENTAL COMMISSION MOTION 20160907 008A 
 

Date:           September 7, 2016   
 
Motion by:  Hank Smith                                         Seconded by: Mary Ann Neely 
 
Subject:  Overlook at Spicewood Springs, SPC-2015-0317C (D-10) 
 
RATIONALE: 
 
Whereas, the proposed site will only cover approximately 0.5 acres of impervious cover out of an allowable 3.03 acres; 
and 
 
Whereas, the existing Critical Environmental Features prevent any development of the property.  
 
Therefore, the Environmental Commission recommends approval of the request for a variance to allow the CEF 
setbacks with the following; 
 
Staff Conditions:   
The applicant will provide “Jersey” barriers in addition to silt fence along the downslope portion of the limit of 
construction.  This will offer structural reinforcement to silt fence; silt fence will reduce transport of sediment beyond 
the Limit of Construction. Also, mulch logs will be placed downslope of the “Jersey” barrier in the area upslope of 
canyon rimrock RR-1 as an additional measure to capture sediment.   
 
Environmental Commission Conditions: 

• Applicant will work with staff to make the mulch logs permanent in order to further protect the CEF after 
construction is complete. 

• Applicant will add all conditions to the cover of the construction site plans.  
     
VOTE 9-0-0 
 
For:     Creel, Perales, Thompson, Neely, Moya, Maceo, H. Smith, Guerrero, B. Smith 
Against:   None 
Abstain:  None 
Recuse:    None 
Absent: None 

  
 
Approved By: 

 
Marisa Perales, Environmental Commission Chair                                

1 
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ITEM FOR ENVIRONMENTAL BOARD AGENDA 
 
BOARD MEETING  
DATE REQUESTED: SEPTEMBER 7, 2016 
 
NAME & NUMBER OVERLOOK AT SPICEWOOD SPRINGS 
OF PROJECT: SPC-2015-0317C 
 
NAME OF APPLICANT Lawrence Hanrahan, PE 
OR ORGANIZATION: 512-402-6878 
 
LOCATION: 4920 Spicewood Springs Rd 
 
PROJECT FILING DATE: July 14, 2015 
 
WPD/ENVIRONMENTAL Sylvia R. Pope, P.G., 512-974-3429 
STAFF:  Sylvia.pope@austintexas.gov 
  
PDR/ Christine Barton-Holmes, 512-974-2788 
CASE MANAGER: Christine.barton-holmes@austintexas.gov 
 
WATERSHED: Bull Creek Watershed 
 Water Supply Suburban 
 Drinking Water Protection Zone 
 
ORDINANCE: Watershed Protection Ordinance (current Code)  
  
REQUEST: Variance request is as follows: 
 To reduce the Critical Environmental Feature (CEF) buffers 

of 2 canyon rimrocks (RR-1 and RR-2) from the standard 
150-foot distance; the proposed buffer width for RR-1 is 50 
feet and for RR-2 is 106 feet. 

 LDC 25-8-281(C)(1)(a)  
  
STAFF RECOMMENDATION: Recommend approval with conditions. 
 
REASONS FOR 
RECOMMENDATION: Findings of fact have been met. 
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ENVIRONMENTAL BOARD VARIANCE APPLICATION FORM  

 

 

 

PROJECT DESCRIPTION 
Applicant Contact Information 

Name of Applicant Scott Taylor  

Street Address 8917 Old Lampasas Trial #28 

City State ZIP Code Austin, Texas 78750 

Work Phone 512-619-1846 

E-Mail Address taylor@tierra-concepts.com 

Variance Case Information 

Case Name  Overlook at Spicewood Springs 

Case Number SP-2015-0317C 

Address or Location 4920 Spicewood Springs, Austin, Texas 78759 

Environmental Reviewer 
Name 

Mike McDougal  

Applicable Ordinance Current code 

Watershed Name Bull Creek 

Watershed Classification 
☐Urban             ☐  Suburban    XWater Supply Suburban 
☐Water Supply Rural               ☐ Barton Springs Zone 

Edwards Aquifer 
Recharge Zone  

☐ Barton Springs Segment       X Northern Edwards Segment        
 ☐ Not in Edwards Aquifer Zones 

Edwards Aquifer 
Contributing Zone 

☐ Yes     X No        
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Distance to Nearest 
Classified Waterway 

365’ (from building to minor waterway) 

Water and Waste Water 
service to be provided by 

City of Austin  

Request 
 

Variance from LDC Sec. 25-8-281(C)(1)(a) to reduce the standard 
150’ buffers for Critical Environmental Features  canyon rimrock 
RR-1 to 50 feet and canyon rimrock RR-2 to 106 feet.  

