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CITY OF AUSTIN
Board of Adjustment

Decision Sheet
ITEMO03

DATE: Monday August 11, 2025 CASE NUMBER: C15-2025-0026

Y  Thomas Ates (D1)

____Bianca A Medina-Leal (D2)
___Jessica Cohen (D3)

__ Yung-ju Kim (D4)

__ Melissa Hawthorne (D5)

- Niccolo A Sacco (D6) OUT

- Sameer S Birring (D7) OUT

- Margaret Shahrestani (D8) OUT

Y _ Brian Poteet (D9)

Y  Michael Von Ohlen (D10)

Y Jeffery L Bowen (M)

____ Corry L Archer-mcclellan (Alternate) (M)
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- VACANT (Alternate) (M) OUT
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APPLICANT: Stephen Hawkins
OWNER: Red Bud Partners, LP
ADDRESS: 1750 CHANNEL RD

VARIANCE REQUESTED: The applicant has requested variance(s) from the Land
Development Code, Section 25-2-1176 (Site Development Regulations for Docks,
Marinas, and Other Lakefront Uses) (A) (1) to increase the dock length from 30 feet
(required) to thirty-seven feet and three inches (37’ 3”) (requested), in order to erect a boat
dock in a “SF-2” Single-Family zoning district.

Note: Land Development Code, 25-2-1176 Site Development Regulations for Docks, Marinas, and Other Lakefront
Uses
(4) A dock or similar structure must comply with the requirements of this subsection.
(1) A dock may extend up to 30 feet from the shoreline, except that the director may require a dock to extend a
lesser or greater distance from the shoreline if deemed necessary to ensure navigation safety.

BOARD’S DECISION: The public hearing was closed by Chair Jessica Cohen, Board
member Michael Von Ohlen’s motion to Postpone to September 8, 2025; Vice-Chair
Melissa Hawthorne second on 9-0 votes; POSTPONED TO September 8, 2025.
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FINDING:
1. The Zoning regulations applicable to the property do not allow for a reasonable use because:
2. (a) The hardship for which the variance is requested is unique to the property in that:
(b) The hardship is not general to the area in which the property is located because:
3. The variance will not alter the character of the area adjacent to the property, will not impair

the use of adjacent conforming property, and will not impair the purpose of the regulations of
the zoning district in which the property is located because:

Deana fameaes  ior

v

Jessica Cohen
Madam Chair

Flaine Ramirez
Executive Liaison
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August 18th, 2025
Board of Adjustment
P.O. Box 1088
Austin, TX 78767

Re: Variance for 1750 & 1752 Channel Road from LDC 25-2-1176(A)(1) to allow for extending
of (2) boat docks greater than 30’ from shoreline.

Dear Board Members,

This letter provides clarification on points discussed at the BOA hearing on August 11, 2025,
concerning cases C15-2025-0026 and C15-2025-0027, which relate to site plan
SP-2025-0119D. The plan proposes replacing existing non-conforming, grandfathered boat
docks with two new boat docks that will comply with current code.

The variance request is to construct these new boat docks at a distance greater than 30 feet
from the shoreline, a measure deemed necessary for navigational and safety reasons. We
request that the BOA grant this variance to enable the property owners to use their docks safely
and legally, consistent with other neighboring docks that exhibit similar bathymetry.

An image from the City of Austin GIS services illustrates the lake's bathymetry. It shows that
docks upstream of 1750 and 1752 Channel Road have similar depths extending from their
respective shorelines. Conversely, downstream from these properties, specifically along 1746
and 1744 Channel Road, the lake becomes less shallow, indicating these properties do not face
the same navigational safety challenges.
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Dredging Information:

In most cases where the lake is shallow and a new boat dock is proposed, the allowable 25
cubic yards of dredge per LDC 25-2-1176(A)(1) is sufficient to allow navigational safety. In this
case, for both 1750 and 1752 Channel Road, the amount of dredge would substantially exceed
that amount.

1750 Channel Road Dredge Exhibit:
For modern watercraft to operate safely, a minimum water depth of 4 feet is required. At 1750
Channel Road, this depth is naturally achieved 30 feet from the shoreline.

