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CITY OF WEST LAKE HILLS, TEXAS 
NOTICE OF BOARD OF ADJUSTMENT (BOA) REGULAR MEETING 

Wednesday, February 8, 2023 at 7:00 PM 

 
Notice is hereby given that the Board of Adjustment (BOA) of the City of West Lake Hills, 
Texas, will hold a Regular Meeting on the 8th day of February 2023 at 7:00 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 email your name, 
phone number, comments, and the item number you wish to speak on to 
citysec@westlakehills.gov by 1:00 P.M. on February 8, 2023. 
  
1. Call to Order 
  
2. Citizen Communications The City Council 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 Council later in 
the meeting. The Council cannot respond to or discuss matters not listed on the agenda. The 
Council 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 All Consent Agenda items listed are considered to be routine by the Board 

of Adjustment and will be enacted by one (1) motion. No separate discussion or action on 
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any of the items is necessary unless requested by a Board Member. 
a.  Approval of the December 14, 2022 Regular Meeting Minutes. 

  
4. Land Use 103 Yaupon Valley: Discuss and consider action on variances to remove 5 trees 

with diameters larger than 14 inches and three building setback encroachments for the 
construction of a new single family residence (Sections 22.03.304 and 22.03.281 of the 
West Lake Hills Code).  Applicants Ashton and Erica Weinberger. 
 
DUAL ACTION ITEM 

  
5. Land Use 425 Ridgewood Road: Discuss and consider action on a variance request to allow 

an addition of a second story to a non-conforming structure (Section 22.03.281 of the West 
Lake Hills Code).  Applicant Patrick Stewart. 

  
6. Adjournment 
 
 
   Approved by: Linda Anthony, Mayor 
     

Certificate 
  

I certify that the above Notice of the February 8 2023 Board of Adjustment Regular Meeting was 
posted on the bulletin board at the Municipal Building, 911 Westlake Drive, West Lake Hills, 
Texas on Friday, February 3, 2023 by 5:00 pm. and will remain posted continuously until said 
meeting is convened. 
  
Signed by: Terry Blanchard, City 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.  City Council 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 
MINUTES OF A BOARD OF ADJUSTMENT (BOA) REGULAR MEETING 

Wednesday, December 14, 2022 at 7:00 PM 
 
 

1. Call to Order 
With a quorum present, Chair Anthony called the meeting to order at 7:02 p.m. 

 
BOARD MEMBERS PRESENT: CITY STAFF PRESENT: 
Chair Linda Anthony City Administrator Trey Fletcher 
Gordon Bowman City Secretary Terry Blanchard 
Brian Plunkett Finance Director Vonda Ragsdale 
Beth South Director of BDS Ashby Grundman 
Darin Walker Chief of Police Scott Gerdes 

City Attorney Patty Akers 
 

2. Citizen Communications The City Council 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 Council 
later in the meeting. The Council cannot respond to or discuss matters not listed on the 
agenda. The Council 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. 

 
Chair Anthony opened the meeting for public comments. Hearing none, the public 
comment section was closed. 

 
3. Consent Agenda All Consent Agenda items listed are considered to be routine by the 

Board of Adjustment and will be enacted by one (1) motion. No separate discussion or 
action on any of the items is necessary unless requested by a Board Member. 
a. Approval of the November 9, 2022 Regular Meeting Minutes. 

 
MOTION: Upon a motion made by Board Member South and a second by Board 
Member Walker, the Board voted five (5) for and none (0) opposed to approve the 
consent agenda as presented. Motion carried. 

 
4. Land Use 309 Westhaven Drive: Discuss and consider action on variances to remove a 

tree with a diameter larger than 14 inches and two side setback encroachments for a 
remodel/addition to an existing single family residence (Sections 22.03.304 and 22.03.281 
of the West Lake Hills Code). Applicant Michael Crockett. 

 
DUAL ACTION ITEM 

 
MOTION: Upon a motion made by Board Member Walker and a second by Board 
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Member Plunkett, the Board voted five (5) for and none (0) opposed to approve the 
setback variances as requested. Motion carried. 

 
The Board recessed at 7:12 p.m. 

The Board reconvened at 7:13 p.m. 

5. Land Use 1425 Redbud Trail: Discuss and consider action on a variance to encroach a 
front building setback to add a second story (Section 22.03.281 of the West Lake Hills 
Code). Applicant Nick Mehl. 

 
MOTION: Upon a motion made by Board Member Bowman and a second by Board 
Member Walker, the Board voted five (5) for and none (0) opposed to approve the 
variance as requested. Motion carried. 

 
6. Adjournment 

 
MOTION: Upon a motion made by Board Member Walker and a second by Board 
Member South, the Council voted five (5) for and none (0) opposed to adjourn the 
meeting at 7:21 p.m. Motion carried. 

 
Respectfully submitted, 

 
 

LINDA ANTHONY, CHAIR 
 
 

ATTEST: 
 
 
Terry Blanchard, TRMC 
City Secretary 

 
 
These minutes were approved on February 8, 2023. 

Page 4 of 95



 

City of West Lake Hills  
Board of Adjustment/City Council 

AGENDA REPORT 
 

Page 1   
 

 

 
Recommendation 

Staff recommends approval of the variances as proposed. The site is constrained with larger setbacks even 
though it is barely over half an acre, so the buildable area is severely restricted.  
 
Zoning and Planning Commission recommended approval (3-2).  
 
