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CITY OF WEST LAKE HILLS, TEXAS 
NOTICE OF ZONING & PLANNING COMMISSION (ZAPCO) REGULAR MEETING 

Wednesday, September 21, 2022 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 21st day of September 2022 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: 
Due to the COVID-19 status in Travis County, 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.  Facial coverings are not required, but highly recommended, 
and will be available for any that need one. 
 
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 
pzsec@westlakehills.gov by 1:00 P.M. on September 21, 2022. 
  
1. Call to Order. Chairman Robert Meisel. 
  
2. 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 August 17, 2022 Regular Zoning and Planning Meeting minutes. 
  b. Report on Board of Adjustment and City Council Responses. 
  
3. Land Use 912 Calithea - Discussion/Recommendation on variance requests to encroach a 

front and side building setback for a second story addition over an existing driveway. 

Page 1 of 112



NOTICE OF ZONING & PLANNING COMMISSION (ZAPCO) 
REGULAR MEETING 
SEPTEMBER 21, 2022 

PAGE 2 

 (Section 22.03.281 of the West Lake Hills Code).  Applicants George and Charlotte 
Howard. 

  
4. Land Use 2 Laurel Valley Cove - Discussion/Recommendation on a variance for cut and 

fill to obtain access to an undeveloped lot (Section 22.03.170(f) of the West Lake Hills 
Code and Section 7.4.1 (Cut and Fill) of the Drainage and Erosion Control Manual). 
 Applicant Davin Fillpot. 
 
 

  
5. Land Use 10 North Peak - Discussion/Recommendation on variances to encroach a front 

building setback and removal of three trees with diameters larger than 14 inches (Sections 
22.03.281 and 22.03.304 of the West Lake Hills Code).  Applicants David and Jennifer 
Kaufman. 

  
6. Land Use 1419 Redbud Trail - Discussion/Recommendation on a variance to minimum 

setback distances for an accessory structure to replace/improve an existing swimming pool 
and deck (Section 22.03.276 of the West Lake Hills Code).  Applicant Tim Franke. 
 

  
7. Land Use 309 Laurel Valley Road - Discussion/Recommendation on variances to remove 

four trees with diameters larger than 14 inches for the demolition and rebuild of a single 
family residence (Section 22.03.304 of the West Lake Hills Code).  Applicant Graham 
Schmergel. 
 

  
8. Land Use 1101 Yaupon Valley Road - Discussion/Recommendation on a variance to 

encroach a building setback to remodel an existing single family residence (Section 
22.03.281 of the West Lake Hills Code).  Applicant Edgar Prats. 
 

  
9. Adjournment. Chairman Robert Meisel. 
 
 
  Robert Meisel, Chairman 
  By Mark Littrell, Zoning & Planning 

Secretary 
     

Certificate 
  

I certify that the above Notice of the September 21, 2022 Zoning & Planning Commission 
Meeting was posted on the bulletin board at the Municipal Building, 911 Westlake Drive, West 
Lake Hills, Texas on September 16, 2022 at 5:00 pm. and will remain posted continuously until 
said meeting is convened. 
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  By Mark Littrell, Zoning & Planning Secretary 
 
        
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, TEXAS 
NOTICE OF ZONING & PLANNING COMMISSION (ZAPCO) REGULAR MEETING 

Wednesday, August 17, 2022 at 6:30 PM 

  
1. Call to Order. Chairman Robert Meisel. 

 

  
With a quorum present, Chairman Meisel called the meeting to order at 6:30 p.m. 
Members in attendance were Chairman Robert Meisel, Vice-Chairman Jim Pledger, 
Commissioners Laurie Maccini, Karen Bartoletti and new Commissioner Patrick Stewart. 
 James Vaughan was not in attendance.  
2. 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 July 20, 2022 Regular Meeting Minutes. 
 b. Board of Adjustment and City Council results. 

Motion for Approval made by Vice-Chairman Pledger with a Second by Commissioner 
Bartoletti.  Motion for Approval carried unanimously by a vote of 4 ayes to 0 nays. 
 
3.  902 Yaupon Valley - Discussion/Recommendation on the removal of three trees with trunk 
diameters of 14" or greater and a driveway setback encroachment. (Sections 22.03.304 and 
22.03.175 of the West Lake Hills Code).  Applicant Jerry Hooker, Yaupon Valley 902, LLC. 
 
Staff Briefing 
 
Director Grundman:  Staff Briefing was given.  Staff Recommendation:  Denial for tree 
variances; Approval of the driveway. 
 
Vice-Chairman Pledger:  Has there been an evaluation on the impervious cover? 
 
Director Grundman:  Page 19 shows is complies with Code. 
 
Vice-Chairman Pledger:  Is there a height variance?  It's such a large house. 
 
Director Grundman:  It's not part of the packet. 
 
Presentation by Applicant 
 
Jerry Hooker is the architect for this application.  We want to retain the driveway.  We are 
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saving 80% of the trees on the site.  We will replace what is needed. 
 
Public Hearing 
 
Jon Loehman lives at 900 Yaupon Valley.  I don't have a problem with the house being 
taken down.  It's going to be a very large house being 9,000 sq. ft.  I'm amazed it meets the 
impervious cover.  I'm not arguing, just raising concern. 
 
Erika Nelsen lives at 904 Yaupon Valley.  I spoke at the last meeting.  It is going to be a 
giant brick next to me.  We want to live in a forest and I have a problem with that. 
 
Chairman Meisel closes the Public Hearing. 
 
Deliberation and Recommendation 
 
Commissioner Maccini:  I'm good with the driveway; not with the trees.  There is no 
hardship. 
 
Vice-Chairman Pledger:  I agree with Commissioner Maccini.  No hardship. 
 
Commissioner Bartoletti:  The applicant doesn't articulate a hardship. 
 
Commissioner Stewart:  I have no issue with the driveway.  The application is lacking a 
hardship. 
 
Chairman Meisel:  50 years from now that tree will still be there. 
 
Commissioner Bartoletti:  A house this size, I wish the city would look at height and 
impervious cover. 
 
Director Grundman:  It is at 24% impervious cover that meets Code. 
 
Commissioner Maccini:  Would excavation affect that creek? 
 
Director Grundman:  We met on site. 
 
COMMISSIONER MACCINI MOVES TO RECOMMEND APPROVAL FOR THE 
DRIVEWAY AND DENIAL ON ALL THREE TREES.  SECONDED BY VICE-
CHAIRMAN PLEDGER.  UNANIMOUS (4-0). 
 
4.  211 Reveille Road - Discussion/Recommendation on a variance request to encroach of a 
driveway setback.  (Section 22.03.175 of the West Lake Hills Code).  Applicant 211 Reveille 
Rd., LLC. 
 
Staff Briefing 
 
Director Grundman:  Staff Briefing is given.  This was previously approved in 2017 but 
was never initiated so it was considered dormant.  Staff Recommendation:  Approval. 
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Commissioner Maccini:  I live across the street.  References letter from one of the 
neighbors. 
 
Director Grundman:  This is a driveway setback request. 
 
Commissioner Maccini:  They are showing a split driveway.  I didn't see that addressed? 
 
Presentation by Applicant 
 
Nathan Quiring is the architect for this application.  We are not trying to keep the extra 
driveway cut.  We want to stay away from the 21" Live Oak.  The pandemic put the project 
on hold.  We are doing driveway runners. 
 
Public Hearing 
 
Andrew Holck lives at 200 Reveille Road.  The existing driveway is no longer allowed? 
 References Page 105 of the packet.  The letter talks about a second driveway entrance.  
There appears to be a parking pad. 
 
Chairman Meisel:  No grandfathering is allowed. 
 
Director Grundman:  The driveway setback is the only request. 
 
Andrew:  This could change going to permitting?  Thanks for clearing the confusion. 
 
Chairman Meisel:  It must meet Code. 
 
Connie from Dallas:  What is the hardship? 
 
Director Grundman:  The trees. 
 
Chairman Meisel closes the Public Hearing. 
 
Deliberation and Recommendation 
 
Commissioner Stewart:  What is the driveway material? 
 
Nathan:  I'm not sure on that.  Concrete.  I'll get that done before permitting. 
 
Commissioner Maccini:  This is a wonky application.  Going forward, a huge wall was 
built.  Parking is a problem on Reveille.  This is an incomplete packet. 
 
Commissioner Bartoletti:  I'm in favor but the applicant should be more concise. 
 
Vice-Chairman Pledger:  Is a plan approved already? 
 
Director Grundman:  It went dormant. 

Page 6 of 112



 

ZAPCO MEETING MINUTES 
JULY 20, 2022 

PAGE 4 

 

 
VICE-CHAIRMAN PLEDGER MOVES TO RECOMMEND APPROVAL AS 
REQUESTED.  SECONDED BY COMMISSIONER BARTOLETTI.  UNANIMOUS (4-0) 
APPROVAL. 
 
5.  604 Rocky River Road - Discussion/Recommendation on a variance to encroach a side 
building setback (Section 22.03.281 of the West Lake Hills Code).  Applicants Philip and Mindy 
Vescovo. 
 
Commissioner Maccini steps away from the dais. 
 
Staff Briefing 
 
Director Grundman: Staff briefing is given.  Staff Recommendation:  Approval. 
 
Vice-Chairman Pledger:  Did the city not identify this during permitting? 
 
Director Grundman:  It's not shown on the plans. 
 
Commissioner Stewart:  All or part of the roof? 
 
Director Grundman:  About 3'9" and is at an angle. 
 
Presentation by Applicant 
 
Mindy Vescovo is the applicant.  The second story eave will encroach.  It is currently under 
construction.  We requested no variances and designed around the trees.  The neighbors 
have no issues.  It will safeguard the wall. 
 
Public Hearing 
 
Chairman Meisel opened the meeting for public comments. Hearing none, the public comment section 
was closed. 
 
Deliberation and Recommendation 
 
Commissioner Stewart:  I appreciate the proposal.  With no impact it makes sense. 
 
COMMISSIONER BARTOLETTI MOVES TO RECOMMEND APPROVAL.  SECONDED BY 
VICE-CHAIRMAN PLEDGER.  UNANIMOUS (3-0) APPROVAL.  HARDSHIP IS HEALTH AND 
SAFETY. 
 