Dredging the area between this 30-foot point and the existing bulkhead/shoreline would result in
more than 25 cubic yards of dredged material. To comply with legal limits, the proposed design
extends only 37 feet 3 inches from the shoreline, significantly reducing the volume of dredge
material.
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1752 Channel Road Dredge Exhibit:
To ensure safe operation for modern watercraft, a minimum water depth of 4 feet is required. At

1750 Channel Road, this depth is achieved 30 feet from the shoreline. Dredging from this point
to the existing bulkhead or shoreline of the property would result in more than 25 cubic yards of
dredge material. The proposed design extends 46 feet 1 inch from the shoreline, which reduces

the dredge material to a legally permissible amount.
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In each of these cases, dredging greater than 25 cubic yards of material would require a
separate variance approval from the environmental commission to this section of code - there is
no guarantee of this being approvable and historically has been denied by the committee

Design Notes:

It should be noted that neither proposed dock at 1750 or 1752 Channel Road are being
proposed at a greater length from shoreline than what is currently existing/non-conforming on
site. In both cases, the designs of the docks have been brought in closer to shoreline. 1752
Channel Road is being reduced in length by 3’ 8", and 1750 Channel is being reduced by 6”.

Navigation:

This section of the lake is wide, measuring over 800 feet at its widest point between the end of
the Channel Rd. docks and the opposing side of the lake:
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This distance is concurrent, if not a small increase, from the average width of Lake Austin in and
around the 360 Bridge, as seen below. An increase in boat dock length of 7°3” and 16’1”,
respectively to 1750 and 1752 Channel Road, would not be an apparent risk to boater safety in
this section of the lake.
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Effects of Dredging:

Due to its proximity to Bull Creek and Austin Country Club, the proposed boat dock site
experiences constant sedimentation, making this historically shallow area of Lake Austin difficult
to navigate. Without the requested variance and should the docks be required to adhere to the
30’ rule, perpetual dredging would be needed to maintain boat access.

The permitting of dredging, which is typically a one-time operation for navigability, requires city
approval. However, dredging’s environmental impact on Lake Austin is significant, releasing
lakebed material and causing:

Increased Water Turbidity: Reduces light, harming aquatic vegetation and visibility.
Habitat Disruption: Destroys crucial benthic habitats.

Release of Contaminants: Re-suspends pollutants.

Altered Water Chemistry: Changes nutrient and oxygen levels, potentially causing
algal blooms.

e Impact on Fish Spawning Grounds: Destroys vital fish breeding areas.

Granting the variance is crucial to avoid continuous, environmentally damaging dredging,
thereby preserving Lake Austin's ecosystem.

Final Notes:

Included in this letter is the latest comment report from the DSD, showing that all comments
have been cleared pertaining to the design of the new docks, save for that pertaining to the
variance request of extending greater than 30’ from shoreline.

Also included in this letter are letters of support from the neighbors of 1750 & 1752 Channel
Road, who can attest to the shallow nature of the lake at this section.

Based on the navigational and safety concerns, the impracticality and environmental harm of
extensive dredging, and the support from neighboring properties, we respectfully request that
the Board of Adjustment grant the variance for 1750 and 1752 Channel Road. This will allow for
the construction of new boat docks extending greater than 30 feet from the shoreline, ensuring
safe and legal watercraft operation while protecting Lake Austin's delicate ecosystem.
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Site Plan Review — Clarissa E. Davis
(512) 974-1423 - clarissa.davis@austintexas.gov

BOAT DOCKS, BULKHEADS AND SHORELINE MODIFICATION
SP1. — Cleared.
SP2. Both docks extend too far into the lake from the shoreline. Please revise.
U3: This will require a BOA variance. Please reach out to Elaine Ramirez for more
information.
SP3. - Cleared.
SP4. — Cleared.
ADMINISTRATIVE
SP5. — SP 6 — Cleared.

SP7. Add a north arrow to the location map on the cover sheet.
U3: Cleared.

SP8. —SP 9 - Cleared.

END OF MASTER COMMENT REPORT

Comment Resolution Process:
You can submit a Comment Resolution Request if:

1. You have identified two or more comments in your Master Comment Report that conflict with each
other; and
2. You do not believe that the comments can be satisfied.

Comment Resolution Requests can only be submitted and resolved between review cycles. They cannot
be submitted while the site plan is in review. Use the Comment Resolution Request Web Form to submit
your request.