The Board of Adjustment/City Council shall consider the following conditions for granting a variance:  
 
Sec. 38.05.032     Conditions required for granting variance 

No variance shall be granted unless the following conditions are fulfilled: 

(1)     The applicant has established by competent evidence that: 

(A)     The strict or literal enforcement of the terms of this chapter, because of special 

conditions, will result in unnecessary hardship to the applicant. 

(B)     There will not be unreasonable disruption of the natural terrain or unreasonable 

destruction of existing flora. 

(C)     There is no reasonable alternative to the requisite variance that will alleviate the 

difficulty or hardship complained of. 

(D)     The variance will not be greater than the minimum required to alleviate the difficulty or 

hardship complained of. 

 

 

Meeting Date: February 8, 2023  Item Number: BOA: 4 / CC: 4  

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 
Exhibits: See Attached  Source of Funds: N/A 
     

Subject 
103 Yaupon Valley: Discuss and consider action on variances to remove 5 trees with diameters larger than 
14 inches and three building setback encroachments for the construction of a new single-family residence 
(Sections 22.03.304 and 22.03.281 of the West Lake Hills Code).  Applicants Ashton and Erica Weinberger. 
 
DUAL ACTION ITEM 

Page 5 of 95



Page 2 of 5 

Discussion 
Property Information, Zoning & Site Characteristics:  
Owner: Erica and Ashton Weinberger 
Legal Description: Lot 2 McCasland Subdivision 
Lot Size:  0.5148 acres (22,424.69 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
At the November ZAPCO meeting, this item was postponed giving the applicant time to provide additional 
information. The applicant has provided additional plans, elevations, and tree assessments. There are two 
emails of opposition included in the packet.  
 
At the January ZAPCO meeting there was extensive discussion related to concerns about drainage, the 
driveway, the height of the structure, and access to the lot via a shared driveway. 
 
In working with the applicant, they have provided additional information to address the concerns that were 
raised at the ZAPCO meeting. Spot elevations have been added, along with renderings to provide more 
information on how the proposed residence would look. They have a proposed drainage plan from a civil that 
includes mitigation for any proposed increases and have included the proposed septic design from a registered 
sanitarian. There is information related to the height of the driveway that includes cut and fill information, all 
with maximum of 18-inches in the setbacks. And the height will comply with the 32’ maximum per the code. In 
the discussion at the ZAPCO meeting, the idea of a shared driveway was discussed by the applicant stated that 
they did not pursue this because they didn’t feel it was a viable option.  
 
103 Yaupon Valley Road is currently an undeveloped lot. The applicant has submitted a variance for three 
setback encroachments, two side setbacks and a rear setback, and the removal of five trees with trunk 
diameters of fourteen inches or greater. As the lot is over half an acre, the larger setbacks apply, meaning a 
50-foot front setback, 25-foot side setbacks and a 30-foot rear setback.  
 
The five trees requested are: 
T255 – 18-Inch Cedar 
T262 – 18-Inch Cedar 
T263 – 14-Inch Cedar 
T266 – 18-Inch Cedar 
T269 – 16-Inch Cedar 
 
This is a total of 84 inches, which require a replacement value of 126 inches of replacement. Being on a 
currently undeveloped lot, there is larger amounts of tree removal requested than if this was a tear down. 
They worked to avoid some of the larger trees, including T246, a 33-Inch Oak.  
 
Variance Criteria Review: 
When applying for a variance, the applicant has established by competent evidence that: 
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• The strict or literal enforcement of the terms of this chapter, because of special conditions, will result in 
unnecessary hardship to the applicant. 
There is a slope at the front of the property that pushes any development further from the road 
The size of the property being 0.5148 acres triggers more restrictive setbacks which are already a 
challenge due to the unique shape of the property. Due to the amount of trees on site we picked a 
location with the least tree disturbance.   And the location of the home was chosen on the the most flat 
part of the property.  There is a greater slope that runs the full length of the north Side Yard and Front 
Yard of the property.    

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

flora. 
We believe our option preserves the natural terrain of the property and preserves more of the trees 
than other options. For the uniqueness of the shape of the property, The home size and location has the 
least disturbance non the terrain and flora. 

• There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
Several other options were considered, and we found this proposed home had the least effect on the 
tree displacement. 

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

complained of. 
The placement of the home and style of home will naturally blend with the various style of neighboring 
homes.   The shape of this property creates hardships and challenges. 

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

The proposal is for a Single Family Residence. 

• The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
Since most trees are preserved around the home, there won’t be much of a change from the view of 
the street.The style of the home and the minimum disturbance to the trees around the home on the 
property provides little change from the street view. 

.  
 
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 
There are no changes to the subdivision with this proposal. 
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 22.03.281 Schedule of Regulations  
• Section 22.03.304       Tree and Vegetation Removal and Replacement 
• Section 38.05.031       Variances 
• Section 22.03.511       Criteria and process required for granting variance 

 
 
Zoning: 
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Aerial: 
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Architectural Summary: 103 Yaupon Valley Road

Introduction
Jay Corder Architects have recommended our clients, Erica and Ashton Weinberger, seek
variances for trees and side setbacks on their challenging site at 103 Yaupon Valley Road.  Any
concerns their neighbors have about square footage, height, or drainage are valid, and we will
respond to them sensitively moving forward.  However, they are not within the scope of the
variances we seek.

