
ITEM FOR ENVIRONMENTAL COMMISSION AGENDA 

COMMISSION MEETING 

DATE REQUESTED: JANUARY 18, 2017 

NAME & NUMBER JUNIOR LEAGUE OF AUSTIN COMMUNITY IMPACT CENTER 
OF PROJECT: SPC-2016-0055C 

NAME OF APPLICANT Dave Anderson 
OR ORGANIZATION: 512-807-2908 

LOCATION: 5330 Bluffstone Lane 

Council District: District 10 

PROJECT FILING DATE: February 5, 2016 

DSD/ENVIRONMENTAL Atha Phillips, 512-974-6330 

STAFF:  Atha.Phillips@austintexas.gov 

DSD/ Lynda Courtney, 512-974-2810 
CASE MANAGER: Lynda.Courtney@austintexas.gov 

WATERSHED: Bull Creek Watershed 
Water Supply Suburban 
Drinking Water Protection Zone 

ORDINANCE: Comprehensive Watershed Ordinance 

REQUEST: Variance request is as follows: 

1. Cut above 4’ to 5.57’ [13-15-235]
2. Fill above 4’ to 5.3’ [13-15-235]
3. Construction on Slopes [13-15-237(a)]

STAFF 
RECOMMENDATION: Recommend approval with conditions. 

REASONS FOR 
RECOMMENDATION: Findings of fact have been met. 
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MEMORANDUM 

TO: Chair Marisa Perales and Members of the Environmental Commission 

FROM: Atha Phillips, Environmental Review Specialist Senior 
Development Services Department 

DATE:  January 11, 2017 

SUBJECT: Junior League of Austin Community Impact Center 
Case No. SPC-2016-0055C 

On the January 18th agenda is a request for the consideration of a variance to allow: 
1. Cut above 4’ to 5.57’ [13-15-235]
2. Fill above 4’ to 5.3’ [13-15-235]
3. Construction on Slopes [13-15-237(a)]

Property Location and Existing Condition 
The property is located at 5330 Bluffstone Lane. Adjacent uses include office space, single family 
and multi-family. The property consists of one platted tract.  According to the Texas Central 
Appraisal District, there are no existing improvements on the land, although retaining walls and a 
concrete slab exist from a previous homestead. 

Bull Creek runs along the eastern portion of the lot and the lot which slopes from 654 at 
Bluffstone Lane to 614 at the creek, an elevation change of 40’. 

Watershed Data 
The property has a gross site area of 10.283 acres.  A Critical Water Quality Zone (CWQZ) and 
Water Quality Transition Zone associated with Bull Creek extend onto the property. The property 
is located within the Bull Creek Watershed, which is classified as Water Supply Suburban 
Watershed within the Drinking Water Protection Zone, and the property is not located within the 
Edwards Aquifer Recharge Zone.   

Jurisdictional Data  
The property is within the City of Austin full purpose jurisdiction. 

CEFs 
The site has four (4) critical environmental features (CEFs); two occurrences of canyon rimrock 
(CEF1 and CEF4), a bluff (CEF2), and a small wetland (CEF 3) were observed on the property. 
See Environmental Resource Inventory for map of CEFs.  
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Proposed Development 
The applicant is proposing a three story office building and a five story parking garage, three 
access drives totaling 66,174 square feet (1.52 acres) of impervious cover and two re-irrigation 
ponds. The project is zoned GR-CO which allows for the office building and club/lodge zoning 
that is intended. The club/lodge use is a Conditional Use that will require approval by the 
Planning Commission. 

The proposed development is subject to a settlement agreement with the City of Austin which 
entitles the property to be developed under the Land Development Code of May 25, 1988. For 
environmental considerations this means:  

1. CWQZ is delineated by the 100 year floodplain
2. 1988 Comprehensive Watershed Ordinance applies
3. Impervious cover is limited to a maximum of 77,902 square feet (1.8 acres)
4. Hill Country Roadway Ordinance applies
5. Must provide structural retention/re-irrigation water quality treatment
6. Protected Tree Ordinance of trees 19” and greater applies

Under current regulations the entire parcel is within the CWQZ and is limited to 40% net site 
area. Under net site area calculations the site would have no impervious cover available. 

The proposed development will require the settlement agreement be amended to allow a 
relatively small encroachment into the CWQZ (see applicant’s exhibit) defined by the settlement 
agreement, which staff has agreed to in exchange for terminating the settlement agreement once 
this development is constructed. Staff recommends that condition also be required as a condition 
of granting the requested variances.  