Questions or Concerns? Contact Us:

If you have any questions or concerns or if you require more information about this report, please do not
hesitate to contact your Case Manager at the email address listed at the top of this report or by writing to
the City of Austin, Development Services Department, P.O. Box 1088, Austin, Texas 78767.
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BOA GENERAL REVIEW COVERSHEET

CASE: C15-2025-0026 BOA DATE: Monday, August 8", 2025
ADDRESS: 1750 Channel Rd COUNCIL DISTRICT: 8

OWNER: Red Bud Partners, LP AGENT: Stephen Hawkins

ZONING: SF-2

LEGAL DESCRIPTION: CHANNEL ROAD SUBD BLK A LOT 1

VARIANCE REQUEST: LDC, Section 25-2-1176 (Site Development Regulations for Docks, Marinas, and Other
Lakefront Uses) (A) (1) to increase the dock length from 30 feet (required) to thirty-seven feet and three inches (37’
3”) (requested).

SUMMARY: erect a boat dock

ISSUES: uniquely shallow due to sedimentary deposits.

ZONING LAND USES
Site SF-2 Single-Family
North | LA Lake Austin
South | SF-2; LA Single-Family
East SF-2 Single-Family
West SE-2 Single-Family

NEIGHBORHOOD ORGANIZATIONS:
Austin Independent School District

Austin Neighborhoods Council

City of Rollingwood

Friends of Austin Neighborhoods
Preservation Austin

Save Our Springs Alliance

TNR BCP — Travis County Natural Resources
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July 21, 2025

Stephen Hawkins
1750 Channel Rd
Austin TX, 78746

Property Description: CHANNEL ROAD SUBD BLK A LOT 1
Re: C15-2025-0026
Dear Stephen,

Austin Energy (AE) has reviewed your application for the above referenced property, requesting that the
Board of Adjustment consider a variance request from LDC Section 25-2-1176(A)(1) at 1750 Channel
Road.

Austin Energy does not oppose the request, provided that any proposed or existing improvements
follow Austin Energy’s Clearance & Safety Criteria, the National Electric Safety Code, and OSHA
requirements. Any removal or relocation of existing facilities will be at the owner’s/applicant’s expense.

Please use this link to be advised of our clearance and safety requirements which are

additional conditions of the above review action:

https://library.municode.com/tx/austin/codes/utilities criteria _manual?nodeld=SIAUENDECR 1.10.0CL
SARE

If you require further information or have any questions regarding the above comments, please contact
our office. Thank you for contacting Austin Energy.

Rosemary Avila, Planning Officer
Infrastructure Services | Austin Energy
4815 Mueller Blvd

Austin, TX 78723

(512) 972-8488
Rosemary.avilla@austinenergy.com



https://library.municode.com/tx/austin/codes/utilities_criteria_manual?nodeId=S1AUENDECR_1.10.0CLSARE
https://library.municode.com/tx/austin/codes/utilities_criteria_manual?nodeId=S1AUENDECR_1.10.0CLSARE
mailto:Rosemary.avilla@austinenergy.com
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SERVICESPEPARTMENT General/Parking Variance
Building a Better and Safer Austin Together Application

DevelopmentATX.com | Phone: 311 (or 512-974-2000 outside Austin)

For submittal and fee information, see austintexas.gov/digitaldevelopment

WARNING: Filing of this appeal stops all affected construction activity.

This application is a fillable PDF that can be completed electronically. To ensure your information is
saved, click here to Save the form to your computer, then open your copy and continue.

The Tab key may be used to navigate to each field; Shift + Tab moves to the previous field. The Enter
key activates links, emails, and buttons. Use the Up & Down Arrow keys to scroll through drop-down
lists and check boxes, and hit Enter to make a selection.

The application must be complete and accurate prior to submittal. If more space is required, please
complete Section 6 as needed. All information is required (if applicable).