Setbacks
The City of West Lake Hills requires smaller side setbacks for lots under half an acre than it
does for larger lots: 20 feet instead of 25.  The Weinbergers' property is just 549 square feet
over half an acre, equivalent to a 23x23' square.  The neighbors at 808 Westlake Drive have an
access easement--which their actual driveway overruns-- of approximately 475 square feet.
There is not a drainage easement designated around the gully on the north side of the property,
but it is only reasonable and responsible to design as if there was.  Finally, the lot is shaped like
a bowtie, only 68' wide in the middle.  Zoning would hold our development to a width of just 14'
once the setbacks are applied.  A considerable portion of the lot is effectively unusable and that
is why we ask to use the setbacks of a slightly smaller lot.

Siting
The western side of the site is the most desirable for building, as it is larger and has better views
than the downhill side.  Even if we are allowed to use 20' setbacks, the slope and number of
trees make development there difficult.  As currently permitted, the maximum pad size is just
23x35', half the required minimum size for a residence in West Lake Hills.

No driveway can reach that pad without variances.  It must thread the bottleneck, protected
trees, existing culvert, gully and easements, with a functional turning radius and at a maximum
of 15% slope.  The natural grade there is more than double that, and the retaining walls cannot
be more than 18" in the side setback. It is not mathematically possible to satisfy all of those
requirements.

At least one protected tree must be removed just to reach the site, so an arborist was engaged
and their report has been provided.  That tree has signs of failure, and we are requesting the
removal of one more poor tree and two fair trees in order to satisfy the other demands of the
site.  All four are cedars.

Improper Tree Removal
The contractor inadvertently removed four trees after the contractor was told repeatedly to only
clear brush.  Two of the trees were to be preserved per the Architectural Site Plan, so this was
not an attempt to cheat the system.  The contractor promptly self-reported the mistake to The
City of Westlake Hills. The landowner went before the Municipal Court, and the fines have been
paid.
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Conclusion
The Weinbergers and Jay Corder Architects want to be the best possible neighbors.  Our design
is smaller than some of our neighbors, and the variances will allow it to fit far back from the
street and preserve 19 of the 23 protected trees.
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Sec. 22.03.281     Schedule of regulations 

(a)     Where the slope gradient exceeds 25 percent nonresidential development is not permitted. 

(b)     Dimensional regulations for listed zoning districts: 

Dimensional Minimums of Lots 

Dimension/Zoning R-1 R-2 R-3 O GUI B-1 B-2 B-3 MU-1 

Acreage (acres) (A) 1 1 2 1.5 2 1.5 2 20 30 

Depth (feet) 150 150 400 200 200 200 200 500 (C) 

Width (feet) (B) 150  150 400 150 150 150 150 500 (C) 
 

Minimum Building Setback Distance in Feet From Front Lot Line 

Lot Size/Zoning R-1 R-2 R-3 O GUI B-1 B-2 B-3 MU-1 

Greater than or equal to .5 
acre 50 50 50 50 50 50 50 (IV)(a) (C) 

Less than .5 acres 30 30 N/A 30 30 30 30 N/A N/A 
 

Minimum Building Setback Distance in Feet From Rear Lot Line 

Lot Size/Zoning R-1 R-2 R-3 O GUI B-1 B-2 B-3 MU-1 

Greater than or equal to .5 
acre 30 30 50 40 40 40 40 (IV)(c) (C) 

Less than .5 acres, greater than 
or equal to .375 acres 25 25 N/A 30 30 30 30 N/A N/A 

Less than .375 acres–zero 15 (F, 
E)/20 

15 (F, 
E)/20 N/A 30 30 30 30 N/A N/A 

 

Minimum Building Setback Distance in Feet From Side Lot Lines 

Lot Size/Zoning R-1 R-2 R-3 O GUI B-1 B-2 B-3 MU-1 

Greater than or equal to .5 
acre 25 25 50 (I) (I) (I) (I) (IV)(c) (C) 

Less than .5 acres, greater than 
or equal to .375 acres 20 20 N/A (II) (II) (II) (II) N/A N/A 

Less than .375 acres–zero 15 (F, 
E)/20 

15 (F, 
E)/20 N/A (II) (II) (II) (II) N/A N/A 

 

Maximum Impervious Cover in Percent of Lot Area 

Lot Size/Zoning R-1 R-2 R-3 O GUI B-1 B-2 B-3 MU-1 

Greater than or equal to .5 25% 25% 25% (IX) (III) (III) (III) (V) (C) 
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acre 

Less than .5 acres, greater than 
or equal to .2 acres *, † *, † 25% (IX) (III) (III) (III) (V) (C) 

 

* The following formula applies: 

P = (size of acre expressed as a whole number and decimal) X (.5) - (.5) 

Example: 

P = (.25 acres) (.5) - .5 

P = (.125) - .5 = -0.375% 

P = 37.5% allowable impervious cover for a .25 acre lot 

† In order to receive and increase in allowable impervious cover over 25%, the property must be connected to the city’s 
wastewater service. 

Dimensions of Structures 

Dimension/Zoning R-1 R-2 R-3 O GUI B-1 B-2 B-3 MU-1 

Maximum height (feet) 30 25 30 30 (VIII) 30 (VIII) 30 (VIII) 30 (VIII) 37 (VIII) (D) 

Minimum floor area of each 
dwelling unit (square feet) (total 
square footage of each dwelling unit) 

1,600 1,000 600 N/A N/A N/A N/A N/A (C) 

Maximum floor area per building or 
single use occupancy (square feet) 
(total square footage of the footprint 
of the building) 

N/A N/A N/A 15,000 20,000 15,000 20,000 (VI)(b) 60,000 

Minimum separation between 
buildings (linear feet) N/A N/A N/A 30 30 30 30 (VI)(c) (C) 

 

(A)     Land donated/dedicated to and accepted by the city shall be credited to the area of the 
lot/tract from which the donated land originated. 