6. Adjournment. Chairman Robert Meisel. 
 
Meeting is adjourned at 7:37 p.m. 
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BUILDING & DEVELOPMENT SERVICES DEPARTMENT 
BOARD OF ADJUSTMENT AND CITY COUNCIL                  
ACTION REPORT                                 SEPTEMBER 21, 2022 
 
Agenda Item: Consent Agenda: Board of Adjustment and City Council Results 
 
Requested Action: No action required. 
 
Background & Purpose:  
At the September 15, 2021, Zoning and Planning Commission a request was made for staff to 
provide the results of items from the Board of Adjustment and City Council on items that were 
discussed and reviewed by the Zoning and Planning Commission.  
 

Items on May ZAPCO Agendas ZAPCO Recommendation City Council/BOA Action 

707 Butler Cove (Trees, Wall, Cut/Fill) Denial Withdrawn 

902 Yaupon Valley Road (Trees and 
Driveway Setback) 

Partial Approval and 
Denial 

Approval of Driveway Setback 
Encroachment, Denial of Trees 

211 Reveille Road (Driveway Setback) Approval 
Approved with conditions on 

submitting for a permit within 
60 days 

604 Rocky River Road (Side Setback) Approval Approved 

 
 
Should any ZAPCO Commissioner have any questions or feedback on the report, please contact 
the Director of Building and Development Services.  
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Recommendation 

Staff recommends denial of the variances as proposed. The setbacks do make the lot challenging, but the 
proposed variances are not the minimum needed to grant relief.  

 

Discussion 

Property Information, Zoning & Site Characteristics:  
Owner: George and Charlotte Howard 
Legal Description: Lot 10, Block O, Terrace Mountain 
Lot Size: 0.6310 acres (27,487.36 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
There is currently a single-family residence on the lot. The applicant is proposing an addition to the existing 
non-conforming house, which is proposed to occur in the setback. The lot is surrounded by right-of-way on 
two of three sides and therefore has 50-foot setbacks on most of the lot. The variances requested are to 
encroach in a front setback (Terrace Mountain and Calithea). There is a proposed carport addition and a 
proposed swimming pool and deck addition.  
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

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

Meeting Date: September 21, 2022  Item Number: 3 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

912 Calithea: Discussion/recommendation on variance requests to encroach in a front and side building 
setback for a second story addition. (West Lake Hills Code Section 22.03.281). Applicants George and Charlotte 
Howard. 
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2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of 
existing flora. 
The second story addition will be above the existing driveway thus will not disturb the terrain.  
As for the patio that we be enlarged to be flush with this addition. There exists currently an 
unsightly driveway foundation what we will be covering up with the patio.  
All our planning and work has been done in a manner that will not require the removal of any trees. 
This can be shown on the tree survey attached to our main application.  
 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or 
hardship complained of. 
We considered rearranging the floor plan and constructing an addition of the other side of the 
home. However, there is a neighbor on that side, and we wanted to maintain the existing distance.  
With our current plan, we are not impeding on any neighbors' views nor closing a gap between 
homes. 
 

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

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

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of 
these properties by their owners. 
Our variance in no way affects the neighboring properties. Due to the property fronting 2 streets, no 
neighbor will be in closer proximity than before.  
Additionally, no neighbor's views of any natural terrain or the valley will be impacted. 

 
 

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 Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
This request will not change the subdivision.  
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: 
 

• Sec. 22.03.514      Criteria and process required for granting variance 

• Sec. 22.03.281                                                                           Schedule of Regulations 
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Zoning: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial: 
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Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       
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City of West Lake Hills  
Zoning & Planning Commission 

AGENDA REPORT 
 

Page 1   

 

 

 

Recommendation 

Staff recommends approval of the proposed variances for access to the lot.  

 

Discussion 
Property Information, Zoning & Site Characteristics:  
Owner: Mark and Holly Martin 
Legal Description: Lot 2, Rogers Wilson Subdivision 
Lot Size: 1.0638 acres (46,339.00 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential properties on all sides.  
 
Background & Analysis:  
The lot is currently vacant. The proposed variance is tied to gaining access to the property for a future residence that 
other than the access requires no variances. This is a unique lot because there is an access easement along the east side 
of the property that Travis County WCID 10 uses to access their pump station and water storage tank. The applicant is 
proposing to take access off of that easement, as it is less disruptive and intrusive to the lot. There are several trees that 
would be impacted if the access as to be taken from Laurel Valley Cove, and the applicant has designed the driveway to 
save trees from the access easement. There is cut and fill needed over 18-inches to obtain safe access from the 
easement.  
 
 
 
 
 
 

Meeting Date: September 21, 2022  Item Number: 4 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

2 Laurel Valley Cove: Discussion/recommendation on a variance for cut and fill in a setback for a driveway. 
(West Lake Hills Code Section 22.03.170(f) and Drainage Manual Section 7.4.1). Applicant Davin Fillpot.  
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The section of the drainage manual is below: 
 

 
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
I have been in consistent contact with City Planner / Asst City Administrator Grundman throughout the 
planning process for this lot.  Regardless of access point, this lot will require a variance because it already 
possesses a code compliant (width and slope) Driveway, on the property.  If access was being sought off of 
Laurel Valley Cove, a variance would be triggered for a 2nd driveway cut on the property.   
 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing 
flora. 
The existing paved driveway on this property is also utilized for access to 2 adjoining lots on Laurel Valley.  By 
permitting the variances requested for taking access off of the existing paved driveway, it will allow the 14" 
trees that flank the Laurel Valley Cove frontage to remain, providing a dense vegetative buffer to remain.  It 
will also provide a safe and private point of entry that will not disturb access to the 2 lots that also take 
access. 
 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
We explored access in multiple locations and felt that the proposed point of access was the least invasive and 
also the safest approach to the lot.  The existing driveway already counts toward the max allowable 
impervious cover for the property and only seems logical for it to be used as the primary point of access, 
seeing that it already exists and is in place. 

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

complained of. 
We believe that the variances that we are requesting is the minimum required to alleviate the difficulty and 
hardship that exists, because a variance will be required, regardless to gain access to the buildable area of 
the property. 
 

Page 26 of 112



Page 3 of 5 

Should this variance be denied, it would trigger the owners to have to request 2 variances: 1) for a 2nd 
curbcut and 2) removal of a tree (maybe 2) that are over 14" in Diameter on the Laurel Valley Cove point of 
access. 
 

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
We believe that the variances requested do not violate the intent of the Zoning Ordinance or the Goals of the 
City's Comprehensive Plan because the variances are providing safe and legal access to the lot.  By the 
grating of the requested variances, other variances will not need to be applied for. 
 

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
We do not feel that the requested variances will adversely affect neighboring properties because the 
driveway from which we are requesting access, already exists and meets code for width and slope %.  Access 
would be taken further up the driveway beyond the adjacent homes points of access and will be coordinated 
with WCID#10, for which they have already indicated support. 

 
 

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 Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
This request will not change the subdivision.  
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: 
 

• Sec. 22.03.514      Criteria and process required for granting variance 

• Sec. 22.03.170      Site Disturbance (excavation, grading, and fill) 
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ZONING MAP 

 
 
 
 
 
 
 
 

Page 28 of 112



Page 5 of 5 

AERIAL PHOTO 
 

 
 

Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       
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August 20, 2022

RE: Variance Request
2 Laurel Valley Cove 
West Lake Hills, Texas
78746

ATTN: 
ZAPCO CHAIR, Robert Meisel
City of West Lake Hills
911 West Lake Drive
West Lake Hills, Texas 78746

Dear Chairman Meisel

The applicants, Holly and Mark Coutin, are the current owners of 2 Laurel Valley Cove.  They are in the 
process of designing their new home on this lot that has been in their family's ownership since the 1980's.
I am writing this letter to you as it relates to the variance requests contained in this submission package.  

When this lot was created through the subdivision process the owner (James Martin later deeding this lot 
to his daughter, Holly) dedicated an easement  to WCID#10 so that they could have legal  access to the pump station 
located adjacent to this lot.  
Seeing that the lot currently has access to Laurel Valley Rd,  via through the existing paved driveway 
(WCID easement), and already has 1 curbcut to a public street, We are needing to seek 2 variances to 
create a driveway extension off of the existing paved drive  to access the new home area.  

Those 2 variances relate to the cut limit per slope allowed by the drainage manual, as well as 
a very small portion of the driveway that exists in a setback where a cut /fill would exceed 
18" in Height / Depth

I have been in consistent contact with City Planner / Asst City  Administrator Grundman throughout the 
planning process for this lot.  Regardless of access point, this lot will require a variance because it already 
possesses a code compliant (width and slope) Driveway, on the property.  

If access was being sought off of Laurel Valley Cove, a variance would be triggered for a 2nd 
driveway cut on the property, as well as at least one variance to remove a tree with a trunk diameter greater than 14".

We welcome any questions by you, the Zoning and Planning Commission or the Board of Adjustments.

Kind Regards,
Davin Fillpot, Architect & Owners, Holly and Mark Coutin

Davin Fillpot, Architect LLC

PH: 512. 289. 4736
DavinFillpot@Gmail.com
404 Red Bud Trail
West Lake Hills, Texas
78746

08/20/2022
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Waterloo Surveyors
SURVEY PLAT

P.O. Box 160176, Austin, Texas 78716-0176  Phone: 481-9602  FIRM #10124400

Thomas P. Dixon R.P.L.S. 4324

A0307DS

UTILITY LINE

SCALE

1" = 20'

FIRE HYDRANT

PUBLIC UTILITY EASEMENT   P.U.E.

LEGEND

UTILITY POLE/GUY ANCHOR

TREE, DRIPLINE & NUMBER

State of Texas:
County of Travis:

The undersigned does hereby certify that this survey was this day made on the property legally described hereon and is correct, and this survey 
substantially complies with the current Texas Society of Professional Surveyors Standards and Specifications for a Category  1B 3 6  Conditions II 
Survey.

And I certify that the property shown hereon  IS NOT  within a special flood hazard area as identified by the Federal Insurance Adm. Department of 
HUD Flood hazard boundary map revised as per Map Number:  48453C0445K , Zone:  X , Dated:  1/22/2020 .

Dated this the  13th  day of  JANUARY , 2022.

BENCHMARK:
SET TRIANGLE ON CONCRETE ROAD
NAVD ELEVATION: 842.16'

BUILDING SETBACK LINE    B.L.