The applicant is also seeking a Hill Country Roadway density bonus to gain an addition 13 feet in 
height and a Conditional Use Permit for the proposed use. Those requests must be approved by 
the Planning Commission. 

Variance Request 
1. Cut above 4’ to 5.57’ [13-15-235]
2. Fill above 4’ to 5.3’ [13-15-235]
3. Construction on Slopes [13-15-237(a)]

Conditions for Staff Approval 
Amend settlement agreement to: 

1. State that the settlement agreement is void when this development is complete and that all
future development or redevelopment is subject to regulations in effect at time of
application.

Recommendation 
The Findings of Fact have been met. Staff recommends approval of the variance with the above 
condition. 
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Development Services Department 
Staff Recommendations Concerning Required Findings 

 
 
Project:  Junior League of Austin Community Impact Center 
   5330 Bluffstone Lane 
Ordinance Standard: Land Development Code Section 13-15-235(b) 
Variance Request: Cut above 4’ to 5.57’ 
 
 
Justification: 
1. Land Use Commission variance determinations from Chapter 13-15, Article II- 

Comprehensive Watersheds Ordinance: 
 

a. Because of special circumstances applicable to the property involved, a strict 
application of the provisions prevents the owner of the property from 
enjoying the privileges or safety associated with other similarly situated 
property with similarly timed development. 
Yes, the cut requested is needed for the water quality re-irrigation pond 
and since the property is sloping towards the creek a cut is required to 
contain the storm water and minimize the footprint of the pond and 
allows for the preservation of more trees on-site. 

 
2.  The variance: 

a. Is the minimum departure from the terms of this article and other ordinance 
requirements necessary to avoid such deprivation of privileges enjoyed by 
other property owners. 
Yes, the amount of cut requested is the amount needed to provide 
adequate storm water detention. 

 
b. Is the minimum departure from the terms of this article and other ordinance 

requirements necessary to facilitate a reasonable use which will not create 
significant probabilities of harmful environmental consequences. 
Yes, the cut requested will be stabilized and is necessary to provide 
adequate water quality needed for the project. 

 
c. Does not provide the applicant with any special privileges not enjoyed by 

other similarly situated property with similarly timed development. 
Yes, all developments old and new are required to provide similar ponds 
as part of their water quality. 

3



d. Is not based on a special or unique condition which was created as a result of
the method by which a person voluntarily subdivides or develops land.
Yes, any development on this particular piece of property would likely
require this variance due to the on-site typography.

Staff Conditions associated with this variance: 
Amend settlement agreement to: 

1. State that the settlement agreement is void when this development is complete 
and that all future development or redevelopment is subject to regulations in 
effect at time of application.

Environmental Review: __________________________ 
Atha Phillips 

Environmental Program Manager:  __________________________ 
Sue Barnett 

Environmental Officer: _ _________________________ 
Chuck Lesniak 
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Development Services Department 
Staff Recommendations Concerning Required Findings 

 
 
Project:  Junior League of Austin Community Impact Center 
   5330 Bluffstone Lane 
Ordinance Standard: Land Development Code Section 13-15-235(a) 
Variance Request: Fill above 4’ to 5.3’ 
 
 
Justification: 
1. Land Use Commission variance determinations from Chapter 13-15, Article II- 

Comprehensive Watersheds Ordinance: 
 

a. Because of special circumstances applicable to the property involved, a strict 
application of the provisions prevents the owner of the property from 
enjoying the privileges or safety associated with other similarly situated 
property with similarly timed development. 
Yes, the property is located in an area where slopes present on site 
require fill to make smooth transitions from the road ROW to the 
building, as well as to create a level truck delivery access for the owner’s 

food bank deliveries. 
 
2.  The variance: 

a. Is the minimum departure from the terms of this article and other ordinance 
requirements necessary to avoid such deprivation of privileges enjoyed by 
other property owners. 
Yes, staff has worked with the applicant to decrease the amount of fill 
required. The applicant will be employing alternative construction 
methods to minimize the amount of fill needed. 

 
b. Is the minimum departure from the terms of this article and other ordinance 

requirements necessary to facilitate a reasonable use which will not create 
significant probabilities of harmful environmental consequences. 
Yes, all proposed fill will be stabilized using a method to prevent erosion 
and to limit the area of disturbance. 

 
c. Does not provide the applicant with any special privileges not enjoyed by 

other similarly situated property with similarly timed development. 
Yes,  similar properties with similar development have received such 
variances. 
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d. Is not based on a special or unique condition which was created as a result of
the method by which a person voluntarily subdivides or develops land.
Yes, any development on this particular piece of property would require
a variance due to the on-site typography that places much of the land
below the street elevation.

