CITY OF WEST LAKE HILLS, TEXAS
NOTICE OF ZONING & PLANNING COMMISSION (ZAPCO) REGULAR MEETING
Wednesday, April 17, 2024 at 6:30 PM

Notice is hereby given that the Zoning and Planning Commission (ZAPCO) of the City of West
Lake Hills, Texas, will hold a Regular Meeting on the 17th day of April 2024 at 6:30 p.m., in the
Council Chamber, Municipal Building, 911 Westlake Drive, West Lake Hills, Texas, at which
time the following items will be discussed, to-wit:

REMOTE ACCESS - Join Zoom Meeting at https://us02web.zoom.us/j/3499549035

Or via telephone: Dial (346) 248-7799

Meeting ID: 349 954 9035

If you wish to speak during the meeting or provide written comments, please email your name,
phone number, comments, and the item number you wish to speak on

to planner@westlakehills.gov by 1:00 P.M. on April 17, 2024.

1. Call to Order. Chairman Robert Meisel.

2. Citizen Communications The Commission welcomes public comments at this point on any
issue. If the issue is listed on the agenda, the speaker may choose to comment during the
Public Comment period or when the specific agenda item is taken up by the Board later in
the meeting. The Board cannot respond to or discuss matters not listed on the agenda. The
Board may provide factual information, refer the item to a staff member, or request the item
be added to a future meeting agenda. Speakers shall limit their comments to five (5) minutes
each.

3. Consent Agenda The following items are considered to be self-explanatory by the
Commission and will be enacted with one motion. There will be no separate discussion of
these item/s unless a Commission Member or citizen so requests.

a. Approval of the March 20, 2024 Zoning and Planning Commission Minutes
b. Report of Previous ZAPCO cases acted on by the BOA/City Council

4. Public Hearing 803 Rock Creek Dr.: Discuss and make a recommendation on a variance to
allow grading in the setback greater than 18 inches (Section 22.03.170 of the West Lake
Hills Code).

Applicant: Eric Krause, Property Owner
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5. Public Hearing 1511 Wildcat Hollow: Discuss and make recommendation on the proposed

variances:

1. The removal of one tree (17.7 Cedar) with trunk diameter of 14 inches or greater

(Section 22.03.304 of the West Lake Hills Code)

2. Increase impervious cover to 30% where 25% is the maximum (Section 22.03.281

(b) of the West Lake Hills Code)
3. Allow for 30 feet encroachment of the building and grading into a 50-foot front
setback (22.03.281 (b) of the West Lake Hills Code).

Applicant: Matt Sener, Michael Hsu Office of Architecture

6. Public Hearing 406 Redbud Trl: Discuss and make recommendations on the proposed
variances:

1. The removal of nine (9) trees with trunk diameters of 14 inches or greater (Section

22.03.304 of the West Lake Hills Code)

2. Excavation, grading or filling greater than 18 in setbacks (Section 22.03.170 (f) of

the West Lake Hills Code)

3. Closed cut of 21 feet where maximum allowed is 15 feet (7.4.1 of the Drainage and

Erosion Control Manual)
4. Driveway with an elevation change of greater than 6 feet from natural grade
(Section22.03.249 (b) (4))

Applicant: Bhavani Singal, Workshop No.5 LLC
7. Public Works Discuss and review street maintenance plans for fiscal year 2025.

8. Adjournment. Chairman Robert Meisel.

By Jennifer C. Bills, Director of Building &

Development Services

Certificate

I certify that the above Notice of the April 17, 2024, Zoning & Planning Commission Meeting

was posted on the bulletin board at the Municipal Building, 911 Westlake Drive, West Lake

Hills, Texas on Friday, April 12, 2024 at 5:00 pm, and will remain posted continuously until said

meeting is ended.
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By Joel Sherrouse, Development Coordinator

The City of West Lake Hills is committed to compliance with the Americans with Disabilities

Act. Reasonable accommodations and equal access to communications will be provided upon
request.

All items on the agenda are for discussion and/or action. ZAPCO reserves the right to adjourn
into executive session at any time during the course of this meeting to discuss any of the matters
listed above, as authorized by Texas Government Code Sections 551.071 (Consultation with
Attorney), 551.072 (Deliberations about Real Property), 551.073 (Deliberations about Gifts and

Donations), 551.074 (Personnel Matters), 551.076 (Deliberations about Security Devices), and
551.086 (Economic Development).
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City of West Lake Hills
City Council

AGENDA REPORT

Meeting Date: April 17, 2024 Item Number: 3b
Building & Development

Department: Services

Prepared By: Jennifer C. Bills Cost / Budget: None

Exhibits: See Attached Source of Funds: N/A

Report of Previous ZAPCO cases acted on by the BOA/City Council.

Since the March 20, 2024 ZAPCO meeting the following cases forwarded by ZAPCO were considered at City
Council/BOA.

Board of Adjustment
a. 702 Loma Linda — Building Height Variance — Approved
b. 902 Redbud Trl — Grading in the setback greater than 18” — Approved
c. 311 Westhaven Dr. — Side setback encroachment of 5’ into a 20’ setback — Approved.
d. 613 Rock Park — Approved
a. Allow more than 2 dwelling units per acre
b. Establish setbacks for R-3 property less than one acre

City Council
a. 613 Rock Park — Removal of 2 trees 14 inches or greater - Approved

b. 712 Windsong Trl — 20-foot encroachment into a 30-foot fence front setback - Approved

Page 1
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City of West Lake Hills

MINUTES OF A ZONING & PLANNING COMMISSION (ZAPCO)

REGULAR MEETING
Wednesday, March 20, 2024 at 6:30 PM

1. Call to Order: Chairman Robert Meisel.
a. Meeting begins at 6:30pm

b. Roll Call
i. Chair Robert Meisel: Present
ii. Vice-Chair Jim Pledger: Present
iii. Commissioner Julia Webber: Present
iv. Commissioner Karen Bartoletti: Present
v. Commissioner Patrick Stewart: Present
vi. Commissioner Laurie Maccini: Present

REMOTE ACCESS: Any citizens or applicants that wish to speak at the meeting are encouraged to
attend virtually, as the number of people in the chambers will be limited due to physical distancing.

Join Zoom Meeting: https://us02web.zoom.us/j/3499549035
Meeting ID: 349 954 9035

If you wish to listen to the meeting via telephone:

Dial (346) 248-7799

Meeting ID: 349 954 9035.

If you wish to speak during the meeting or provide written comments, please provide your
name, phone number, comments, and the item number you wish to speak on to
planner@westlakehills.gov by 1:00 P.M. on February 21, 2024

2. Citizen Communications: The Commission welcomes public comments at this point on

any issue. If the issue is listed on the agenda, the speaker may choose to comment
during the Public Comment period or when the specific agenda item is taken up by the
Commission later in the meeting. The Commission cannon respond to or discuss matters
not listed on the agenda. The Commission may provide factual information, refer the
item to a staff member, or request the item be added to a future meeting agenda.
Speakers shall limit their comments to five (5) minutes each.

a. No speakers present in-person or online

Draft ZAPCO Minutes March 20, 2024
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3. Consent Agenda: The following items are considered to be self-explanatory by the

Commission and will be enacted with one motion. There will be no separate discussion
of these items unless a Commission Member or citizen so requests.

1. Minutes from the January 17, 2024 regular Zoning & Planning Commission
Meeting.
2. Report of Previous ZAPCO cases acted on by the BOA/City Council.

a. Action: Commissioner Stewart moves that all items be approved
o Commissioner Maccini Seconds

o Motion carries 4:0

4, Public Hearing: 712 Windsong Trail: Discuss and make a recommendation on a variance

to allow an encroachment of up to 20 feet into the 30-foot front yard fence setback
(Section22.03.173 of the West Lake Hills Code)

Applicant: Heather Barnes

a. Staff Report: Director Bills delivered a briefing on property and fence and
recommends approval of variance.
b. Public Comments:

o Applicant Heather Barnes shared a presentation on the property and why she
believes the fence would be a positive for her family and the neighborhood.

o Neighbor Ace Pickens spoke out in favor of the variance on behalf of the
nearby neighbors.

c. Discussion:

o Commissioners in general agreement that the 30-foot setback may not make
sense in this particular case, but cannot determine that an actual hardship
exists.

o Commissioners expressed that fence setbacks in established neighborhoods
may not always make sense, but that this is a policy issue that they would like
to see addressed by Council

o Commissioners want Council to be aware that ZAPCO

d. Action:

o Commissioner Bartoletti moves that the variance be forwarded to Council
with a recommendation of approval.

= Motion dies without a second

o Commissioner Pledger moves that the variance be forwarded to Council with
a recommendation with a recommendation of denial for lack of hardship.

Draft ZAPCO Minutes March 20, 2024
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=  Commissioner Webber Seconds
= Motion Carries 4:1 with Commissioner Bartoletti voting against the
motion.

Recommendation will be forwarded to City Council on April 10, 2024

5. Public Hearing: 702 Loma Linda: Discuss and make a recommendation on a variance to

exceed the 30-foot building height maximum by 3 feet, 2 inches feet for a balcony roof.
(Section 22.03.279 of the West Lake Hills Code).

Applicant: Jenna Montoya

a. Staff Report: Director Bills delivers briefing on building history and variance. Staff
recommends denial of the variance request.
b. Public Comment: Applicant Jenna Montoya discusses their project
c. Discussion:
o Commissioner Webber notes that variance is design-driven, and that the
floor/ceiling height could have been adjusted instead
d. Action: Commissioner Stewart moves that the variance be forwarded to Council with
a recommendation with a recommendation of denial for lack of hardship.
o Commissioner Webber Seconds
o Motion Carries Unanimously 5-0

Recommendation will be forwarded to the Board of Adjustment on April 10th, 2024

6. Public Hearing: 902 Redbud Trail: Discuss and make a recommendation on a variance to
allow grading in the setback greater than 18 inches (Section 22.03.170 of the West Lake
Hills Code).

Applicant: Samy Aboel-Nil

a. Staff Report: Director Bills delivers briefing on retaining wall/planter in setback. Staff
recommends approval of the variance.
b. Public Comment: Architect David Bench discusses the project and the variance
request.
c. Discussion:
o Commissioners not entirely clear if the feature is a retaining wall and
therefore a grade change, or a planter that would not require variance.

Draft ZAPCO Minutes March 20, 2024
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d. Action: Commissioner Bartoletti moves that the variance be forwarded to Council
with a recommendation with a recommendation of approval.
o Commissioner Webber Seconds
o Motion Carries Unanimously 5-0

Recommendation will be forwarded to the Board of Adjustment on April 10th, 2024

7. Public Hearing: 311 Westhaven Drive: Discuss and make recommendation on a variance
for an encroachment of 5 feet into the 20-foot side setback for an addition to an existing
nonconforming single-family house (Section 22.03.275 and 22.03.281 of the West Lake
Hills Code).

Applicant: Elizabeth Salaiz

a. Staff Report: Director Bills delivers briefing on expansion of existing non-conforming
structure with a reduction in overall impervious cover. Staff recommends approval
of the variance.

b. Public Comment: Owner Jon Hibler discusses the project and the variance request.

c. Action: Commissioner Maccini moves that the variance be forwarded to Council with
a recommendation with a recommendation of approval.

o Commissioner Webber Seconds
o Motion Carries Unanimously 5-0

Recommendation will be forwarded to the Board of Adjustment on April 10th, 2024

8. Public Hearing: 613 Rock Park: Discuss and make recommendations on three variances:

1. Allow one primary residential unit with an attached dwelling unit — More than 2
dwelling units per acre (Section 38.03.034)

2. Schedule of Regulations - Establishing Setbacks for R-3 Transitional smaller than 0.5
acres (Section 22.03.281)

3. Removal of three trees greater than 14 inches (Section 22.03.304)
a. T105-17 Inch Live Oak
b. T106 — 15 Inch Cedar Elm

Draft ZAPCO Minutes March 20, 2024
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c. T138-24.5Inch (15/17 double trunk) Hackberry

Applicant: Alfredo Terrones

a. Staff Report: Director Bills delivers briefing on history of Development Agreement
and how the R-3 zoning district does not allow lots this size, and previous variances
granted. Staff recommends approval of the variances.

b. Public Comment:

o Architect Alfredo Terrones discusses the project, septic requirements, and the
reduced density versus the development agreement.

o Community member Andrew Holck spoke expressing that the development
does not cause him concern considering the much more extensive
development occurring in the surrounding properties in the ETJ.

c. Discussion

o Commissioners ask why the proposed building is considered 2 separate
dwelling units.

= Director Bills explains that code defines a dwelling as having its own
independent living, sanitary, and kitchen facilities. Since the main
house doesn’t need to be accessed from the smaller suite for use as a
dwelling, it is a separate dwelling by code.

d. Action: Commissioner Bartoletti moves that the variance be forwarded to Council
with a recommendation with a recommendation of approval.

o Commissioner Pledger Seconds

o Motion Carries 4-0, with Commissioner Maccini abstaining.

Recommendation will be forwarded to the Board of Adjustment and City Council on April
10th, 2024

9. Public Hearing: 4010 Bee Cave: Discuss and make a recommendation to approve a

variance for sign size for a free-standing commercial sign, single business use at 4010
Bee Cave Rd for the new Municipal Building. (Section 32.03.008 (2) West Lake Hills Code)

Applicant: Trey Fletcher

a. Staff Report: Director Bills delivers briefing on sign for new City Hall building.
b. Public Comment:
o Jennifer Bills: Building and Development Director expresses that the goal of
the sign is to keep in line with existing and planned signage on redbud and

Draft ZAPCO Minutes March 20, 2024
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Bee Cave, and that while the building is for single-use in that the City is the
sole user, the separate services (municipal offices, Court, and Police) are
similar to a multi-tenant building

c. Discussion:

o Chairman Meisel expresses concern that City is willing to waive ordinances
for its own use.

o Commissioner Pledger expresses that facilities serving the public good such
as schools and hospitals have been given special consideration.

o Commissioner Maccini requests that the planter be removed from the sign,
as it would require extra maintenance and water to maintain for minimal
benefit.

d. Action: Commissioner Bartoletti moves that the variance be forwarded to Council
with a recommendation with a recommendation of approval.

o Commissioner Pledger Seconds

o Motion Carries 4-1 with Commissioner Maccini voting against approval

Recommendation will be forwarded to the City Council on March 27th, 2024

10. Adjournment: Chairman Robert Meisel.
a. Meeting Adjourned at 8:20 pm

Respectfully submitted,

ROBERT MEISEL, CHAIRMAN

ATTEST:

Development Coordinator Joel Sherrouse

These minutes were approved on , 2024,

Draft ZAPCO Minutes March 20, 2024

Page 10 of 103



City of West Lake Hills

Zoning and Planning Commission

AGENDA REPORT

Meeting Date: April 17, 2024 Item Number: 4
Building & Development

Department: Services

Prepared By: Jennifer C. Bills Cost / Budget: None

Exhibits: See Attached Source of Funds: N/A

803 Rock Creek Dr.: Discuss and make arecommendation on a variance to allow grading in the setback greater
than 18 inches (Section 22.03.170 of the West Lake Hills Code).

Applicant: Eric Krause, Property Owner

Recommendation
Staff recommend approval of the variance request. The erosion presents a hardship to the property owner
that they are trying to resolve with a series of low-profile walls. The grading over 18 inches is limited to a
small area of the yard with less than an 8-inch variance (2.2 foot tall wall).

This item will be forwarded to the May 8, 2024 Board of Adjustment meeting for consideration.

Property Information, Zoning & Site Characteristics:

Owner: Eric & Ashley Krause

Legal Description: Liveoak Terrace, Block D, Lot 2 Partial Replat
Lot Size: 0.4693

Zoning: R-1 One Family

The properties surrounding the subject property are zoned R-1 One Family Residential.