Please refer to the slope map: The area upslope of RR-2 does not 
meet ECM 1.10.4.A.1 criteria for which an administrative variance 
could be granted (slopes exceed 15%)    

 

Impervious cover 

square footage: 

acreage: 

percentage: 

Existing 

________ 

________ 

________ 

Proposed 

21,362__ 

.49_____ 

_11.2%__ 

Provide general 
description of the property 
(slope range, elevation 
range, summary of 
vegetation / trees, 
summary of the geology, 
CWQZ, WQTZ, CEFs, 
floodplain, heritage trees, 
any other notable or 
outstanding 
characteristics of the 
property) 

The property consists of 24.39 acres, with about an acre of land 
that is accessible from Spicewood Springs Road and which 
contains contiguous slopes of slopes less than 15%.  The 
remainder of the property contains other areas of slopes less than 
15%, but these areas are difficult to access due to intervening 
steep slopes.  The site is within the Bull Creek watershed, with 
Tributary 2.1.2 to Bull Creek bisecting the site.  The elevation of 
the subject site ranges from approximately 694 feet to 825 feet 
above mean sea level.  Tributary 2.1.2 becomes a minor waterway 
on the site, with accompanying CWQZ and WQTZ.  Dominant 
vegetation species include Plateau live oak, Ashe juniper, Saw 
greenbrier, Virginia creeper, and native grasses.  There are no 
heritage trees on the area proposed for development.  The site lies 
within the Fredericksburg Group, Upper Glen Rose and Edwards 
Limestone.  The site contains several critical environmental 
features within Tributary 2.1.2 and along the slopes to the tributary.  

Clearly indicate in what 
way the proposed 
project does not comply 
with current Code 
(include maps and 

Variance to reduce CEF buffer zone for Canyon Rimrock RR-1 
and RR-2. 
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FINDINGS OF FACT  

As required in LDC Section 25‐8‐41, in order to grant a variance the Land Use Commission must make 

the following findings of fact:   

Include an explanation with each applicable finding of fact. 

Project: Overlook at Spicewood Springs  

Ordinance:  Current Code (Section 25‐8‐281(C)(1)(a))   

A. Land Use Commission variance determinations from Chapter 25‐8‐41 of the City Code: 
 
1. The  requirement will  deprive  the  applicant  of  a  privilege  or  the  safety  of  property  given  to 

owners of other similarly situated property with approximately contemporaneous development.  

Yes   It  is  common  for  property  located  in  the  Bull  Creek Watershed  with  steep 

topography  to  have  geological  conditions  that  contain  critical  environmental 

features (“CEF”) such as rimrock.   It  is also common for properties with  limited 

buildable  area  because  of  topographic  conditions which  have  known  CEFs  to 

receive a variance to reduce the required 150 foot buffer zone from the CEF.  In 

this  case  there  are  two  canyon  rimrock  features  (RR‐1  &  RR‐2)  located 

downslope  of  the  proposed  development:  (i)  a  52  foot  long  rimrock  (RR‐1) 

located approximately 60 feet downslope of the building, and (ii) an 81 foot long 

rimrock  (RR‐2)  located  approximately  117  feet  downslope  of  the  nearest 

proposed structure.   The building  is  located within the 150 foot buffer zone of 

both CEFs.  

      Without the requested variance, the property is unbuildable. 