Staff Conditions associated with this variance: 
Amend settlement agreement to: 

1. State that the settlement agreement is void when this development is complete 
and that all future development or redevelopment is subject to regulations in 
effect at time of application.

Environmental Review: __________________________ 
Atha Phillips 

Environmental Program Manager:  __________________________ 
Sue Barnett 

Environmental Officer: _ _________________________ 
Chuck Lesniak 

6



Development Services Department 
Staff Recommendations Concerning Required Findings 

Project:  Junior League of Austin Community Impact Center 
5330 Bluffstone Lane 

Ordinance Standard: Land Development Code Section 13-15-237(a) 
Variance Request: Construction on slopes in excess of 15% 

Justification: 
1. Land Use Commission variance determinations from Chapter 13-15, Article II- 

Comprehensive Watersheds Ordinance:

a. Because of special circumstances applicable to the property involved, a strict
application of the provisions prevents the owner of the property from
enjoying the privileges or safety associated with other similarly situated
property with similarly timed development.
Yes, the property is located in an area where slopes are common and the
development contemplated under the settlement agreement with the
City would likely not be feasible without the variance.

2. The variance:
a. Is the minimum departure from the terms of this article and other ordinance

requirements necessary to avoid such deprivation of privileges enjoyed by
other property owners.
Yes, the development on slopes proposed has been reduced to the
minimum amount needed.

b. Is the minimum departure from the terms of this article and other ordinance
requirements necessary to facilitate a reasonable use which will not create
significant probabilities of harmful environmental consequences.
Yes, the slopes are a small amount within the driveway and will be
stabilized to prevent erosion.

c. Does not provide the applicant with any special privileges not enjoyed by
other similarly situated property with similarly timed development.
Yes, the property is located in an area with substantial slopes and
similar properties with similar development have received such
variances.
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d. Is not based on a special or unique condition which was created as a result of
the method by which a person voluntarily subdivides or develops land.
Yes, the buildable area within the lot has been constrained due to
existing environmental factors such as 4 CEFs, Bull Creek CWQZ, and
floodplain.

Staff Conditions associated with this variance: 
Amend settlement agreement to: 

1. State that the settlement agreement is void when this development is complete 
and that all future development or redevelopment is subject to regulations in 
effect at time of application.

Environmental Review: __________________________ 
Atha Phillips 

Environmental Program Manager:  __________________________ 
Sue Barnett 

Environmental Officer: _ _________________________ 
Chuck Lesniak 
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JUNIOR LEAGUE OF AUSTIN

5330 BLUFFSTONE LANE
SPC-2016-0055C

Atha Phillips
Environmental Review Specialist Senior
Development Services Department
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PROPERTY DATA
• Bull Creek Watershed

• Water Supply Suburban

• Drinking Water Protection Zone

• Full Purpose Jurisdiction

• Not located over Edwards Aquifer 
Recharge Zone

• (4) Critical Environmental Features

• Council District 10
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CEF 1-Rimrock

CEF 2-Rimrock

CEF 3-Wetland

CEF 4-Rimrock
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BACKGROUND
Subject to: 

-A Settlement Agreement and the code of May 1988

-1988 Comprehensive Watershed Ordinance 

-Allowed maximum impervious cover of 77,902 square 
feet

-Hill Country Roadway Ordinance

-Protected Tree Odinance-19” and greater

-Structural retention/re-irrigation water quality 
treatment
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APPLICABLE CODE
LDC 13-15 (1988)
Fill above 4’ to 5.3’ [13-15-235(a)] 

No fill on any lot or other land within the 
subdivision, except within the roadway right-
of-way, shall exceed a maximum of (4) feet of 
depth.