RECORD CALL      (         )

TREE NOTE:
THE TREE CIRCLES SHOWN HEREON HAVE ONE (1) 
FOOT RADIUS DRAWN FOR EVERY ONE (1) INCH OF 
MEASURED TRUNK DIAMETER. GENERALLY, TRUNK 
DIAMETER IS MEASURED AT A DISTANCE OF 4.5 FEET 
ABOVE GROUND LEVEL. MULTI-TRUNK TREES ARE 
DISPLAYED USING THE FOLLOWING FORMULA: SUM OF 
THE LARGEST TRUNK + 1/2 OF THE SUM OF SMALLER 
TRUNKS. 

NOTE:
THIS SURVEY WAS PREPARED WITHOUT THE BENEFIT OF A COMMITMENT FOR 
TITLE, AND MAY BE SUBJECT TO ADDITIONAL EASEMENTS OR RESTRICTIONS NOT 
SHOWN HEREON. NO ADDITIONAL EASEMENT RESEARCH WAS DONE FOR THE 
PURPOSE OF THIS SURVEY.

NOTE:
BEARING BASED ON THE TEXAS COORDINATE SYSTEM OF 1983(NAD83) CENTRAL 
TEXAS ZONE, BASED ON LOCAL GPS OBSERVATIONS.
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TREE LIST:
#, TYPE, SIZE
37, Spanish Oak 12
38, Juniper 11
39, Juniper 11
40, Juniper 14 8
41, Juniper 10
42, Juniper 6
43, Juniper 7
44, Juniper 7
45, Juniper 6
46, Spanish Oak 10
47, Juniper 5
48, Juniper 6 4 3
49, Juniper 7
50, Juniper 6
51, Juniper 4
52, Juniper 7
53, Juniper 7
54, Juniper 6
55, Juniper 9
56, Juniper 4 4
57, Juniper 6 4
58, Juniper 12 6
59, Spanish Oak 6
60, Juniper 12 12
61, Juniper 7
62, Juniper 5
63, Juniper 6
64, Spanish Oak 7
65, Live Oak 16
66, Juniper 11
67, Juniper 12
68, Juniper 4
69, Spanish Oak 5

LEGAL DESCRIPTION:
LOT 2, ROGERS WILSON SUBDIVISION, A SUBDIVISION IN 
TRAVIS COUNTY, TEAS, ACCORDING TO THE MAP OR PLAT 
THEREOF RECORDED IN VOLUME 75, PAGE 191, PLAT 
RECORDS OF TRAVIS COUNTY, TEXAS.

OWNER:
MARTIN FAMILIA, LP

As-built, Tree & Topography
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#, TYPE, SIZE
70, Live Oak 10
71, Juniper 9
72, Juniper 5
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City of West Lake Hills  
Zoning & Planning Commission 

AGENDA REPORT 
 

Page 1   

 

 

 

Recommendation 

Staff recommends approval of the three trees (T90, T105 and T109), but denial of the setback variance. If the 
pool was to be relocated, the house could be shifted back to comply with the code required setbacks.  

 

Discussion 
Property Information, Zoning & Site Characteristics:  
Owner: David and Jennifer Kaufman 
Legal Description: Abstract 14, Hill Survey 21 
Lot Size: 0.6260 acres (27,270.00 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
There is currently a single-family residence on the lot. The applicant is proposing to demolish the existing house and 
construct a new single-family residence.  The proposed new residence has a footprint of 4,899 sf.  
 
The trees being proposed for removal are: 
T90– 18-Inch Elm 
T105 – 16-Inch Hackberry 
T106 – 19.35-Inch MS Hackberry 
 
These would require 80.025 inches of replacement per code.  
 
The applicant is also seeking a variance to encroach 5-feet into the front 50-foot building setback. The existing house is 
about 48.5-feet from the property line, an encroachment of 1.5 feet, so this would move the house about 3.5 feet closer to 
the street.  

Meeting Date: September 21, 2022  Item Number: 5 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

10 North Peak: Discussion/recommendation on variances to encroach a front building setback and removal 
of three trees with trunk diameters of fourteen inches or greater (West Lake Hills Code Sections 22.03.281 
and 22.03.304). Applicants David and Jennifer Kaufman. 
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Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
The beautiful, protected trees on the Kaufman’s lot, while certainly an asset to the property, present a serious 
hardship in terms of buildable area. The buildable area of the lot, when considering the required setbacks, 
extreme topography, and staying outside  
of all protected roots zones, is 3,971 sf of 10,812sf (total buildable area) or 36% of the total buildable area. (See 
exhibit A attached with application) 
 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing flora. 
The new design works very hard to fit on the site in a responsible way by preserving as many trees as possible 
while working with the existing slope of the site and being very contextual in the neighborhood in terms of 
building height, scale, and materiality. 
 

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

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

of. 
The application states “WOULD NOT BE ABLE TO REDESIGN AROUND ALL OF THE LARGER TREES” 
 

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

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
Both neighbors directly adjacent, on the same side of North Peak Road, encroach on the 50’ front 
setback requirements. They are roughly 27.5’and 33.5’off the front setback line. We are proposing 
that our home be 45’ from the front setback line. 

 

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 Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
This request will not change the subdivision.  
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: 
 

• Sec. 22.03.514      Criteria and process required for granting variance 

• Sec. 22.03.304      Tree and vegetation removal and replacement 

• Sec. 22.03.281                                                                           Schedule of Regulations 
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AERIAL PHOTO 

 

 
 
 
 
 
 
 
 
 
 

Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       
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VARIANCE 1 
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5' Encroachment on front-yard setback


to save (2) heritage trees
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TREE #105 - 16" Hackberry
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Typewritten Text
By shifting the home forward 5 feet into the front yard setback,




 we will be able to save (2) large heritage trees. 




(18" Elm Tree & 18.2" Elm Tree).

 










wparks_37
Typewritten Text
The new design works very hard to fit on the site in a 


responsible way by preserving as many trees as possible 


while working with the existing slope of the site and 


being very contextual in the neighborhood in terms of 


building height, scale, and materiality.
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Typewritten Text
The beautiful, protected trees on the Kaufman’s lot, 

while certainly an asset to the property, present a serious 

hardship in terms of buildable area. 

The buildable area of the lot, when considering the 

required setbacks, extreme topography, and staying outside 

of all protected roots zones, is 3,971 sf of 10,812sf 

(total buildable area) or 36% of the total buildable area.
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Wesley Parks
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Both neighbors directly adjacent, on the same side of 


North Peak Road, encroach on the 50’ front 

setback requirements. They are roughly 27.5’and 33.5’off 

the front setback line. We are proposing that our home 

be 45’ from the front setback line. 
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wparks_42
Typewritten Text
Originally, we tried design so that it was within the 50ft

setback. However, the home encroached on the drip line of 

two heritage trees. 


We also explored a 2-story plan but it resulted in a very tall

foundation (over 12ft) which would be very unsightly and not 

fit within the aesthetics of the neighborhood.

wparks_43
Typewritten Text
The intent of the zoning ordinance is to protect as many 

existing trees as possible. With this plan, we have protected

59 of 81 trees (77% of total trees are to remain)

Total inches of existing trees - 791.6"

Total inches of removed trees - 164.25"

% of inches removed - 21%
 

wparks_44
Typewritten Text
The subject property has a net building area from the two elm 

heritage trees to the 50' front yard setback of a total of 72'.

The lot is also narrow and only allows 84' between both 25' 

side yard setbacks. The 5ft setback variance allows the home

to minimally encroach on the two heritage trees.
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This tree location survey certifies the size
and location of the trees depicted hereon.
B&G Surveying, LLC, nor the undersigned,
certify the Species/Genus of these trees.
For exact Species/Genus contact a Certified
Arborist.
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and location of the trees depicted hereon.
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certify the Species/Genus of these trees.
For exact Species/Genus contact a Certified
Arborist.
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133

135

139

142
141
140

138
137
136

8.0" ELM TREE

3.5" M.S. TX. PERSIMMON

4.0" ELM TREE
3.5" ELM TREE
3.5" TX. PERSIMMON

9.8" ELM TREE

10.5" CEDAR TREE

131
13.4" M.S. ELM TREE

6.9" HACKBERRY TREE
7.8" ELM TREE

132

6.6" CEDAR TREE
6.4" M.S. TX. PERSIMMON

130
129
128

4.0" BLACK LOCUST

6.0" CEDAR TREE

16.0" M.S. LINGUSTRUM

7.5" ELM TREE

6.35" M.S. MOUNTAIN LAUREL

M.S. = MULTI-STEM

4.5" M.S. BLACK LOCUST

3.5" CEDAR TREE

148 5.5" M.S. BOX ELDER1" = 30'-0"1
SITE PLAN - TREE REMOVAL - TREE
REMOVAL
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wparks_45
Callout
Tree # 90 - 18 inch Elm Tree
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wparks_46
Callout
Tree # 90 - 18 inch Elm Tree
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wparks_47
Callout
Tree # 90 - 18 inch Elm Tree
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wparks_48
Callout
Tree #109 - 19.35 inch M.S. Hackberry 



 

City of West Lake Hills  
Zoning & Planning Commission 

AGENDA REPORT 
 

Page 1   

 

 

 

Recommendation 

Staff recommends approval of the variances as requested.  

 

Discussion 

 
Property Information, Zoning & Site Characteristics:  
Owner: Woodruff Family Trust 
Legal Description: Abstract 198, TJ Chambers Survey 504, 1.402 Acres 
Lot Size: 1.402 acres (61,071.12 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
There is currently a single-family residence on the lot, with a swimming pool in front of the house and a guest 
house at the rear of the property. The applicant is proposing to repair, and replace existing nonconforming 
pool decking, steps and retaining walls.  
 
 
 
 
 
 
 

Meeting Date: September 21, 2022  Item Number: 6 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

1419 Redbud Trail: Discussion/recommendation on a variance to encroach in a front setback for an accessory 
structure to replace an existing retaining wall and swimming pool deck. (West Lake Hills Code Section 
22.03.276). Applicant Tim Franke. 
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Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will 
result in unnecessary hardship to the applicant. 
Without approval of the requested variances and access easement described in this application, 
deteriorated and unsafe vehicular and pedestrian access cannot be reconstructed, improved, or 
reasonably maintained. Without approval, the existing pool deck area and driveway access will 
continue to exist in a hazardous state. 
 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of 
existing flora. 
Improvements described and depicted in this application are generally limited to areas that exist as 
previously developed. The proposed improvements will include erosion control and tree protection 
as indicated on attached plans, and Low Impact Development (LID) measures will be used where 
possible to improve access conditions for vehicles and pedestrians. 
 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or 
hardship complained of. 
This application describes the site limitations that preclude other reasonable options to those 
identified and proposed here. The difficulty of developing any other means of access or use area 
improvements would make reconstruction unfeasible. 
 