Background & Analysis:

The applicant is requesting a variance for grading over 18 inches in the setback for retaining walls (Attachment
1). The applicant states that the existing slope is causing erosion in the rear setback as the property slopes
down to the property line. They would like to install a series of retaining walls to the sides and rear of the
property to reduce the erosion and make planting areas within the yard. In the southeast corner, some of
the walls would exceed 18 inches. The tallest wall will be 2 feet 1.5 inches, which would be a variance of 7.32
inches (Attachment 2). With the grading the owner is planning to install additional vegetation to also slow the
erosion of the site (Attachment 3). The city engineer has reviewed the plans and recommends approval of the
variance (Attachment 4).

Page 1
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Public Comment:
At the time of this report, staff has received two letters of support from surrounding neighbors (Attachment
5).

Variance Criteria Review:
When applying for a variance, the applicant has provided the following evidence:

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in
unnecessary hardship to the applicant.
Property is naturally situated on a significant topographical slope with approximately 35 feet of
elevation change across 137 feet of property (resulting in an approximately 15% slope on the property).
Significant erosion has occurred, and drainage retention has been completely lost on the property.
Given the slope of the property, there is no practical way to add retention on the property without
variance from the natural grade greater than 18 inches. Without it, the erosion and
disruption/disturbance of neighbors with inevitably continue and natural terrain and flora on property
will continue to be devastated.
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2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing
flora.
The existing flora is being destroyed due to the extreme erosion resulting from the substantial sloping
on the property. More than ten trees lost in the last two years. | am planting over 42 new city-
approved trees in an attempt to reclaim the drainage retention but it will all be ineffective and
undermined without some retention walls allowing for mitigation of erosion.

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship
complained of.
| have replanted grass, new bushes, and trees two separate times after taking ownership of the
property in 2017 and due to the unique topography, slope, and tree canopy, all those efforts
were entirely unsuccessful on the slope. Trees, grass, rocks, and soil washed away quickly
without retention walls multiple times due to sloping.

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship
complained of.
Only four new walls are being constructed in order to maximize retention and minimize erosion
across half an acre. Existing walls that were previously degraded have been restored in order to
minimize the necessity of new retention walls.

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.
| believe the goal of the city's plan is to retain and bolster the natural plant life/flora as much as
possible while allowing for reasonable development. The amount of flora loss resulting from
erosion on this uniquely situated property has devastated that natural life. Moreover, | believe
the city's plan also encourages minimizing the disturbance of neighboring properties from
natural rain events and erosion as much as possible. Both of the preceding issues are directly
addressed and improved as a result of this variance request.

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these
properties by their owners.
As stated above, the retention walls will greatly improve neighboring properties and owners'
enjoyment of said properties by eliminating the significant erosion from my highly sloped
property that has occurred for years. After having discussed the plans with my neighbors, they
have expressed gratitude and appreciation for the efforts to bring the drainage and erosion
frustrations to an end.

Outdoor Lighting

Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the
City’s Code.

Compliance with Adopted International Building Code

The property and future construction will have to comply with all applicable City codes.

Subdivision

There is no change to the subdivision proposed with this application.

Comprehensive Planning Analysis

The existing and future land use is in conformance with the City of West Lake Hills Master Plan.
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Links to Relevant Code:

Section 22.03.275 Building setback distances

Section 22.03.281 Schedule of Regulations

Section 22.03.170 Site disturbance (excavation, grading or filling)
Section 38.05.031 Variances

Section 22.03.514 Criteria and process required for granting a variance

Zoning: T

=L
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https://ecode360.com/40398927
https://ecode360.com/40398948
https://ecode360.com/40398738
https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20000155
https://ecode360.com/40399393
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March 4, 2024

Mr. Robert Meisel

Chair of Zoning and Planning Commission
City of West Lake Hills

911 Westlake Drive

West Lake Hills, Texas 78746
512-327-3628

Re: Project Title: 803 Rock Creek Landscaping,; Project Number 2023-11711
Variance Request Letter

Dear Mr. Meisel:

This letter is intended to provide a request for the variance I am seeking on my property at
803 Rock Creek Drive in the City of West Lake Hills. I have filed an application for a permit in
order to perform landscaping projects on my property and in the review process, it was determined
that to proceed with the plan as designed would require a variance.! My family has resided at 803
Rock Creek Dr. since 2017 and over that time period, we have made numerous investments and
efforts to maintain the natural flora and the significant number of trees that exist on the property
including replanting of natural grass and foilage multiple times, the installation of gravel retention
efforts, and restoration of eroded retention mechanisms. Unfortunately, these efforts have largely
failed and due to the extreme slope on the property (approximately 15% across the property from
front to back)?, that has led to significant and consistent erosion over the years. Numerous efforts
to plant grass and other rooted ground cover in order to encourage drainage and mitigate erosion
have been comprehensively unsuccessful due to a combination of aforementioned topography
slope, as well as sun canopy created by the voluminous number of mature trees on the property.

Without some surface stabilizer, the last few years have demonstrated that the soil and rock
will materially erode and destabilize the environment for the trees and other flora, as well as the
improvements on the lot. The significant slope on the property creates a particular challenge for
the growth of grass and underbrush. As a result, numerous trees have been lost on the property
over the last few years in connection with erosion and extreme climate challenges (e.g., extreme
summer heat and extreme ice events).

As a result, I have hired landscape architects and engineers to evaluate the property who
have recommended the need for added retention walls that are necessarily going to have to exist
in the new setback distances in addition to the restoration of existing retaining walls on the

! The project is exclusively limited to landscaping efforts. It does not include any work to buildings or
improvements.

2 The property is 137 feet deep and has an elevation change of just over 35 feet from the front to back.
Mathematically, this results in a slope of approximately 15%.
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property. Because of the substantial slope of 15%, adding retention walls will necessarily require
the excavation and fill on either side of the wall will be slightly more than the 18 inches provided
for in 22.03.170(f) of the city ordinance code. As a result, I am seeking a variance to the application
of that particular code in order to construct the retention walls and significantly improve the
conditions on the property for the benefit of the natural flora. I believe that a failure to approve the
variance allowing will result in long-term exacerbation of the erosion and destruction of the natural
environment that has struggled to be maintained despite the extreme measures we have taken to
ensure its viability over the last seven years. Numerous trees have been unearthed and lost as a
result of the erosion and the primary goal of this project is to control drainage and erosion on the
unique property with extreme sloping topography.

The existing walls have been repaired as they were no longer functional in any erosion
control and drainage retention and so they have been restored and reinforced in order to enhance
drainage on the property and to mitigate drainage and runoff to neighboring properties that has
been experienced for years. As part of this project, I have also planted forty-two (42) new trees
including 12 Monterrey Oaks, 14 Yaupons, 7 Texas Redbud, 5 Texas Mountain Laurel, and 4
Sabal Palm trees in order to further encourage rooting and better drainage on the property in order
to mitigate runoff and erosion that disturbs neighboring properties. There are twelve (12) mature
Texas Live Oak trees and two very large Elm trees on the property today that I am seeking to save
by mitigating the erosion. Three years ago, there were five additional oak trees that have since
been lost due to the property erosion and this variance is needed to try and stop the losses and
encourage healthy growth.

I am proposing two new steel walls clearly in the setbacks of the property and a single new
stone wall within the rear and side setbacks that will significantly enhance the drainage on the
property and mitigate the rushing erosion from my property on my neighbors’ respective
properties. I am confident the variance will be vehemently supported by all neighbors as they have
each expressed great appreciation for the significant improvements to the drainage and erosion
runoff problems that have faced our contiguous properties for years since adding the first phase of
these changes outside the setbacks.

Thank you very much for your consideration and if there are any questions related to
anything in this letter, please do not hesitate to contact me.

Cordially,

F— /
#—
Eric Krause

803 Rock Creek Drive
West Lake Hills, Texas 78746

2
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GRADING NOTES o
1. PROTECT EXISTING UTILITY LINES IN SERVICE FROM DAMAGE DURING
CONSTRUCTION OPERATION.
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REQUIREMENTS. STONE _LAYER MORTARED 2% Mix
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ACCESSIBLE RAMPS MAY NOT EXCEED A SLOPE OF 1:12.
14. CONTRACTOR SHALL PROVIDE BARRICADES, FLAGMAN, FLASHING
WARNING LIGHTS AND ANY SAFETY MEASURES, ETC., DEEMED NECESSARY
J«% RI:(I?OTECT PUBLIC AND ON—SITE WORKERS UNTIL COMPLETION OF THIS PERM"' NO. 202}- OF 5
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Steel retaining about 1.5’ tall

Stone retaining walls on either side
of the Cedar EIm trunk, creating a

planting terrace at the tree trunk

Relatively level lawn

Remove playscape and chain link
fence from north property line

Remove exotic plants
throughout such as:
-Primrose Jasmine
-Asian Jasmine
-Nandina

Remove front, remaining Oak
stump and fill in tree well,
retaining the drainage pipe

Limestone walls to match the <—//
3

house, 3’ tall, to screen trash can

Rework existing retaining walls to make th

tops level, not stepping, and to slow erosion @ “

Relatively level lawn

Steel retaining about 1.5’ tall

Plant lowest area with small evergreen
and semi-evergreen trees to buffer the
views, such as:
-Monterrey Oak

-Texas Redbud

-Yaupon Holly

Remove one tree from the lawn area and
remove fence from the stone terrace

Cut grass to level for lawn and build, 3’
tall or less, stone retaining wall behind

Improve terraces and add stone steps

Improve existing stone edging

Rework/improve existing retaining wall,
backfill to level and slow erosion and
add plants

> Double-sided limestone walls around front entry

area, to match the house, Maximim 3’ tall

Rework existing steps to have even risers

Rework/improve existing retaining

| Nj wall to slow erosion and add plants

¥ & Use stones from veggie garden to
improve existing retaining walls

f/‘“é@‘&@ " ks e & # ;
] ¥ & & % % e % 8T % \@@vt»w-vs@@s:

Mexican Feathergrass

Gravel near the street, with 1/4” thick 4” tall
steel edging separating the gravel from the
planting area

Krause Landscape Concept

0 5 25 50ft

|

Improved front walk, using the J

existing stones and adding some
larger stones, bound in steel
edging

Setbacks

Mexican Feathergrass and small trees, such as
Texas Redbud

New steel mailbox to the south of the driveway

M\

Fowler Land Design, lle

R A
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Re: 803 ROCK CREEK VARIANCE REQUEST

On behalf of the City of West Lake Hills, Walter P Moore has reviewed the variance requests for the
property located at 803 Rock Creek. This review was performed in the context of the City of West Lake
Hills Code of Ordinances which states that no variance shall be granted unless it meets the following
criteria:

1. The strict or literal enforcement of the terms of the code, because of special conditions, will
result in unnecessary hardship to the applicant.

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of
existing flora.

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or
hardship.

4. The variance will not be greater than the minimum required to alleviate the difficulty or
hardship.

The following requests were made:

1. Allow 12-16 inches greater than the 18 inch deviation from the natural grade for four new
retaining walls within the rear and side setbacks.

The hardships mentioned are as follows:
1. Site topography and erosion.

After reviewing the provided documents and the city code, the engineering team on behalf of the City of
West Lake Hills recommends that the variance be approved.
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March 25, 2024

City of West Lake Hills Planning and Development 911 Westlake Drive
West Lake Hills, TX 78746

To Whom It May Concern,

We are writing to express our support for our neighbors, Eric and Ashley
Krause, and their request for a variance from city code regarding limitations on
excavation and fill-in setbacks at their residence on 803 Rock Creek. As the
residents of 800 Westbrook Drive (which is directly adjacent to the rear and of
the area at issue), we believe the work on the Krause’s backyard will have a
positive impact on erosion issues we have experienced from their property.
(Our lot is a bit lower than theirs, and debris and water have washed into our
back driveway from their yard in the past.)

Since the completion of their project, there has been a reduction in erosion
and water accumulation on to our property during heavy rains. The retaining
walls seem to have stabilized the terrain, preventing soil displacement.

In addition to the Krause’s specific needs for a variance, we urge you to
consider the broader implications of their project on us as their neighbors and
approve their request.

Sincerely,

Allison and Gregg Knaupe
800 Westbrook Drive
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March 22, 2024

City of West Lake Hills
Planning and Development
911 Westlake Drive

West Lake Hills, TX 78746

Council Members,

We are writing to formally extend our emphatic support for our neighbors, the Krauses, and
their recent request for a variance from city code concerning limitations on setback excavation and fill
greater than 18 inches. We reside at 805 Rock Creek which is directly adjacent to the Krauses, and we
are directly impacted by any changes made on their property. That said, we have observed from next
door the helpful impact of the new retaining walls in the setbacks, both on the Krauses’ property as well
as our property.

Before the installation of these retaining walls, erosion from the Krauses’ property was a
constant concern, causing soil displacement and water accumulation onto our property due to the
significant slope on which the property sits. There was a constant threat of potential damage to
surrounding properties. However, since the completion of this project, the reduction in erosion has been
remarkable, significantly improving the stability and aesthetics of our street and wider block.

The erection of these retaining walls was not just a surface-level enhancement initiated by the
Krauses; rather, we view it as an essential step to combat the substantial erosion challenges stemming
from the Krauses' property onto ours, persisting for several years. The Krauses’ land features steep
grading, exacerbating erosion issues that were a continuous worry before the walls were erected. This
erosion not only threatened soil integrity and potential structural damage on our property but also
resulted in the depletion of significant vegetation on both the Krauses' and our own land.

Since the completion of the project, we have seen a significant decrease in erosion and water
pooling on our property. The retaining walls have played a crucial role in stabilizing the terrain,
preventing soil displacement and safeguarding the integrity of both our properties and the vegetation
they support. The nature of the erosion from the Krauses’ property presents a genuine need to address
a pressing issue affecting multiple properties in our neighborhood. Granting this variance would not just
ensure a stable and safe environment but also benefit our native plants and wildlife.

In light of the positive impact that these retaining walls have had on our property as well as
others, | respectfully recommend you consider supporting the Krauses’ request for a variance. Your

decision in this matter will undoubtedly contribute to the continued improvement of our neighborhood.

Regards,

b.adaey

Stuart and|Kelly Sampley
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803 Rock Creek Variance




City of West Lake Hills

Zoning and Planning Commission

AGENDA REPORT

Meeting Date: April 17, 2024 Item Number: 5
Building & Development

Department: Services

Prepared By: Jennifer C. Bills Cost / Budget: None

Exhibits: See Attached Source of Funds: N/A

1511 Wildcat Hollow: Discuss and make recommendation on the proposed variances:
1. The removal of one tree (17.7-inch Cedar) with trunk diameter of 14 inches or greater (Section
22.03.304 of the West Lake Hills Code)
2. Increase impervious cover to 30% where 25% is the maximum (Section 22.03.281 (b) of the West Lake
Hills Code)
3. Allow for 30 feet encroachment of the building and grading into a 50-foot front setback (22.03.281 (b)
of the West Lake Hills Code).

Applicant: Matt Sener, Michael Hsu Office of Architecture
Recommendation
Staff recommends approval of the variance request with conditions based on the analysis in the staff report.
Condition —the building and driveway be allowed to encroach up to 30 feet into the front setback but
not as depicted in the site plan (encroachment limit is parallel to the front property line). The side
setback will remain at 25 feet.

This item will be forwarded to the May 15, 2024 BOA and City Council meetings for consideration.
| Discussion
Property Information, Zoning & Site Characteristics:

Owner: Wild Cat Hollow Family Trust

Legal Description: Lot 3 Amended Plat Lots 4 & 5 WILDCAT NO 1 & Lots 3&4 Resub of Lot 3 Block 3 of the
Shelton Subdivision

Lot Size: 0.7180 acres

Zoning: R-1 One Family

The properties surrounding the subject property are zoned R-1, One Family Residential.

Background & Analysis:

The applicant is proposing to demolish and replace the existing house, garage, and pool on the existing lot
(Attachment 1). The existing 3,675 square foot house was built in 1964. The existing lot is 0.718 acres in size
and is an irregular shape (Attachment 3).

The applicant is requesting three variances to rebuild on the lot (Attachment 2).