Cut above 4’ to 5.57’ [13-15-235(b)]
No cut on any lot or other land within the 
subdivision, except within the roadway right-
of-way, shall exceed a maximum of (4) feet of 
depth.
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APPLICABLE CODE 
LDC 13-15 (1988)
Construction on Slopes [13-15-237(a)]

No roadways or driveways shall be 
constructed on slopes in excess of fifteen 
(15) percent except where necessary to 
provide primary access to areas of flatter 
slopes, constituting a minimum of two (2) 
contiguous acres or building sites for at 
least five (5) residential units.
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VARIANCE REQUEST
Variance Request
• Cut above 4’ to 5.57’ [13-15-235]
• Fill above 4’ to 5.3’ [13-15-235] 
• Construction on Slopes [13-15-237(a)]
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VARIANCE 
RECOMMENDATION
Variance is recommended with following 
condition:
Amendment to the Settlement Agreement to:

1. State that the settlement agreement is void when 
this development is complete and that all future 
development or redevelopment is subject to 
regulations in effect at time of application.
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Release of this application does not constitute a verification of all data, information and calculations supplied by the
applicant. The engineer of record is solely responsible for the completeness, accuracy and adequacy of his/her
submittal, whether or not the application is reviewed for Code compliance by City engineers.

The location of all existing utilities shown on these plans has been based upon record information only and may not
match locations as constructed. The contractor shall contact the Texas Excavation Safety System @ 1-800-344-8377
for assistance in determining existing utility locations prior to beginning construction. Contractor shall field verify
locations of water and gas crossings prior to beginning construction.
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SITE PLAN APPROVAL                                                                                SHEET ____ of ____
FILE NUMBER ______________________  APPLICATION DATE  _____________________
APPROVED ON _________________ UNDER SECTION 112 OF CHAPTER 25-5 OF THE CITY OF AUSTIN CODE.
EXPIRATION DATE (25-5-81,LDC) ___________________ CASE MANAGER _____________________________
DWPZ ________  DDZ ________

____________________________________________________________________________________________
Director, Development Services Department
RELEASED FOR GENERAL COMPLIANCE _________________   ZONING ______________________________
Rev.1 ______________________________         Correction 1 ____________________________________
Rev.2 ______________________________         Correction 2 ____________________________________
Rev.3 ______________________________         Correction 3 ____________________________________
Final plat must be recorded by the Project Expiration Date, if applicable. Subsequent Site Plans which do not comply
with the Code current at the time of filing, and all required Building Permits and/or a notice of construction (if a building
permit is not required), must also be approved prior to the Project Expiration Date.

11
/9

/1
6

9-
N

o
v-

16

C
W

, J
K

R

C
W

,L
af

JK
R

S
T

G
 1

10
03

SPC-2016-0055C

41

41

G
A
R

R
E
T
T
-I
H

N
E
N

C
IV

IL
 E

N
G

IN
E
E
R

S
1

2
0

0
7

 T
e
c
h
n
o
lo

g
y
 B

lv
d
.

S
u
it

e
 1

5
0

A
u
s
ti

n
, 

T
e
x
a
s
  

7
8

7
2

7
T
e
le

p
h
o
n
e
: 

 (
5

1
2

) 
4

5
4

-2
4

0
0

F
a
c
s
im

il
e
: 

 (
5

1
2

) 
4

5
4

-2
4

2
0

T
B

P
E
 F

IR
M

 N
o
. 

F
-6

3
0

Nikki Hoelter

June 25, 2015

X

GR-CO

Legend
3447
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Note:  A pre-construction meeting with the Environmental Inspector is required prior to any site disturbance.

Site Demolition Notes
1. Install all tree protection fencing as per sheet 8.
2. All abandoned piping is to be plugged.
3. Existing trees on the site are to remain unless noted otherwise.
4. Contractor is to remove all demolished materials from site, and to repair or replace

any materials or items designated to remain.
5. Demolition work should be completed prior to any commencement of work on the proposed building.
6. Contractor to remove gas & water meters and return meters to respective utility companies.
7. Contractor to use "Sidewalk Closed" signs during sidewalk closures.
8. Only trees shown to be removed on the plan and in the tree list are to be removed. All others are to be protected.
9. Notify environmental Inspector and Arborist before commencement of work which may jeopardize the well-being

of any trees to remain.
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See tree list on Sheet 6

Tree Protection Fence
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Final plat must be recorded by the Project Expiration Date, if applicable. Subsequent Site Plans which do not comply
with the Code current at the time of filing, and all required Building Permits and/or a notice of construction (if a building
permit is not required), must also be approved prior to the Project Expiration Date.
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The Tree Survey was prepared by Delta Survey Group on December 15, 2015.
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ENVIRONMENTAL COMMISSION VARIANCE APPLICATION FORM  