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
The requests of made in this application are limited to repairs, replacements, and other 
improvements to existing conditions which were constructed as part of the original residence (c. 
1970) and a more recently permitted ADU (accessory structure) permitted for construction by the 
City. 
 

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive 
Plan.  
The requested variances only allow for much-needed reconstruction and improvements to existing 
access driveways and pedestrian use areas previously permitted and constructed on the site. Where 
possible, the Applicant intends the use of LID strategies for proposed reconstruction of driveways 
and parts of pedestrian paving areas, and will implement storm water and soil erosion mitigation 
measures. The proposed reconstruction of and improvements to existing conditions will not be 
visible from the street or off-site locations. 
 

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of 
these properties by their owners. 
If approved, the requests outlined in this variance application will not change any current use 
patterns on the site other than to improve the safety of existing drives and walking surfaces. 
Landscape screening along existing driveway areas proposed for reconstruction and improvement 
will be designed as required by the City to further limit potential visibility into the site. 
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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 Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
This request will not change the subdivision.  
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 22.03.276                                                        Setbacks for Accessory Structures 
 
Maps: 
 

ZONING: 
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AERIAL: 

 
 
 
 
 

Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       
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September 14, 2022 

 

 

Robert Meisel, Chair 

City of Westlake Hills 

Planning and Zoning Commission 

 

RE:  1419 Redbud Trail Variance Request related to replacement of existing pool deck and surrounds 

due to safety issues and significant deterioration. 

 

Dear Chair Meisel, and Commission Members: 

 

Regarding the above referenced property, we thank you for your consideration of the items included in 

this application for a City Code variance as summarized below. 

 

We respectfully request that a variance be granted related to Sec. 22.03.276 which states that “the 

minimum setback distances for accessory structures . . . shall be the same as the setback distances 

applicable to a principal building under the appropriate category in Sec. 22.03.281”. In this case the 

requested variance is entirely related to repairs and improvements, within the 50’ front yard setback, to 

an existing deteriorated and hazardous pool deck surface and lower patio or terrace area, the existing 

pool structure as needed (to be determined on further investigation during demolition and removal of 

existing pool coping and decking), replacement of original deteriorated garden steps constructed of 

railroad ties treated with what was likely creosote with natural dimensioned stone steps, and 

replacement of a small recirculating water feature that was original to the construction in 1970. 

Replacement of the garden steps is intended to allow access for safe maintenance of the upper slope 

area and ledge landscape within the existing pool enclosure.  None of the elements outlined in this 

request are visible from Redbud Trail, or any private property contiguous to the site. 

 

Considerations of the Proposed Site Design as it Relates to the Variance Request –  

 

Hardships underlying the requested variance include: 

Original construction of the residence and pool area is located below the rock ledge with 

the “front yard” of the residence being entirely comprised of the pool and its surrounding 

deteriorated stone deck and coping. The original 1970 site plan resulted in a private area for 

the home’s primary entry and pool, none of which are easily visible from any off-site 

location. However, the original site plan now also creates a need to reconstruct the existing 

pool deck and related lower terrace area within the 50-foot front yard setback. Given the 

existing pool location, there are no options to the replacement of those portions of the 

deck area that are within the 50-foot front yard setback. 

 

Proposed qualitative improvements to the site: 

Proposed pool area decking renovation includes replacement of a highly fractured and 

uneven surface of small format flagstone with proposed large format lueder limestone with 

flush joints that will create a safe walking surface in and around the pool area. Drainage 

failures resulting in surface water pooling on the existing deck and damage to the deck 
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City of Westlake Hills 
Planning and Zoning Commission 

1419 Redbud Trail Request for Variance – Pool Deck Improvements 
 

 

underpinning will be remedied by installation of a poured-in-place concrete sub-slab, 

corrected surface drainage into a designated slot drain in the pool deck, and a safe walkable 

surface. 

 

For reference regarding this variance request, we have included a tree protection and erosion control 

plan both of which are indicative of the Owner’s desire to retain every tree on the site except for Tree 

No. 248, a 6” Lacey Oak, Quarcus laceyi, which is in contact with the existing pool deck. We have 

reviewed these plans with City Staff and received general support of the approach for tree protection 

and erosion control which will be further reviewed by Staff at the time building permit documents are 

processed. 

 

If this variance request is granted, Impervious Coverage (IC) of less than 21% will be maintained, well 

below the 25% allowable IC limit for R-1 residential properties.  

 

The existing conditions established by the original, historical access and use patterns on the site 

preclude any realistic alternatives to the proposed reconstruction and improvements which are 

dependent on approval of the requested variance. 

 

We appreciate the opportunity to present and explain this variance request which is necessary for the 

safety improvements outlined above and further illustrated in the accompanying documents. Thank you 

in advance for your consideration of this submittal, and we look forward to discussing all related items 

with you at your earliest convenience. 

 

Sincerely, 

FRANKE : FRANKE, Inc. 

 

 

 

 

Tim T. Franke, TX Landscape Architect No. 2060 
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From: Mark Woodruff
To: Elizabeth Franke; Tim Franke
Cc: Lyn Woodruff
Subject: Re: Copy of POA to print
Date: Friday, August 19, 2022 12:01:46 PM

Tim,

We are presently in the mountains in Idaho and having technical difficulties printing and
getting the signatures notarized in time for the submittal deadline today at 5pm Central Time.

We are however, in full agreement with your submittal package to the City of West Lake
Hills, and for you to act on our behalf in this matter.  I will follow-up with a formal, notarized
Power of Attorney granting you authority to act on our behalf with City Staff and Council to
facilitate the application for our variance and easement applications.

Best regards,
Mark Woodruff

310-528-5485

Sent from my iPad

On Aug 19, 2022, at 8:48 AM, Elizabeth Franke <efranke@frankefranke.com>
wrote:

﻿
Hi Mark. Tim asked me to send this separately so you could print or upload to digital
notary for execution.
 
Best regards,
Beth
 
   Elizabeth C. Franke, Architect, Partner
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www.frankefranke.com
 
CONFIDENTIALITY NOTICE: This e-mail message including attachments, if any, is intended only
for the person or entity to which it is addressed and may contain confidential and/or privileged
material.  Any unauthorized review, use, disclosure or distribution is prohibited.  If you are clearly
not the intended recipient, or have any reason to believe that you are not the intended recipient,
please contact the sender by reply e-mail, delete and destroy all copies of the original message, and
do not disseminate it further. If you are the intended recipient but do not wish to receive
communications through this medium, please advise the sender immediately.
 
FRANKE : FRANKE, INC. RETAINS ALL COPYRIGHTS AND ALL LEGAL OWNERSHIP TO THE
FULLEST EXTENT PROVIDED UNDER UNITED STATES LAW OF ALL DRAWINGS,
SKETCHES, RENDERINGS, OR ANY OTHER CREATIVE OR TECHNICAL REPRESENTATION
OF DESIGN AND CONSTRUCTION DOCUMENTS.
 
 
Please consider the environment before printing. 
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SILT FENCE

TRENCH CROSS SECTION

TRENCH (BACKFILLED)

FABRIC TOE-IN

GEOTEXTILE FABRIC

FLOW

STEEL FENCE POSTS
MAX. 1.8 m (6') SPACING

WOVEN WIRE SUPPORT
10.1 mm DIA. WIRE
(12 GA. WIRE)
NET BACKING
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3.  THE TRENCH MUST BE A MINIMUM OF 150 mm (6 inches) DEEP AND 150 mm
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4. SILT FENCE SHOULD BE SECURELY FASTENED TO EACH STEEL SUPPORT POST OR
   TO WOVEN WIRE, WHICH IS IN TURN ATTACHED TO THE STEEL FENCE POST.

5. INSPECTION SHALL BE MADE WEEKLY OR AFTER EACH RAINFALL EVENT AND REPAIR
   OR REPLACEMENT SHALL BE MADE PROMPTLY AS NEEDED.

6. SILT FENCE SHALL BE REMOVED WHEN THE SITE IS COMPLETELY STABILIZED SO AS
   NOT TO BLOCK OR IMPEDE STORM FLOW OR DRAINAGE.

NOTES:

1. STEEL POSTS WHICH SUPPORT THE SILT FENCE SHALL BE INSTALLED ON A SLIGHT
   ANGLE TOWARD THE ANTICIPATED RUNOFF SOURCE.  POST MUST BE EMBEDDED
   A MINIMUM OF 300 mm (1'').

STANDARD NO.

ADOPTED

THE ARCHITECT/ENGINEER ASSUMES
RESPONSIBILITY FOR APPROPRIATE USE
OF THIS STANDARD.

STANDARD SYMBOL
FOR SILT FENCE (SF)

2. THE TOE OF THE SILT FENCE SHALL BE TRENCHED IN WITH A SPADE OR
   MECHANICAL TRENCHER, SO THAT THE DOWNSLOPE FACE OF THE TRENCH IS FLAT
   AND PERPENDICULAR TO THE LINE OF FLOW.  WHERE FENCE CAN NOT BE TRENCHED
   INTO THE SURFACE (E.G. PAVEMENT), THE FABRIC FLAP SHALL BE WEIGHTED DOWN
   WITH WASHED GRAVEL ON UPHILL SIDE TO PREVENT FLOW UNDER FENCE.

7. ACCUMULATED SILT SHALL BE REMOVED WHEN IT REACHES A DEPTH OF 150 mm
   (6 inches).  THE SILT SHALL BE DISPOSED OF ON AN APPROVED SITE AND IN SUCH A
   MANNER THAT WILL NOT CONTRIBUTE TO ADDITIONAL SILTATION.