For Office Use Only

Case # __ C15-2025-0026 ROW # 13546495 Tax # 0133110181

Section 1: Applicant Statement

Street Address: 1750 Channel Road, Austin TX 78746

Subdivision Legal Description:
CHANNEL ROAD SUBD BLK A LOT 1

Lot(s): Block(s):
Outlot: Division:
Zoning District: SF-2 Council District:8
I/'We Stephen Hawkins on behalf of myself/ourselves as
authorized agent for Red Bud Partners affirm that on
Month |July , Day B , Year [2025 , hereby apply for a hearing before the

Board of Adjustment for consideration to (select appropriate option below):
@Erect OAttach OComplete ORemodel O Maintain O Other:
Type of Structure: Boat Dock

City of Austin | Board of Adjustment General/Parking Variance Application 2/9/22 | Page 4 of 8
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Portion of the City of Austin Land Development Code applicant is seeking a variance from:

LDC 25-2-1176(A)(1): "A dock may extend up to 30 feet from the shoreline [into the lake], except
that the director may require a dock to extend a lesser or greater distance from the shoreline if
deemed necessary to ensure navigation safety" to allow for building a dock 37'3" from the
shoreline into the lake.

Section 2: Variance Findings

The Board must determine the existence of, sufficiency of, and weight of evidence supporting the
findings described below. Therefore, you must complete each of the applicable Findings Statements
as part of your application. Failure to do so may result in your application being rejected as
incomplete. Please attach any additional supporting documents.

NOTE: The Board cannot grant a variance that would provide the applicant with a special
privilege not enjoyed by others similarly situated or potentially similarly situated.

| contend that my entitlement to the requested variance is based on the following findings:

Reasonable Use
The zoning regulations applicable to the property do not allow for a reasonable use because:

The maximum length from shoreline allowed for a boat dock is a navigational hazard, due to the
naturally existing shallow conditions of Lake Austin in this area. Similar neighboring properties
have addressed this unique environmental feature for decades by building their boat docks
further into the lake.

Hardship
a) The hardship for which the variance is requested is unique to the property in that:

The bathymetry of Lake Austin in this area is uniquely shallow, due to annual sedimentary
deposits caused by neighboring property's runoff.

b) The hardship is not general to the area in which the property is located because:

The homeowners are seeking no special privilege to shoreline use not already given to owners
of other similar situated property with approximately contemporaneous development. Due to the
nature of the lake's inaccessibility in this area, the extension of a boat dock greater than 30' from
shoreline is requested to guarantee the owner's right to access.

City of Austin | Board of Adjustment General/Parking Variance Application 2/9/22 | Page 5 of 8
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Area Character

The variance will not alter the character of the area adjacent to the property, will not impair the use of
adjacent conforming property, and will not impair the purpose of the regulations of the zoning district
in which the property is located because:

The variance will allow the proposed boat dock to be a functional appurtenence similar to other
docks in the area that have been built greater than 30' from shoreline. The proposed dock will
adhere to all other Land Development codes pertaining to boat docks.

Parking (additional criteria for parking variances only)

Request for a parking variance requires the Board to make additional findings. The Board may grant
a variance to a regulation prescribed in the City of Austin Land Development Code Chapter 25-6,
Appendix A with respect to the number of off-street parking spaces or loading facilities required if it
makes findings of fact that the following additional circumstances also apply:

1. Neither present nor anticipated future traffic volumes generated by the use of the site or the
uses of sites in the vicinity reasonably require strict or literal interpretation and enforcement of
the specific regulation because:

2. The granting of this variance will not result in the parking or loading of vehicles on public
streets in such a manner as to interfere with the free flow of traffic of the streets because:

3. The granting of this variance will not create a safety hazard or any other condition inconsistent
with the objectives of this Ordinance because:

4. The variance will run with the use or uses to which it pertains and shall not run with the site
because:

City of Austin | Board of Adjustment General/Parking Variance Application 2/9/22 | Page 6 of 8
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Section 3: Applicant Certificate

| affirm that my statements contained in the complete application are true and correct to the best of

my knowledge and belief%ﬁ/
Applicant Signature: 4 ' Date: 7/9/2025
Applicant Name (typed or printed): Stephen Hawkins

Applicant Mailing Address: 6504 Betty Cook Drive
City: Austin State: TX Zip: 78723

Phone (will be public information): ||| N
Email (optional — will be public information): -_

Section 4: Owner Certificate

| affirm that my statements contained in the complete application are true and correct to the best of
my knowledge and belief. \

Owner Signature: Date: 07/09/2025

Owner Name (typed or printed): Red Bud Partners LP
Owner Mailing Address: 626 Shadywood Rd
City: Houston State: TX Zip: 77057

Phone (will be public information):
Email (optional — will be public information):

Section 5: Agent Information

Agent Name:

Agent Mailing Address:
City: State: Zip:

Phone (will be public information):

Email (optional — will be public information):

Section 6: Additional Space (if applicable)

Please use the space below to provide additional information as needed. To ensure the information is
referenced to the proper item, include the Section and Field names as well (continued on next page).