Page 1
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1. Removal of one 17.7-inch cedar.
The applicant is attempting to use the existing footprint as much as possible for the new house. With
the new house, the applicant is also trying to eliminate an extremely steep driveway and utilize the
area of the existing driveway. With this layout, the location of the garage conflicts with a 17.7-inch
cedar tree. The applicant is working around a 19.6-inch live oak that will be between the house and
the garage.
Staff recommends approval. There are a number of trees both over 10 inches and 14 inches in size that
the applicant is preserving. Given the number of trees and grade, they appear to have made the best
attempt to minimize the disruption to the trees.

2. Increase in impervious cover from 25% to 30%.
The impervious cover of the existing structure and other improvements is 30%. The applicant is
requesting to remain at 30%. The applicant is proposing to capture the 2,847-sf roof area in a
rainwater harvesting system to decrease site runoff and improve water quality.
The site currently has two driveways off Wild Cat Hollow. They are proposing to remove the shorter
driveway, as it is very steep and does not meet the Code requirements for slope. By using the existing
driveway, which has a more gradual slope, it will take up more of the impervious cover on the site.
Staff recommends approval, given the factors above.

3. Allow for 30 feet of encroachment of the building and grading into the 50-foot front setback.
The applicant has provided exhibits showing the existing slopes on the property. The Drainage and
Erosion Control Manual has limits on the amount of cut and fill that is allowed on certain slopes. The
property slopes more severely towards the rear of the property so the applicant is requesting an
encroachment of up to 30 feet to utilize the flattest part of the property where the existing house and
driveway are currently.
Staff recommends approval with the condition that the encroachment area be limited to 30 feet into
the front setback. The site plan included in the application shows a variable setback that curves into
the side setback. The limit for the encroachment should be a line that parallels the front property line
until it meets the side setbacks.

The city engineering team has reviewed the application materials and concurs with these recommendations
(Attachment 5).

Public Comment:
At the time of this report, no comments in support or objection to the project have been received.
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Variance Criteria Review:
When applying for a variance, the applicant has provided the following evidence:

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in

unnecessary hardship to the applicant.

1.
2.
3.

Total site area is less than 1 acre (0.717acres)

Overall lot depth is less than 150ft (145ft)

Intent to demolish the existing 1964 home, carport and pool deck triggers current COWLH
Zoning Ordinance setbacks and initiates a new 50ft front setback line.

New COWLH 50ft front setback line results in loss of buildable site area of 27% > 25%
maximum.

The new COWLH 50ft front setback line produces unreasonable encroachment upon new
buildable area by 30ft at its greatest point, accounting for 50% of the overall buildable
dimension of 60ft.

69% of the existing lot slope is between 25% to above 35% limiting the area of construction
according to the Drainage and Erosion Control Manual

It is our understanding that if the existing 1964 home is demolished, the property must be
brought into compliance with the current City of West Lake Hills Zoning Ordinances. This
includes the update of all setbacks and following the Drainage and Erosion Control Manual

to determine cut and fill maximumes.
There will not be unreasonable disruption of the natural terrain or unreasonable destruction of

existing flora.

The proposed new home follows the existing home (to be demolished) footprint to a great
extent, limiting the cut and fill required to construct the new home design.

We have located the detached garage in such a spot on the site which reduces the amount

of cut to safely construct a driveway down hill to the entrance of garage door. Our site plan
indicates reusing about half of the existing driveway and promotes drainage by using gravel
landscape paths.

The driveway turnaround space is cantilevered on a steel and concrete bridge only coming
into contact with the existing grade at two points where concrete piers brace the bridge.
This allows water to naturally flow under the bridge without disrupting the natural terrain.

While we are proposing a handful of trees to be removed, we plan to mitigate, and hire an
arborist to evaluate the conditions of multiple tress on site. Many appear to be visually
unhealthy and are leaning in a dangerous manner.

There is no reasonable alternative to the requisite variance that will alleviate the difficulty or
hardship complained of.

We have attempted to locate the detached garage further down the hill, but it would
disturb more existing terrain for the actual footprint of the garage, and increase impervious
cover because of a longer driveway. The garage is pinched between the side yard setback, a
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PUE easement, and various tree CRZ's. If the detached garage is moved further up the hill,
an extremely unreasonable drop in grade from the garage to the main living level would
result in many steps in grade and/or steps to the home, both of which would disrupt the
natural terrain.

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship
complained of.
During our two pre-application meetings with Director Bills, we demonstrated extensive site
research and design alternatives which would result in greater cut/fill, impervious cover, and
even steeper grade changes. The design which we are proposing alters the front yard
setback, yes, but namely to properly grade a safe driveway for our clients. The total
conditioned space within the new proposed setback is only 2.7% of the total lot area and
our proposed impervious cover is less than the current existing conditions of 30%.

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive
Plan.
Our client's desire for a new home stems from their love of nature and early schematic plans
integrate the home into the landscape by setting the home into the hillside, produced the
the demolition of the existing home.

Project goals for the new home are minimal disturbance of the surrounding context, reduce
the overall visibility from the street, lush vegetation, and abundant daylighting. By setting
the new home into the hillside, the main living spaces are nearly completely hidden from
the street, allowing for a lush front yard landscape.

We also have allotted a roof are over 2,800sf of potential rainwater harvesting to reduce site
runoff.

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of

these properties by their owners.
As mentioned above, by setting the new home into the hillside, the main living spaces are
nearly completely hidden from the street, allowing for a lush front yard landscape and views
to the valley beyond. Our intention is for the new home to be quiet and almost
unnoticeable, except for the front door and small main bedroom.

Outdoor Lighting

Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the

City’s Code.

Compliance with Adopted International Building Code

The property and future construction will have to comply with all applicable City codes.

Subdivision

There is no change to the subdivision proposed with this application.

Comprehensive Planning Analysis

The existing and future land use is in conformance with the City of West Lake Hills Master Plan.
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Links to Relevant Code:

Section 22.03.034 Tree and Vegetation Removal and Replacement
Section 22.03.170 Site Disturbance (Excavation, grading or filling)
Section 22.03.249 Driveway Parking and Loading Setbacks

Drainage and Erosion Control Manual

Section 38.05.031 Variances

Section 22.03.514 Criteria and process required for granting variance

Zoning:
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https://ecode360.com/40399014
https://ecode360.com/40398738
https://ecode360.com/40398872
https://www.westlakehills.org/DocumentCenter/View/760
https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20000155
https://ecode360.com/40399393
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Michael Hsu ] 826 Houston Street, Suite 100
Office Of Architecture Austin, Texas 78756

(512) 706-4303
hsuoffice.com

March 4, 2024

Jennifer C. Bills, AICP, LEED AP

City of West Lake Hills

Director of Building and Development Services
911 Westlake Drive

West Lake Hills, TX 78746

Re: 1511 Wild Cat Hollow Variance Request

Director Bills,

On behalf of our client, it is our pleasure to submit a package for variance requests of the property
located at 1511 Wild Cat Hollow.

Michael Hsu Office of Architecture has conducted two (2) pre-planning meetings with Director Bills
and her team, to ensure our clients’ vision of their future home is in alignment with the values and the
spirit of the City of West Lake Hills Zoning Ordinances. During these two (2) pre-planning meetings,
we determined the existing site conditions are rather difficult and thus would require three (3)
variance requests:

1. Front yard setback adjustment due to encroachment and existing site slope limiting
location of proposed new detached garage (proposed setback line varies, see site plan)

2. Impervious cover increase to match existing conditions of 30%, due to existing site slope
and location of proposed detached garage with corresponding driveway.

3. Tree removal variance to accommodate proposed home and detached garage (see site
plan and tree table for number, size, and species)

The current property holds a single-family residence with detached carport, concrete pool deck, and
landscape retaining walls. The original home was built circa 1964, prior to the City of West Lake Hills
Zoning Ordinances, and property line setbacks were evidentially not included at the time of
construction. A survey conducted in 1993 documented the existing home which indicated front and
side yard setbacks following the footprint of the existing home.

Our clients are relocating back to Austin after a decade with their three (3) children. This wonderful
and caring family of five are looking forward to returning to West Lake Hills to be closer to family.
Their desire for a new home stems from their love of nature and early schematic plans integrate the
home into the landscape. Project goals for the home are minimal disturbance of the surrounding
context, reduce the overall visibility from the street, lush vegetation, and abundant daylighting.

A feasibility and site study conducted by Michael Hsu Office of Architecture has determined there are
six (6) undue hardships which inhibit our client from constructing their new home. Further
documentation of such undue hardships is included in the attached drawing set named “Variance
Request- 1511 Wild Cat Hollow” and “Appendix A.” Such undue hardships indicated within the City of
West Lake Hills Zoning Ordinances are as follows:
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1. Total site area is less than 1 acre (0.717acres)

2. Overall lot depth is less than 150ft (145ft)

3. Intent to demolish the existing 1964 home, carport and pool deck triggers current
COWLH Zoning Ordinance setbacks and initiates a new 50ft front setback line.

4. New COWLH 5o0ft front setback line results in loss of buildable site area of 27% > 25%
maximum.

5. The new COWLH 5o0ft front setback line produces unreasonable encroachment upon
new buildable area by 30ft at its greatest point, accounting for 50% of the overall
buildable dimension of 60ft.

6. 69% of the existing lot slope is between 25% to above 35% limiting the area of
construction according to the Drainage and Erosion Control Manual

It is our understanding that if the existing 1964 home is demolished, the property must be brought
into compliance with the current City of West Lake Hills Zoning Ordinances. This includes the update
of all setbacks and following the Drainage and Erosion Control Manual to determine cut and fill
maximums.

The new proposed setback line follows the footprint of the existing home and adds only 2.7% of the
total lot area of conditioned space, outside of the City of West Lake Hills 50ft front setback line. The
remaining impervious cover includes a driveway to the garage, gravel guest parking and landscape
paths to the front door.

We also understand an arborist must review any existing trees which are to be affected, and
mitigation shall be required based on the City of West Lake Hills Zoning Ordinances prior to building
permit submittal.

It is also our understanding a drainage plan will be required upon applying for a building permit, and
we plan to engage a Civil Engineer in the near future. Currently we have allotted 2,847sf of roof area
for potential rainwater harvesting to decrease site runoff.

As described, this project is in the preliminary stages of design, and we are applying for three (3)
variances in order to fully comply with the City of West Lake Hills Zoning Ordinances prior to any
further project development.

Thank you for the opportunity to review said variance requests and please do not hesitate to reach out
if there are any further questions.

%M’ 5W

Matt Sener, Associate

Michael Hsu
Office Of Architecture

826 Houston Street, Suite 100

Austin, Texas 78756
512-706-4303 ext. 169
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1511 Wildcat Hollow- Site Area Study

3/4/2024

Undue Hardship Items

1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281

2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey

4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)

5. Unreasonable Enchroachment 30 ft | COWHL Zoning Ordinance 38.02.007(b.4)

6. Buildable Area Slope

See Diagrams

COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion
Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits

Existing Site Area Remarks
Lot 3" 31,223 sf[ 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area @ 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf|
Loss of Buildable Area Due to Easements 191 sf
Total Loss of Lot Area ¥ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
Front ¥ 50 ft [ If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf
Carport 552 sf|
Pump House 55 sf
Driveway 2,184 sf
Concrete Patio 1,003 sf|
Stone Walkways & Patio 1,089 sf|
Stone Landscape & Retaining Walls 466 sf
Gravel 555 sf| *Counts in COWLH
Pool & Coping 780 sf| *Counts in COWLH
Wood Stairs 83 sf| 165sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X
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1511 Wildcat Hollow- Site Area Study 3/4/2024

Lot 3" 31,223 sf| 0.717 Acres

Existing Lot Depth * 145 ft | COWLH minimum is 150ft

Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area W 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf
Loss of Buildable Area Due to Easements 191 sf
Total Loss of Lot Area ¥ 2,514 sf| 27% >25% Loss of Lot Area Hardship

Setbacks

Front ¥ 50 ft [ If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft

1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281

2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey

4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)

5. Unreasonable Enchroachment 30ft | COWHL Zoning Ordinance 38.02.007(b.4)

6. Buildable Area Slope

See Diagrams

Home Footprint 2,545 sf|

Carport 552 sf|

Pump House 55 sf

Driveway 2,184 sf

Concrete Patio 1,003 sf

Stone Walkways & Patio 1,089 sf

Stone Landscape & Retaining Walls 466 sf

Gravel 555 sf| *Counts in COWLH
Pool & Coping 780 sf| *Counts in COWLH
Wood Stairs 83 sf| 165 sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X

Unreasonable Encroachment' "> 30 ft Lost | Total Loss of Site Area 27%. See Appendix A, pg .10
Loss of Buildable Area Due to Easements 474 sf| See Site Plan
Added Area of Proposed Setback 3,950 sf| Less Easement of 474sf
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area
Total New IC Outside COWLH Setback 2,164 sf| Footprint Outside of Conforming Setback Lines
Percentage of Total Site 6.9%| Requested Area Regained 6.9% <27% Loss of Area
Building Footprint Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks

/
/

LOSS OF AREA DUE
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/
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TO EASEMENT ’
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R
R

N\

\\\\\\\ \ N\, \\\\\\\\\
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4,424 SF - 474 SF = 3,950 SF

COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion

GRAVEL
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1511 Wildcat Hollow- Site Area Study 3/4/2024
— |  UndveHardshipltews [ | ... |
Lot 3" 31,223 sf| 0.717 Acres 1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
| Alowablenuldingares | aoNloiavl ogersatowabie | 3. Fll Do of xistin Flome CONTL Zning Ortians 0527, 073 e
Existing Lot Depth © 145 ft | COWLH minimum is 150ft 4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2) -
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks 2 gn_rizaiolmge Esrichroachment _ 30 ft | COWHL Zon%ng Ord?nance 38.02.007(b-4) . . cb 3
Conforming Building Area 0,203 sf| New COWLH setback conforming Buildable Area .- e o o ot e e Frosion rnﬂ
Loss of Lot Area 2,323 sf
Loss of Buildable Area Due to Easements 191 sf
Total Loss of Lot Area ¥ 2,514 sf| 27% >25% Loss of Lot Area Hardship K
Setbacks
Front ¥ 50 ft [ If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft
| ExistingImperviousCover | 25%LotArea| 7.806sfAllowable | .
Home Fotprin 2t S Michael Hsu
Carport 552 sf] e ~ N re .
Pump House / \ Office Of Architecture
Driveway 2,184 sf| ¥ - |
Concrete Patio 1,003 sf| Q .
Stone Walkways & Patio 1,089 sf P /‘Cg\ b0 ‘go/ // T 826 Houston Street, Suite 100
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1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks Proposed Impervious Cover 25% Lot Area| 7,806 sf Allowable Undue Hardship Items
Lot 3(1) 31,223 sf| 0.717 Acres Home Footprint 3,467 sf 1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
Detached Garage 722 sf] 2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
Allowable Building Area 30% Lot Area| 9,367 sf Allowable Existing Site Retaining Walls 377 sf] 3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
Existing Lot Depth ® 145 ft | COWLH minimum is 150ft 4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2) —
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks New Driveway & Retaining Walls 2,040 sf| Ties into existing drive, demo secondary unsafe entry slope 5. Un.reasonable Enchroachment 30 ft | COWHL Zoning Ordinance 38.02.007(b.4) C 3 3
Conforming Building Area ' 9,293 sf| New COWLH setback conforming Buildable Area 6. Buildable Area Slope See Diagrams | COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion
Loss of Lot Area 2,323 sf Outdoor Patio 389 sf| partially covered with slats and vines Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits r ]'I
Loss of Buildable Area Due to Easements 191 sf] Stone Walkways 245 sf “
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship AC Pads 18 sf
Gravel 1,210 sf| *Counts 75% in COWLH
Existing Setbacks New Pool Deck & Coping 462 sf| *Counts in COWLH g g’
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Driveway 2,184 sf r / (
Concrete Patio 1,003 sf Q ! 77 o .
Stone Walkways & Patio 1,089 sf % L O y 0 7'4 9 . - 826 Houston Street, Suite 100
Stone Landscape & Retaining Walls 466 sf / 3V} \\\\\ \L\ <y / . \ Austin, Texas 78756
Gravel 555 sf| *Counts in COWLH 1 ~ - (3 7 -
Pool & Coping 780 sf| *Counts in COWLH A‘g\ e — \i)\o ) o — — . 35') O \ p - ~ N +1 (512) 706.4303
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TREE TABLE:

100 20" TRP CEDAR

101 11" LIVE OAK

102 13" CEDAR

103 14" LIVE OAK

104 3.7"LIVE OAK

105 3.7"LIVE OAK

106 13.8" LIVE OAK

107 9.6" DBL CEDAR
108 4.8" LIVE OAK

109 4.8" LIVE OAK

110 3.7"LIVE OAK

111  9.5" CEDAR

112 6.2" CEDAR

113  10.9" CEDAR

114 6.8" CEDAR

115 3" PERSIMMON

116 6" 5T PERSIMMON
117 5.2" DBL PERSIMMON
118 4.1" DBL PERSIMMON
119 3.7" DBL PERSIMMON
120 3.7" PERSIMMON
121 11.4" LIVE OAK

122 7.6" QUAD MT LAUREL
123 3.4" TRP MT LAUREL
124 12.7" CEDAR

126 4" LIVE OAK

127 17.1" DBL LIVE OAK
128 16.7" DBL LIVE OAK
129 5.9" LIVE OAK

167
168

4.7" PERSIMMON
9.6" CEDAR
169 7.2" SPANISH OAK
170 7.3"LIVE OAK
171 3" DBL PERSIMMON
172 12" HACKBERRY
173 16" CEDAR
174 9.2" LIVE OAK
175 9.6" LIVE OAK
176 11.9" LIVE OAK
177 4.5" DBL PERSIMMON
178 12.7" 6T CRAPE MYRTLE
179 8.8"DBL YOUPON
180 16.7" CEDAR
181 5.1" QUAD YAUPON
182 3.7" TRP PHOTINIA
183 11.2" 6T PHOTINIA
184 8.5" 6T PHOTINIA
185 9.2" 5T PHOTINIA
186 6.6" QUAD PHOTINIA
187 5.2"DBL
188 12.7" 5T
189 6.3"DBL PEAR
190 11.1" UNKNOWN
191 3.7" DBL BLUEWOOD
192 15.5" DBL SPANISH OAK
Remove & Mitigate_4193 104" SPANISH-OAK—
Remove & Mitigate 194— 77" SPANISH-OAK
R g5 5 YAUPON
Remove 196 4-8" YAUPON
3" LIGUSTRUM
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\}

Michael Hsu
Office Of Architecture

826 Houston Street, Suite 100
Austin, Texas 78756

+1 (512) 706.4303
hsuoffice.com

130 8.8" CEDAR 197
131 19.6" LIVE OAK 198 9.7" SPANISH OAK
132 5.9" DBL LIVE OAK 199 18.5" TRP SPANISH OAK
133 15.5" HACKBERRY 200 11.4" SPANISH OAK Document Seal
134 7.5" DBL HACKBERRY 201 6.5" CEDAR
135 8.7" CEDAR 202 8.4" CEDAR
136 17.6" CEDAR 203 9.8" CEDAR
137 15.8" CEDAR 204 12.2" CEDAR Not For Regulatory
138 7.7" CEDAR 205 14.4" DBL SPANISH OAK s
139 5.6" CEDAR 206 13" SPANISH OAK Approval, Permlttlng, or
140 13.8" CEDAR 207 15.6" CEDAR .
141 15.5" CEDAR 208 3" PERSIMMON COIlStI'llCthIl
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1511 Wildcat Hollow- Site Area Study

3/4/2024

Existing Site Area Remarks
Lot 3(1) 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth ® 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area ® 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf
Loss of Buildable Area Due to Easements 191 sf]
Total Loss of Lot Area ™ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
Front ¥ 50 ft [ If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf|
Carport 552 sf|
Pump House 55 sf
Driveway 2,184 sf
Concrete Patio 1,003 sf
Stone Walkways & Patio 1,089 sf
Stone Landscape & Retaining Walls 466 sf
Gravel 555 sf| *Counts in COWLH
Pool & Coping 780 sf| *Counts in COWLH
Wood Stairs 83 sf| 165sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X
Proposed Setback & New Building Coverage See Site Plan for New Proposed Setback Lines
Unreasonable Encroachment'¥'> 30 ft Lost [ Total Loss of Site Area 27%. See Appendix A, pg .10
Loss of Buildable Area Due to Easements 474 sf| See Site Plan
Added Area of Proposed Setback 3,950 sf| Less Easement of 474sf
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area
Total New IC Outside COWLH Setback 2,164 sf| Footprint Outside of Conforming Setback Lines
Percentage of Total Site 6.9%| Requested Area Regained 6.9% <27% Loss of Area
Building Footprint Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks
Proposed Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 3,467 sf
Detached Garage 722 sf
Existing Site Retaining Walls 377 sf]
New Driveway & Retaining Walls 2,040 sf| Ties into existing drive, demo secondary unsafe entry slope
Outdoor Patio 389 sf| partially covered with slats and vines
Stone Walkways 245 sf
AC Pads 18 sf
Gravel 1,210 sf| *Counts 75% in COWLH
New Pool Deck & Coping 462 sf| *Counts in COWLH
Proposed IC: 8,930 sf| +1,124 sfdelta
Percentage of Total Site 28.6%| Proposed Impervious Cover Under 30% Existing By ~2%
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Potential Rainwater Harvesting

Garage Roof 617 sf]|

Living Room & Mud Room Roof 1,318 sf|

Planters 125 sf]

Main Entry Foyer Roof 176 sf]

Main Bed Low Roof 431 sf

Main Bath Roof 180 sf

Roof Areas for Potential Rainwater Harvesting 2,847 sf

Undue Hardship Items

1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281

2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)

5. Unreasonable Enchroachment 30 ft | COWHL Zoning Ordinance 38.02.007(b.4)

6. Buildable Area Slope

See Diagrams

COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion
Control Manual 7.4.3, Table 7-1: Maximum_Cut and_Fill Limits
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1511 Wildcat Hollow- Site Area Study

3/4/2024

Existing Site Area Remarks Potential Rainwater Harvesting
Lot 3" 31,223 sf| 0.717 Acres Garage Roof 617 sf
Living Room & Mud Room Roof 1,318 sf
Allowable Building Area 30% Lot Area| 9,367 sf Allowable Planters 125 sf
Existing Lot Depth @ 145 ft | COWLH minimum is 150ft Main Entry Foyer Roof 176 sf|
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks Main Bed Low Roof 431 sf
Conforming Building Area ** 9,293 sf| New COWLH setback conforming Buildable Area Main Bath Roof 180 sf
Loss of Lot Area 2,323 sf Roof Areas for Potential Rainwater Harvesting 2,847 sf
Loss of Buildable Area Due to Easements 191 sf] _
Total Loss of Lot Area ¥ 2,514 sf| 27% >25% Loss of Lot Area Hardship Undue Hardship Items
1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
Existing Setbacks 2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
Setbacks 3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
Front @ 50ft | If demo existing home, current COWLH setbacks would apply 4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)
Side o5 fit 5. Un'reasonable Enchroachment 30 ft | COWHL Zoning Ordinance 38.02.007(b.4)
Rear 30 ft 6. Buildable Area Slope See Diagrams | COWLH Zoning Ordinance 38.02‘097(b.3) & Drainage a.nd.Erosion
Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf|
Carport 552 sf|
Pump House 55 sf
Driveway 2,184 sf
Concrete Patio 1,003 sf
Stone Walkways & Patio 1,089 sf
Stone Landscape & Retaining Walls 466 sf
Gravel 555 sf| *Counts in COWLH
Pool & Coping 780 sf| *Counts in COWLH
Wood Stairs 83 sf| 165sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X
Proposed Setback & New Building Coverage See Site Plan for New Proposed Setback Lines
Unreasonable Encroachment' ¥ 30 ft Lost | Total Loss of Site Area 27%. See Appendix A, pg .10
Loss of Buildable Area Due to Easements 474 sf| See Site Plan
Added Area of Proposed Setback 3,950 sf| Less Easement of 474sf
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area
Total New IC Outside COWLH Setback 2,164 sf| Footprint Outside of Conforming Setback Lines
Percentage of Total Site 6.9%| Requested Area Regained 6.9% <27% Loss of Area
Building Footprint Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks
Proposed Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 3,467 sf
Detached Garage 722 sf
Existing Site Retaining Walls 377 sf
New Driveway & Retaining Walls 2,040 sf| Ties into existing drive, demo secondary unsafe entry slope
Outdoor Patio 389 sf| partially covered with slats and vines
Stone Walkways 245 sf
AC Pads 18 sf
Gravel 1,210 sf| *Counts 75% in COWLH
New Pool Deck & Coping 462 sf| *Counts in COWLH
Proposed IC: 8,930 sf| +1,124 sfdelta
Percentage of Total Site 28.6%| Proposed Impervious Cover Under 30% Existing By ~2%
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1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks Proposed Impervious Cover 25% Lot Area| 7,806 sf Allowable Undue Hardship Items
Lot 3(1) 31,223 sf| 0.717 Acres Home Footprint 3,467 sf 1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
Detached Garage 722 sf] 2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
Allowable Building Area 30% Lot Area| 9,367 sf Allowable Existing Site Retaining Walls 377 sf] 3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
Existing Lot Depth ® 145 ft | COWLH minimum is 150ft 4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2) —
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks New Driveway & Retaining Walls 2,040 sf| Ties into existing drive, demo secondary unsafe entry slope 5. Un.reasonable Enchroachment 30 ft | COWHL Zoning Ordinance 38.02.007(b.4) C 3 3
Conforming Building Area ' 9,293 sf| New COWLH setback conforming Buildable Area 6. Buildable Area Slope See Diagrams | COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion
Loss of Lot Area 2,323 sf Outdoor Patio 389 sf| partially covered with slats and vines Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits r ]'I
Loss of Buildable Area Due to Easements 191 sf] Stone Walkways 245 sf “
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship AC Pads 18 sf
Gravel 1,210 sf| *Counts 75% in COWLH
Existing Setbacks New Pool Deck & Coping 462 sf| *Counts in COWLH g g’
Setbacks Proposed IC: 8,930 sf| +1,124 sfdelta
Front ¥ 50 ft | If demo existing home, current COWLH setbacks would apply Percentage of Total Site 28.6%| Proposed Impervious Cover Under 30% Existing By ~2%
Sid ft
1ce 25 Potential Rainwater Harvesting
Rear 30 ft
Garage Roof 617 sf]
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable II;iZlnI}cirIs{oom & Mud Room Roof 1’?;2 si . h 1
Home Footprint 545 sf] S M H
C:ms - it 2 2:2 Z ¢ Main Entry Foyer Roof 176 sf _ — ~ 1C ae Su
PurnI: House e Main Bed Low Roof 431 sf Y. N fﬁ f h .
P Main Bath Roof 180 sf / \ LOT 2 § ce [ & rc ltecture
- Roof Areas for Potential Rainwater Harvesting 2,847 sf - —
Driveway 2,184 sf r / (
Concrete Patio 1,003 sf Q ! 77 o .
Stone Walkways & Patio 1,089 sf % L O y 0 7'4 9 . - 826 Houston Street, Suite 100
Stone Landscape & Retaining Walls 466 sf / 3V} \\\\\ \L\ <y / . \ Austin, Texas 78756
Gravel 555 sf| *Counts in COWLH 1 ~ - (3 7 -
Pool & Coping 780 sf| *Counts in COWLH A‘g\ e — \i)\o ) o — — . 35') O \ p - ~ N +1 (512) 706.4303
Wood Stairs 83 sf| 165 sf @ 50% 5?) . \ s Yf\b % 7 70 \ o N , \ hsuoffice.com
Existing IC Total: 9,312 sf| 1,506 sf delta ‘\E 6\ / C/ \ Q - \ O 7 ’ ARG J \
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X 1 \0 63 R N _ K 4 "E \(& _ \ O \ / \
o 6% \\e \ % & | O ! L 3 7 N~ | O Document Seal
Proposed Setback & New Building Coverage See Site Plan for New Proposed Setback Lines A% 1 % r — \v.3 l “.\ 4 ’ Q/ _/ S ~ /
Unreasonable Encroachment' "> 30 ft Lost | Total Loss of Site Area 27%. See Appendix A, pg .10 A f P : v QY
_ o \ | 5V ; T N
Loss of Buildable Area Due to Easements 474 sf| See Site Plan % 694 ~ b«i&i&&g&&ﬁg"’g’v" N F R 1
A
AO ~— 695 \ Y ot For Regulatory
Added Area of Proposed Setback 3,950 sf| Less Easement of 474sf . - AN . .
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area / AN < P S Approval 9 Permlttlng ) Or
- — GNP VP S
| — | | LOT 3 e :
Total New IC Outside COWLH Setback 2,164 sf| Footprint Outside of Conforming Setback Lines \ Mu&gggg;g& Onstructlon
i 9% i 9% <27% Bt ¢ 5 N
Percentage of Total Site 6.9 Requested Area Regained 6.9% <27% Loss of Area (L/( \ . _ 7 1 WI L D C A T N O. 1 n sggfs?s@,\ggggg’?k«
— — — BRI — T~
Building Footprint Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths - N 0 VO L 3 0 P G 2 3 Wall to Re "&%ﬁg.:«:«’,‘wy‘, / e ~
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks 7 L ~ 7 \ 1 Q - Y - 698 \ "‘zﬁ.g%ggsggzs’g"? g \\\ 03/ 04/ 2024
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New Pier & Beam Steel Brldge O \‘Q)/ Ll P SR TRIR a et 711'-0" ® //
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Copyright © 2024 Michael Hsu Office of Architecture. This drawing
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Existing Site

Michael Hsu
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Existing Conditions
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Existing Conditions
Office Of Architecture

Michael Hsu
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Site Context

Home Across the Street Appears Extremely Tall with Large Grade Cuts & Retainage

Michael Hsu
Office Of Architecture 6
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Project Inspiration Images

Michael Hsu
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Existing Site- 1993 Survey
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1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks
Lot 3(1J 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth ) 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks

 Existing Lot 0.7 acre < COWLH min 1 acre

 Existing Buildable Area 11,645 sf

« Lot depth 145ft < COWLH min 150ft

« Intent to demolish existing home, patio & carport
triggers current COWLH Zoning setbacks

Undue Hardship Items 7
1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)

9
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Existing Site- 2023 Topography, Tree and Lot Survey

WILDCAT NO. 1
VOL. 30, Pd. 23
LOT 3

NAIL FND. BEARS
S 50°48'25"W 1.63'

(SHADED AREA)
ACCESS ESMT., PLAT
VOL. 11720, PG. 3487

)4 W o &2

20 62‘ '\?‘\N’ ek
5

C—;?& 20N

5' OF R.O.W. DEDICATION
PER PLAT

Michael Hsu
Office Of Architecture

Easement Loss

(N 77°O7'49:.E

g/

o "

'\ Z \\705 //

e o]
o /|

=100 - s

(40’ R.O.W.)

bverall Lot

RESUBDIVISION OF LOT 6,
BLOCK 3, SHELTON SUBD.
VOL. 19, PG. 91
BLOCK "3”

S 72°18'367'81.50 LOT 6
(S 72°23'58"W 82 157

1511 WILD CAT HOLLOW ROAD

1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks
Lot 3(lJ 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Ekisting LO{ Depth ) 145 ft | COWLH minimum is léoft T 2
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area ®) 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf|
Loss of Buildable Area Due to Easements 191 sf]
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks “
Front 50 ft | If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 5 : 730 ft 3