 

 

 

PROJECT DESCRIPTION 

Applicant Contact Information 

 
Name of Applicant Junior League of Austin 

Street Address 8501 Bluffstone Cove 

City State ZIP Code Austin, TX  78759 

Work Phone 512-467-8982 

E-Mail Address president@jlaaustin.org 

Variance Case Information 

Case Name  Junior League of Austin 

Case Number SPC-2016-0055C 

Address or Location 8501 Bluffstone Cove 

Environmental Reviewer 
Name 

Atha Phillips 

Environmental Resource 

Management Reviewer 
Name 

Chuck Lesniak 

Applicable Ordinance Comprehensive Watershed Ordinance 

Watershed Name Bull Creek 

Watershed Classification 
☐Urban             ☐  Suburban    X Water Supply Suburban 

☐Water Supply Rural               ☐ Barton Springs Zone 

26
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mailto:president@jlaaustin.org


Edwards Aquifer Recharge 
Zone  

☐ Barton Springs Segment       ☐ Northern Edwards Segment        

 X Not in Edwards Aquifer Zones 

Edwards Aquifer 
Contributing Zone 

☐ Yes     X No        

  

Distance to Nearest 
Classified Waterway 

140’ 

Water and Waste Water 
service to be provided by 

Austin Water 

Request 

 

The variance request is as follows (Cite code references): 

LDC 13-15-235 – Cut and Fill above 4’ (CWO) 

LDC 13-15-237 – Construction on slopes above 15% (CWO) 

Impervious cover 

square footage: 

acreage: 

 percentage: 

Existing 

____2,810____ 

____0.065____ 

____0.9____ 

Proposed 

____66,174_____ 

_____1.519____ 

____21.8_____ 

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 is located between Bluffstone Cove and a tributary of Bull Creek.  

The topography ranges from elevation 659 at the corner of Bluffstone Cove and 

Bluffstone Drive down to elevation 612 at the tributary.   

Only 23% of the site is usable [outside of the 40% natural buffer area, outside of 

the Critical Water Quality Zone (outside of the natural buffer), outside of Critical 

Environmental Feature setbacks (outside of the natural buffer), not involved with 

existing water quality ponds, and outside of areas with slopes >35%.  Further, the 

usable site is reduced to 19% if you consider limitations on construction on 

slopes greater than 15%.  

The property has several juniper and oak trees, many of which are designated as 

protected under the CWO.   

The development has been designed so that a large majority of the protected 

trees are preserved.  A FEMA floodplain and Critical Water Quality Zone are 

located on the property and are within a drainage easement.    

Critical Environmental Features are located within the property along the 

tributary.  The development is located away from those features. 
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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 meet the 

findings of fact associated with the applicable regulations for the site.  In this case, these regulations are 

the Comprehensive Watershed Ordinance. 

The Junior League of Austin’s (JLA) proposed Community Impact Center (CIC) is requesting variances 

from the following sections of the 1987 Comprehensive Watershed (Ordinance), per Settlement 

Agreement NO. GNO-01372 dated April 21, 2003.   

1. §13-15-235 (Cut/Fill above 4 feet):  Cut: 700 SF of cut between 4 feet and 6 feet.      

Fill: 1,998 SF of fill between 4 feet and 6 feet.  

2. §13-15-237 (Construction on slopes greater than 15%): 739 SF of construction 

proposed on slopes greater than 15%.   

 

Clearly indicate in what 

way the proposed project 

does not comply with 

current Code (include 

maps and exhibits) 

 

See attached Exhibits.   

One small area of fill greater than 4’ exist on the entry drive due to the 

steep slopes resulting from the construction of Bluffstone Drive.  Fill was 

placed under the drive in order to lessen the slope into the site. 

A small area of fill greater than 4’ exists adjacent to the proposed 

retention/re-irrigation pond required by the Settlement Agreement to the 

southwest of the building.  This is necessary to allow adequate site 

drainage. 

A small area of cut greater than 4’ exists coincident with another 

retention-re-irrigation pond (required by the Settlement Agreement) to 

the northeast of the building. 

A small area of construction on slopes greater than 15% exists on the 

entry drive due to the steep slopes resulting from the construction of 

Bluffstone Drive.   

The total cut >4’ requested is 700 square feet (0.16% of the total site). 

The total fill >4’ requested is 1,998 square feet (0.45% of the total site). 