(B)     For residential lots on culs-de-sac, the minimum lot width at the front street property line 
shall be 33 feet measured along the chord of the arc. 

(C)     See section 38.03.040 et seq. 

(D)     Residential 30 feet; nonresidential 37 feet. 

(E)     No portion of the structure in an extended setback shall be taller than 16' above natural 
grade. 

(F)     If the proposed building is a one-story structure, the lesser setback distance applies. If any 
portion of the building is a two-story structure, the greater setback distance applies. 
Footnotes: 

(I)     The sum of 50 feet with neither side less than 25 feet, except a minimum of 40 feet for any side that adjoins R-1, 
R-2, and R-3. 

(II)     The sum of 40 feet with neither side less than ten feet except a minimum of 25 feet for any side that adjoins R-1, 
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R-2, and R-3. 

(III)     The improvements constructed on a project site within a B-1, B-2 or GUI zoning district shall meet the following 
impervious cover requirements provided that for parcels of land with GUI zoning, the minimum lot size shall be two 
acres: 

(a)     A maximum of 35 percent of the total site area shall be permitted to be impervious cover. Up to six percent 
impervious cover shall be allowed for common driveways, governmental facilities and fire access driveways in the rear 
and at the sides of buildings; provided, however, if such driveways or facilities total less than six percent of the 
impervious cover, the percentage allowed shall be the actual percentage of impervious cover required by the driveways 
or facilities. This six percent increase shall not be counted in computing the maximum impervious cover. A developer 
may be permitted to increase the maximum impervious cover to 47 percent, as approved by the city council, by 
selecting from the following weighted incentives: 

Incentive items. 

a.     Provide off-site public sewage disposal system: 8% increase in impervious cover. 

b.     Increase landscaping or setbacks (front and one side or rear) by more than 50 percent of ordinance requirements. 
Setback increases applicable only if unaffected by natural features, topography, creekbeds, etc. Landscaping should 
provide for using predominantly native plants and grasses to minimize the use and impact of pesticides, herbicides and 
fertilizers: 2% increase in impervious cover. 

c.     Construct detention basins with sedimentation/filtration basins in addition to required detention basins: 2% 
increase in impervious cover. 

d.     Provide primarily ten feet or greater landscaped separations between parking aisles: 2% increase in impervious 
cover. 

e.     Provide 75 percent or more of the required vehicle parking underneath and/or to the side or rear of the building: 
2% increase in impervious cover. 

f.     Maintain natural state of site in excess of 25 percent requirement: 

1.     If 30 percent in natural state: 1% increase in impervious cover. 

2.     If 35 percent in natural state: 2% increase in impervious cover. 

3.     If 40 percent or more in natural state: 3% increase in impervious cover. 

g.     Use of low water consumption plumbing fixture: 1% increase in impervious cover. 

h.     Donation of right-of-way (ROW): 2% increase in impervious cover. 

i.     Based on the evaluation by the zoning and planning commission and the city council, an increase in allowable 
impervious cover ranging from one percent to five percent may be approved for a project that demonstrates highly 
innovative architecture, site planning and land use techniques of a caliber not previously utilized in the city’s area 
and/or of such a quality as to set an excellent example for subsequent developments. 

The criteria for evaluation shall include, but not be limited to, the following: 

1.     Reduction of building mass by breaking up buildings. 

2.     Techniques to enhance the pedestrian scale of the project, including sidewalks and covered walkways. 

3.     Measurable efforts to preserve greenbelts at the expense of street visibility. 

4.     Construction of berms to block off-street visibility of pavement and parking areas. 

5.     Noise abatement efforts to adjoining sites by providing solid walls and dense planting. 

6.     Other provisions to lessen the visual impact of the project on surrounding properties. 
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7.     Revegetation of strategic, previously open setback areas with mature, indigenous landscaping. 

8.     Other unscheduled project design elements may be considered in this incentive item. 

(IV)     (a)     See section 22.03.275(a). 

(b)     The sum of 100 feet with neither side less than 50 feet, except as noted in subsection (IV)(d) below. 

(c)     Fifty feet except as noted in section 22.03.275(a) or subsection (IV)(d) below. 

(d)     If B-3 use abuts R-1, R-2 or R-3 use on the rear or side property line, a minimum building setback of 75 feet shall 
be required. Fifty feet of this setback shall be a densely planted buffer. Parking, driveways, walks, steps, trash storage 
and disposal fields are permissible within this setback area as long as these permissible improvements are not within 
the planted buffer. Disposal fields constructed in this area shall be revegetated to as much of its natural and 
undisturbed appearance as possible. 

(V)     The improvements constructed on a project site within a B-3 zoning district shall meet the following impervious 
cover requirements: 

(a)     At least 25 percent of the total site area shall remain in its natural, undisturbed state. Streambeds and other 
natural features shall be designated as open space. Areas used to buffer development in the B-3 district from other 
adjacent properties shall also be designated as open space. If large, natural, indigenous trees are utilized, or 
undisturbed natural knolls, undisturbed outcroppings or other areas of natural beauty are incorporated into the site 
design, the undisturbed, natural state requirement of 25 percent may be reduced to 20 percent of the total site area. 