« 2023 survey indicates current COWLH setbacks
« Resulting in 27% loss of Buildable Area
(2,521 sf) > COWLH min 25%, including loss due

to Easement (191 sf)

« Unreasonable encroachment from 1993 front

setback of 30ft

Undue Hardship Items
1. Lot Area Under 1 acre
‘2 Min Lot Depth
3. Full Demo of Existing Home
4.7Losrs'of Site Area of at least 25%7
5. Unreasonable Enchroachment

COWHL Zoning Ordinance 22.03.281

0.717 Acres

150 ft | cowsnL Zoxﬁng Ordinance 25.03.27é & 281, 38.02.007 (b.3)
COWHL Zoning Ordinance 22.03.273, 2023 survey

COWHL Zoning Ordinance 38.02.007(b.é)
COWHL Zoning Ordinance 38.02.007(b.4)

- op% P T md
30 ft

10
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Site Slope

1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks
Lot 3(1J 31,223 sf| 0.717 Acres 3
(N 77°07" 49n Allowable Building Area 30% Lot Area| 9,367 sf Allowable
(37.3 5 ) 2 Existing Lot Depth () 145 ft | COWLH minimum is 150ft
N 77/70 12 4 == -\)0“' Existing Building Area Y 11,645 sf| Front setback does not conform to current COWLH setbacks
EA 3 :E A Conforming Building Area ¥’ 9,293 sf| New COWLH setback conforming Buildable Area
S Loss of Lot Area , 2,323 sf] .
Loss of Buildable Area Due to Easements 191 sf]
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
Front ¥’ 50 ft | If demo existing home, current COWLH setbacks would éppiy7
Side 25 ft PP ;
Rear 30 ft

+35% Slope 12,678 sf (40% of lot)

. 25-35% Slope 9,109 sf (29% of lot)

WILDOAT NO. 1
VOL. 30, Pd. 23 &
LOT 3 a5
X

NAIL FND. BEARS
S 50°48'25"W 1.63'

w
/ 8.3" 0.9'-
A ==

15-25% Slope 4,384 sf (14% of lot)

(SHADED AREA)
ACCESS ESMT., PLAT
VOL. 11720, PG. 3487

0-15% Slope 5,561 sf (17% of lot)

i A e s DN Ao House & Pool Deck 4,532 sf

VOL. 19, PG. 91

BLOCK "3”
LOT 6

S 72°18'36:W 81,50
(S 72°23'58"W 82.15)

Table 7-1: Maximum Cut and Fill Limits
) H FOAD
S (59%’2@\\1\1\ ]5]] W['D 614 T 0['['0 W Slope Open Cuts and Fills Closed Cuts Closed Fill
520 (40’ R.OW.) 0-15% 3 feet 20 feet 6 feet
R e 15 - 25% 1 foot 15 feet 6 feet
25% - 35% 0 feet 10 feet 6 feet
>35% 0 feet 0 feet 0 feet
- UndueHardship Items ] - e
1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
- 2.Min Lot Depth 2 il SO 50,1t | ECONHTZpningluidiiines 22107 272526 802 u7lDe S eS|
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey

4. Loss of Site Area of at least 25%

620 5 U[lréaggp;bTe Enchiqaéjlment :
~ 6. Buildable Area Slope

27%| COWHL Zoning Ordinance 38.02.007(b.2)

 30ft | COWHL Zoning Ordinance 38.02.007(b.4)

¢ ol Segpiggfarﬂs COWLH Zoning Ordinance 38.02.007(b.3) & Driai;leixgeiarrld Erosion
Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits

Michael Hsu
Office Of Architecture 11
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Site Slope

SECTION A

Michael Hsu
Office Of Architecture
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Existing Impervious Cover

1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks P U M P H O U S E
Lot3" 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area ) 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf|
Loss of Buildable Area Due to Easements 191 sf|
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
Front ¥/ 50 ft | If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft

Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf|
Carport 552 sf|
Pump House 55 sf

Driveway 2,184 sf
Concrete Patio 1,003 sf|
Stone Walkways & Patio 1,089 sf|
Stone Landscape & Retaining Walls 466 sf|

Gravel 555 sf| *Counts in COWLH / & & o .
Pool & Coping 780 sf| *Counts in COWLH ",.‘ ;
Wood Stairs 83 sf| 165 sf @ 50% &
Existing IC Total: 9,312 sf| 1,506 sf delta | ¥
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X e et FOOTPRINT d-q‘. :‘.
e —_— [y /. 4
« Max. allowable IC at 25% lot= 7,806 sf g WOOD SIAIRS 2,545 SF |
« Existing IC: 9,312 sf (1,506 sf overage) / 20 SF @ 50%=10SF %)

« Equals 30% IC, 5% overage per COWLH 25% Sop e D0 =%
« Driveway is 2,184 sf = 28% of allowable IC & : "»','- S 4-‘;’
/ VERED GRAVEL . DSOr = an&Oeteastars

« 23% of total existing IC CARPORT

552 SF ) STONE WALKWAY &

IR REAR PATIO

PR S 1,089 SF
) (5 ’ £
& AKIZIE
<z<A %% AR
S AL LA LLL UL T P
«0‘5“}"‘ RRRRIRIRRIRRIRIRAIOAS ' EE) ' ' ’3@ "$§'_\ R
s> 3 9 L7
G oA e A%
P N AR A RRR LR RCLTCLTR OGRS
i G5
&5 KL
N Yoz
£ R o
% C B R s R NN S TRGRGLL
£ AR R R R A A A A AL RN, BN
3 R R A A A AR AR RN SOOI
& NN R R RUBSREEE
74 /

LANDSCAPE
WALLS
466 SF

1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281

2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)
5. Unreasonable Enchroachment 30ft [ COWHL Zoning Ordinance 38.02.007(b.4)
// 6. Buildable Area Slope See Diagrams | COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion

/ Undue Hardship Items

Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits
Michael Hsu
Office Of Architecture i3

Page 58 of 103



Proposed New Front Setback

/ A-\io'yﬁ.ﬁa/-
= _ - qﬁ@fbﬁﬁk\ N
g7z //—/ B 7 DN
/ i \\
PR COWLH S
/%% BUILDABLE AREA O
= 9,293 SF ‘(%,j_

(LOSS OF 2,514 SF 8.
TO CONFORM) Y%
o,

FOOTPRINT <
3,467 SF B

LOSS OF AREA DUE
TO EASEMENT
54 SF

50 Front Varg Sehack

PROPOSED NEW FRONT YARD:
SETBACK LINE(VARIES)

NEW EONC NSNS >
DRIVEWAY

1,012 SF

LOSS OF AREA DUE
TO EASEMENT
474 SF

AT b
_*,47-—-/ M >3
g GRAVEL

,,,,, N 593 SF @ 75%= 445 SF

NEW SETBACK I
ADDED AREA
4,424 SF - 474 SF = 3,950 SF

7

« MHOA proposes striking new front setback to align with geometry of former
home's footprint (underlay)
« Garage would violate existing front setback line due to slope, easement, side
yard setback lines and existing trees.
« Total IC within proposed setback line is only 6.9% of total site area, and only
2.3% of the total site area is actual conditioned space
« The Garage poses a conundrum regarding it's location given the same factors
Michael:Hsu mentioned above
Office Of Architecture

1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks
Lot 3(lJ 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth ®) 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area ©) 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf|
Loss of Buildable Area Due to Easements 191 sf]
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
Front ¥’ 50 ft | If demo existing home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf|
Carport 552 sf]
Pump House 55 sf|
Driveway 2,184 sf
Concrete Patio 1,003 sf|
Stone Walkways & Patio 1,089 sf|
Stone Landscape & Retaining Walls 466 sf]
Gravel 555 sf| *Counts in COWLH
Pool & Coping 780 sf| *Counts in COWLH
Wood Stairs 83 sf| 165 sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X
Proposed Setback & New Building Coverage See Site Plan for New Proposed Setback Lines
Unreasonable Encroachment'>’ 30 ft Lost | Total Loss of Site Area 27%. See Appendix A, pg .10
Loss of Buildable Area Due to Easements 474 sf| See Site Plan
Added Area of Proposed Setback 3,950 sf| Less Easement of 474sf
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area
Total New IC Outside COWLH Setback 2,164 sf| Footprint Outside of Conforming Setback Lines
Percentage of Total Site 6.9%| Requested Area Regained 6.9% <27% Loss of Area
Building Footprint Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks
Undue Hardship Items
1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
2. Min Lot Depth z : 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
4. Loss of Site Area of at least 25% : 27% COWHL Zoning Ordinance 38.02.007(b.2) A3 4
5. Unreasonable Enchroachment 30ft [ COWHL Zoning Ordinance 38.02.007(b.4)
6. Buildable Area Slope See Diagrams | COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion
Control Manual 7.4.1, Table 7-1: Maximum Cut and Fill Limits
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Proposed Impervious Cover
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« Max. allowable IC at 25% lot= 7,806 sf
« Existing IC prior to demo= 30% of lota area
« Proposed IC: 8,930 sf=28.6% <30%

Maintains cut or fill requirements per Erosion Control Manual

Michael Hsu
Office Of Architecture

1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks
Lot 3% 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth @ 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area ¥ 9,293 sf| New COWLH setback conforming Buildable Area
Loss of Lot Area 2,323 sf] 4
Loss of Buildable Area Due to Easements 191 sf
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
Front ¥/ soft | If demorexisting home, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf|
Carport 552 sf|
Pump House 55 sf|
Driveway 2,184 sf
Concrete Patio 1,003 f|
Stone Walkways & Patio 1,089 sf|
Stone Landscape & Retaining Walls 466 sf
Gravel 555 sf| *Counts in COWLH
Pool & Coping 780 sf| *Counts in COWLH
‘Wood Stairs 83 sf| 165 sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
Percentage of Total Site 30%| Existing Impervious Cover Overage 5% X
Proposed Setback & New Building Coverage See Site Plan for New Proposed Setback Lines
Unreasonable Encroachment'#"®’ 30 ft Lost | Total Loss of Site Area 27%. See Appendix A, pg .10
Loss of Buildable Area Due to Easements 474 sf| See Site Plan ; 7
Added Area of Proposed Setback 3,050 sf| Less Easement of 474sf
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area
Total New IC Outside COWLH Setback 2,164 sf Footprint Outside of Conforming Setback Lines
Percentage of Total Site }).q% Requested Area Regziined 6.9% ;27‘%» Loss of Area
Building Footprint Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks
Proposed Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 3,467 sf|
Detached Garage 722 sf|
Existing Site Retaining Walls 377 sf]
New Driveway & Retaining Walls 2,040 sf| Ties into existing drive, demo secondary unsafe entry slope
Outdoor Patio 389 sf| partially covered with slats and vines
Stone Walkways 245 sf|
AC Pads 18 sf]
Gravel % 1,210 sf| *Counts 75% in COWLH z "
New Pool Deck & Coping 462 sf| *Counts in COWLH
Proposed IC: 8,930 sf| +1,124 sf delta
Percentage of Total Site 28.6%| Proposed Impervious Cover Under 30% Existing By ~2%
Potential Rainwater Harvesting
Garage Roof 617 sf|
Living Room & Mud Room Roof 1,318sf] 7y P, g
 Planters ; . < 4 125 sff P A
Main Entry Foyer Roof 176 sf 2 5 (il h
Main Bed Low Roof 431 sf]
Main Bath Roof 2 180 sf g 7 T 5L -
Roof Areas for Potential Rainwater Harvesting ; : . 5 g Tt
Undue Hardship Items
1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)
5. Unreasonable Enchroachment 30 ft [ COWHL Zoning Ordinance 38.02.007(b.4) 1 5
76. quldable Area SIOPE ’ See VDViagranrlS COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion
Control Manual 7.4.1, Table 7-1: Max';BLér‘n g(}ét :ng 1}1‘ !L;iquib 3
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WILD CAT HOLLOW RD.
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1511 Wildcat Hollow- Site Area Study 3/4/2024
Existing Site Area Remarks
Lot 3" 31,223 sf| 0.717 Acres
Allowable Building Area 30% Lot Area| 9,367 sf Allowable
Existing Lot Depth ® 145 ft | COWLH minimum is 150ft
Existing Building Area 11,645 sf| Front setback does not conform to current COWLH setbacks
Conforming Building Area ¥ 9,293 sf| New COWLH setback conforming Buildable Area
- LossofLotArea - 2,323 sf]
Loss of Buildable Area Due to Easements 191 sf
Total Loss of Lot Area @ 2,514 sf| 27% >25% Loss of Lot Area Hardship
Existing Setbacks
Setbacks
o maned e T (s &)iftiiilf demo existinﬁ)me, current COWLH setbacks would apply
Side 25 ft
Rear 30 ft
Existing Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 2,545 sf|
[ CaporE S A = 552 sff e
Pump House 55 sf
Driveway 2,184 sf
S CONCTElePATIOM ALY ¥ e Ttk g 1,003sf]
Stone Walkways & Patio 1,089 sf|
Stone Landscape & Retaining Walls Ca66sf]
P Gravel St 2 Wy « P e F |  555sf| *Countsin COWLH
'3 7Poz)]§ (Toanigi T e 780 sf| *Counts in COWLH
Wood Stairs 3¢ 83 sf| 165 sf @ 50%
Existing IC Total: 9,312 sf| 1,506 sf delta
77f’éréatage ofTotaisﬁé F TRES - Tar 30%| Existing Impervious Cover Overage 5% X

Proposed Setback & New Building Coverage

See Site Plan for New Proposed Setback Lines

Unreasonable Encroachment'#"®’ 30 ft Lost | Total Loss of Site Area 27%. See Appendix A, pg .10
| Loss of Buildable Area Due to Easements 474 sf| See Site Plan
Added Area of Proposed Setback | 3,050 sf| Less Easement of 474sf
Percentage of Total Site 12.7%| Requested Area Regained 12.7% <27% Loss of Area
Total New IC Outside COWLH Setback 2,164 sf| Footprint Outside TCOnforming Setback Lines
Percentage of Total Site L 6.9%| Requested Area Regained 6.9% <27% Loss of Area
7713{1;1&171'1{ FBotpdnt Outside COWLH Setback 707 sf| Building Footprint ONLY, Does not include Drives or Paths
Building Footprint Added Outside Setback 2.3%| Footprint Outside of COWLH Conforming Setbacks
Proposed Impervious Cover 25% Lot Area| 7,806 sf Allowable
Home Footprint 3,467 sf]
Detached Garage &% 722 sf|
Existing Site Retaining Walls 377 sf]
New Driveway & Retaining Walls 2,040 sf| Ties into existing drive, demo secondary unsafe entry slope
Outdoor Patio 389 sf| partially covered with slats and vines
Stone Walkways 245 sf|
AC Pads 18 sf
Gravel 1,210 sf| *Counts 75% in COWLH
New Pool Deck & Coping 462 sf| *Counts in COWLH
Proposed IC: 8,930 sf| +1,124 sf delta
Percentage of Total Site 28.6%| Proposed Impervious Cover Under 30% Existing By ~2%
Potential Rainwater Harvesting
Garage Roof 617 sf]
Living Room & Mud Room Roof 1,318 sf|
Planters 125 sf
Main Entry Foyer Roof 176 sf|
Main Bed Low Roof 431 sf|
Main Bath Roof 180 sf|
Roof Areas for Potential Rainwater Harvesting 2,847 sf
Undue Hardship Items
1. Lot Area Under 1 acre 0.717 Acres| COWHL Zoning Ordinance 22.03.281
2. Min Lot Depth 150 ft | COWHL Zoning Ordinance 22.03.272 & 281, 38.02.007 (b.3)
3. Full Demo of Existing Home COWHL Zoning Ordinance 22.03.273, 2023 survey
4. Loss of Site Area of at least 25% 27%| COWHL Zoning Ordinance 38.02.007(b.2)
5. Unreasonable Enchroachment 30 ft | COWHL Zoning Ordinance 38.02.007(b.4) 1 6
6. Buildable Area Slope See Diagrams | COWLH Zoning Ordinance 38.02.007(b.3) & Drainage and Erosion