The total construction on slopes greater than 15% requested is 739 

square feet (0.17% of the total site). 
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FINDINGS OF FACT PER 1987 COMPREHENSIVE WATERSHED ORDINANCE 

§13-15-205(a)(1): The Planning Commission must find that, because of special circumstances 

applicable to the property involved, a strict application of the provisions prevents the owner of the 

property from enjoying the privileges or safety associated with other similarly situated property with 

similarly timed development. 

There are at least 10 projects in the last 10-15 years in water supply suburban watersheds, within the 

Hill Country Roadway Corridor, with steep slopes, that have been granted significant variances to the 

limitations on cut/fill and construction on slopes > 15%.   

The strict application of these Code provisions within the limitations of the site’s appreciable slope, 

setback, and buffering constraints in light of the fact that these other projects have been granted similar 

variances in similarly constrained environments make it readily apparent that denying these variances 

would prevent the Junior League from enjoying the privileges or safety associated with other similarly 

situated property with similarly timed development. 

§13-15-205(a)(1) continued: Where such conditions are found, the variance permitted shall be the 

minimum departure from the terms of this article and other ordinance requirements necessary to avoid 

such deprivation of privileges enjoyed by other property owners… 

There is 700 SF of cut between 4 feet and 6 feet, equating to approximately 0.16% of the site.  There is 

1,998 SF of fill between 4 feet and 6 feet, largely associated with retention/reirrigation ponds required 

by the Settlement Agreement and equating to approximately 0.45% of the site.  

There is only 739 SF of construction proposed on slopes greater than 15%, which is less than 0.17% of 

the site. 

§13-15-205(a)(1) continued: … and to facilitate a reasonable use which will not create significant 

probabilities of harmful environmental consequences. 

100% of the cut/fill proposed “is not located on a slope with a gradient of more than 15 percent or 

within 100 feet of a classified waterway” – a standard in today’s code related to environmentally 

acceptable cut/fill locations. 

Additionally, all cut/fill above 4 feet, and construction on slopes >15%, will be structurally contained, so 

the potential for long-term erosion is negated. 

Additionally, the site is treated to a non-degradation standard through the use of retention/re-irrigation 

systems, so the water quality standards are much more robust than other similar properties in the Bull 

Creek watershed.  

This demonstrates that the use as proposed will not create “significant probabilities of harmful 

environmental consequences.” 
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§13-15-205(a)(1) continued: …The Planning Commission may not grant a variance if it provides the 

applicant with any special privileges not enjoyed by other similarly situated property with similarly timed 

development…  

There are at least 10 projects in the last 10-15 years in water supply suburban watersheds, within the 

Hill Country Roadway Corridor, with steep slopes, that have been granted significant variances to the 

limitations on cut/fill and construction on slopes > 15%. 

§13-15-205(a)(1) continued: … or if based on a special or unique conditions which was created as a 

result of the method by which a person voluntarily subdivides or develops land. 

The Owner of this property has a right to develop the property under the terms of the Settlement 

Agreement described above.  This Settlement Agreement requires, among other items: 

1. A maximum impervious cover of 77,902 SF; and 

2. Retention/reirrigation systems to be employed for water quality purposes on the site.   

Further, the following additional limitations make only 19% of the site usable with no limitations due to 

slope: 

1. 40% Natural Area buffer 

2. Critical Water Quality Zone outside of the buffer 

3. Critical Environmental Features Setback outside of the buffer 

4. Public water quality ponds 

5. Slopes > 35% outside of buffer 

6. Slopes between 25-35% outside of buffer 

7. Slopes between 15-25% outside of buffer 

The facts above severely limit the area available for development, and the applicant has selected the 

location, the type of construction, the height of the buildings, etc. to minimize the environmental 

variances necessary, and the extent of any necessary variances: 

§13-15-235 (Cut above 4 feet):  The 700 SF of cut between 4 feet and 6 feet is associated specifically 

with the location required for a retention/re-irrigation pond to the east of the proposed structure.  The 

small window available for development on the site requires separate retention/re-irrigation facilities 

due to the topographic constraints, Critical Environmental Feature buffers, protected trees, floodplain, 

and waterway setbacks on the site.  This eastern pond is required to treat runoff from a portion of the 

garage and the eastern entrance to that garage. 