(b)     A maximum of 40 percent of the total site area shall be permitted to be impervious cover. Up to three percent 
impervious cover shall be allowed for common driveways, governmental facilities and fire access driveways in the rear 
and at the sides of buildings; provided, however, if such driveways or facilities total less than three percent of the 
impervious cover, the percentage allowed shall be the actual percentage of impervious cover required by the driveways 
or facilities. This three percent increase shall not be counted in computing the maximum impervious cover. A developer 
may be permitted to increase the maximum impervious cover to 52 percent, as approved by the city council, by 
selecting from the following weighted incentives: 

(1)     Incentive items: 

a.     Provide off-site public sewage disposal system: 8% increase in impervious cover. 

b.     Increase landscaping or setbacks (front and one side or rear) by more than 50 percent of ordinance requirements. 
Setback increase applicable only if unaffected by natural features, topography, creekbeds, etc. Landscaping should 
provide for using predominantly native plants and grasses to minimize the use and impact of pesticides, herbicides and 
fertilizers: 2% increase in impervious cover. 

c.     Construct detention basins with sedimentation/filtration basins in addition to required detention basins: 2% 
increase in impervious cover. 

d.     Provide primarily 20 feet or greater landscaped separations between parking aisles: 2% increase in impervious 
cover. 

e.     Provide a major piece of sculptural art, continuously available for public view: 1% increase in impervious cover. 

f.     Maintain natural state of site in excess of 25 percent requirement: 

1.     If 30 percent in natural state: 1% increase in impervious cover. 

2.     If 35 percent in natural state: 1% increase in impervious cover. 

3.     If 40 percent or more in natural state: 3% increase in impervious cover. 

g.     Construct a hike and bike or nature trail for public use: 2% increase in impervious cover. 

h.     Use of low water consumption plumbing fixtures: 1% increase in impervious cover. 
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i.     Based on evaluation by the zoning and planning commission and the city council, an increase in allowable 
impervious cover ranging from one percent to five percent may also be approved for a project that demonstrates highly 
innovative architecture, site planning and land use techniques of a caliber not previously utilized in the city’s area 
and/or of such a quality as to set an excellent example for subsequent developments. 

The criteria for evaluation shall include, but not be limited to, the following: 

1.     Reduction of building mass by breaking up buildings. 

2.     Techniques to enhance the pedestrian scale of the project, including sidewalks and covered walkways. 

3.     Measurable efforts to preserve greenbelts at the expense of street visibility. 

4.     Construction of berms to block off-street visibility of pavement and parking areas. 

5.     Noise abatement efforts to adjoining sites by providing solid walls and dense planting. 

6.     Other provisions to lessen the visual impact of the project on surrounding properties. 

7.     Revegetation of strategic, previously open setback areas with mature, indigenous landscaping. 

(c)     The balance of the project may be landscaped using mostly indigenous trees and shrubs, used for stormwater 
detention, used for private sewage disposal systems, or otherwise disturbed so long as the surface of the area remains 
pervious. 

(VI)     The improvements constructed within a B-3 zoning district shall meet the following dimensional requirements: 

(a)     Each property shall be individually site-planned according to the terrain, traffic and sewage disposal 
considerations. 

(b)     Single occupancy use sizes in a B-3 use district shall be limited as follows: 

(1)     On a 40-acre or larger site three major single occupancy uses up to 65,000 square feet each may be constructed 
within the project in accordance with subsection (VI)(c) below. All other single occupancy uses shall not exceed 20,000 
square feet. 

(2)     On a 20-acre to 40-acre site two major occupancy uses up to 65,000 square feet each may be constructed within 
the project in accordance with subsection (VI)(c) below. All other single use occupancy uses shall not exceed 20,000 
square feet. 

(3)     Buildings joined by a weather protected passageway shall not be considered separate structures if more than 25 
percent of their common facing walls are joined by the passageway. 

(c)     In order to utilize the site topography and preserve open space areas on other portions of the site, including 
setback buffers, single occupancy uses may be joined in a common structure when divided by a fire separation wall 
built in accordance with the International Building Code and International Fire Code, current adopted edition. 
Otherwise, the minimum building separation shall be 30 feet. 

(VII)     Repealed. Any reference to footnote (VII) in the chart in section 22.03.281(b) should be disregarded. 

(VIII)     Height adjustments. 

(a)     An increase of seven feet in the height limitation of buildings in zoning district O, B-1, B-2, B-3 and GUI may be 
granted when all of the following conditions are met: 

1.     Fifty percent or more of the required vehicle parking is provided underneath and/or to the side or rear of the 
building. 

2.     The parking provided in subsection (a)1. of this subsection is not visible from an abutting street. 

3.     All required parking is on slopes of 25 percent or less. 

4.     The building does not exceed a maximum of two stories, excluding the vehicle parking level. 
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5.     Impervious cover does not exceed the requirement of this article. 

6.     The roof line is a pitch, shed or modification thereof as approved by the city council. 

(IX)     The improvements constructed on a project site within an “O” zoning district shall meet the following impervious 
cover requirements: 

(a)     A maximum of 30 percent of the total site shall be permitted to be impervious cover for the “O” office zoning 
districts. A developer may be permitted to increase the maximum impervious cover to 42 percent, as approved by the 
city council, by selecting from the following weighted incentives: 

(1)     Provide off-site public sewage disposal systems and donation of sewer right-of-way easement to the city. 8% 

(2)     Donation of right-of-way for street purposes. 2% 

(3)     Donation of easement for greenbelt of parkway. 2% 

(Ordinance 361 adopted 3/28/18) 
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8/22/2022 

Tree Condition Assessment 
103 Yaupon Valley Rd. West Lake Hills, TX 78746 

Introduction: 
Tree identification, measurement, inspection, and arboriculture consultation were performed by a board-certified master arborist 
team who through related training and experience are familiar with the techniques and equipment used in such operations. 

