
SITE PLAN REVIEW SHEET 

ENVIRONMENTAL VARIANCE REQUEST ONLY 

  

 

CASE:  SP-2017-0478D           ZAP COMMISSION DATE:  December 4th, 2018 

                                                                                            

        

 

PROJECT NAME:  All Stor Westlake 

  

APPLICANT: All Stor Westlake, LTD (Brendan Callahan)            AGENT:  Civiltude, LLC (Nhat Ho) 

  

 

ADDRESS OF SITE:  9021 FM 2244 Road 

 

COUNTY: Travis                        AREA: 7.5 acres 

  

WATERSHED: Barton Creek                                     JURISDICTION:  2-Mile ETJ 

         

EXISTING ZONING: ETJ 

   

PROPOSED DEVELOPMENT: 

The applicant proposes a commercial services building. 
 

DESCRIPTION OF VARIANCES: 

The applicant requests to vary from LDC 25-8-342 Fill Requirements to allow fill up to 11 feet. 
 

STAFF RECOMMENDATION: 

The findings of fact have been met and staff recommends approval. 
 

ENVIRONMENTAL BOARD ACTION: 

November 7th, 2018: The Environmental Commission recommends support of the variance request to 

fill up to 11 feet with the following conditions: The applicant provides a landscape plan, which is 

not required in the City of Austin Extra Territorial Jurisdiction. Vote 6-0. 
 

ZONING AND PLATTING COMMISSION ACTION:  

N/A 

 

ENVIRONMENTAL REVIEW STAFF:   Pamela Abee-Taulli  PHONE: 974-1879 

   Pamela.Abee-Taulli@austintexas.gov   
 

CASE MANAGER:  Clarissa Davis      PHONE: 974-1423 

   Clarissa.Davis@austintexas.gov  
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ITEM FOR ENVIRONMENTAL COMMISSION AGENDA 
 
COMMISSION MEETING  
DATE REQUESTED: 

November 7, 2018 

NAME & NUMBER OF 
PROJECT: 

All Stor Westlake   
SP-2017-0478D 

NAME OF APPLICANT OR 
ORGANIZATION: 

 
Nhat Ho, Civilitude, LLC, 512-761-6161 

LOCATION: 9021  FM 2244, Austin, TX  78746 

COUNCIL DISTRICT: Not Applicable; the site is in the Austin 2-mile Extra-Territorial 
Jurisdiction (ETJ) 

PROJECT FILING DATE: November 22, 2017 

DSD/ENVIRONMENTAL 
STAFF: 

Pamela Abee-Taulli, Environmental Review Specialist Senior 
512-974-1879,   pamela.abee-taulli@austintexas.gov 

WATERSHED: Barton Creek Watershed, Barton Springs Zone, Drinking Water 
Protection Zone 

ORDINANCE: Watershed Protection Ordinance (current code) 

REQUEST: Variance request is as follows: 
1. Request to vary from LDC 25-8-342 Fill Requirements to 

allow fill up to 11 feet. 

STAFF 
DETERMINATION: 

Staff determination is that the findings of fact have been met. 
Staff recommends the following condition: that the applicant 
provide a landscape plan, which is not required in the ETJ.  

REASONS FOR 
DETERMINATION: 

Findings of fact have been met. 
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Development Services Department 
Staff Recommendations Concerning Required Findings 

 
 
Project:  All Stor Westlake  SP-2017-0478D 
Ordinance Standard: Watershed Protection Ordinance 
Variance Request: Request to vary from LDC 25-8-342, Fill Requirements, to allow 

fill up to 11 feet. 
 
 
A. Land Use Commission variance determinations from Chapter 25-8-42 of the 
City Code: 
 

1. The requirement will deprive the applicant of a privilege available to 
owners of similarly situated property with approximately 
contemporaneous development subject to similar code requirements. 

  
Yes  The variance is required in order to provide access to an 

otherwise developable site. The only possible access, which is 
from Bee Caves Rd., must cross slopes exceeding 15 percent in 
grade. LDC 25-8-301 allows a person to construct a driveway on 
a slope with a gradient of more than 15 percent if it is necessary 
to provide primary access to at least two contiguous acres with a 
gradient of 15 percent or less. According to the applicant’s 
engineer, this site meets these conditions.  

 
However, in order to make the access and parking compliant with 
ADA slope requirements, fill exceeding 4 feet is necessary.    