2. The variance: 

a) Is not based on a condition caused by  the method chosen by  the applicant  to 
develop the property, unless the development method provides greater overall 
environmental protection than is achievable without the variance; 

Yes  The property has a single readily‐accessible area of about an acre that 
contains slopes less than 15% that are suitable for development; however this is 
also  the  area  where  the  canyon  rimrock  is  located  downslope.    Other  site 
constraints  that affect  the placement of  the building are  (i) a  requirement  for 
safe sight distance at the access point to the site and  (ii) the remainder of the 
site consisting of floodplain, CWQZ, WQTZ, CEFs, and steep slopes.   Because of 

exhibits) 
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the site constraints, a portion of  the building  is  located within 60  feet of RR‐1 
and 117 feet of RR‐2.   

b) Is  the minimum  change  necessary  to  avoid  the  deprivation  of  a  privilege  given  to  other 
property owners and to allow a reasonable use of the property;  

Yes  Given the site’s limited buildable area due to its steep topography and other site 

constraints  (see  (a)  above),  the  placement  of  the  building  cannot  be  altered 

without creating a greater environmental impact.   

c) Does not create a significant probability of harmful environmental consequences; and 

Yes  In the case of canyon rimrocks, the preservation method consists of minimizing 

concentrated  flows  from  the  development  across  the  feature.    For  this 

development  the  applicant  proposes  that  during  construction,  water  filled 

traffic barriers will be placed along  the  limits of construction  (“LOC”)  to divert 

the majority of the storm water runoff away from the CEFs.  In addition, a filter 

sock will be placed on the downstream side of the water filled traffic barriers in 

the  event  small  amounts  of  runoff  percolate  through  the  barriers.   Any  final 

disturbed  slopes  steeper  than 4:1 upstream of  the CEFs will be overlain with 

erosion  control  matting  to  assist  in  the  revegetation  process  to  minimize 

erosion.   Any disturbed areas  that drain  to  the CEFs will be  revegetated with 

native plants and grasses  in accordance with City of Austin Specification 609S 

(Native Grasslands Seeding and Planting). 

After  construction  is  complete  the drainage areas  to  the CEF will  consist of a 

small non‐impervious sheet flow area due to the fact the entire developed area 

will be captured by the roof drains and inlets which will then be diverted to the 

water  quality  facility.    Discharge  from  the  water  quality  facility  will  be  at  a 

location that is not upstream of the CEFs.  

3. Development with  the variance will  result  in water quality  that  is at  least equal  to  the water 
quality achievable without the variance. 

Yes  Runoff  from  impervious  surfaces  will  be  captured  and  routed  to  the  water 

quality  pond.    Runoff  from  Spicewood  Springs  Road,  currently  uncontrolled 

sheet flow, will be routed around RR‐1 but, due to the length and location of RR‐

2, flow from Spicewood Springs Road (conveyed via storm sewer) will be flowing 

over RR‐2.  Discharge from the storm system will be spread prior to release over 

the  site.  Discharge  from  all  developed  portions  of  the  site  will  be  diverted 

around RR‐1 and RR‐2, and will be directed to the water quality pond.	
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May 4, 2016             CE 15002  
 
 
Commissioners 
City of Austin Environmental Commission  
505 Barton Springs Road 
Austin, TX  78704 
 
 
RE: Overlook at Spicewood Springs 

SP-2015-0317C 
Request for Variance [LDC Sec. 25-8-281(C)(1)(a)] 

 
 
 
Dear Commissioners: 
 
Please consider this request for a variance from the City of Austin Land Development Code Sec. 25-8-
281(C)(1)(a), which prescribes a 150-foot buffer from the edge of a critical environmental feature (CEF).  
Attached is a Variance Application Form and exhibits which describe in more detail the reasons for our 
request. 
 
Background 
The Overlook at Spicewood Springs is a proposed 12,000 square foot office building with associated parking 
and utilities.  Parking is in a two-level garage to minimize impervious cover and to limit development to areas 
of relatively flat slopes.  Total impervious cover on the 24.39-acre site is 21,362 square feet, proposed on 
approximately one acre of contiguous area containing relatively flat slopes.  The area proposed for 
development is the only area that is suitable for development, given the topography of the remainder of the 
site, the presence of CEFs, and a tributary to Bull Creek which bisects the property.   
 
There are two CEFs (canyon rimrock, labeled RR-1 and RR-2) less than 150 feet downslope of the area 
proposed for development.  The request is to reduce the setbacks to 50 feet and 106 feet, respectively, 
measured from the CEF to the nearest area within the limits of construction. 
 
Reasons for Request 
The area proposed for the office is the single readily-accessible, flat portion of the site that abuts Spicewood 
Springs Road.  The remainder of the site consists of floodplain, CWQZ, WQTZ, CEFs, and steep slopes, 
and/or presents access challenges from Spicewood Springs Road.   
 