§13-15-235 (Fill above 4 feet): The 1,998 SF of fill between 4 feet and 6 feet is associated with the 

western retention/re-irrigation pond required by the Settlement Agreement, the primary entry drive 

onto the site, and a required loading area on the south side of the building.   
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Due to the significant slope constraints on the site, the entry drive has been located to minimize cut/fill, 

impervious cover, and to avoid trees, while still providing access to the site. 

The same small window available for development on the site requires separate retention/re-irrigation 

facilities due to the topographic constraints, Critical Environmental Feature buffers, and waterway 

setbacks on the site.  The western pond has been located to provide the required treatment of runoff 

from the Community Impact Center, a portion of the parking garage, and the western drive/entrance to 

the site, and is located in a fashion to minimize cut/fill.  The fill is necessary to maintain adequate site 

drainage. 

The fill associated with the required loading area has been significantly reduced and again is a function 

of the extremely tight development window and the need for access to the site by larger trucks 

supporting the weekly Junior League Food In Tummies (F.I.T.) program, among other things. 

The entrance to the facility has been designed using piers, and cantilevering to minimize the fill 

necessary while still providing safe and efficient access to the buildings. 

§13-15-237 (Construction on slopes greater than 15%): The 739 SF of construction proposed on 

slopes greater than 15% is again associated with the very tight development window on the site, and 

will be completely structurally contained within the driveway to the Community Impact Center.  The 

drive has been located in the only location to avoid trees, minimize cut/fill, and minimize impervious 

cover.   
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12 August 2011 
 
Environmental Assessment Information 
City of Austin Land Development Code (Section 25-8-121) 
Compliance Report  
 
RE: Junior League of Austin Tract located at the intersection of Bluffstone Lane 

and Capitol of Texas Highway (Loop 360), Austin, Travis County, Texas 
 HJN 110081 EA 
 
1.0 INTRODUCTION 
 
 This report provides the results of an environmental assessment conducted by 
Horizon Environmental Services, Inc. (Horizon) on the above-referenced site.  Horizon 
conducted the field reconnaissance on 26 July 2011.  Horizon spent a minimum of 4 person-
hours in the field evaluating the site and surrounding area, and completed the assessment 
process by conducting a review of existing literature.  
 
2.0 ENVIRONMENTAL SETTING 
 
2.1 LAND USE 
 
 The current use of the subject site is vacant woodland with common local utilities 
adjacent to the northern and southern boundaries of the subject site.  The following land uses 
border the subject site: 
 
 North:  Bluffstone Cove and commercial office space 
 South:  Capitol of Texas Highway (Loop 360) 
 East:  Vacant woodland and multifamily residential 
 West:  Bluffstone Lane, vacant woodland, commercial office space 
 
2.2 VEGETATION  
 
 The subject site is situated within the Cross Timbers vegetational area of Texas 
(Gould, 1975).   Vegetation is characterized as live oak (Quercus fusiformis), Ashe Juniper 
(Juniperus ashei), little bluestem (Schizachyrium scoparium), meadow dropseed (Sporobolus 
compositus), Texas wintergrass (Nassella leucotricha), curly mesquite (Hilaria belangeri), 
twistleaf yucca (Yucca rupicola), prickly pear cactus (Opuntia engelmannii), and greenbrier 
(Smilax bona-nox).  Wetland vegetation was observed on the site that included Indian sea-oats 
(Chasmanthium latifolium) and giant reed (Arundo donax). 
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2.3 TOPOGRAPHY AND SURFACE WATER  
 
 This site is within the Bull Creek Watershed (COA, 1998).  Topographically, the site 
ranges from approximately 620 to 720 feet above mean sea level (USGS, 1987).  Drainage on 
the subject site occurs primarily by overland sheet flow into Bull Creek, which traverses through 
the center of the subject site.  Part of the subject site is within the 100-year floodplain (FEMA, 
2008).  A review of the National Wetland Inventory maps showed one potential wetland area on 
the subject site (USFWS, 1993).  Bull Creek is classified as a seasonally flooded, intermittent 
streambed.  Wetland vegetation is described in Section 2.2. 
 