TMS was contacted regarding a property being studied for construction. The team wanted a better understanding of trees on site 
and their potential impacts/benefits to the project. 

Assignment: 
Tree Mann Solutions to inspect, identify, measure DBH, and provide condition rating with supportive notes for designated trees. 
TMS to review provided documents and make preservation/removal/care recommendations, where warranted. Summary report 
with photos provided for team use. 

Summary: 

• T196, a 21.5” hackberry, was found to be in fair to low fair condition. It is a marginal to poor preservation candidate due to
a history of previous failures, species profile, and existing/proposed impacts. TMS recommends removal and replacement
of this tree which will allow for greater flexibility and respect of adjacent red oak CRZs.

• T230, a 12.5” Ashe juniper, was found to be in fair to low fair condition; preserve if convenient.

• T246, a 24” multi-stem red oak, was found to be in fair condition. It had a cavity at the union with decent response growth
and no active decay observed TMS recommends cabling and pruning to reduce weight if tree is preserved.

• T253, a 14” Ashe juniper, was found to be in fair condition; preserve if convenient.

• T255, a 14” Ashe juniper, was found to be in poor condition due to previous failures and is not recommended for
preservation.

• T261, a 13.5” ligustrum, is an invasive species and should be removed.

• T262, a 13.5” Ashe juniper, was found to be in poor condition, and is not recommended for preservation.

• T263, a 12” Ashe juniper, was found to be in poor condition, and is not recommended for preservation.

• T266, a 17” Ashe juniper, was found to be in poor condition due to a splitting union and significantly diminished canopy.
This tree is not recommended for preservation.

• T269 , a 15.5” Ashe juniper, was found to be in fair condition and is a decent preservation candidate.

TMS recommends designing with good data, maintaining compliance with municipal tree regulations, and promoting healthy urban 
canopy through quality preservation and/or mitigation with new, well-planned plantings. If you have any questions and/or concerns 
regarding tree assessment on this site, please reach me at (512)470-9073 or  We are here to help! 

Respectfully, 

Joe Zaniewski 
Joe Zaniewski | Lead Project Manager 
Tree Mann Solutions, LLC 
Board Certified Master Arborist TX-4294B 
Tree Risk Assessment Qualified (TRAQ) 
Texas Oak Wilt Qualified #155 (TXOWQ) 
TDA Applicator License No. 0798941 
Texas Licensed Irrigator LI0024812 
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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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contact a Certified Arborist.
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1

Ashby Grundman

From: Ashby Grundman
Sent: Wednesday, November 16, 2022 2:48 PM
To: Ashby Grundman
Cc: Kathy Roche
Subject: FW: 103 Yaupon Valley Rd. variances

Importance: High

Commissioners,  
 
See below for an email for 103 Yaupon Valley Road variance request.  
 
Thanks. 
 
Ashby Grundman, AICP 
Assistant City Administrator 
City of West Lake Hills 
agrundman@westlakehills.gov 
O: (512) 327‐3628 

 
 

From: Loayza, Katherine  >  
Sent: Wednesday, November 16, 2022 2:43 PM 
To: Trey Fletcher <tfletcher@westlakehills.gov>; Ashby Grundman <AGrundman@westlakehills.gov>; mayor@ mayor 
<mayor@westlakehills.gov> 
Subject: 103 Yaupon Valley Rd. variances 
Importance: High 
 
To all, 
 
I would like to express my opposition to any of the variances requested by the property owner.  This lot is not suitable 
for the size of the home that is proposed, if the lot is to be developed it should be without any variances.  The property 
owner has already removed many trees without a permit  and to ask for more tree removal is a travesty given the 
history of the site.   
 
The proposed development as shown in the Planning & Zoning Commission backup material will increase flooding on 
both my property and my neighbor at 100 Yaupon Drive. 
 
A drainage study should be provided for this lot as the area where the proposed driveway is located is exactly where 
water flows through the lot, across the road and onto my neighbor’s land and ultimately my property.  The City should 
require an engineered site plan which shows the drainage pattern on the property and capture runoff so that there is no 
adverse downstream runoff onto our properties.  
 
Allowing a driveway to be located exactly in the main drainage area of the property which appears to be a natural 
gully,  where significant run‐off occurs with rain events is a major concern and should not be allowed anywhere in the 
City.  
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The justification for the variances is not completely honest;  for these reasons I vehemently oppose any variances for the 
proposed development. 
 
Please share these concerns with the P& Z Commission, as I will not be able to attend the hearing tonight. 
 
Thank you for your consideration of my concerns. 
 
Katherine Loayza 
906 Westlake Drive 
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Ashby Grundman

From: Ashby Grundman
Sent: Wednesday, November 16, 2022 1:36 PM
To: Ashby Grundman
Cc: Kathy Roche
Subject: FW: Proposals and variances at both 803 Westlake Dr. and 103 Yaupon Valley
Attachments: Statement opposing 803 Westlake Dr. subdivision 20210410.pdf; Statement opposing 803 Westlake 

Dr. subdivision 20220614.pdf; Traffic on Westlake Dr..docx; Objections to proposed variances 103 
Yaupon Valley Rd.pdf

Good afternoon, Commissioners,  
 
Please see attached for an email of opposition on a couple of items that are on the agenda tonight. I will print hard 
copies for you to have at the dais.  
 
Thanks. 
 