City of Austin | Board of Adjustment General/Parking Variance Application 2/9/22 | Page 7 of 8



TREE SURVEY

OF A PORTION OF A CALLED 0.28 ACRES TRACT,
VOLUME 3331, PAGE 2285 DEED RECORDS, TRAVIS COUNTY, TEXAS
AND A PORTION OF A CALLED 0.14 ACRE AND 0.035 ACRE TRACT
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GENERAL NOTES:

1) THIS PROPERTY IS SUBJECT TO ANY AND ALL
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RECORD, ENCUMBRANCES, RESTRICTIVE COVENANTS
OR OWNERSHIP TITLE EVIDENCE.
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rrom: —
To: amirez, Diana

Subject: FW: Strong Objection to Variance Request; Case No. C15-2025-0026; 1750 Channel Road
Date: Monday, August 11, 2025 12:34:59 PM

External Email - Exercise Caution

Strong Objection to Variance Request; Case No. C15-2025-0026; 1750 Channel Road

Please add these pictures to my email

< 1752 Channel Rd

® 1752 Channel Rd, Austin, TX
78746
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< 1752 Channel Rd
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360 Bridde 1

Piers & docks
facing 360
bridge
1-2 stories
No 3 stories

Re: Strong Objection to Variance Request; Case No. C15-2025-0026; 1750 Channel Road
Dear Members of the Board of Adjustments,

We, Bruce and Niloofar Slayden, representing the SLAYDEN BRUCE & NELLIE REVOCABLE TRUST at 1744 Channel Road, respectfully submit this letter to express our strong and
unequivocal opposition to the variance request submitted by Red Bud Partners LP for the property located at 1750 Channel Road. The request seeks approval to construct a new dock
extending 37 feet and 3 inches from the shoreline—substantially exceeding the 30-foot maximum length permitted under the Land Development Code (LDC 25-2-1176).

We urge the Board to deny this request. This request is not only excessive and unjustified, but also poses a threat to navigation safety, neighborhood consistency, and surrounding
property values. Critically, this variance request is inconsistent with both the letter and the intent of the applicable regulations.

1. Undermining Code’s Intent

The variance request proposes a dock length that is 124% of the maximum allowable by code—exceeding the 30-foot limit by a more than 7 feet. The applicant has not provided evidence
demonstrating that this increased length is necessary for navigation safety, as required under LDC 25-2-1176. In the absence of such justification, approval would set a troubling
precedent and undermine the intent and the integrity of the Code.

2. Navigation Hazard and Community Consistency

The proposed 37+ feet, multi-level dock would constitute a significant navigational hazard. It would be the only residential multi-level dock in the area extending nearly 125% of the
standard shoreline distance. This outlier configuration deviates dramatically from the existing character of surrounding docks along Lake Austin, which are predominantly conform to
code. A new multi-level dock of up to a 30" height and 37+ length would obstruct sight lines around the shoreline curve, increasing the risk of boating accidents. The Board must not
approve any new structure that compromises boater safety on Lake Austin.
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3. Adverse Impact on Neighboring Properties and the Lake Community

Approval of this variance would result in immediate and measurable harm to neighboring properties, including ours. A multi-level dock of this size (extending 25% further from the

shoreline and potentially rising up to 30 feet in height) would obstruct previously unobstructed lake views and irreparably damage the character and value of surrounding homes. We
recently invested in a dock that complies fully with code requirements, and we did so with the reasonable expectation that nearby developments would be held to the same standard.

Granting this variance would violate that the reasonable expectation and set a highly concerning precedent.

4. Lack of Justification

The applicant has not provided adequate justification for a variance of this magnitude. This is not a request for repair or modest modification of the existing dock—it is an attempt to
construct an oversized, new multi-level dock with an excessive footprint that blatantly exceeds code limitations by nearly 25%. The applicant has failed to demonstrate any legitimate or
compelling need for such an expansion. The Board has no reasonable basis to approve a variance of this magnitude.