Scale: NTS

CoA SILT FENCE
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VIEW 1 – DRIVEWAY ENTRANCE IN BIG BEND ROAD RIGHT OF WAY - TO BE REPLACED VIEW 2 – DRIVEWAY ENTRANCE VIEW TO CARPORT - PAVING TO BE REPLACED

1419 REDBUD TRAIL VARIANCE APPLICATION
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VIEW 3 – PEDESTRIAN ENTRY WALK FROM DRIVEWAY – CONCRETE PADS AND LOW 
STONE WALL TO REMAIN, LOCATION OF PROPOSED ENTRY GATE

VIEW 4 – PEDESTRIAN ENTRY WALK VIEW TOWARD POOL ENCLOSURE – WOOD 
FENCE TO BE REMOVED, CONCRETE PADS AND STONE WALLS TO REMAIN

1419 REDBUD TRAIL VARIANCE APPLICATION
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1419 REDBUD TRAIL VARIANCE APPLICATION

VIEW 5 – WOOD GATE AND FENCE TO BE REMOVED THIS 
AREA, STONE WALL TO REMAIN, LARGE TREE TO BE 
PROTECTED

VIEW 6 – POOL DECKING TO BE REPLACED THIS AREA, 6” 
DIA. OAK TO BE REMOVED AND REPLACED, WOOD FENCE 
TO BE REMOVED
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1419 REDBUD TRAIL VARIANCE APPLICATION

VIEW 8 – STONE POOL DECK TO BE REPLACED, WOOD STEPS REPLACED WITH CUT STONE 
STEPS, WATER FEATURE STONE PEDESTAL TO BE REPLACED WITH SIMILAR SIZE BOULDER 
WATER FEATURE

VIEW 7 – CLOSE UP VIEW OF SINGLE 6” DIA. TREE AND FENCE 
TO BE REMOVED 
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1419 REDBUD TRAIL VARIANCE APPLICATION

VIEW 9 – WOOD FENCE TO BE REMOVED THIS AREA, STONE 
WALL TO REMAIN

VIEW 10 – WOOD FENCE TO BE REMOVED THIS AREA, STONE 
WALL TO REMAIN, 6” DIA. OAK TO BE REMOVED AND REPLACED
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1419 REDBUD TRAIL VARIANCE APPLICATION

VIEW 11 – STONE WALL TO REMAIN, WOOD FENCE TO BE 
REMOVED THIS AREA

VIEW 12 – STONE POOL DECK TO BE REPLACED, WOOD 
STEPS REPLACED WITH CUT STONE STEPS, WATER FEATURE 
STONE PEDESTAL TO BE REPLACED WITH SIMILAR SIZE 
BOULDER WATER FEATURE
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1419 REDBUD TRAIL VARIANCE APPLICATION

VIEW 13 – STONE POOL DECK AND COPING TO BE REPLACED VIEW 14 – HIGHLY ERODED MULCH DRIVE TO LOWER ADU 
PROPOSED TO BE IMPROVED WITH PERVIOUS CONCRETE 
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City of West Lake Hills  
Zoning & Planning Commission 

AGENDA REPORT 
 

Page 1   

 

 

 

Recommendation 

Staff recommends approval of the trees 49 and 77, but denial of trees 54 and 102. 54 and 102 do no fall 
anywhere near the proposed site of the house, but 49 and 77 fall within the proposed footprint.  

 

Discussion 

Property Information, Zoning & Site Characteristics:  
Owner: Graham and Paige Schmergel 
Legal Description: Lot 8 Yaupon Valley Subdivision 
Lot Size: 0.437 acres (19,035.72 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
The lot is vacant, and the applicant is seeking variances for the removal of four trees with trunk diameters of 
fourteen inches or greater. Those trees are: 
T49 – 16-Inch Cedar 
T54 – 14-Inch Cedar 
T77 – 12 and 10-Inch Cedar (17-Inches per code) 
T102 – 12 and 12-Inch Cedar (18-Inches per code) 
 
These trees require a replacement of 97.5 inches if the variances were to be granted.  
The lot slopes steeply from the right-of-way to the buildable area, and is a extremely challenging lot. The 
buildable area is constrained by topography and these trees fall within the best area for construction.  
 

Meeting Date: September 21, 2022  Item Number: 7 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

309 Laurel Valley Road: Discussion/recommendation on a variance to remove four trees with trunk diameters 
of fourteen inches or larger. (West Lake Hills Code Section 22.03.304). Applicant Graham Schmergel.  

Page 87 of 112



Page 2 of 4 

Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

1. The strict or literal enforcement of the terms of this chapter, because of special conditions, will 
result in unnecessary hardship to the applicant. 
If the variance for these trees were to not be granted we wouldn't be able to continue construction. 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of 
existing flora. 
The natural terrain and existing flora will not be destroyed due to the landscaping we will be doing 
to the site. The proper mitigation and replacement trees will be placed throughout the property. 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or 
hardship complained of. 
Unfortunately we feel there are no other alternatives to the trees location besides removing them 
and replacing them in other locations around the proposed construction.   

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
Due to the trees in questions location on the lot it is with difficulty to keep the trees and continue 
construction. 

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive 
Plan.  
We believe this variance does not violate any Ordinances or goals of the City's Comprehensive Plan 
due to the fact we are within all rules and regulations to obtain a building permit being setbacks, 
impervious cover, etc.. The location of the 5 trees in question are the only difficulty we are having 
but with proper tree mitigation this properties natural terrain will not be effected.   

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of 
these properties by their owners. 
The variance will not adversely affect the neighboring properties due to the tree mitigation and 
landscaping that will be taking place will be enhancing the sight due to the strategic planning. 
 

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 Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
This request will not change the subdivision.  
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: 

• Sec. 22.03.304                   Tree and Vegetation Removal and Replacement  

• Sec. 22.03.514      Criteria and process required for granting variance 

 
 

Page 88 of 112

https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20000412
https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20001650


Page 3 of 4 

 
ZONING MAP 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AERIAL PHOTO 

Page 89 of 112



Page 4 of 4 

 

 
 
 
 
 
 

Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       
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 Legacy DCS  |  3101 Bee Caves Rd, TX 78746  |  512.726.0500  |  info@legacydcs.com 

 

 

Dear ZAPCO Chairperson, 

 

We are requesting a tree variance for 5 Trees being T49, T54, T77, T102, & T103 which are all Cedar 

trees of various sizes ranging from 10” - 16”. The property address of 309 Laurel Valley Rd West Lake 

Hills TX 78746 was issued a new residential building permit as of 5/12/2022. The hardship we are facing 

is the location of the trees listed above being in the building footprint of the approved plans we 

submitted for a permit. Due to the location, we feel there are no other solutions. We strongly feel that 

this development would enhance the neighborhood and will not disturb the natural terrain due to the 

proper landscaping to be completed. Also, we will be replacing the trees required through mitigation 

making it as if the trees were never removed at all.   

 

Sincerely, 

Legacy DCS  
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NOTES:
BEARINGS ARE BASED ON THE RECORDED PLAT.
BUILDING LINES AND EASEMENTS ARE BASED ON THE RECORDED PLAT UNLESS OTHERWISE NOTED.

LEGEND:
WIRE FENCE

CHAINLINK FENCE

METAL FENCE

WOOD FENCE

IRF = IRON ROD FOUND
IRS = IRON ROD SET WITH "PREMIER" CAP

CM = CONTROLLING MONUMENT (WOOD) RAILROAD TIE = 

STONE = 

BRICK = 

WOOD = 

TILE = 

GRAVEL = 

CONCRETE = 

ASPHALT = 

IPF = IRON PIPE FOUND

ELECTRIC LINE

EM = ELECTRIC METER
GM = GAS METER

VINYL FENCE

YAUPON VALLEY ROAD(50' R.O.W.)

VACANT LOT
309 LAUREL VALLEY ROAD

LOT 8
YAUPON VALLEY SUBDIVISION
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LAUREL VALLEY ROAD(50' R.O.W.)

(PLAT = 69.50')

TREE TABLE
T1 10" TREE T60 12" OAK
T2 6" & 8" OAK T61 6" CEDAR
T3 6" OAK T62 8" CEDAR
T4 6" OAK T63 8" CEDAR
T5 4" OAK T64 4" CEDAR
T6 8" HACKBERRY T65 6" & 8" CEDAR
T7 9" OAK T66 6" ELM
T8 9" OAK T67 6" 6" & 4" CEDAR
T9 8" OAK T68 6" & 4" CEDAR
T10 9" OAK T69 8" OAK
T11 9" HACKBERRY T70 3" OAK
T12 8" & 12" OAK T71 8" & 8" CEDAR
T13 3" HACKBERRY T72 12" CEDAR
T14 3" HACKBERRY T73 6" CEDAR
T15 7" CEDAR T74 6" ELM
T16 5" OAK T75 3" ELM
T17 10" & 8" OAK T76 10" CEDAR
T18 10" CEDAR T77 10" & 12" CEDAR
T19 6" HACKBERRY T78 8" CEDAR
T20 6" HACKBERRY T79 9" CEDAR
T21 12" & 12" ELM T80 10" CEDAR
T22 4" OAK T81 10" OAK
T23 6" HACKBERRY T82 12" CEDAR
T24 6" HACKBERRY T83 6" CEDAR
T25 12" OAK T84 8" CEDAR
T26 12" & 9" OAK T85 7" CEDAR
T27 10" CEDAR T86 10" CEDAR
T28 12" CEDAR T87 8" CEDAR
T29 8" CEDAR T88 11" CEDAR
T30 3" CEDAR T89 5" CEDAR
T31 6" CEDAR T90 8" HACKBERRY
T32 8" CEDAR T91 7" CEDAR
T33 6" CEDAR T92 8" CEDAR
T34 8" OAK T93 10" CEDAR
T35 4" OAK T94 4" OAK
T36 4" CEDAR T95 12" CEDAR
T37 6" OAK T96 8" CEDAR
T38 8" CEDAR T97 4" CEDAR
T39 3" ELM T98 8" CEDAR
T40 14" 6" & 6" OAK T99 12" CEDAR
T41 10" CEDAR T100 8" CEDAR
T42 6" CEDAR T101 8" & 12" OAK
T43 8" CEDAR T102 12" & 12" CEDAR
T44 8" CEDAR T103 10" CEDAR
T45 5" CEDAR T104 6" CEDAR
T46 8" CEDAR T105 6" CEDAR
T47 8" HACKBERRY T106 8" ELM
T48 4" HACKBERRY T107 14" OAK
T49 16" CEDAR T108 4" & 4" CEDAR
T50 3" ELM T109 6" CEDAR
T51 12" CEDAR T110 4" & 4" CEDAR
T52 8" CEDAR T111 6" CEDAR
T53 8" CEDAR T112 8 CEDAR
T54 14" CEDAR T113 3" CEDAR
T55 4" CEDAR T114 12" CEDAR
T56 8" OAK T115 4" HACKBERRY
T57 6" CEDAR T116 4" HACKBERRY
T58 10" CEDAR T117 6" HACKBERRY
T59 6" CEDAR T118 6" HACKBERRY