2.4 SOILS  
 
 Soils mapped within the subject site include the following: 
 

TABLE 1 – SOILS 
 

SOIL NAME SOIL TYPE SOIL DEPTH 
(FEET) 

UNDERLYING 
MATERIAL PERMEABILITY 

AVAILABLE 
WATER 

CAPACITY 

SHRINK-
SWELL 

CAPACITY 

Brackett soils and 
Rock outcrop, steep 

(BoF) 

clay loam with 
gravelly limestone 

fragments on surface 
0 to 4.0 limestone and 

marl 
moderately slow low low 

Volente complex, 1 
to 8% slopes (VoD) 

silty clay loam 0.2 to 4.6 clay loam moderately slow high moderate to 
high 

Source:  NRCS, 2011a and 2011b 

 
2.5 EDWARDS AQUIFER ZONE  
 
 The subject site is not found within the Edwards Aquifer Recharge, Transition, or 
Contributing Zone (COA, 1998 and TCEQ, 2011).   
 
2.6 GEOLOGY 
 
 A review of existing literature shows the site is underlain by Glen Rose geologic 
formation (UT-BEG, 1995).  The Glen Rose geologic formation is described as limestone, 
dolomite, and marl subdivided into 2 units.  The upper member of the Glen Rose Limestone is 
relatively impermeable and described as the lower confining unit of the Edwards Aquifer.  It has 
a maximum thickness of about 350 to 500 feet.  Stair-step topography is characteristic of the 
upper member of the Glen Rose Limestone.  The Upper Glen Rose Limestone is described as 
yellowish-tan, thinly bedded limestone and marl (Garner and Young, 1976).  The upper member 
of the Glen Rose Limestone is relatively more thinly bedded, more dolomitic, and less 
fossiliferous than the lower member of the Glen Rose Limestone.  The top of the upper member 
of the Glen Rose Limestone is red-stained, lumpy, irregular, and bored, with oysters cemented 
onto the surface (Rose, 1972). 
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2.7 WATER WELLS 
 
 A review of the records of the Texas Water Development Board (TWDB) revealed no 
documented water wells on or within 150 feet from the subject site (TWDB, 2011).  No evidence 
of water wells was observed on the subject site during Horizon’s site reconnaissance.   
 
 The results of this assessment do not preclude the existence of additional 
undocumented/abandoned wells.  If a water well or casing is encountered during construction, 
work should be halted near the feature until the Texas Commission on Environmental Quality 
(TCEQ) is contacted.  
 
3.0 CRITICAL ENVIRONMENTAL FEATURES  
 
 The City of Austin definition of a critical environmental feature (CEF) includes caves, 
sinkholes, springs, wetlands, bluffs, canyon rimrock, water wells within the Edwards Aquifer, 
and significant recharge features located over the Edwards Aquifer Recharge Zone.  Potential 
CEFs as defined by the City of Austin were found on the subject property.  Two occurrences of 
canyon rimrock (CEF1 and CEF4), a bluff (CEF2), and a small wetland (CEF 3) were observed 
on the property (Figure 1, attached). 

 
For Horizon Environmental Services, Inc. 
  
 
   12 August 2011 
Kris Billings  Date        
Environmental Specialist 
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1 Project Name: 5 Primary Contact Name:

2 Project Address: 6 Phone Number:

3 Date: 7 Prepared By:

4 Environmental Assessment Date: 8 CEFS Located? {yes,no} : YES

coordinate notation notation X Y Length Avg Height

Rimrock CEF1 30.38695 DD DD 180 6

Rimrock CEF2 30.38709 DD DD 73 60

Wetland CEF3 30.38709 DD DD 15 5

Rimrock CEF4 30.38888 DD DD 100 6

FEATURE TYPE
{Wetland,Rimrock,Recharge Feature,Seep,Spring}

9

WETLAND 
DIMENSIONS (ft)

RIMROCK 
DIMENSIONS (ft)

FEATURE LATITUDE
(WGS 1984 in Meters)

7/20/2011

Junior League Of Austin Tract

Bluffstone Drive and Loop 360

8/10/2011

FEATURE ID           
(eg S-1)

FEATURE LONGITUDE           
(WGS 1984 in Meters)

coordinate

-97.76584

-97.76553

-96.76553

-97.76609

Kris Billings

City of Austin Site Review Critical Environmental Feature Worksheet

City of Austin Use Only 
WPDRD CASE NUMBER:

Wetland DMS YES
Rimrock DD NO
Recharge Feature
Spring
Seep

For rimrock, locate the midpoint of the segment that  
describes the feature.

For wetlands, locate the approximate 
centroid of the feature and the estimated 
area.

For a spring or seep, locate the 
source of groundwater that feeds a 
pool or stream.
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MAP SOURCE: ESRI, 2009; USDA, 2010.
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