Control Manual 7.4.1, Table 7-1: MaX;Bl‘l?I‘n g(lét gd!Fl}\l} %irqlib 3



Tree Impacts oS
p 100 20" TRP CEDAR 167 4.7 PERSIMMON
101 11" LIVE OAK 168 9.6" CEDAR
102 13" CEDAR 169 7.2" SPANISH OAK
103 14" LIVE OAK 170 7.3" LIVE OAK
104 3.7" LIVE OAK 171 3" DBL PERSIMMON
105 3.7" LIVE OAK 172 12" HACKBERRY
106 13.8" LIVE OAK 173 16" CEDAR
107 9.6" DBL CEDAR 174 9.2" LIVE OAK
108 4.8" LIVE OAK 175 9.6" LIVE OAK
109 4.8" LIVE OAK 176 11.9" LIVE OAK
110 3.7" LIVE OAK 177 4.5" DBL PERSIMMON
111 9.5" CEDAR 178 12.7" 6T CRAPE MYRTLE
112 6.2" CEDAR 179 8.8" DBL YOUPON
113 10.9" CEDAR 180 16.7" CEDAR
114 6.8" CEDAR 181 5.1" QUAD YAUPON
115 3" PERSIMMON 182 3.7 TRP PHOTINIA
116 6" 5T PERSIMMON 183 11.2"6T PHOTINIA
117 52" DBL PERSIMMON 184 8.5"6T PHOTINIA
118 4.1" DBL PERSIMMON 185 9.2"5T PHOTINIA
119 3.7" DBL PERSIMMON 186 6.6" QUAD PHOTINIA
120 3.7 PERSIMMON 187 5.2" DBL
121 11.4" LIVE OAK 188 12.7"5T
122 7.6" QUAD MT LAUREL 189 6.3" DBL PEAR
123 3.4" TRP MT LAUREL 190 11.1" UNKNOWN
124 12.7" CEDAR 191 3.7" DBL BLUEWOOD
Bemove & Mitgale 4557 5" GEDAR——— 192 15.5" DBL SPANISH OAK
126 4" LIVE OAK Remove & Miigate 493 40 4" SPANISH-OAK—
s X e 127 17.1" DBL LIVE OAK Homove & Miisale 4947 7" SPANISH-OAK—
~~ BUILDABLE AREA DRI A\ 128 16.7" DBL LIVE OAK asCEEEse IO S AURON ot
§ 9293 SF % 129 5.9"LIVE OAK GEITIE. 4 = P A PN
(LOSS OF 2,514 SF S A A 130 8.8" CEDAR 197 3" LIGUSTRUM
TQ CONFORM) . Ky # N 131 19.6" LIVE OAK 198 9.7" SPANISH OAK
See? 13 NG { /59;\/) 132 5.9" DBL LIVE OAK 199 18.5" TRP SPANISH OAK
B~ | 389sF FOOTPRINT LR }>f NS 133  15.5" HACKBERRY 200 11.4" SPANISH OAK
Sl Gt NG SRR 134 7.5" DBL HACKBERRY 201 6.5" CEDAR
= T OHO7ISE St R et o X 135 8.7" CEDAR 202 8.4" CEDAR
-3 \ o AU > 136 17.6" CEDAR 203 9.8" CEDAR
e S S Bk 1 137 15.8" CEDAR 204 12.2" CEDAR
\ 50" Front Yard Setbagk———-———- NS\ — 138 7.7 CEDAR 205 14.4" DBL SPANISH OAK
) : S P 139 56" CEDAR 206 13" SPANISH OAK
X / B | 0 140 13.8" CEDAR 207 15.6" CEDAR
= | | YL L | s o'y N 141 155" CEDAR 208 3" PERSIMMON
7. &L 142 103" CEDAR 209 16.4" SPANISH OAK
et NFEEK 143 4.7" YAUPON 210 205" TRP CEDAR
<= S o 144 88" CEDAR 211 7.7" CEDAR
onid SIS ANs, L e S R = 212 8.9" CEDAR
GRAVEL e 195 HOECR AR 213 17.5" DBL SPANISH OAK
SR SR @l e S Remove 447 55" MAGNOLIA— 214 4.9" SPANISH OAK
= e R CEDAR S 215 4.4" CEDAR
3, ! o Hemove EMIGE 146—11.8" DBL CEDAR 216 7.8" CEDAR
\ o R 150 7.7" SPANISH OAK 217 7' CEDAR
et SN T = B N Remove &MIGEL 154—40.1" SPANISH OAK 218 13.1" CEDAR
) = RIS z f—=o A Remove 459 —5-QUAD YAUPON 219 10.3" CEDAR
’ 7 éf:;‘_,\ ey Remove 8§ Milgste 4657 7 | IVE OAK—— 220 7.5" CEDAR
Lo 9 o e Remove 454 o 4vwppy yaupoNn 221 15.8" CEDAR
e oy 155 3" YAUPON 222 13.2" CEDAR
xS R w7 156 3.3" DBL YAUPON 223 6.5" CEDAR
157 15.3" CEDAR 224 141" CEDAR
158 8.6" CEDAR 225 11.9" CEDAR
159 9" CEDAR 226 6.3" DBL SPANISH OAK
160 5.4" CEDAR 227 13.3"CEDAR
161 10.4" CEDAR 228 10.5" CEDAR
162 8.3" CEDAR 229 9.3"CEDAR
163 11.6" CEDAR 230 10.9" CEDAR
164 3" YAUPON 231 3.7" TRP YAUPON
165 16" CEDAR 232 12.1" CEDAR

166 18.7" DBL CEDAR

Remove & Mitigate Total: 14 trees @72.7"*
*Could Reduce to 54.6" w/ Floor Plan
Alterations to keep #193 & #194

Michael Hsu
Office Of Architecture 5/
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Summary

 Intent to demolish existing home, patio & carport, triggers current COWLH Zoning setbacks
 Existing site is either non-confirming and/or possesses six hardship instances per current COWLH Zoning Ordinances
1. Site is less than COWLH minimum 1 acre
2. Lot depth is under 150ft COWLH minimum
3. Demo of existing home initiates 50ft front setback line
4. New 50ft front setback line results in loss of buildable site area of 27%
5. New setback line produces unreasonable encroachment upon buildable area by 30ft at greatest point
6. 69% of the existing lot slope is 25%-35%+
Existing impervious cover is 30% of lot area, 5% over COWLH maximum of 25%
MHOA proposing new home FFE at 711'-6" to comply with 6ft cut maximum per Erosion Control Manual
Proposed home impervious coverage is less than existing home of 30%
MHOA proposing alternate front setback line to mimic the geometry of the current existing home, to be demolished
« Detached garage addresses cut/fill requirements, while maintaining adequate driveway slope and minimizing impact of

larger surrounding trees

« However some smaller trees will be impacted regardless of detached garage and driveway location

« Numerous trees appear to be unhealthy and will require an arborist review prior to permit submission

« MHOA understands a Drainage Plan and rainwater harvesting will be required for permit, and will engage a Civil Engineer
after submission of this varaince request

Michael Hsu
Office Of Architecture 19
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RE: VARIANCE REQUESTS OF 1511 WILDCAT HOLLOW

On behalf of the City of West Lake Hills, Walter P Moore has reviewed the variance requests for the
property located at 1511 Wildcat Hollow. This review was performed in the context of the City of West
Lake Hills Code of Ordinances which states that no variance shall be granted unless it meets the
following criteria:

1. The strict or literal enforcement of the terms of the code, because of special conditions, will
result in unnecessary hardship to the applicant.

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of
existing flora.

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or
hardship.

4. The variance will not be greater than the minimum required to alleviate the difficulty or
hardship.

The following requests were made:

1. Front yard setback adjustments due to encroachment and existing site slope limiting location of
proposed new detached garage (see site plan).

2. Impervious cover increase to match existing condition of 30%, due to existing site slope and
location of proposed detached garage with corresponding driveway.

3. Tree removal variance to accommodate proposed home and detached garage.

The hardships mentioned are as follows:

1. Total site area is less than 1 acre.

a. Thisis accurate, the minimum lot size for R-1 zoning is 1 acre per the City of West Lake

Hills Code of Ordinances.
2. Overall lot depth is less than 150ft.

a. Section 22.03.281.b shows a minimum lot depth of 150 ft for the City of West Lake
Hills for lots zoned R-1. This is not a special condition.

3. Intent to demolish the existing 1964 home triggers current zoning ordinances which initiates
new setback lines.

a. Thisis not a special condition; this is City Code.

4. The current 50-foot front setback line results in a loss of buildable site area of 27%.

a. Sections 33.03.281.b displays a minimum front setback of 50 feet for sites which are
larger than 0.5 acres. This is typical in the City of West Lake Hills and not a special
condition.

5. 69% of the existing lot slope is between 25% to above 35% limiting the area of construction
according to the DECDM.

a. Rules and regulations of the City of West Lake Hills outlines that at least 50% of the
area of all lots must be situated on land having a natural slope of less than 30% for
residential lots per Section 36.01.009. It is unclear whether or not this site meets those
criteria or if there is undue hardship. In addition, the DECDM Table 7-1 allows closed
cuts up to 10 feet and closed fill up to 6 feet on areas where the natural slope is from
35%-25%. No grading is allowed on areas where the natural slope is over 35%.
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Due to the reasons listed above, we, on behalf of the City of West Lake Hills recommend the following:

1. Front yard setback adjustments due to encroachment and existing sit slope limiting location of
proposed new detached garage (see site plan).
a. The proposed setback reaches the property line at one point, for no apparent reason.
We recommend denying the proposed setback show on the Site Plan. However, due to
the unique shape of the property, we recommend approving a smaller front setback,
such as 30’, which is typical in the City of West Lake Hills for small lots (<0.5 acres).
2. Impervious cover increase to match existing condition of 30%, due to existing site slope and
location of proposed detached garage with corresponding driveway.
a. Itis unclear how existing site slope necessitates an increase in impervious cover.
However, as long as all 10% of the proposed 30% impervious cover is treated per
TCEQ, and no additional runoff is generated on-site, we recommend this variance for
approval.
3. Tree removal variance to accommodate proposed home and detached garage.
a. We recommend approval of the removal of tree 148 assuming it will be mitigated
properly and that tree 131 will not be removed. The applicant is performing due
diligence to ensure that the natural flora is protected.
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City of West Lake Hills

Zoning and Planning Commission

AGENDA REPORT

Meeting Date: April 17, 2024 Item Number: 6
Building & Development

Department: Services

Prepared By: Jennifer C. Bills Cost / Budget: None

Exhibits: See Attached Source of Funds: N/A

406 Redbud Trl: Discuss and make recommendations on the proposed variances:

1. The removal of nine (9) trees with trunk diameters of 14 inches or greater (Section 22.03.304 of the
West Lake Hills Code)

2. Excavation, grading or filling greater than 18” in setbacks (Section 22.03.170 (f) of the West Lake Hills
Code)

3. Closed cut of 21 feet where maximum allowed is 15 feet (7.4.1 of the Drainage and Erosion Control
Manual)

4. Driveway with an elevation change of greater than 6 feet from natural grade (Section22.03.249 (b) (4))

Applicant: Bhavani Singal, Workshop No.5 LLC

Recommendation
Staff recommend conditional approval of variance 1, and denial of variances 2-4 with the findings in the
analysis below. Overall, this site has a lot of challenges given the slope of the property, the existing trees and
access conflicts for driveway access on Redbud Trl. There may be other options for siting a house and
driveway, but they would also require some combination of variances to grading, trees, driveway slope, and
setbacks.

This item will be forwarded to the May 8, 2024 BOA and City Council meetings for consideration.
| Discussion |
Property Information, Zoning & Site Characteristics:

Owner: Ashwini Rajah, 406 Red Bud LLC

Legal Description: Lot 8B Skyline Terrace Section 1, Resub of Lots 8, 8A & 9
Lot Size: 1.006 acres

Zoning: R-1 One Family

The properties surrounding the subject property are zoned R-1, One Family Residential.

Background & Analysis:

The applicant is proposing to build a new residential house on an undeveloped lot. As the lot has not been
developed the property contains many trees and a hillside that has never been graded before. Given the
existing terrain and trees the applicant is asking for variances from four code sections (Attachment 1).

Page 1
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Additionally, the applicant is requesting to take access from Skyline Drive (Attachment 6). Given the slope on
site, building a code compliant driveway from Redbud south of Skyline would be challenging. Also, given the
curve of Redbud as it comes from the west, a driveway further south would provide additional sight conflicts
for drivers going south and residents leaving 406 Redbud. Skyline Drive adjacent to this property is an
undeveloped 45’ public right-of-way. To take access from this right-of-way, the applicant would have to 1.
Build the portion of the street adjacent to the property or 2. Request a license to encroach that would have to
be approved by City Council to build a private driveway within the right-of-way. City staff recommended
option 2, as with option 1 the property owner is only obligated to build a portion of the street, it would not
connect to the built portion of Skyline to the east, and the city would have to take over maintenance of a
street that only serves one property. With a license to encroach, the city will retain ownership of the ROW
and would allow the private improvement to be built and maintained by the owner of 406 Redbud by
agreement. Construction plans have not yet been reviewed, but relocation of any utilities or fire hydrants
would be the responsibility of the property owner and staff recommends that the improvements be located
within the half of the right-of-way (22.5 feet) adjacent to the property. The area shown on the proposed site
plan is not the area approved to be paved but depicts the natural ground area that has been used for utility
and fire access (Attachment 7). The West Lake Fire Department has reviewed the request and recommends
approval (Attachment 8). The city engineering team also recommended approval of access from Skyline
(Attachment 9).

1. The removal of nine (9) trees with trunk diameters of 14 inches or greater.
24” quadruple cedar (poor condition per arborist

14" oak (damaged by adjacent ddi cedar)

17" quadruple cedar (poor condition per arborist)

23" double oak (fair condition per arborist)

16" double cedar

22" quadruple cedar

16" quadruple cedar

17" quadruple cedar

18" quadruple cedar

S@m o Qo0 T

The applicant has provided a tree evaluation from the certified arborist (Attachment 2). In the report the, the
arborist stated that the trees that were good candidates for preservation are on the eastern edge of the
property. The proposed site plan (Attachment 3 — Page 2) shows the removal of 10 trees that are 14” in
diameter or greater. The first two trees have been damaged and are dying, so they do not require variances or
replacement for removal. The remainder of the trees are in poor to fair condition, and all are multi-trunk. The
23’ double oak is the largest tree but is also the most centrally located within the buildable area outside of the
setback. Given the large number of existing trees throughout the site, any development of site would require
some level of removal for the house and due to grading. As all the trees are multi-trunk and in fair to poor
condition, requiring mitigation would provide healthier trees for the long-term.

Given the information provided staff recommend approval of removal and mitigation of 8 trees conditioned on
the approval of the other 3 variance for this building location.

2. Excavation, grading or filling greater than 18” in setbacks.

The site has a grade change of over 70 feet from the northeast corner to the southwest corner. Given the
slope and proposed access from Skyline, and the location of the house, the driveway/parking area would
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require grading over 18 inches within the setback. As Skyline is a public right-of-way, the north side of the
property is considered a front yard, so it requires a 50-foot setback. The grading area over 18 inches would
encroach 25 feet in to the 50-foot setback. The greatest amount of grading would occur in the high point of
the property in northwest corner. As this area will be slightly lower than the properties to the north and east,
and with the trees remaining to along the north property line, this area would be minimally visible to

surrounding properties.

Staff recommend denial of grading in the setback. While staff agrees that there is a great deal of slope on the
property, it is unclear that this much grading within the setback is necessary for the driveway court, and that it
could be relocated to the front of the house to reduce the amount of grading in the setback.

3. Closed cut of 21 feet where maximum allowed is 15 feet (7.4.1 of the Drainage and Erosion Control

Manual)

The Drainage and Erosion Control Manual has limits on the amount cutting into or filling in of the natural terrain.