Approval of such a variance would not only contradict the purpose of the code, but create a potential navigation hazard that also diminishes the value and enjoyment of neighboring
properties and the entire lake community. For the reasons outlined above, we respectfully request that the Board deny this varianceapplication in its entirety.

Thank you for your attention to this matter.
Sincerely,

Bruce and Niloofar Slayden
SLAYDEN BRUCE & NELLIE REVOCABLE TRUST
1744 Channel Road, Austin, TX 78746

CAUTION: This is an EXTERNAL email. Please use caution when clicking links or opening attachments. If you believe this to be a malicious or phishing email, please
report it using the "Report Message" button in Outlook.
For any additional questions or concerns, contact CSIRT at "cybersecurity@austintexas.gov".
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From: l
SuLject: Strong Objection to Variance Request; Case No. C15-2025-0026; 1750 Channel Road

Date: Tuesday, August 5, 2025 4:16:39 PM

You don't often get email from nellieslayden@gmail com. Learn why this is important

External Email - Exercise Caution

Re: Strong Objection to Variance Request; Case No. C15-2025-0026; 1750 Channel Road
Dear Members of the Board of Adjustments,

We, Bruce and Niloofar Slayden, representing the SLAYDEN BRUCE & NELLIE
REVOCABLE TRUST at 1744 Channel Road, respectfully submit this letter to express our
strong and unequivocal opposition to the variance request submitted by Red Bud Partners LP
for the property located at 1750 Channel Road. The request seeks approval to construct a new
dock extending 37 feet and 3 inches from the shoreline—substantially exceeding the 30-foot
maximum length permitted under the Land Development Code (LDC 25-2-1176).

We urge the Board to deny this request. This request is not only excessive and unjustified, but
also poses a threat to navigation safety, neighborhood consistency, and surrounding property
values. Critically, this variance request is inconsistent with both the letter and the intent of the
applicable regulations.

1. Undermining Code’s Intent

The variance request proposes a dock length that is 124% of the maximum allowable by code
—exceeding the 30-foot limit by a more than 7 feet. The applicant has not provided evidence
demonstrating that this increased length is necessary for navigation safety, as required under
LDC 25-2-1176. In the absence of such justification, approval would set a troubling precedent
and undermine the intent and the integrity of the Code.

2. Navigation Hazard and Community Consistency

The proposed 37+ feet, multi-level dock would constitute a significant navigational hazard. It
would be the only residential multi-level dock in the area extending nearly 125% of the
standard shoreline distance. This outlier configuration deviates dramatically from the existing
character of surrounding docks along Lake Austin, which are predominantly conform to code.
A new multi-level dock of up to a 30” height and 37+’ length would obstruct sight lines
around the shoreline curve, increasing the risk of boating accidents. The Board must not
approve any new structure that compromises boater safety on Lake Austin.

3. Adverse Impact on Neighboring Properties and the Lake Community

Approval of this variance would result in immediate and measurable harm to neighboring
properties, including ours. A multi-level dock of this size (extending 25% further from the
shoreline and potentially rising up to 30 feet in height) would obstruct previously unobstructed
lake views and irreparably damage the character and value of surrounding homes. We recently
mvested in a dock that complies fully with code requirements, and we did so with the
reasonable expectation that nearby developments would be held to the same standard.
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Granting this variance would violate that the reasonable expectation and set a highly
concerning precedent.

4. Lack of Justification

The applicant has not provided adequate justification for a variance of this magnitude. This is
not a request for repair or modest modification of the existing dock—it is an attempt to
construct an oversized, new multi-level dock with an excessive footprint that blatantly exceeds
code limitations by nearly 25%. The applicant has failed to demonstrate any legitimate or
compelling need for such an expansion. The Board has no reasonable basis to approve a
variance of this magnitude.

Approval of such a variance would not only contradict the purpose of the code, but create a
potential navigation hazard that also diminishes the value and enjoyment of neighboring
properties and the entire lake community. For the reasons outlined above, we respectfully
request that the Board deny this variance application in its entirety.

Thank you for your attention to this matter.
Sincerely,

Bruce and Niloofar Slayden
SLAYDEN BRUCE & NELLIE REVOCABLE TRUST
1744 Channel Road, Austin, TX 78746
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