Ashby Grundman, AICP 
Assistant City Administrator 
City of West Lake Hills 
agrundman@westlakehills.gov 
O: (512) 327‐3628 

 
 

From: Cindy Brandimarte    
Sent: Wednesday, November 16, 2022 11:29 AM 
To: Ashby Grundman <AGrundman@westlakehills.gov> 
Subject: Proposals and variances at both 803 Westlake Dr. and 103 Yaupon Valley 
 
Mr. Grundman, 
 
Thank you for your time yesterday as it was very helpful in understanding the process.   
 
I am attaching two letters re:  803 Westlake Dr. subdivision; the second is an update of the first.  My concerns for safety 
and traffic (see attached recent photo of traffic at the spot on Westlake Dr.) remain relevant although the 
proposed  subdivision is not as dense as the first one. 
 
The variances  re:  103 Yaupon Valley are of great concern to me as a property owner for reasons I have stated in my 
attached letter. 
 
I would like to speak at the meeting on both properties if only to read into the public record the contents of my written 
statements. 
 
Thank you. 
 
Cindy Brandimarte 
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To:  City of West Lake Hill staff, ZAPCO and City Council members 

From:  Cynthia Brandimarte 

Re:  Proposed variances at 103 Yaupon Valley Rd. 

Date:  November 16, 2022 

 

I own 808 Westlake Drive; 103 Yaupon Valley Rd. abuts my property on the west.   

Because the encroachments proposed by a new 2-story residence are within 20 

feet of my homestead and request additional tree removal, I ask that two of the 

variances be denied for the following reasons: 

The city code requires a 25-ft. setback from the shared property line.  A two-story 

house built even five feet closer to my property negatively impacts both our 

privacy and viewshed to the west.   

The tree removal of T-262, T-263, T-266, and T-269 adds to the already-destroyed 

mature co-dominant cedar trees, T-255, that has occurred under the present 

ownership.  

I ask that city officials recognize that it is the responsibility of the new owners to 

design a structure that conforms to the topography, lot size, and city codes.  

These are fixed factors that are clear:  when researching the purchase of a parcel, 

prospective owners would understand these established parameters.  Why 

instead are the adjacent landowners now asked to make adjustments when the 

variances would result in negative impacts upon their privacy and viewshed, 

increase noise, and damage natural resources?  Surely, research and design 

consultations were initiated before and after the sale, and the architect, aware of 

the city codes, could accommodate a revised layout in keeping with city codes.  

 

Thank you. 

Cynthia Brandimarte 

808 Westlake Dr. 
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13508 Flat Top Ranch Road 
Austin, Texas 78732 
Office/Fax:  (512) 583-1397 
www.DelconEnvironmental.com 
 

 
E    N    V    I    R    O    N    M    E    N    T    A    L        S    Y    S    T    E    M    S  ,        L  .     L  .     C  . 

 
 
November 7, 2022 
 
The City of West Lake Hills 
911 Westlake Drive 
West Lake Hills, Texas 78746 
Attn: Mr. Alex Sanchez 
 
Re: The Weinberger Residence 
 103 Yaupon Valley Road, Austin, Texas 78746 
 Lot 2, McCasland Subdivision 
 
Mr. Sanchez, 
 
The following are calculations and design drawings for an aerobic treatment unit with drip emitter 
disposal to serve a proposed four-bedroom single family residence containing approximately 
3,186 square feet of conditioned living space located at the above referenced address.  Soil test 
holes excavated at the site revealed somewhat shallow Class III soils, thus the system has been 
sized using 0.10 gpd/sf as the long-term soil loading rate.  Care has been demonstrated to avoid as 
many of the existing trees as possible.  The system has been sized in accordance with Chapter 285 
of the TCEQ OSSF Rule, effective December 2016, and the additional criteria of The City of 
West Lake Hills. 
 
For your reference, I have included a summary of the system components: 

 
One 600 gallon per day rated NSF approved aerobic treatment unit with integrated 750-

 gallon pump chamber 
1/2 horsepower effluent pump with floats and controls for "timed dosing" of effluent 
1,600 linear feet of emitter tubing developing 3,200 square feet of application area 

 
Please feel free to contact me with any questions or comments. 
 
Respectfully, 
 
 
 
Derrick E. Lormand, R.S.  
Managing Partner 
Delcon Environmental Systems, LLC 
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Site Evaluation Form 
 

Address:   103 Yaupon Valley Road          
Subdivision:  McCasland Subdivision     Section:    Lot: 2  Blk:   
Or, Survey:          Abstract:  Acres:   

Slope:      Flat (Under 2%) [   ]  Slight (2% to 15%) [ X ]  Severe (Over 15%) [ X ] 

Site Drainage: Poor  [   ] Adequate  [ X ]  Good  [    ]  Other  [   ] 

Outside 100-Year Flood Plain [ X ] In 100 Year Flood Plain [   ] In 100 Year Flood Plain/Floodway [    ] 

Water Supply:  Public [ X ]  Community [   ]  Private [   ] 
Other wells within 100 feet of property lines: Yes [   ]  No [ X ]    (If yes, shown on site plan) 

 
 

Soil Evaluation 
 
Profile Hole Number 1 
Depth         Texture (USDA) Description 
0" – 5”  Class III Brown clay loam with roots and loose rocks, < 30% rock content    
5" - 17"  Class III Off white to light gray clay loam "caliche", < 30% rock content    
@ 17"  Termination            
               
 
Profile Hole Number 2 
Depth         Texture (USDA) Description 
0" – 4”  Class III Brown clay loam with roots and loose rocks, < 30% rock content    
4" - 16"  Class III Off white to light gray clay loam "caliche", < 30% rock content    
@ 16"  Termination            
               
 
Indication of Seasonal Water Table:    YES [     ] NO [ X ] 
 If yes, at what depth:   None observed   
Property Located Within Edwards Aquifer Recharge Zone: YES [     ] NO [ X ] 
Indication of Recharge Features within 150 feet:   YES [     ] NO [ X ] 
Is Soil Suitable for a Standard System    YES [     ] NO [ X ] 
Application Rate:  0.20  Gal/SF*Day 
 
Note:  The drip emitter disposal system has been sized utilizing a 0.10 gpd/sf soil loading rate due to the somewhat 
steep slopes and the observed shallow restrictive horizon. 
 