Table 7-1: Maximum Cut and Fill Limits

Slope Open Cuts and Fills Closed Cuts Closed Fill
0-15% 3 feet 20 feet 6 feet
15-25% 1 foot 15 feet 6 feet
25% - 35% 0 feet 10 feet 6 feet
>35% 0 feet 0 feet 0 feet

Given the slope of the property, the owner is limit to closed cuts of no more than 10 — 15 feet on the property.

A closed cut of approximately 21 feet is proposed for the northeast corner of the drivecourt area.

RN

I

ROOF

ff:\‘V\“

1
k=

The closed cut will get smaller as it goes south, as the property is sloping down, and the house will be built more into the

natural terrain.

AN
B11- 6" $ ? 8136 172"
7 T F

E-W SECTION @ DRIVECOURT- 3/PO05
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826'-0"

LEVEL 1
812'-0"
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800'- 0"
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Staff recommend denial of up to a 21-foot closed cut. More information from the applicant that no other alternative for
the garage placement that may reduce the amount of cut into the hill side.

4. Driveway with an elevation change of greater than 6 feet from natural grade (Section22.03.249 (b) (4))

For this request, the driveway elevation change is below the natural grade, and not elevated. This may be necessary to
meet code requirements of a slope of less than 20%.
Staff recommends denial given denial of the two previous variances.

The city engineering team has reviewed the application materials and provided a recommendation to approve
the tree removal but did not recommend the variance for grading, as the initial request did not include a
variance request for grading within the setback and did not provide sufficient evidence of hardship
(Attachment 4).

Public Comment:
At the time of the staff report, the application has garnered attention from the neighboring properties with
questions and open records requests, but no comments in favor or opposed have been received.

Variance Criteria Review:
When applying for a variance, the applicant has provided the following evidence:

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in
unnecessary hardship to the applicant.

e The currently vacant lot has never been developed, so it has 34 trees with a diameter of 14" or
greater, and the majority of them are multi-stemmed cedars. Per an arborist's assessment, many of
the trees are in poor or fair condition due to the steep slopes on the lot. Developing the lot and
creating a driveway will necessitate removing 10 trees with a diameter of 14" or more. The design
team made an effort to create access at a point where two damaged trees are located. Additionally,
without removing the trees within the buildable area of the lot, development would be difficult
because of the steep slope and height restrictions. After several design iterations, we arrived at the
current building configuration with the client, balancing between the need to have the majority of
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the primary living areas and garages on the main level for accessibility, and the requirements of the
steeply sloped site.

e The original draft of the design relied on access from Redbud leading to a garage at grade that
required little cut and fill. However, after talks with the city and fire department, it was determined
that a driveway off of Redbud would be too steep to allow access for the fire department. All
designs for this property require access off of Skyline, an undeveloped right-of-way. All designs for
driveway access off of Skyline require us to cut across the slope instead of traveling with it like we
would off of Redbud.

e Without a variance for cut and fill, we cannot create legal access to the residence.

. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing

flora.

Per the arborist's report, the healthiest trees with the most potential are located along the edges of the

property outside of the buildable area. The current design preserves these trees and creates many

spaces for new landscaping and native plantings. The extreme slope of the lot has led to little diversity
of flora or fauna, but carefully planned landscaping around the new residence can increase the health
and diversity of the plants and animals on the property.

There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship

complained of.

In our exhibits, we show a few design options that all created a need for excessive cut and fill, or

excessively high foundation walls. The final design ensures that the retaining wall is to the side and back

of the property where it will have the least amount of visual impact. Additionally, we propose finishing it
in stucco to complement the house.

The variance will not be greater than the minimum required to alleviate the difficulty or hardship

complained of.

To be able to develop this lot and gain legal access to it, the requested variances are the minimum

necessary.

The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.

We acknowledge the “importance of retaining the unique and beautiful environmental quality of the

West Lake Hills area” by preserving healthy and mature trees. By assessing the health of the trees and

preserving the most vital of them, we are balancing the need to create a home and preserve our natural

habitat to the greatest extent. Also, by mitigating the removal of existing trees necessitated by
development, we create an opportunity to introduce more native biodiversity and potential habitats.

The retaining wall necessary for access to the property will create an opportunity to redirect and

thoughtfully disperse the natural water flows on the property. Currently, the speed of runoff down the

current slope has threatened the health and diversity of plants and animals. The topography drops 80

feet from one corner of the property to the other, with few natural formations to slow or sink the water

into the ground. During development, we can slow the water further, creating water retention and
capture systems that can be used to maintain the new native landscaping. Since the zoning ordinance is
concerned with ensuring that no persons or property are threatened by improper drainage or water
flows, we believe we can improve upon the existing drainage through this variance.

The variance will not adversely affect neighboring properties or interfere with the enjoyment of these

properties by their owners.

The trees that we are proposing to remove are located in the center of the property, and the remaining

trees create a thick privacy buffer between neighboring properties. The proposed cut and fill is located

in the far corner of the property, located away from the public right of way and any neighbors. The
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neighbor directly behind is considerably above the grade of the proposed home, with no line of sight to
the retaining wall. Additionally, we are proposing to finish the wall to complement the dwelling.

Outdoor Lighting

Outdoor lighting is not proposed with this variance request. Any outdoor lighting will need to comply with the
City’s Code.

Compliance with Adopted International Building Code

The property and future construction will have to comply with all applicable City codes.

Subdivision

There is no change to the subdivision proposed with this application.

Comprehensive Planning Analysis

The existing and future land use is in conformance with the City of West Lake Hills Master Plan.

Links to Relevant Code:

Section 22.03.034 Tree and Vegetation Removal and Replacement
Section 22.03.170 Site Disturbance (Excavation, grading or filling)
Section 22.03.249 Driveway Parking and Loading Setbacks

Drainage and Erosion Control Manual

Section 38.05.031 Variances

Section 22.03.514 Criteria and process required for granting variance
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WORKSHOP |\

I
ARCHITECTURE + INTERIORS ()t)

03/04/2024

Re: 406 Red Bud Trail
Variance Request

ATTN: Robert Meisel, ZAPCO Chair
City of West Lake Hills

911 Westlake Drive

West Lake Hills, TX 78746

Good afternoon,

We are requesting a variance to remove 10 trees greater than 14” diameter to
develop a currently vacant lot, and a variance to limits on cut and fill in
order to build a ~21’ retaining wall to create driveway access and turn-
around space.

The owner would like to build a large family home with the primary living
areas and garage located on the main level for accessibility. The currently
vacant lot has 34 trees with a diameter of 14” or greater, and the majority
of them are multi-stemmed cedars. Developing the lot and creating a driveway
will necessitate removing 10 trees with a diameter of 14” or more. Without
removing the trees within the buildable area of the lot, development would be
difficult because of the steep slope and height restrictions.

After talking through development plans with the city and fire department, it
was determined that a driveway off of Redbud would be too steep to allow
access for the fire department. It was suggested that we access the property
off of Skyline, an undeveloped right-of-way. All designs for driveway access
of off Skyline require us to cut across the slope instead of travelling with
it like we would off of Redbud. A variance for cut and fill is needed to
create legal access to the residence, and allow for parking and the required
turnaround space in the driveway.

We request that the ZAPCO board consider our variance requests that will
allow us to create a new home for a family in this beautiful community.

Sincerely,

Bhavani Singal

Architect
Workshop No.5 LLC

www.workshopno5.com 5409 Woodrow Ave, Unit C, Austin, TX 78756 512.710.9705
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1/31/2022
Tree Evaluations: Epitome Development

406 Redbud Trail
West Lake Hills, TX 78746

Thank you for the opportunity to serve you on this task. Tree identification, measurement, inspection, and
arboriculture consultation were performed by a board-certified master arborist team whom through related
training and experience are familiar with the techniques and equipment used in such operations.

Summary:

Tree Mann Solutions identified, located, and inspected 26 trees across the site: 18 Ashe juniper and 8 live
oaks. Of the trees inspected, 25 were found to be 14” and larger. The site was located on a rocky hillside and most
of the trees were assigned a condition rating of “fair.” There are multiple live oaks along the eastern edge of the
site that would make decent preservation candidates.

Introduction:
Epitome Development contacted TMS regarding a property they were studying for development. The
team wanted a better understanding of the trees and their potential impacts/benefits to development of the site.

Assignment:

Tree Mann Solutions to visit site, identify, locate, and assess trees 14" and larger, per City of West Lake
code, within boundaries of lot. Tree diameter breast height (DBH), GPS location within 2-4' accuracy, species, and
condition rating with supportive notes to be provided. Summaries of all trees rated "Poor" or worse to be
provided. Master excel tree inventory with data along with tree assessments and link to individual summary tree
reports w/ photos provided for team use. Summary report with tree preservation/mitigation recommendations
provided for team use.

Analysis:

Protected trees 10”- 13.9” (and larger non-heritage species) are shown in light yellow. Heritage trees 14”
and larger are shown in light red. Undersized trees are shown in light grey. Trees in good or above condition have
no special markings. Fair condition trees have italicized text. Poor condition trees have bolded text. Trees not
evaluated during the inventory are underlined. DDI (dead, diseased, or imminent hazard) condition trees have red
text. Invasive trees have purple text. An example of the excel file can be seen below.

# Species | DBH MS Notes Condition|Notes Summary
5574 | Ashe Juniper | 15 105 395 Fair 50% potential canopy. deadwood 30%-50% . fair structure & vigor Low fair
5573 | Ashe Juniper | 14 9,555 Fair__|50% potential canopy,deadwood 15%-30%,fair structure & vigor
5572 | Ashe Juniper | 16 955535 Fair 50% potential canopy. deadwood 15%-30% . fair structure & vigor
5571 | Ashe Juniper| 15 7,656 35 Fair__|50% potential canopy,deadwood 50%-75%,fair structure & vigor Low fair.
5570 | Ashe Juniper | 18 DDI ive storm damage
5569 | Live Oak | 16.5 12,95 Fair _|50% potential canopy,deadwood 15%-30%,fair structure & vigor Decent tree with minimal defects observed. Preserve if
5568 Live Oak 135 Fair 50% potential canopy. fair structure & vigor to SW.
5567 | Ashe Juniper | 16 Waist Fair__|50% potential canopy,deadwood 30%-50%, fair structure & vigor
5566 Live Oalk 185 Fair 50% potential canopy, deadwood 15%-30%, fair structure & vigor,

This multi stem live oak was found fo be in fair ondition. I exhibited minimal deadwood throughout
the canopy. There was an old decaying juniper trunk between the stems. This tree has preservation

5565 Live Oak 235 16, 15 Fair 50% potential canopy, deadwood 15%-30%, fair structure & viger, mederate storm damage |potential with tree care plan.
5564 | Live Oak | 18 125 11 Fair__|50% potential canopy.deadwood 30%-50%. fair structure & vigor
5563 | Live Oak | 14 Fair _|50% potential canopy.deadwood 15%-30%.fair structure & vigorsi alanced |Unbalanced to SSW.

No visible connection to adjacent stem 12 stem. Decent tree with upright growth. Tree exhibits a
| moderately reduced canopy with minimal deadwood and defects observed. Possible preservation

5562 | Live Oak | 16 Fair __|50% potential canopy,deadwood 15%-30%, fair structure & vigor idate alone, or in tandem with adjacent iree.
[25% potential 30%-50%, poor structure,signi Poor due to diminished canopy and signify the decay presence. Not recommended for
5561 _|Ashe Juniper| 18 9.5,9,5.5,3 Poor _|decay.moderate storm damage preservation.

Decent tree found to be in fair condition. Moderate deadwood throughout reduced canopy.
Moderately unbalanced fo WNW. Swollen base of tree. Preserve if convenient and with investment
5560 Live Oak 215 Fair 50% potential canopy. deadwood 30%-50% . fair structure & vigor, in tree care plan.
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Observations:
e Ashe juniper (¥69%) and live oak (~31%) were the only two species inventoried on the lot.
e The site was located on a rocky west/southwestern slope with limited soil volume.
e Most of the trees assessed were found to be in “fair” condition.

o Those that were determined to be in “poor” or worse condition, were assigned the chosen
condition rating based on previous storm damage, diminished canopies, decay presence, and
overall lack of vigor.

e There are multiple live oaks along the eastern side of the site that would make decent preservation
candidates.

o 5560, a 21.5” live oak, was found to be in “fair” condition. It was an overall decent tree with
moderate deadwood accumulation throughout a thin canopy. It was moderately unbalanced to
the west/northwest and had a swollen base. This tree is a possible preservation candidate if
feasible with design and tree care plan implementation.

o 5562, a 16” live oak, was found to be “fair” condition. It was an overall decent tree that exhibited
an upright growth habit with a moderately reduced canopy and minimal deadwood
accumulation; minimal defects observed. This tree shared no visible connection above grade to
adjacent 12”stem. This tree is a possible preservation candidate alone, or in tandem with
adjacent tree.

o 5563, a 14” live oak, was found to be in “fair” condition. It was unbalanced to the
south/southwest.

o 5565, a 23.5” multi-stem live oak, was found to be in “fair” condition. It exhibited minimal
deadwood accumulation throughout the canopy. There was the remainder of an old decaying
juniper trunk between the two stems. This tree has preservation potential with implementation
of a tree care plan.

o 5566, an 18.5” live oak, was found to be in “fair” condition and is a fair preservation candidate.
Implementation of tree care plan recommended if preserved.

o 5569, a 16.5” multi-stem live oak, was found to be in “fair” condition. It was an overall decent
tree with minimal defects observed and is a possible preservation candidate.

*Approximate tree locations*
*QOrange indicates decent preservation candidate*
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Discussion:

Heritage trees (14” and up) in “Good” condition or better on this site should be preserved in most
instances unless significantly impacting feasibility. “Fair” condition heritage trees should be preserved if not
significantly conflicting with a reasonable site plan. Those that can be saved should be evaluated for possible risks
and mitigation care performed. “Poor” condition heritage trees should not be preserved due to risk concerns
unless they are sited in greenbelt/lightly used areas with low frequencies of target presence. Poor and/or Fair
condition heritage trees may need further study through ISA Level 1, 2, or 3 risk assessments dependent upon tree
size, species, location, and intent to preserve or remove per possible city requests.

Protected (10-13.9” — and larger non-heritage species) trees in “Good” condition or better on this site
should be preserved unless significantly restricting reasonable development. “Fair” condition protected trees may
be preserved if not notably conflicting with desired site plan. Those that can be saved should be evaluated for
possible risks and mitigation care performed. “Poor” condition protected trees should not be preserved due to risk
concerns unless they are sited in greenbelt/lightly used areas with low frequencies of target presence.

Significant (3-9.9”) trees in “Good” condition or better on this site are good preservation candidates
unless restricting development. These trees are often more vigorous and resilient to construction impacts than the
larger size classes. “Fair” condition protected trees may be preserved if convenient/fitting with desired site plan.
Those that can be saved should be evaluated for possible risks and mitigation care performed. “Poor” condition
protected trees should not be preserved due to risk concerns unless they are sited in greenbelt/lightly used areas
with low frequencies of target presence.

Trees in “Good” condition or better that are designed for removal should be mitigated at full rates per city
ordinance. We recommend that trees in “Fair” condition designed for preservation have further study and/or
mitigation work performed to make them an asset with minimal risks to introduced targets of a new development.
We propose that a 50% reduction in mitigation fees is reasonable for trees in “Poor” condition designed for
removal; these trees must have significant further study and/or costly mitigation work performed to make them
less a hazard with reduced risks to introduced targets of a new development. However, these trees in low-target
areas still hold ecological and environmental value.

When developing, trees to be removed that are located within the critical rootzone of one to be
preserved should be carefully removed by an arborist and not by machinery. Trees on construction sites undergo
significant stress due to root loss from severing, excavation, and compaction as well canopy loss from necessary
construction clearances and machinery impacts. Trees can experience stress from these previously mentioned
impacts as well as changed wind loads and soil hydrology, etc. for years following construction.