The building footprint was designed to maximize the CEF setbacks to the greatest extent feasible.  A 150-
foot setback for RR-1 would extend to the right of way of Spicewood Springs Road, rendering the site 
undevelopable.  
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This product has been produced by the Planning and Development Review Department for the 
sole purpose of geographic reference. No warranty is made by the City of Austin regarding 
specific accuracy or completeness. 
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MEMORANDUM 
 

 
TO:  Members of the Environmental Commission 
 
FROM: Sylvia R. Pope, P.G., Hydrogeologist 
  Watershed Protection Department 
 
DATE:  September 7, 2016 
 
SUBJECT:  Overlook at Spicewood Springs 

Case No. SPC-2015-0317C 
 
On the September 7th agenda is a request for the consideration of a variance to reduce the 
standard 150-foot Critical Environmental Feature (CEF) buffer width to 50-feet for one canyon 
rimrock, RR-1, and 106-feet for a second canyon rimrock, RR-2 [LDC 25-8-281(C)(1)(a)].  
 
Property Location  
The property is located at 4920 Spicewood Springs Road (Exhibit 1 – Aerial Photographs). 
Adjacent uses include single family, multi-family, office, medical, and retail uses. 
 
Watershed Data  
The approximately 24.4 acre property is located within the Bull Creek Watershed, which is 
classified as a Water Supply Suburban Watershed.  Portions of the property are located within the 
Edwards Aquifer Recharge Zone (Exhibit 2 – Recharge Zone Map).  Surface water generally 
drains from:  from the west side of the property easterly toward the center of the property; from 
the east of the property westerly toward the center of the property; and from the center of the 
property northward (Exhibit 3 – Contour Map).  A Critical Water Quality Zone and a Water 
Quality Transition Zone are located along a tributary of Bull Creek within the property (Exhibit 4 
– Waterway Map).  No construction is proposed within the Critical Water Quality Zone nor 
within the Water Quality Transition Zone.  In addition, the applicant proposes to tie-in to an 
existing City of Austin wastewater utility main where the main is:  located within the uplands 
zone; located outside a Critical Environmental Feature buffer; and to minimize impacts to tree 
critical root zones (Exhibit 5 – Proposed Construction Overall View). 
  
Jurisdictional Data  
The property is within the City of Austin full purpose jurisdiction. 
 
Trees / CEFs 
The subject site consists of heavy woodlands with a thick understory.  The dominant tree species 
include:  Ashe juniper; Shin oak; Plateau live oak; Saw greenbrier; and Virginia creeper.  There 
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are fourteen (14) Critical Environmental Features (CEFs) onsite and two (2) offsite, as listed in 
Exhibit 6 – CEF Worksheet and as shown in Exhibit 7 – CEF Map.  Site photos are provided in 
Exhibit 8 – Site Photos.   
 
Two of the sixteen CEFs are the subject of this variance request.  Canyon rimrock RR-1 is 5 feet 
in height and 52 feet in length.  This outcrop is at the base of the Dolomitic member of the 
Edwards Group and is considered the edge of the Recharge Zone, at this location.  Canyon 
rimrock RR-2 is 8 to 10 feet in height and 200 feet in length and is within the Walnut Formation.   
 
Proposed Development 
The proposed development consists of a two story office with associated improvements including 
an access drive to the right-of-way and a parking garage.  The proposed construction is limited to 
approximately 1.15 acres.  The proposed impervious cover is 0.5 acres, the total allowable 
impervious cover is 3.03 acres. 
 
Variance Request from the Requirement of LDC 25-8-281(C)(1)(a) 
LDC 25-8-281(C)(1)(a) establishes the standard CEF buffer width as 150 feet from the edge of 
the critical environmental feature.  The applicant is requesting a variance: 
 

• To reduce the buffer for canyon rimrock number RR-1 to 50 feet; and 
• To reduce the buffer for canyon rimrock number RR-2 to 106 feet. 