 
 2. The variance: 

a) Is not necessitated by the scale, layout, construction method, or 
other design decision made by the applicant, unless the design 
decision provides greater overall environmental protection than is 
achievable without the variance; 

 
 Yes The fill is required to provide ADA compliant parking 

and access to the building and to provide a fire lane along the east 
side of the building as required by fire code. 
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b) Is the minimum deviation from the code requirement necessary to 
allow a reasonable use of the property; 

 
 Yes  The current layout is the minimum deviation from code 

requirement that could accommodate the required fire lane. 
 
 
c) Does not create a significant probability of harmful 

environmental consequences. 
 
 Yes The fill for the fire lane is upslope of the building 

foundation, which will stabilize the fill.  Fill for the parking will 
be stabilized by a four and a half foot retaining wall that will be 
constructed before the fill is placed. 

 
3. Development with the variance will result in water quality that is at least 

equal to the water quality achievable without the variance. 
 

Yes  Development with the variance will provide non-
degradation level of water quality, per standard requirement in 
the Barton Springs Zone. 

 
B. Additional Land Use Commission variance determinations for a requirement of 

Section 25-8-422 (Water Quality Transition Zone), Section 25-8-452 (Water 
Quality Transition Zone), Article 7, Division 1 (Critical Water Quality Zone 
Restrictions), or Section 25-8-652 (Development Impacting Lake Austin, Lady 
Bird Lake, and Lake Walter E. Long): 

 
1. The criteria for granting a variance in Subsection (A) are met; 
 

Yes / No NA 
 
2. The requirement for which a variance is requested prevents a reasonable, 

economic use of the entire property; 
 
Yes / No NA 

 
3. The variance is the minimum deviation from the code requirement 

necessary to allow a reasonable, economic use of the entire property. 
 
Yes / No NA 

 
Staff Recommendation: Approve, with conditions.  
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Environmental Reviewer: C ~~ • Date I D-)(;, • f'i{ 
~ela Abee-Taulli 

Environmental Review Manager: ~ Date~){, I l 
-i"filre~a! 

Environmental Officer Date 
Chris Herrington 

4 

10/26/2018
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ENVIRONMENTAL COMMISSION VARIANCE APPLICATION FORM  

 

 

 

PROJECT DESCRIPTION 
Applicant Contact Information 
 
Name of Applicant:   ALL STOR WESTLAKE LTD 

Street Address 500 W 5TH STREET, SUITE 700 

City State ZIP Code AUSTIN, TX 78701 

Work Phone 512-682-5552 

E-Mail Address BCALLAHAN@ENDEAVOR-RE.COM 

Variance Case Information 

Case Name  ALL STOR WESTLAKE 

Case Number SPC-2017-0478D 

Address or Location 9021 FM 2244 

Environmental Reviewer 
Name 

PAMELA ABEE-TAULLI 

Environmental Resource 
Management Reviewer 
Name 

SCOTT HIERS 

Applicable Ordinance LDC 25-8-342 

Watershed Name BARTON CREEK 

Watershed Classification 
☐Urban             ☐  Suburban    ☐Water Supply Suburban 
☐Water Supply Rural               ☐ Barton Springs Zone 
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Edwards Aquifer Recharge 
Zone  

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

Edwards Aquifer 
Contributing Zone 

☐ Yes     ☐ No        
  

Distance to Nearest 
Classified Waterway 

900 feet 

Water and Waste Water 
service to be provided by 

WEST TRAVIS COUNTY PUBLIC UTILITY AGENCY 

Request 
 

The variance request is as follows (Cite code references:  25-8-352 
ALLOW FILL GREATER THAN 4 FEET 

 

  

Impervious cover 

square footage: 

acreage: 

 percentage: 

Existing 

0.0 

0.0 

0.0 

Proposed 

39732 

0.912 

12.06 

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 TRACT SLOPES DOWN FROM FM 2244 AT APROXIMATELY 20 PERCENT 
GRADE TO A FLATTER AREA WHERE THE BUILDING, PARKING AND FIRE LANE 
WILL BE CONSTRUCTED.  THE TRACT IS COVERED WITH CEDAR TREES AND BRUSH 
WITH SOME PRIOR DISTURBANCE ON THE EAST BOUNDARY WHEN THE 
ADJACENT BUILDING WAS CONSTRUTED.  THERE ARE STEEP SLOPES WITHIN THE 
SITE AND A CHANNEL IN THE SOUTHWEST CORNER OF THE SITE.   TWO CRITICAL 
ENVIRONMENT FEATURES, A WETLAND AND A SEEP ARE ALSO IN THE 
SOUTHWEST CORNER, AND THE PROJECT IS PROVIDING AT LEAST 150 FOOT 
SETBACK FOR ANY DISTURBANCE.    
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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: ALL STOR WESTLAKE 

Ordinance:  25-8-342 

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 available to owners of similarly 
situated property with approximately contemporaneous development subject to similar 
code requirements. 