T1T2

T3

T4

T5T6

T24T22
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T21

T7
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T8
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T38T37
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T36
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T77

T81

T80
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T79
T76 T75

T74

T71
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T72T73

T51
T52

T53

T54

T55

T56

T67

T66

T58T57T60

T59

T61

T62

T64T63T65

T86
T82

T83

T84

T85 T93 T94

T87

T101

T88

T89 T91

T92

T90
T95

T96 T97

T98

T99

T100
T117

T118T115

T116

T112

T111

T110T109
T106

T108

T105

T104

T103
T102

T113
T114T107

T40

W

WATER METER

3/4" IPF
CM

1/2" IRF
1/2" IRF

1/2" IRS

1/2" IRS1/2" IRS3/4" IPF BEARS
N 04° 56' E   0.5'

60d NAIL FOUND BEARS
N 07° 14' W   0.6' 3/4" IPF BEARS

N 04° 13' E   0.8'

9.6'

0.7'

54.9'

58.8'

3.2'

1.4'

LOT 9
N.W. COR.
3/4" IPF
CM

100.00'

35
.2

'

LOT 7

LOT 9

(REFERENCE BEARING)

40' BUILDING LINE

50' BUILDING LINE

VOL. 2246, PG. 283, D.R.T.C.T.
10' BUILDING LINE

VOL. 2246, PG. 283
10' BUILDING LINE

D.R.T.C.T.

VOL. 2246, PG. 283
10' BUILDING LINE

D.R.T.C.T.

VOL. 2246, PG. 283
10' BUILDING LINE

D.R.T.C.T.

DOC. NO. 2010044948
15' DRAINAGE EASEMENT

O.P.R.T.C.T.

LEGAL DESCRIPTION:
BEING LOT 8, YAUPON VALLEY SUBDIVISION, AN ADDITION TO TRAVIS COUNTY, TEXAS, ACCORDING TO THE MAP OR PLAT THEREOF
RECORDED IN VOLUME 16, PAGE 44, PLAT RECORDS, TRAVIS COUNTY, TEXAS.

DATE:

ACCEPTED BY:

TECH

GF. NO.

BORROWER

SURVEYOR'S CERTIFICATION:
THIS IS TO CERTIFY THAT ON THIS DATE A SURVEY WAS MADE ON THE GROUND, UNDER MY SUPERVISION AND  REFLECTS A TRUE AND
CORRECT REPRESENTATION OF THE DIMENSIONS AND CALLS OF PROPERTY LINES AND LOCATION AND TYPE OF IMPROVEMENTS. THERE
ARE NO VISIBLE AND APPARENT EASEMENTS, CONFLICTS, INTRUSIONS OR PROTRUSIONS, EXCEPT AS SHOWN. THIS SURVEY IS NOT TO BE
USED FOR CONSTRUCTION PURPOSES AND IS FOR THE EXCLUSIVE USE OF THE HEREON NAMED PURCHASER, MORTGAGE COMPANY, AND
TITLE COMPANY ONLY AND THIS SURVEY IS MADE PURSUANT TO THAT CERTAIN TITLE COMMITMENT UNDER THE GF NUMBER SHOWN
HEREON, PROVIDED BY THE TITLE COMPANY NAMED HEREON AND THAT THIS DATE, THE EASEMENTS, RIGHTS-OF-WAY, OR OTHER
LOCATABLE MATTERS OF RECORD THAT THE UNDERSIGNED HAS KNOWLEDGE OR HAS BEEN ADVISED ARE AS SHOWN OR NOTED HEREON.
THIS SURVEY IS SUBJECT TO ANY AND ALL COVENANTS AND RESTRICTIONS PERTAINING TO THE RECORDED PLAT REFERENCED HEREON.

FIELD

TAG

TG

1911493-ROL

BARRY SCHWARTZ

309 LAUREL VALLEY ROAD, WEST LAKE HILLS, TX 78746

FLOOD INFORMATION:
THE SUBJECT PROPERTY DOES NOT APPEAR TO LIE
WITHIN THE LIMITS OF A 100-YEAR FLOOD HAZARD
ZONE ACCORDING TO THE MAP PUBLISHED BY THE
FEDERAL EMERGENCY MANAGEMENT AGENCY, AND
HAS A ZONE "X" RATING AS SHOWN BY MAP NO.
48453C0445 J, DATED JANUARY 6, 2016.

LOT 8, YAUPON VALLEY SUBDIVISION
DATE: JOB NO.:05/02/19 19-02287TS
FIELD: 05/01/19

TITLE CO. INDEPENDENCE TITLE

           Robert T. Paul, Jr.
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PLANTING AREA

PERVIOUS PAVERS

GRAVEL TURNAROUND
STEPS, RE: CIVIL

DECORATIVE PANEL / RAILING

RETAINING WALL, RE: CIVIL

RETAINING WALL, RE: CIVIL

DECORATIVE PANEL / RAILING

STEPS, RE: CIVIL
MAILBOX

13'-0"

22'-5"

4'-0"

30'-0" FIRE SAFETY BUFFER ZONE

4'-0"

LANDSCAPE LEGEND
SYMBOL DESCRIPTION

PROPERTY LINE

30'-0" FIRE SAFETY
BUFFER ZONE

EXISTING TREE GROVE
TO BE PRESERVED

6" CAL. MIN
CANOPY TREE

4" CAL. MIN
EVERGREEN TREE

5" CAL. (40 GAL.) LARGE
ORNAMENTAL TREE

5" CAL. (40 GAL.) SMALL
ORNAMENTAL TREE

MITIGATION
REPLACEMENT TREE
REFER TO TREE
MITIGATION
CALCULATION TABLE

R

309 LAUREL VALLEY - TREE CALCULATIONS
08/22/2022

NORTH

0 105 20

SCALE 1" = 10'

* INDICATES MULTI-TRUNK TREE DETERMINED BY 

QTY RATE TOTAL
TOTAL TREE INCHES SURVEYED 974.5"
TREE INCHES REMOVED ( >14") 65" 150% 97.5"
TREE INCHES REMOVED (6" - 13.9") 423" 75% 317.25"
TREE INCHES REMOVED  (< 6") 49" 0% 0"
TREE INCHES EXEMPT
(CEDAR  < 12" FIRE SAFETY) 225" 0% 0"

TOTAL DISEASED OR DYING INCHES REMOVED 0" 50% 0"
TOTAL INVASIVE TREE INCHES REMOVED 0" 0% 0"
TOTAL MITIGATION INCHES REQUIRED 414.75" **
TOTAL MITIGATION INCHES PLANTED ONSITE 417"
(28) 6" REPLACEMENT CANOPY TREE (R): 28 x 6" = 168" x 2 = 336"
(4) 4" REPLACEMENT EVERGREEN TREE (R): 4 x 4" = 16"
(4) 5" (40 GAL.) LARGE ORNAMENTAL REPLACEMENT TREE (R): 4 x 5" = 20"
(9) 5" (40 GAL.) SMALL ORNAMENTAL REPLACEMENT TREE (R): 9 x 5" = 45"
TOTAL MITIGATION INCHES PAID INTO TREE
FUND $0.00