(Exhibit 5 – Proposed Construction Overall View and Exhibit 7 – CEF Map) 
  
Environmental Criteria Manual (ECM) Requirements for Bluff or Canyon Rimrock Buffer 
Reduction, Section 1.10.4.A.1  
 
This section of the ECM establishes the requirement that upgradient slopes do not exceed 15% 
and the average slope does not exceed 10%, when evaluating a request to reduce the standard 150 
feet CEF buffer width.  The site characteristics associated with canyon rimrock RR-1 meet the 
criteria to be eligible for an administrative variance to reduce the CEF buffer to 50 feet.  
However, canyon rimrock RR-2 does not meet the criteria due to slopes that are greater than 15% 
that are located downslope of canyon rimrock RR-1 and upgradient of RR-2.  The applicant chose 
to combine the variance request to reduce the CEF buffer of RR-1 with the Land Use 
Commission variance request to reduce the CEF buffer of RR-2 rather than request an 
administrative review.  For this reason, the Environmental Commission and the Zoning and 
Platting Commission are evaluating this combined variance request.    
 
 
Conditions for Staff Approval 
The applicant will provide “Jersey” barriers in addition to silt fence along the downslope portion 
of the Limit of Construction.  This will offer structural reinforcement to silt fence; silt fence will 
reduce transport of sediment beyond the Limit of Construction.  Also, mulch logs will be placed 
downslope of the “Jersey” barrier in the area upslope of canyon rimrock RR-1 as an additional 
measure to capture sediment.    

 
Recommendation 
The Findings of Fact have been met. Staff recommends approval of the variance with the above 
conditions. 
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Overlook at Spicewood Springs
SPC-2015-0317C North
4920 Spicewood Spring Road Not to Scale

Vicinity Map
North

Not to Scale

EXHIBIT 1 - AERIAL PHOTOGRAPHS
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Overlook at Spicewood Springs
SPC-2015-0317C North

4920 Spicewood Spring Road Not to Scale

EXHIBIT 2 - EDWARDS AQUIFER RECHARGE ZONE MAP

Recharge 
Zone 
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Overlook at Spicewood Springs
SPC-2015-0317C North

4920 Spicewood Spring Road Not to Scale

EXHIBIT 3 - CONTOUR MAP
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Overlook at Spicewood Springs
SPC-2015-0317C North

4920 Spicewood Spring Road Not to Scale

EXHIBIT 4 - WATERWAY MAP
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EXHIBIT 6 - CEF Worksheet
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EXHIBIT 7 - CEF Map

CEF 1 
RR-1 

CEF 2 
RR-2 
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PHOTO 1
Typical view of the subject site

140010 - 4900 Spicewood Springs Rd ERI\photos\Photo Pages\140010EARevised_Photos.cdr | REM | 07-14-2014

PHOTO 2
View of the western portion of the subject site,

along Spicewood Springs Road

PHOTO 3
View of the on-site tributary of Bull Creek

PHOTO 4
View along Rimrock

CEF 1 (RR-1)

EXHIBIT 8 - SITE PHOTOS 28 of 56Item C-10



PHOTO 5
View along Rimrock

CEF 2 (RR-2)

140010 - 4900 Spicewood Springs Rd ERI\photos\Photo Pages\140010EARevised_Photos.cdr | REM | 07-14-2014

PHOTO 6
View of the start of Rimrock CEF 3

PHOTO 7
View of Seep CEF 4

PHOTO 8
View of Seep CEF 5
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PHOTO 9
View of Wetland CEF 6

140010 - 4900 Spicewood Springs Rd ERI\photos\Photo Pages\140010EARevised_Photos.cdr | REM | 07-14-2014

PHOTO 10
View of Seep CEF 7

PHOTO 11
View of Wetland CEF 8

PHOTO 12
View of one discharge point at Spring CEF 9
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PHOTO 13
View of Wetland CEF 10

140010 - 4900 Spicewood Springs Rd ERI\photos\Photo Pages\140010EARevised_Photos.cdr | REM | 07-14-2014

PHOTO 14
View of Seep CEF 12

PHOTO 15
View of Wetland CEF 13

PHOTO 16
View of lower Rimrock CEF 14
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PHOTO 17
View of upper Rimrock CEF 14 (discharge feature

located in upper left corner of photo)

140010 - 4900 Spicewood Springs Rd ERI\photos\Photo Pages\140010EARevised_Photos.cdr | REM | 07-14-2014