  
Yes   THE APPLICANT WISHES TO DEVELOP THE PROPERTY TWITH A DRIVEWAY LESS 
THAN THE MAXIMUM SLOPE ALLOWED TO PROVIDE ACCESS TO FLATTER PORTIONS OF 
THE PROPERTY. 
 

 2. The variance: 
a) Is not necessitated by the scale, layout, construction method, or other design 

decision made by the applicant, unless the design decision provides greater 
overall environmental protection than is achievable without the variance; 

 
 YES   THE FILL IS REQUIRED TO ALLOW FLAT PARKING AREA FOR ADA SPACE AND 

ENTRANCE TO THE BUILDING, AND PROVIDE A FIRE LANE ALONG THE EAST SIDE 
OF THE BUILDING AS REQUIRED BY THE FIRE CODE. 

 
b) Is the minimum deviation from the code requirement necessary to allow a 

reasonable use of the property; 
 

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

 

TO REDUCE THE SLOPE OF THE DRIVEWAY, FILL WILL BE 
USED TO BRING IT INTO COMPLIANCE WITH THE SLOPE 
CONSTRAINTS, WHICH WILL RESULT IN FILL OVER 4 FEET 
FOR THE DRIVEWAY AND FIRE LANE ON THE NORTH AND 
EAST SIDE OF THE BUILDING. 
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A  

 

Exhibits for Commission Variance 
 

o Aerial photos of the site 

o Site photos 

o Aerial photos of the vicinity 

o Context Map—A map illustrating the subject property in relation to developments in the 
vicinity to include nearby major streets and waterways 

o Topographic Map - A topographic map is recommended if a significant grade change on 
the subject site exists or if there is a significant difference in grade in relation to 
adjacent properties. 

o For cut/fill variances, a plan sheet showing areas and depth of cut/fill with topographic 
elevations. 

o Site plan showing existing conditions if development exists currently on the property  

o Proposed Site Plan- full size electronic  or at least legible 11x17 showing proposed 
development, include tree survey if required as part of site or subdivision plan  

o Environmental Map – A map that shows pertinent features including Floodplain, CWQZ, 
WQTZ, CEFs, Setbacks, Recharge Zone, etc. 

o An Environmental Resource Inventory pursuant to ECM 1.3.0 (if required by 25-8-121)  

o Applicant’s variance request letter 
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ENTIRE PROPERTY
SLOPE AREA [SF] AREA [AC]

0 - 15% SLOPE 164,953 3.79
15 - 25% SLOPE 97,171 2.23
25 - 35% SLOPE 49,084 1.13
35% + SLOPE 18,279 0.42
TOTAL AREA 329,488 7.564
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City of Austin Environmental Resource Inventory 
 

Bee Caves Road Tract 
 Bee Caves Road at Crystal Creek Drive 

Austin, Travis County, Texas 
 

April 18, 2017 
 

Terracon Project No.  96177135A 
 

 
 

Prepared for: 
Cerco Development, Inc. 

  Austin, Texas 
 

Prepared by: 
Terracon Consultants, Inc. 

Austin, Texas
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Reliable ■ Responsive ■ Resourceful        i 

  
ENVIRONMENTAL RESOURCE INVENTORY FORM 

FOR THE CITY OF AUSTIN  
RELATED TO LDC 25-8-121, CITY CODE 30-5-121, ECM 1.3.0 & 1.10.0 

 
 

APPENDICES 
 
APPENDIX A – ADDITIONAL DISCUSSION 
  
APPENDIX B – EXHIBITS 
 
APPENDIX C – SITE PHOTOGRAPHS 
 
APPENDIX D – CREDENTIALS 
 
APPENDIX E – GENERAL COMMENTS 
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Case No.:
(City use only)

Environmental Resource Inventory
For the City of Austin

Related to LDC 25-8-121, City Code 30-5-121, ECM 1.3.0 & 1.10.0

The ERI is required for projects that meet one or more of the criteria listed in LDC 25-8-121(A), City Code 30-5-121(A).

1. SITE/PROJECT NAME:

2. COUNTY APPRAISAL DISTRICT PROPERTY I ):

3. ADDRESS/LOCATION OF PROJECT:

4. WATERSHED:

5. THIS SITE IS WITHIN THE (Check all that apply)
Edwards Aquifer Recharge Zone* (See note below) .................. YES No
Edwards Aquifer Contributing Zone*.................................. YES No
Edwards Aquifer 1500 ft Verification Zone* ....................... YES No
Barton Spring Zone* .......................................................... YES No
*(as defined by the City of Austin  LDC 25-8-2 or City Code 30-5-2)

Note: If the property is over the Edwards Aquifer Recharge zone, the Hydrogeologic Report and karst
surveys must be completed and signed by a Professional Geoscientist Licensed in the State of Texas.