TREE MITIGATION CALCULATIONS

T1 TREE 10 SAVED
T2 OAK* 11 REMOVED
T3 OAK 6 REMOVED

T4 OAK 6 REMOVED
T5 OAK 4 EXEMPT
T6 HACKBERRY 6 REMOVED

T7 OAK 9 REMOVED

T8 OAK 9 REMOVED

T9 OAK 8 REMOVED

T10 OAK 9 REMOVED

T11 HACKBERRY 9 REMOVED

T12 OAK* 16 SAVED

T13 HACKBERRY 3 SAVED

T14 HACKBERRY 3 SAVED

T15 CEDAR 7 REMOVED

T16 OAK 5 SAVED

T17 OAK* 14 SAVED

T18 CEDAR 10 REMOVED

T19 HACKBERRY 6 SAVED

T20 HACKBERRY 6 SAVED

T21 ELM* 18 SAVED
T22 OAK 4 EXEMPT
T23 HACKBERRY 6 REMOVED

T24 HACKBERY 6 REMOVED

T25 OAK 12 SAVED

T26 OAK* 16.5 SAVED

T27 CEDAR 10 EXEMPT

T28 CEDAR 12 REMOVED

T29 CEDAR 8 EXEMPT

T30 CEDAR 3 EXEMPT

T31 CEDAR 6 EXEMPT

T32 CEDAR 8 EXEMPT

T33 CEDAR 6 EXEMPT

T34 OAK 8 REMOVED
T35 OAK 4 EXEMPT
T36 CEDAR 4 EXEMPT

T37 OAK 6 REMOVED

T38 CEDAR 8 REMOVED

T39 ELM 3 EXEMPT

T40 OAK* 20 SAVED

T41 CEDAR 10 EXEMPT

T42 CEDAR 6 EXEMPT

T43 CEDAR 8 REMOVED

T44 CEDAR 8 REMOVED

T45 CEDAR 5 EXEMPT

TR
EE

 T
AG

S

TR
EE

 T
YP

E

SI
ZE STATUS

EXISTING TREE SURVEY

T46 CEDAR 8 REMOVED
T47 HACKBERRY 8 REMOVED
T48 HACKBERRY 4 EXEMPT

T49 CEDAR 16 REMOVED

T50 ELM 3 SAVED

T51 CEDAR 12 REMOVED

T52 CEDAR 8 EXEMPT

T53 CEDAR 8 EXEMPT

T54 CEDAR 14 REMOVED

T55 CEDAR 4 EXEMPT

T56 OAK 8 SAVED

T57 CEDAR 6 EXEMPT

T58 CEDAR 10 EXEMPT

T59 CEDAR 6 REMOVED

T60 OAK 12 REMOVED

T61 CEDAR 6 EXEMPT

T62 CEDAR 8 EXEMPT

T63 CEDAR 8 EXEMPT

T64 CEDAR 4 EXEMPT

T65 CEDAR 6 EXEMPT

T66 ELM 6 SAVED
T67 CEDAR* 11 EXEMPT
T68 CEDAR* 8 EXEMPT

T69 OAK 8 REMOVED

T70 OAK 3 EXEMPT

T71 CEDAR 12 REMOVED

T72 CEDAR 12 REMOVED

T73 CEDAR 6 EXEMPT

T74 ELM 6 REMOVED

T75 ELM 3 EXEMPT

T76 CEDAR 10 EXEMPT

T77 CEDAR* 17 REMOVED

T78 CEDAR 8 EXEMPT

T79 CEDAR 9 EXEMPT
T80 CEDAR 10 EXEMPT
T81 OAK 10 SAVED

T82 CEDAR 12 REMOVED

T83 CEDAR 6 EXEMPT

T84 CEDAR 8 EXEMPT

T85 CEDAR 7 EXEMPT

T86 CEDAR 10 EXEMPT

T87 CEDAR 8 REMOVED

T88 CEDAR 11 REMOVED

T89 CEDAR 6 REMOVED

T90 HACKBERRY 8 SAVED

TR
EE

 T
AG

S

TR
EE

 T
YP

E

SI
ZE STATUS

T91 CEDAR 7 REMOVED
T92 CEDAR 8 REMOVED
793 CEDAR 10 EXEMPT

T94 OAK 4 SAVED

T95 CEDAR 12 REMOVED

T96 CEDAR 8 REMOVED

T97 CEDAR 4 EXEMPT

T98 CEDAR 8 REMOVED

T99 CEDAR 12 REMOVED

T100 CEDAR 8 REMOVED

T101 OAK* 16 SAVED

T102 CEDAR* 18 REMOVED

T103 CEDAR 10 REMOVED

T104 CEDAR 6 REMOVED

T105 CEDAR 6 REMOVED

T106 ELM 8 REMOVED

T107 OAK 14 SAVED

T108 CEDAR* 6 REMOVED

T109 CEDAR 6 REMOVED

T110 CEDAR* 6 REMOVED

T111 CEDAR 6 REMOVED
T112 CEDAR 8 REMOVED
T113 CEDAR 13 REMOVED

T114 CEDAR 12 REMOVED

T115 HACKBERRY 4 SAVED

T116 HACKBERRY 4 SAVED

T117 HACKBERRY 6 SAVED

T118 HACKBERRY 6 SAVED

TR
EE

 T
AG

S

TR
EE

 T
YP

E

SI
ZE STATUS

** MITIGATION REPLACEMENT TREES FOR INCHES REMOVED THAT ARE 14" OR GREATER
MUST BE 6" MIN. MITIGATION REPLACEMENT TREES. FOR INCHES REMOVED THAT ARE 
BETWEEN 6" AND <14" REPLACEMENT TREE MUST BE 3" MIN.

REPLACEMENT TREES COUNT ON AN INCH-FOR-INCH BASIS UNLESS REPLACEMENT 
TREE TRUNK DIA. IS 6 IN. OR GREATER, IN WHICH CASE REPLACEMENT TREES COUNT
COUNTS TOWARD DOUBLE THE REPLACEMENT REQUIREMENTS.

ALL REPLACEMENT TREE SPECIES ARE SELECTED FROM THE LIST ON APPENDIX A.

TOTAL OF THE CALIPER OF THE LARGEST TRUNK
PLUS 1/2 THE CALIPER OF EACH ADDITIONAL TRUNK.

R
R R R

R R R
R
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City of West Lake Hills  
Zoning & Planning Commission 

AGENDA REPORT 
 

Page 1   

 

 

 

Recommendation 
Staff recommends approval of the front building setback encroachment. The lot has a 50-foot setback on a majority of 
the property and creates an extremely small buildable area.  

 

Discussion 
Property Information, Zoning & Site Characteristics:  
Owner: Edgar and Laurel Prats 
Legal Description: Lot 1 Yaupon Ridge Subdivision Amended 
Lot Size: 0.82 acres (35,536 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
There is currently a single-family residence on the lot. The applicant is proposing to demolish the house and rebuild the 
proposed house. The applicant is seeking a variance request for an encroachment in the front building setback along 
Madrone Road. The current house sits 30 feet from the property line, and the applicant is requesting the garage from 
the proposed house be 30 feet from the property line.  
  
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
 

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

Meeting Date: September 21, 2022  Item Number: 8 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 

Exhibits: See Attached  Source of Funds: N/A 

     

Subject 

1101 Yaupon Valley Road: Discussion/recommendation on variance request to encroach a front building 
setback. (West Lake Hills Code Section 22.03.281). Applicant Edgar Prats. 
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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 
complained of. 

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

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 

properties by their owners. 
 
The variance questions are answered in the applicant’s letter.  

 

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 Uniform Building Code 
The property and future construction will have to comply with all applicable City codes.  
Subdivision 
This request will not change the subdivision.  
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: 
 

• Sec. 22.03.514      Criteria and process required for granting variance 

• Sec. 22.03.281      Schedule of Regulations 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 97 of 112

https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20001650
https://z2codes.franklinlegal.net/franklin/Z2Browser2.html?showset=westlakehillsset&collection=westlakehills&doccode=z2Code_z20000405


Page 3 of 4 

ZONING MAP 
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AERIAL 
 

 
 
 
 
 
 
 

Approved By 

 
 
Department Head 

 
 
 

Signature 
 
 

 Date 
 
 

 

 

  Signature  Date  

City Administrator       
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VARIANCE APPLICATION 

 

 
 
 
 
 
 

**All applications and supporting documents should be submitted electronically to 
pzsec@westlakehills.org and planner@westlakehills.org** 

 
APPLICANT & PROPERTY INFORMATION 
The agent is the official contact person for this project and the single point of contact. All correspondence 
and communication will be conducted with the agent. If no agent is listed, the owner will be considered 
the agent. 

Property Owner:  _____ ____________     Phone:  _________________________________  

Email: _________________________ 

Address:   City:   State:   Zip:  ____ 

Agent*: ______________________________   Phone: ___________________________________ 

Email:  _____________________________ 

Address:   City:   State:   Zip:   

Property Address: ______________________ City:_______________ State: _________ Zip: ________   

Property Information 

Subdivision Name: ___________________________________________________________________ 

Block: ______________________  Lot: _________________    TCAD Tax Parcel ID:________________  

Current Zoning Classification: ________________________ Total Lot Size (Acres): ________________ 

*Please submit Power of Attorney form designating authorized agent.  
 

 
PROJECT INFORMATION 
 
Please list all variances being applied for: (Please be detailed-for tree variances, must include tree #, size, 
species; setback variances-which setback and how far is requested encroachment; for height specify how 
much height being requested; etc.)  
 
1) _________________________________________________________________________________ 
2) _________________________________________________________________________________ 
3) _________________________________________________________________________________ 
4) _________________________________________________________________________________ 
5) _________________________________________________________________________________ 

Date Received: _________________Received By: __________________ 
Amount Due $_____________ Date Payment Received:______________  
Admin Complete Date:__________   Permit No:_____________________  
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VARIANCE APPLICATION 

City of West Lake Hills  December 2020 
Variance Application                           Page 2 of 5 

6) _________________________________________________________________________________ 
7) _________________________________________________________________________________ 
8) _________________________________________________________________________________ 
9) _________________________________________________________________________________ 
10) ________________________________________________________________________________ 
 
Brief Description of project/why variances are needed: ______________________________________  
 
____________________________________________________________________________________ 
____________________________________________________________________________________ 
____________________________________________________________________________________ 
____________________________________________________________________________________ 
 

 
Variance Questionnaire (Applicant must demonstrate a hardship for variance request. The ZAPCO 
Commissioners, Board of Adjustment/City Council consider these responses when evaluating your 
application.)  
 
1) Describe in detail any special conditions you believe will result in unnecessary hardship to you if the 
terms of this ordinance are strictly or literally enforced. 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
 
2) Why do you think the natural terrain and existing flora will not be unreasonably disrupted or destroyed 
if the variance you are requesting is granted? 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
 
3) What other alternatives have you considered? Why won’t those other options alleviate the difficulty or 
hardship that you think exists? 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
 
4) Why do you believe the variance you are requesting is the minimum required to alleviate the difficulty 
or hardship you think exists? 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
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VARIANCE APPLICATION 

City of West Lake Hills  December 2020 
Variance Application                           Page 3 of 5 

5) Why do you believe your variance does not violate the intent of the Zoning Ordinance or the goals of 
the City’s Comprehensive Plan? 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
 
6) Why do you believe your variance will not adversely affect neighboring properties or interfere with the 
enjoyment of these properties by their owners? 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
 

 
 
AUTHORIZATION & ACKNOWLEDGEMENT  

The above information is true to the best of my knowledge. I attest that the real property described is 
owned by me and all others as signed below. If the below is signed by the authorized agent of said property, 
the signature of the property owner must be included below or consent must be attached (Power of 
Attorney Form).  
  