PHOTO 18
View of discharge feature located in Rimrock CEF 14

PHOTO 19
View of Wetland CEF 15

PHOTO 20
View of Spring CEF 16
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Microsoft Office User 
8200 Neely Dr. #219 Austin, TX 78759 

Phone: 512-773-3006  E-Mail  
 

Date:  October 2, 2016 

City of Austin Zoning and Platting Commission 
Christine Barton-Holmes 
P.O. Box 1088 
Austin, TX 78767-8810 

RE:  Case Number: SPC-2015-0317C 

To Whom It May Concern: 

I am writing to you today on behalf of the Neely’s Canyon Condominium Board of Directors to express 
our objection to the approval of the siteplan request by Civile, LLC for the property located at 4920 
Spicewood Springs Road named Overlook at Spicewood Springs.  This siteplan request proposes the 
construction of an office building with associated improvements on approximately 1.1 acres.   We object 
to this change because: 

Spicewood Springs Road is already heavily congested and this project will exacerbate the congestion 
particularly during the morning and evening rush periods.  There is currently a new office building in 
the same area on Spicewood Springs Road and the traffic congestion increased significantly when that 
building opened.  There has also been a noticeable increase in traffic cutting through our complex, 
transiting between Steck Ave. and Spicewood Springs Road, to bypass the traffic on Spicewood Springs 
Road.  The increased traffic also introduces an elevated level of noise pollution.   

We understood that this area was to be a residential area of Austin and this was one of the 
considerations that influenced our decisions to purchase in Neely’s Canyon.  We like the quiet and 
peaceful environment of Neely’s Canyon condominiums.  The construction of this building will continue 
the change of this area to commercial use and that will reduce the neighborhood property values. 

The continued commercial development in the area will negatively impact the wildlife that thrives in the 
canyon and surrounding area.  We are continuing to displace the animals from their natural habitats and 
forcing them further into the residential areas where they destroy plants in order to survive. 

To recap, we object to this construction due to increased traffic in a congested area, increased noise 
pollution, displacement of wildlife and negative impact on neighborhood property values.  Therefore, we 
urge you to reject this Siteplan Conditional Use Permit request. 

Sincerely, 

Michael VanSickle 
President Neely’s Canyon Condominiums HOA 
 
Cc:  Sheri Gallo, District 10 Council Member  
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-----Original Message----- 
From: Jay Sands   
Sent: Tuesday, September 13, 2016 12:15 PM 
To: Barton-Holmes, Christine 
Subject: Case number SPC-2015-0317C 
 
Re: The Overlook 
 
Christine, please include this email with the file for ZAP  
 
I live across the canyon from the proposed Overlook project. While the neighbors were reasonably 
successful in achieving a reduction in the size of the proposed project (despite the project manager 
attempting twice to obtain approval of a significantly larger building through City Council), there are still 
remaining concerns.  
 
-There is a proposed water quality pond that potentially opens the view of the parking lot to those living 
across the canyon, and 
 
-It is not yet clear as to what level of screening will be required for the parking garage.  
 
Both issues are critical to those of us living both in and across the canyon. I've attached below the 
nighttime view of the Austin Board of Realtors building, which sits a few parcels from the proposed site.  
This is what all of us have to look at every night, all night. I had previously discussed with Zoning staff 
the incompatibility of this building and its light pollution on the neighboring residences; I was told that 
they are within code.  Clearly "code" is insufficient, and while the applicant will tell you how far away we 
are from the property, given the slope and depth of the canyon, you can see the clarity of the view.  
 
I am requesting that ZAP confirm both that the water quality pond does not open up the view of the 
parking lot to the homes across the canyon, and that screening of the garage is sufficient to ensure that 
light is not visible to neighboring residences.  
 
Thank you.  
 