6.  DOES THIS PROJECT PROPOSE FLOODPLAIN MODIFICATION?....... YES** NO
If yes, then check all that apply:
(1) The floodplain modifications proposed are necessary to protect the public health and safety;
(2) The floodplain modifications proposed would provide a significant, demonstrable environmental
benefit, as determined by a functional assessment of floodplain health as prescribed by the
Environmental Criteria Manual (ECM), or
(3) The floodplain modifications proposed are necessary for development allowed in the critical
water quality zone under LDC 25-8-261 or 25-8-262, City Code 30-5-261 or 30-5-262.
(4) The floodplain modifications proposed are outside of the Critical Water Quality Zone in an area
determined to be in poor or fair condition by a functional assessment of floodplain health.

** If yes, then a functional assessment must be completed and attached to the ERI (see ECM 1.7 and
Appendix X for forms and guidance) unless conditions 1 or 3 above apply.

7.  IF THE SITE IS WITHIN AN URBAN OR SUBURBAN WATERSHED, DOES THIS PROJECT
PROPOSE A UTILITY LINE PARALLEL TO AND WITHIN THE CRITICAL WATER QUALITY
ZONE? ......................................................... YES*** NO

***If yes, then riparian restoration is required by LDC 25-8-261(E) or City Code 30-5-261(E) and a
functional assessment must be completed and attached to the ERI (see ECM1.5 and Appendix X
for forms and guidance).

8.  There is a total of ( ) Critical Environmental Feature(s)(CEFs) on or within150 feet of
the project site. If CEF(s) are present, attach a detailed DESCRIPTION of the CEF(s), color
PHOTOGRAPHS, the CEF WORKSHEET and provide DESCRIPTIONS of the proposed
CEF buffer(s) and/or wetland mitigation. Provide the number of each type of CEFs on or
within 150 feet of the site (Please provide the number of CEFs ):

Bee Caves Road Tract

521558

Bee Caves Road at Crystal Creek Drive, Austin

Barton Creek

    5
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WPD ERM ERI-2014-01 Page 2 of 6

Soil Series Unit Names, Infiltration
Characteristics & Thickness

Soil Series Unit Name &
Subgroup** Group* Thickness

(feet)

            ( ) Spring(s)/Seep(s) (# ) Point Recharge Feature(s) (# s) Bluff(s)

            ( ) Canyon Rimrock(s) (# s) Wetland(s)

Note:  Standard  buffers  for  CEFs  are  150  feet,  with  a  maximum  of  300  feet  for  point  recharge  features.
Except for wetlands, if the standard buffer is not provided, you must provide a written request for an
administrative variance from LDC 25-8-281(C)(1) and provide written findings of fact to support your
request. Request forms for administrative variances from requirements stated in LDC 25-8-281 are
available from Watershed Protection Department.

9.  The following site maps are attached at the end of this report (Check all that apply and provide):

All ERI reports must include:
Site Specific Geologic Map with 2-ft Topography
Historic Aerial Photo of the Site
Site Soil Map
Critical Environmental Features and Well Location Map on current
Aerial Photo with 2-ft Topography

Only if present on site (Maps can be combined):
Edwards Aquifer Recharge Zone with the 1500-ft Verification Zone

(Only if site is over or within 1500 feet the recharge zone)
Edwards Aquifer Contributing Zone
Water Quality Transition Zone (WQTZ)
Critical Water Quality Zone (CWQZ)
City of Austin Fully Developed Floodplains for all water courses with
up to 64-acres of drainage

10. HYDROGEOLOGIC REPORT Provide a description of site soils, topography, and site
specific geology below (Attach additional sheets if needed):

Surface Soils on the project site is summarized in the table below and uses the SCS
Hydrologic Soil Groups*. If there is more than one soil unit on the project site, show each
soil unit on the site soils map.

*Soil Hydrologic Groups
Definitions (Abbreviated)

A.   Soils having a high infiltration
rate when thoroughly wetted.

B.   Soils having a moderate
infiltration rate when
thoroughly wetted.

C.  Soils having a slow infiltration
rate when thoroughly wetted.

D.  Soils having a very slow
infiltration rate when
thoroughly wetted.

**Subgroup Classification  See
Classification of Soil Series Table
in County Soil Survey.

    2     -     -

    -     3

BlD - (Appendix A for name) D 0-4'

BoF - (Appendix A for name) D 0-5'

TdF - (Appendix A for name) D 0-1'
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