 
______________________________________   _______________________________ 
Signature  Date 
 
______________________________________ 
Printed Name  
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VARIANCE APPLICATION 

City of West Lake Hills  December 2020 
Variance Application                           Page 4 of 5 

APPLICATION CHECKLIST 

Zoning Change Application Checklist 
 
� Completed, signed application 
� Power of Attorney form, if applicable 
� Proof of ownership of subject property 
� Completed Variance Hardship Questionnaire  
� Letter addressed to ZAPCO Chairperson explaining zoning change request and proposed use 
� Property survey 
� Proposed site plan with building setbacks clearly labeled  
� Building elevations, if applicable 
� Tree and topo survey, if applicable 
�  Preliminary plans for proposed project (pool plans, building plans, fence design, etc.)  
� Photos of property showing existing conditions (for tree variances, include photos of proposed variance 
trees) 
� Letters/emails of support from neighbors, if able to obtain  
� Payment of application fees (refer to Appendix A: Fee Schedule in the Code of Ordinances for current 
fees. Fees are due upfront with application.) 
� Other relevant information, as determined necessary by staff (for example, if variance is for 
cut/fill/retaining wall, you may be requested to provide a drainage report) 
  
 

Variance Process and Information 
 
● City staff will prepare public notification letters and will provide you a public notice sign to place on the 
property. You will be notified when the public notice sign is available to be picked-up. 
● If you want to see example variance applications, please see the Agenda page on the City website at 
https://www.westlakehills.org/ to view the latest ZAPCO, Council and BOA packets 
● All variance applications are first considered by the Zoning and Planning Commission (ZAPCO), which is 
an advisory commission only. Final action is then determined by either City Council or Board of 
Adjustment, depending on the type of variance being requested.  
● Agenda packets are digital and posted on the website the Friday prior to the meeting by 5pm. Staff will 
send you a meeting reminder email after the agenda and packet are posted. 
● Applicants or a designated representative are required to attend/speak at each public hearing; 
otherwise you will risk postponement or denial for no-show. Applicants should keep remarks brief and 
the typical time allotment is 5 minutes for ZAPCO and 5 – 10 minutes for City Council/BOA. 
● Please note ZAPCO is an advisory commission only – final action must be taken by City Council or BOA, 
depending on the type of variance. If ZAPCO recommends denial, you can still move forward to City 
Council/BOA unless you decide to withdraw or postpone your variance request.  
● If City Council/BOA denies your variance, you have to wait one year before you can reapply for the same 
variance. 
● If approved by City Council/BOA, variances expire within one year of the approval date if a permit 
application has not been filed to perform the scope of work related to the variance.   
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VARIANCE APPLICATION 

City of West Lake Hills  December 2020 
Variance Application                           Page 5 of 5 

 
 
STAFF NOTES  

For Completion by Staff Only 
 
Date public notification letters mailed:________________________ 
 
Date of ZAPCO Meeting:_________________ 
 
ZAPCO Recommendation:________________________________________________________________ 
 
Date of City Council/BOA Meeting:  _________________ 
 
City Council/BOA 
Action:_____________________________________________________________________ 
 
Notes: 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 
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May	25,	2022	
	
	
To	whom	it	may	concern:	
	
I	am	writing	to	discuss	our	project	at	1101	Yaupon	Valley	Rd.		
	
We	purchased	and	moved	into	this	house	during	the	height	of	the	pandemic	out	of	desperation	
to	get	into	Westlake	schools	before	the	school	year	started.			
	
We	had	hoped	to	be	able	to	get	permits	quickly	to	remodel	and	make	it	a	safe	space	to	raise	
our	children.	
	
I	have	a	3-year-old	special	needs	child	who	NEEDS	a	safe	home.		Her	name	is	Marlowe.	She	is	
perfect.	She	is	autistic.		She	is	non-verbal.		Did	you	know	that	autistic	children	have	a	life	
expectancy	of	only	39	years?	Why?	Because	they	are	prone	to	childhood	accidents.		She	elopes	
which	means	she	wanders.	She	has	no	fear.		She	doesn’t	understand	danger.	We	lost	so	many	
trees	during	the	first	storm	we	had.	We	cannot	have	dead	trees	on	our	property	that	could	fall	
with	wind	or	rain.	We	cannot	have	unsafe	conditions.	We	need	to	be	able	to	completely	fence	
our	yard.		These	are	necessities	for	families	of	special	needs	children.	
	
Our	house	is	not	safe.	It	is	not	built	well.	We	just	experienced	a	house	fire	and	found	that	our	
siding	and	the	lack	of	structural	sheathing	are	not	to	code.	In	fact,	we	have	no	sheathing	but	
instead	only	a	Styrofoam	vapor	barrier	that	is	labeled	“highly	combustible”.	
	
I	have	worked	in	West	Lake	for	almost	20	years	and	love	this	neighborhood	and	school	system.		
We	are	so	happy	to	be	here	(it	took	us	20	years	of	work	to	get	here).		This	was	a	life	goal	for	us	
to	be	able	to	live	in	this	neighborhood	and	give	our	children	a	quality	education,	but	we	never	
imagined	it	would	come	at	the	cost	of	being	scared	to	live	in	our	own	house.		My	children	are	
scared	to	sleep	there.		They	recently	met	with	the	Eanes	Elementary	counselor,	Ms.	Corbett,	
and	when	she	asked	what	my	2nd	grader	needed	to	feel	safe,	he	said	“I	want	to	live	in	a	safe	
home	that	my	daddy	built.”			
	
Please	understand	the	dire	need	to	be	able	to	make	significant	improvements	to	this	home.		
Past	West	Lake	board	members	have	commented	this	house	should	be	torn	down.	My	husband	
wants	to	turn	this	into	something	not	only	safe	but	also	much	more	aesthetically	pleasing	that	
what	we	have.	Thank	you	for	approving	our	septic.	We	wish	to	be	entirely	unobtrusive	with	our	
remodel	and	our	garage	and	our	addition	we	wish	to	remain	tucked	away	where	nobody	will	
ever	build	where	our	house	will	not	be	seen	from	the	street	tucked	and	nestled	in	the	trees.	
There	are	no	trees	to	be	disturbed	in	our	plan.	
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No. Page

APPROVED BY DIRECTOR

File
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APPROVAL SIGNATURES

Draftman

Approval

Reviewed

ARCH D SCALE

CONTENT

Rev.

APPROVED BY CLIENT

date
Review

Project no.

YPN-0100-Site-V3

0100.A

ELEVATION MARKER

ELEVATION MARKER

DIMENSION LINES1.00

SLOPE

BUILDING SECTION A-A
CAN BE SEEN ON DRAWING NO. 0231

FINISHED FLOOR ELEVATIONFFE

ABOVE FINISHED FLOORAFF

CHANGE IN FINISHED FLOOR LEVEL

CHANGE IN FLOOR MATERIAL

MARKS FLOOR-LAYING STARTING POINT

#

HOSE BIB
HB

FPD = FRENCH PATIO DOOR
DH = DOUBLE HUNG WINDOW
AW = AWNING WINDOW
SH SINGLE HUNG WINDOW

SPD SLIDING POCKET DOOR

=

=
HH HEADER HEIGHT=
SLP SLOPED=
CLG CEILING=
DR DOOR=
TGD TEMPERED GLASS DOOR=

FG = FIXED GLASS
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SLD SLIDING DOOR=

1
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EXTERIOR ELEVATION 1
CAN BE SEEN ON DRAWING NO. 01
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GAS STUB OUT

LEDGER SCALE

8.21.2022

20001

1101 YAUPON 
VALLEY ROAD

SITE PLAN

1/16" = 1'-0"

JPRC

0001

  1101 YAUPON VALLEY ROAD
CITY OF AUSTIN
TRAVIS COUNTY, TEXAS

JPRC

1/32" = 1'-0"

JPRC

90X60 // TABLOIDE //

SITE PLAN
1/16" = 1'-0" 1/32" = 1'-0"

00 22.08.13 ISSUE DATE

90X60 // TABLOIDE //

CONCRETE SWALE DETAIL
1/16" = 1'-0" 1/32" = 1'-0"

HIGHEST NAT. GRADE ADJACENT TO BUILDING

LOWEST NAT. GRADE ADJACENT TO BUILDING
808.30'
798.20'

NATURAL GRADE

AVERAGE NAT. GRADE ADJACENT TO BUILDING

HEIGHT OF BUILDING FROM AVERAGE GRADE

803.25''

28.75'

TOTAL

LOT AREA 0.82 ACRE (35,536 SQ FT)

SQUARE
FOOTAGE

BUILDING AREA
1ST FLOOR CONDITIONED AREA

2ND FLOOR CONDITIONED AREA*

ADU CONDITIONED AREA

BASEMENT*
COVERED PARKING (garage or carport)

TOTAL BUILDING COVERAGE

%  BUILDING COVERAGE

IMPERVIOUS COVERAGE

DRIVEWAY

PATHWAYS
UNCOVERED WOOD DECKS (x0.5)

AC PADS & OTHER CONC. FLATWORK

TOTAL IMPERVIOUS COVERAGE

% IMPERVIOUS COVERAGE

2,797 SQ FT

1,780 SQ FT

NA
878 SQ FT

4,657 SQ FT

886 SQ FT

340 SQ FT

27 SQ FT

6,202 SQ FT
17,45 %

F.A.R.

1ST FLOOR

2ND FLOOR

CEILIINGS > 15'

GARAGE

TOTAL GROSS FLOOR AREA

F.A.R.

1,780 SQ FT

18.98 %

2,797 SQ FT

TOTAL BUILDING AREA 4,577 SQ FT

COVERED PORCH
COVERED TERRACE

549 SQ FT

393 SQ FT

2ND FLOOR OVERHANGS 40 SQ FT

STORAGE & UTILITY ROOMS (NO AC) -- SQ FT

* NOT INCLUDED IN BUILDING COVERAGE

TOTAL

13.10 %

POOL 225 SQ FT

GROUND FLOOR PORCH

COVERED TERRACE

349 SQ FT

878 SQ FT

393 SQ FT

548 SQ FT

6,745 SQ FT

NA

 (581/2) 291 SQ FT

GENERAL NOTES:

1. Main scope of work will consist in REMODELING existing
structures and ADDING new structures to increase actual dwelling
space.(Roofing, siding, cabinets, and windows and door
replacement might be included, but not limited to, in the scope of
work.)

2. Existing exterior walls to be kept. New walls will be built within the
new structure.

3. Provide 48 fence with self closing gate and lock around project to
comply with pool protection.

4. Builder or contractor must verify all dimensions prior to proceeding
with construction.

5. Builder or contractor must verify and comply with local building
codes of the area where the structure is to be constructed and
located.

6. Plans indicate locations only, separate engineer aspects should
be incorporated to actual site conditions.

7. Plans to be built in compliance with 2015 irc.

8. All dimensions to be verified on jobsite by contractor.

9. Comply with standard building code span charts.

10. eport any discrepencies to builder before proceeding.

11. Provide tempered glass where required by code

12. Provide decking for 24” wide walkway @ stairs access to hvac
units per code.

13. All exterior & plumbing walls to be 2x6 framing.

14. All penetrations in top or bottom plates for plumbing or electrical
runs to be sealed.

15. Provide gas to hvac, water heater, and range as required, if
applicable.

16. Provide ½” hardie backer around all tubs, showers, and spas.

17. Dryer vent not to exceed 25' per irc.

18. Install all materials per manufacturer specifications
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