If preserved trees experience any impacts within the critical root zone (1’ radius per 1” trunk diameter),
pre and post construction fertilization, professional limb removal/pruning, and decompaction/soil remediation
work on an as-needed basis are strongly recommended to maintain tree health, decrease future risks, and improve
project performance in the future.

Conclusion:

Tree Mann Solutions located and assessed 26 trees across the rocky, western sloping site. Most of the
trees assessed were found to be in “fair” condition. There are multiple trees along the eastern edge of the site that
would make decent preservation candidates if convenient and feasible with site design. TMS recommends
preservation of the larger, better-condition trees, investment of tree mitigation fees into thorough care plans for
existing trees preserved on site where able, and thoughtful design for tree replacement with good-quality
mitigation trees that will thrive for decades to come.
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e Links to photos of each assessed tree are available in the last column of the tree inventory tab.

If you have any questions and/or concerns regarding tree assessment on this site, please contact me at
(512)470-9073 or joe@treemannsolutions.com. We are here to help promote smart planning, aid efficient
permitting, and ensure quality urban tree canopy preservation!

Respectfully,

Joo Jmismsb

Joe Zaniewski | Project Manager

Tree Mann Solutions, LLC

ISA TX-4294A, TRAQ, TOWQ

TDA Applicator License No. 0798941

Licensed Irrigator LI0024812

E: joe@treemannsolutions.com|C: (512)470-9073
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PROPOSED SITE PLAN

1. The currently vacant
lot has 34 trees with

a diameter of 14"

or greater, and the
majority of them

are multi-stemmed
cedars. Per an arborists
assessment, many of
the trees are in poor or
fair condition due to the
steep slopes on the lot.
Developing the lot and
creating a driveway will
necessitate removing
10 trees with a diameter
of 14" or more.

2. All designs for

this property require
access off of Skyline,
an undeveloped right-
of-way. Driveway
access requires us to
cut across the slope
instead of travelling
with it like we would off
of Redbud. Without a
variance for cut and fill,
we can not create legal
access to the residence.
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PROPOSED DESIGN

VIEW FROM SKYLINE, APPROACHING THE
DRIVEWAY
SKYLINE WILL BE DEVELOPED AS A PRIVATE

DRIVEWAY ACCESS, PER CITY OF WESTLAKE.

THE RETAINING WALL WILL NOT BE VISIBLE
FROM REDBUD TRAIL.

| ,,',;x/ (

BIRDSEYE VIEW FROM NE CORNER OF THE
PROPERTY- THE HIGHPOINT

THE PROPOSED CUT AND FILL IS LOCATED IN
THE FAR CORNER OF THE PROPERTY, LOCATED
AWAY FROM THE PUBLIC RIGHT OF WAY AND
ANY NEIGHBORS. THE NEIGHBOR DIRECTLY
BEHIND IS CONSIDERABLY ABOVE THE GRADE
OF THE PROPOSED HOME, WITH NO LINE OF
SIGHT TO THE RETAINING WALL. ADDITIONALLY,
WE ARE PROPOSING TO FINISH THE WALL TO
MATCH THE DWELLING.
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406 REDBUD TRAIL
#2023-14

VARIANCE
PRESENTATION

03.04.2024

EXTERIOR 3D VIEWS OF
PROPOSED DESIGN

WORKSHOP NO. 5
ARCHITECTURE & INTERIORS
5409 WOODROW AVE UNITC
AUSTIN, TEXAS 78756
512.710.9705

www.workshopno5.com
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406 REDBUD TRAIL
#2023-14

VARIANCE
PRESENTATION

03.04.2024

VIEW FROM REDBUD- DECK SKIRTING TO BE
PERFORATED METAL HELD OFF THE GROUND

TO ALLOW WATER FLOW. INSET PLANTERS
ALONG STAIRS ALLOW OPPORTUNITY FOR MORE
GREENERY TO SOFTEN THE FACADE

EXTERIOR 3D VIEWS OF
PROPOSED DESIGN

VIEW FROM THE SOUTH PROPERTY LINE :WFJ/:ﬁI ﬁ:ﬂ“ﬂh: et
d]

WORKSHOP NO. 5
ARCHITECTURE & INTERIORS
5409 WOODROW AVE UNITC
AUSTIN, TEXAS 78756

512.710.9705

www.workshopno5.com
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PROPOSED BUILDING ELEVATIONS
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PROPOSED BUILDING ELEVATIONS
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WALL DRAINAGE PLAN

406 REDBUD TRAIL
#2023-14

VARIANCE
PRESENTATION

03.04.2024
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DRAINAGE PLAN-
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TREE MITIGATION AND LANDSCAPING PLAN

Per the arborists report, the healthiest trees with the most potential are located along the East edge of the property outside of the buildable area. The current design preserves
these trees and creates many spaces for new landscape and native plantings. The extreme slope of the lot has led to little diversity of flora or fauna, but carefully planned
landscaping around the new residence can increase the health and diversity of the plants and animals on the property.

TREE TABLE
NUMBER OF TREES WITH A DIAMETER GREATER THAN 14" = 34

#TO BE REMOVED =10

24" QUADRUPLE CEDAR (POOR CONDITION)

17" CEDAR (DDI PER ARBORIST)- 50% MITIGATION REQUIRED
14" OAK (DAMAGED BY DDI CEDAR ABOVE)

17" QUADRUPLE CEDAR (POOR CONDITION PER ARBORIST)
23" DOUBLE OAK (FAIR CONDITION PER ARBORIST)

16" DOUBLE CEDAR

22" QUADRUPLE CEDAR

16" QUADRUPLE CEDAR

17" QUADRUPLE CEDAR

18" QUADRUPLE CEDAR

TOTAL OF 176 CALIPER INCHES TO BE REMOVED

PROPOSED MITIGATION OF 264 CALIPER INCHES (176 x 1.5= 264)

REPLACEMENT TREES MUST BE > 2" TRUNK DIAMETER

#TO REMAIN = 24

24" DOUBLE CEDAR
25" CEDAR

18" TRIPLE CEDAR

18" DOUBLE CEDAR
22" QUADRUPLE CEDAR
14" QUADRUPLE CEDAR
18" CEDAR

16" TRIPLE CEDAR

18" TRIPLE CEDAR

17" DOUBLE CEDAR

17" DOUBLE CEDAR

16" TRIPLE CEDAR

16" QUADRUPLE CEDAR
16" CEDAR

14" QUADRUPLE CEDAR
16" QUADRUPLE CEDAR
16" TRIPLE CEDAR

18" DOUBLE OAK

14" OAK

24" OAK DOUBLE

19" OAK

14" OAK

17" OAK

TOTAL OF 407 CALIPER INCHES PRESERVED
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VIEW OF GRADE CHANGE FROM TOP OF
SKYLINE TO BOTTOM OF SKYLINE

VIEW OF SCREENING TREES TO
REMAIN AT EAST NEIGHBOR

VIEW OF SCREENING TREES TO
REMAIN AT SOUTH NEIGHBOR

VIEW OF CONNECTION AT SKYLINE
AND REDBUD

VIEW OF PROTECTED OAKS TO REMAIN

AT EAST PROPERTY LINE

VIEW OF PROTECTED OAKS TO REMAIN
AT EAST PROPERTY LINE

406 REDBUD TRAIL
#2023-14

VARIANCE
PRESENTATION

03.04.2024

EXISTING SITE PHOTOS
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24"QUAD CEDAR TO BE REMOVED- POOR
CONDITION FROM STORM DAMAGE

17" QUAD CEDAR TO BE REMOVED- POOR
CONDITION (TREE 5555.1 IN ARBORIST REPORT)

17" CEDAR TO BE REMOVED- DDI (TREE
5556 IN ARBORIST REPORT)

23" OAK TO BE REMOVED- FAIR CONDITION
(TREE 5564 IN ARBORIST REPORT)

14" OAK TO BE REMOVED- DAMAGED BY

UPROOTED 17" CEDAR

16" DOUBLE CEDAR TO BE REMOVED

406 REDBUD TRAIL
#2023-14

VARIANCE
PRESENTATION

03.04.2024

TREES TO BE REMOVED
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406 REDBUD TRAIL
#2023-14

VARIANCE
PRESENTATION

03.04.2024

TREES TO BE REMOVED

22"QUAD CEDAR TO BE REMOVED- FAIR 16" QUADRUPLE CEDAR TO BE REMOVED 17" QUADRUPLE CEDAR TO BE REMOVED
CONDITION (TREE 5572 IN ARBORIST REPORT)

WORKSHOP NO. 5
ARCHITECTURE & INTERIORS
5409 WOODROW AVE UNITC
AUSTIN, TEXAS 78756

18" QUAD CEDAR TO BE REMOVED- LOW FAIR 512.710.9705
CONDITION (TREE 5571 IN ARBORIST REPORT)
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DISCARDED DESIGN OPTION: ACCESS FROM REDBUD 406 REDBUD TRAIL
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DISCARDED DESIGN OPTION: GARAGE BELOW MAIN LEVEL
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RE: VARIANCE REQUESTS OF 406 REDBUD

On behalf of the City of West Lake Hills, Walter P Moore has reviewed the variance requests for the
property located at 406 Redbud. This review was performed in the context of the City of West Lake Hills
Code of Ordinances which states that no variance shall be granted unless it meets the following criteria:

1. The strict or literal enforcement of the terms of the code, because of special conditions, will
result in unnecessary hardship to the applicant.

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of
existing flora.

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or
hardship.

4. The variance will not be greater than the minimum required to alleviate the difficulty or
hardship.

The following requests were made:

1. Remove 10 trees greater than 14” diameter to develop a currently vacant lot.
2. Avariance to the cut/fill limits to build a 21’ retaining wall to create driveway access and turn
around space.

The hardships mentioned are as follows:

1. Driveway access off of Redbud would likely be too steep to allow fire access and so the driveway
will be located off of Skyline, which requires a cut across the slope instead of with the natural
slope of the site.

After reviewing the provided documents and the city code, the engineering team on behalf of the City of
West Lake Hills recommends the following.

1. Remove 10 trees greater than 14” diameter to develop a currently vacant lot.

a. We suggest that this variance is approved. Document provided indicates that an
arborist has ruled the trees are in a poor or fair condition, which was verified by the
arborist report. The schematic layout provided appears to attempt to preserve trees
which are good candidates for preservation.

2. Avariance to the cut/fill limits to build a 21’ retaining wall to create driveway access and turn
around space.

a. We suggest that this variance is denied. This design would also require a variance to
build the 21’ retaining wall up to 15’ from the property line within the front building
setback, where only 18” of grade from existing is allowed. This would also require a
variance from the allowed maximum of 6’ retaining walls. Section 38.05.033 of the City
Code of Ordinances states that “normally a variance is to be denied if conditions or
circumstances relied on for a variance were self-created by the person having an
interest in the property in disregard of city regulations” and that “the granting of a
variance must be predicated...because no other reasonable alternative is available that
will alleviate the unnecessary hardship complained of”.
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Notification Area
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MAILING ADDRESS

| u
VI ew POI nt 2121 East Sixth Street, Suite 203

Austin, TX 78702

Engineering ph: 512.779.9464

www.viewpointengineering.com

Jennifer C. Bills
Director of Building and Development Services
City of Westlake Hills

RE: Variance for Encroachment in Skyline Drive ROW

Dear Ms. Bills:

The intent of this letter is to formally request a variance for Right-of-Way (ROW) encroachment within Skyline
Drive. It is the intent of the client, who owns property at Redbud Trail and Skyline Drive, to develop on their lot
by constructing a new single-family residence. The property owner’s options for providing adequate access to
their lot is very limited. Slopes off of Redbud trail to the future location of the house generally exceed 25%. This
is not adequate to provide the appropriate fire access apparatus to the property. The one serviceable access
location for the property owner is within the Skyline Drive ROW. The slopes are generally around 12-13%, much
more conducive to meeting fire access requirements.

It is with this understanding that our team respectfully submits our formal request for a variance to encroach
within the Skyline Drive ROW with a private driveway that would meet all standards for fire protection access to
the single-family structure. The owner understands that a license agreement would need to be executed with
the property owner committing to maintenance of the driveway within the boundaries of the Skyline Right-of-
Way. The property owner also understands that a turnaround apparatus needs to be provided outside of the
Skyline ROW.

We appreciate your consideration on this matter. Please feel free to reach out if you have any additional
questions/concerns.

Very truly yours,

Qe Canacs vﬂ?g_

LUKE CARAWAY, PE
View Point Engineering

By:

Designing Better Places to Live, Work, and Play
www.viewpointengineering.com
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PROPERTY SURVEY
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PROPOSED SITE PLAN
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VIEW FROM TOP OF SKYLINE TO BOT-
TOM OF SKYLINE

VIEW OF CONNECTION AT SKYLINE
AND REDBUD

VIEW OF UNDEVELOPED R.O0.W. FROM
THE BOTTOM OF SKYLINE
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EMERGENCY PREVENTION DIVISION

Travis County Emergency Services District No. 9 Headquarters 512-539-3400
1301 S. Capital of Texas Highway, Suite B-123 Facsimile 512-327-2780
West Lake Hills, TX 78746 P. O. Box 162170 Austin, TX 78716-2170

www.WestlakeFD.org

April 2", 2024

Jennifer Bills

City of West Lake Hills
911 Westlake Drive

West Lake Hills, TX 78746
(512) 610-6838

Re: 406 Redbud Trail — License to Encroach
Dear Ms. Bills,
I have reviewed the proposed License to Encroach Skyline Drive by 406 Redbud Trail.

Based on the information provided, it is our understanding that the owners and representatives of
406 Redbud Trial are requesting a License to Encroach Skyline Drive to improve emergency
access to their property. It is also our understanding that any future encroachment or
development will be designed and will comply with all applicable codes and standards. Any
infrastructure that may need to be adjusted to complete the proposed development (e.g. fire
hydrants or waterlines) will be designed and constructed at the expense of the owner and be in
compliance with all applicable rules or regulations.

Please Note: This letter does not constitute a formal site development or building plan review
and/or approval. Upon completion of such a review, plan review comments will be issued
indicating the status of compliance with adopted codes and standards.

Based on the aforementioned review of the proposed License to Encroach Skyline Drive and an
understanding that compliance with the fire code and the items noted above will be addressed
during the site development and building plan review phase where applicable, I recommend the
approval of the License to Encroach.

We look forward to working with everyone involved in the proposed project. If you have any
questions or require any additional information, please do not hesitate to contact our office.

Sincerely,

<
NZ—-—/

District Chief Michael Lacey

Fire Marshal

Emergency Prevention Division

Travis County Emergency Services Districts No. 9
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RE: 406 Redbud License to Encroach

The engineering team at Walter P Moore has reviewed the proposed License to Encroach for Skyline
Drive by the owners and representatives at 406 Redbud on behalf of the City of West Lake Hills. We
recommend approval of this license to provide safe and adequate access to the lot. Any city
infrastructure which needs to be adjusted in order to complete the proposed development (e.g. fire
hydrants, waterline) shall be designed and constructed at the expense of the owner, and be in
compliance with all applicable city, state and federal regulations.
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City of West Lake Hills
Zoning & Planning Commission

AGENDA REPORT

Meeting Date: April 17, 2024 Item Number: 7
Building & Development

Department: Services

Prepared By: Jennifer C. Bills Cost / Budget: None

Exhibits: See Attached Source of Funds: N/A

Discuss and review street maintenance plans for fiscal year 2025.

Recommendation

Receive presentation and provide feedback.

In 2021, the West Lake Hills voters approved the street maintenance sales tax collection. This sales tax must be
reauthorized every four years or it will expire. In 2023, Roadway Asset Services (RAS) provided a pavement
evaluation report. Using this as the basis for project prioritization, Susan Turrieta with Water P. Moore (city
engineer) is in the process of finalizing the projects that will go out to bid for the 2023-24 cycle of projects. We
are in the process of identifying the next streets and drainage projects that will be completed for fiscal year
2025.
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