Sincerely, 
 
Jay Sands 
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ORDINANCE NO. 20150402-033 

AN ORDINANCE REZONING AND CHANGING THE ZONING MAP FOR THE 
PROPERTY LOCATED AT 4920 SPICEWOOD SPRINGS ROAD FROM SINGLE 
FAMILY RESIDENCE STANDARD LOT (SF-2) DISTRICT TO LIMITED 
OFFICE-CONDITIONAL OVERLAY (LO-CO) COMBINING DISTRICT. 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF AUSTIN: 

1. The zoning map established by Section 25-2-191 of the City Code is amended to 
change the base district from single family residence standard lot (SF-2) district to limited 
office-conditional overlay (LO-CO) combining district on the property described in Zoning 
Case No. C14-2014-0178, on file at the Planning and Development Review Department, as 
follows: 

4.283 acre tract of land, more or less, out of the James Mitchell Survey No. 17, 
Abstract No. 521 the tract of land being more particularly described by metes and 
bounds in Exhibit "A" incorporated into this ordinance (the "Property"), 

locally known as 4920 Spicewood Springs Road in the City of Austin, Travis County, 
Texas, and generally identified in the map attached as Exhibit "B". 

PART 2. The Property within the boundaries of the conditional overlay combining district 
estabhshed by this ordinance is subject to the following conditions: 

A. A site plan or building permit for the Property may not be approved, released, 
or issued, if the completed development or uses of the Property, considered 
cumulatively with all existing or previously authorized development and uses, 
generate traffic that exceeds 500 trips per day. 

B. The front facade of a building or structure on the Property facing Spicewood 
Springs Road shall be limited to 28.5 feet above natural grade. The rear facade 
of a building or structure on the Property shall be limited to 38.5 feet above 
natural grade. Notwithstanding the above height limitation, the height, as 
defined by City Code, of a building or structure on the Property may not exceed 
35 feet or 2 stories. 

C. Total gross square footage of all buildings or structures, not including a 
vehicular parking facility, on the Property is limited to 12,000 square feet. 

Page 1 of 3 
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D. Development of the Property shall not exceed an impervious coverage of 32 
percent. 

E. The following uses are not permitted uses of the Property: 

Communication services 
College or university facilities 
Congregate living 
Medical offices-exceed 5000 sq. 
ft. gross floor area 
Off-site accessory parking 
Day care services (general) 
Hospital services (limited) 
Private secondary educational 
facilities 
Public secondary educational 
facilities 
Urban farm 

Club or lodge 
Community events 
Convalescent services 
Medical offices-not exceeding 5000 
sq. ft gross floor area 
Day care services (liinited) 
Day care services (commercial) 
Private primary educational facilities 
Public primary educational facilities 

Residential treatment 

Communication service facilities 

F. The following uses are conditional uses of the Property: 

Adininistrative and business offices 
Professional office 

Except as specifically restricted under this ordinance, the Property may be developed and 
used in accordance with the regulations established for the limited office (LO) base district, 
and other applicable requirements of the City Code. 
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PART 3. This ordinance takes effect on April 13, 2015. 

PASSED AND APPROVED 

April 2 2015 § 

APPROVED: 
Anne L. Morgan 

Interim City Attorney 

ATTES 

Steve 
Mayor 

Jannette S. Goodall 
City Clerk 

Page 3 of 3 
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Landesige Services, Inc. 
1220 McNeil Road 
Suite 200 
Round Rock, Texas 78681 
Firm Registration No. 10001800 
512-238-7901 office 
512-238-7902 fax 

EXHIBIT" " 

METES AND BOUNDS DESCRIPTION 

BEING 4.283 ACRES OF LAND, SURVEYED BY LANDESIGN SERVICES. INC OUT 
OF JAMES MITCHELL SURVEY NO. 17, ABSTRACT NO. 521 IN TRAVIS COUNTY 
TEXAS, AND BEING PART OF THE REMAINDER OF A CALLED 25.20 ACRE TRACT 
CONVEYED TO JOSEPH BINFORD AND RICHARD HABERMAN RECORDED IN 
VOLUME 3795, PAGE 2171 OF THE DEED RECORDS OF TRAVIS COUNTY TEXAS 
(D.R.T.C.T.), AND BEING MORE PARTICULARLY DESCRIBED BY METES AND 
BOUNDS AS FOLLOWS: 

BEGINNING at an 1/2" iron rod found in the west line of said 25.20 acre tract, the existing 
east right-of-way line of Spicewood Springs Road and the south line of Lot 1, Block A, 
Cary Addition, a subdivision of record in Volume 85, Page 104D of the Plat Records of 
Travis County Texas (P.R.T.C.T.), from which a 1/2" iron rod found for the southwest 
corner of said Lot 1 bears South 8r i7 '15" West a distance of 7.12 feet; 

