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City of Austin

Board of Adjustment

Case: C15-2023-0039 / 12501 Ondara Dr

Variance Request: Increase maximum impervious cover for SF-2 from 

45% to 54.9%, (53% existing)

Applicant/Owner: James McCloskey

October 9, 2023
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Intent and reason for variance

• Build a small swimming pool

• Requires additional impervious cover up to

225 square feet

• Increase maximum impervious cover for SF-2

from 45% to 54.9%, (53% existing)
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The zoning regulation does not allow for reasonable use

• Easement was not counted towards impervious

cover on approved/current survey

• Impervious cover was recorded at 36.4%

• Using that number, the proposed pool

would only increase the total IC to 39.2%

ITEM03/3-PRESENTATION 



The zoning regulation does not allow for reasonable use

• Current impervious cover = ~53% including the concrete easement.

• No alternative without a variance

• Pools are an amenity commonly associated with a residence

• Deprives us of property use enjoyed by neighbours and consistent with the community
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Hardship is unique to the property and not general to the area

• Unique lot configuration: the easement allows access to a detention pond behind our property

• Specific to our property land not general to the area

• No surrounding homes have concrete easements

• We believe this is an extremely rare case – likely a variance case that can’t be replicated

1. Grass easements.
Not on owner’s

property.
Not considered IC.

2. Grass easement.
Not considered IC
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Unique hardship – not common to the area or shared by neighbors.

City Easement – both 
are grass and do not 

count against IC 
allowance
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Unique hardship – “not encountered in 18 years of building pools”
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Variance will not alter the character of the area

• Many pools in the neighborhood

• Small pool: 225 square feet of IC is ~50% of the typical pool

• Property fully fence and no neighbors on two of the three sides

• HOA and neighbor approval (27 letters of support received as of 10/2/23)
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Variance will not impair the purpose of the regulation

• Property slopes down to detention pond behind the house/proposed pool

Easement

Detention Pond

Proposed Pool
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Variance will not impair the purpose of the regulation

• Land Use Review: “will not create any adverse impact”

• Environmental Engineer assessment:

• “will not result in adverse impact on the surrounding 

environment or impair the purpose of the impervious cover 

limit in this situation”

• Detention ponds are best practice to mitigate increased IC

• Gradient of 3 degrees toward detention pond

• Acts like drainage swale to move water
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Land contours slope toward the detention pond behind property
And any slope greater than 0% will ensure water moves in the right direction.

Grass easement

Grass easement

920

Pool
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Variance will not impair the purpose of the regulation
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APPENDIX – ADDITIONAL SUPPORT
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My concrete easement: 
12501 Ondara Dr

Next-door neighbor (grass) easement: 
12505 Ondara Dr

The concrete easement is a unique hardship – not common to the area 
or shared by neighbors.
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Detention pond immediately behind property
Best practice to mitigate increased impervious cover
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Grass easement

Grass easement

Cement easement

Pool
Grasslands+ 
Vegetation

920

Land contours slope toward the detention pond behind property
And any slope greater than 0% will ensure water moves in the right direction (same image with IC overlay)
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Circle C Homeowners Association + Neighborhood Letters of Support 
All immediate neighbors (27 received as at 10/2/2023).
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Circle C Homeowners Association + Neighborhood Letters of Support 
All immediate neighbors (27 received as at 10/2/2023).
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Circle C Homeowners Association + Neighborhood Letters of Support 
All immediate neighbors (27 received as at 10/2/2023).
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Circle C Homeowners Association + Neighborhood Letters of Support 
All immediate neighbors (27 received as at 10/2/2023).
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Letters of Support Request
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