THENCE with the west line of the said 25.20 acre tract and the south line of said Lot 1, the 
following two (2) courses; 

1. North 8r04'57" East a distance of 134.38 feet to an 1/2" iron rod found; 

2. North 59''57'46" East a distance of 162.29 feet (record: North 6r23'53" East, 162.52 
feet) to an 1/2" iron rod found for the southeast corner of said Lot 1; 

THENCE crossing through the said 25.20 acre tract the following nine (9) courses; 

1. South 17°37'59" East a distance of 70.24 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set; 

2. South 33°31'54" East a distance of 107.19 feet to a 1/2 iron rebar with plastic cap 
marked "Landesign" set; 

3. South 2r30'22" East a distance of 129.37 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set; 

4. South 10°37'44" East a distance of 154.16 feet to a 1/2 iron rebar with plastic cap 
marked "Landesign" set; 
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5. South 30°13'5r' East a distance of 82.63 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set; 

6. South 5r i3 '33" East a distance of 98.75 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set; 

7. South 66'*05'35" East a distance of 158.48 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set; 

8. North 86''42'44" East a distance of 49.10 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set; 

9. South 02''15'24" East a distance of 104.92 feet to a 1/2" iron rebar with plastic cap 
marked "Landesign" set in the south line of said 25.20 acre tract and the north line of 
Lot A, Songbird Hollow a subdivision of record in Volume 89, Page 115B of the 
P.R.T.C.T., from which a 1/2" iron pipe found for the southeast corner of the said 25.20 
acre tract and the northeast corner of Lot A bears North 88°09'58" East a distance of 
192.56 feet; 

THENCE South 88»09'58" West with the south line of said 25.20 acre tract and the north 
line of said Lot A, a distance of 111.78 feet to a 1/2" iron pipe found in the south line of the 
said 25.20 acre tract, the northwest corner of said Lot A, and in the north line of a called 
0.893 acre tract described in deed recorded in Document No. 2003172569 of the 
O.P.R.T.C.T.; 

THENCE North 65'03'12" West (record: North 63''28'50" West, 190.45 feet) with the south 
line of said 25.20 acre tract and the north line of said 0.893 acre tract a distance of 190 39 
feet to a 1/2" iron rod found with cap marked "RPLS 4094" at the northwest corner of said 
0. 893 acre tract and in the south line of a 1.931 acre tract described in deed recorded in 
Document No. 2013016049 of the O.P.R.T.C.T.; 

THENCE North 6r i7 '32" East (record: North 62°33'23" West) crossing though said 25.20 
acre tract and with the south line of said 1.931 acre tract a distance of 30.78 feet to a 
calculated point for the southwest corner of said 1.931 acre tract; 

THENCE North 59°34"38" West (record: North 58°30'02" West, 121.43 feet) crossing 
through said 25.20 acre tract and with the east line of said 1.931 acre tract a distance of 
121.06 feet to the remnants of a nail found with flagging in a 10" Cedar tree in the south 
line of said 25.20 acre tract and the north line of said 1.931 acre tract;; 

THENCE with the south line of said 25.20 acre tract and the north line of said 1.931 acre 
tract the following three (3) courses: 

1, North 63"'20'46" West a distance of 103.86 feet (record: North 62°16'10" West, 104 24 
feet) to a 1/2" Iron rod found; 

2. North 5r59'48" West a distance of 117.06 feet (record: North 50°48'09" East, 117 00 
feet) to a 1/2" iron rod found; 

3. North 44''38'29" West a distance of 237.38 feet (record: North 42°40'26" West, 236.26 
feet) to a 1/2" iron rod found in the remainder west line of said 25.20 acre tract, in the 
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Py7\\ SUBJECT TRACT 

PENDING CASE ZONING CASE#: C14-2014-0178 

ZONING BOUNDARY 

This product is for informational purposes and may not have been prepared for or be suitable for legal, 
engineering, or surveying purposes. It does not represent an on-the-ground survey and represents only the 
approximate relative location of property boundaries. 

1 " = 400' This product has been produced by CTM for the sole purpose of geographic refi 
by the City of Austin regarding specific accuracy or completeness. 
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