I, Derrick E. Lormand, a Registered Professional Sanitarian and Licensed Site Evaluator, conducted the site 
evaluation at the referenced location.  I certify that these results are true and correct for the property evaluated. 
  
Date of Site Visit:    November 2, 2022   
        
              
        Derrick E. Lormand, R.S., OS# 0026727 
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11/7/2022
103 Yaupon Valley Road

Design Basis
Per The Texas Commission on Environmental Quality's (TCEQ)
Health and Safety Code Chapter 366, On-Site Sewage Disposal Systems, September 11, 2007
On-Site Sewage Facilities, Title 30, TAC Chapter 285, Effective December 2016

Number of  Bedrooms = 4
HVAC Living Space = 3186

Number of Equivalent Bedrooms = 4
Estimated Wastewater Flow Rate, Q = 300

Long-Term Soil Loading Rate, Ra = 0.1

Required aerobic treatment plant rating 480 GPD
Proposed aerobic treatment plant rating 600 GPD

Minimum Required Application Area = Q / Ra = 3000 SF

Thus, Required Number of Emitters = 750 Emitters
Proposed Number of Emitters = 800 Emitters = 3200 SF

Flow Rate per Emitter = 0.01

Flow Rate of Emitters = 8 GPM

Flow Rate per Return Line Connection = 1.6 GPM

Number of Return Line Connections = 5 Connections

Flow Rate for Connections = 8 GPM
Required Flow Rate = 16 GPM

Effluent Pump Performance Requirements

Drainfield Calculation

Square Feet (SF)

Emitters are assumed to achieve 4 square feet of application area each.

        (Refer to emitter tubing specifications for this flow rate determination)

It is recommended to include an additional 1.6 gallons per minute for each emitter tubing connecting to 
a return line in order to achieve an appropriate flushing (scouring) velocity

Gallons Per Minute

Design Calculations

Proposed single-family residence

        (Per TCEQ OSSF Title 30 TAC Chapter 285, Table III)

        (Refer to Site Evaluation for soil loading rate determination)

        (Per TCEQ OSSF Title 30 TAC Chapter 285, Table II)

Gallons Per Day (GPD)

GPD/SF

Treatment Tank Determination
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Pipe Friction Head Determination

Pipe Length 
(Feet)

Pipe 
Diameter 
(Inches)

Flow Rate 
(GPM)

Head 
Loss 

(Feet)

Supply Pipe 12 1 16 1.6
9 1 12.8 0.8

20 1 9.6 1
16 1 6.7 0.4
18 1 3.4 0.2

Friction Loss in Supply Pipe = 4
Return Pipe 18 1 1.6 0.1

2 1 3.2 0.1
8 1 4.8 0.1
0 1 6.4 0

20 1 8 0.8
Friction Loss in Return Pipe = 1.1

Total Pipe Friction Loss = 5.1

Add 20% for joints, elbows, tees, etc. = 6.1

Total Pipe Friction Head = 6.1 Feet
Filter Head Loss = 7 Feet

Elevation Head Loss = 17 Feet
Operating Head = 70 Feet

Total System Head = 100.1 Feet (43.1 psi)

Calculated System Work Point = 16 GPM Operating At
100.1 Feet of Head

Total System Head = Friction Head + Elevation Head + Operating Head
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PUMP PERFORMANCE (Capacity in Gallons per Minute)

CAPACITY GALLONS PER MINUTE
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20 GPM (+1)

Pump Flow Rate PSI
Model (GPM) 0 10 20 30 40 50 60 70 80 90 100 110

10DOM05221 10 15.0 13.7 12.7 11.5 10.2 8.4 6.5 4.3 1.0
10DOM05121 10 15.0 13.7 12.7 11.5 10.2 8.4 6.5 4.3 1.0
20DOM05221 20 30.0 26.0 21.5 14.2 4.4
20DOM05121 20 30.0 26.0 21.5 14.2 4.4
30DOM05221 30 38.5 33.3 25.8 16
30DOM05121 30 38.5 33.3 25.8 16
20DOM05221+1 20 + 1 30 27.5 24 20 13.5 6
20DOM05121+1 20 + 1 30 27.5 24 20 13.5 6 Page 60 of 95
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PRESSURE (psi)
Between 0 and 7 psi, the dripper functions as a turbulent flow emitter,

ensuring that the nominal design flow is not exceeded at system start-up.

FL
O
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E 

(G
PH

)

DRIPPER FLOW RATE VS. PRESSURE

0.9 GPH

0.6 GPH

0.4 GPH

DRIPPER
SPACING

FLOW PER 100 FEET

GPM

12"

18”

24”

40.0

26.7

20.0

0.67

0.44

0.34

0.4 GPH DRIPPER

GPH GPM

61.0 

41.0

31.0

1.02

0.68

0.51

0.6 GPH DRIPPER

GPH GPM

92.0

61.0

46.0

1.53

1.02

0.77

0.9 GPH DRIPPER

GPH

Large inlet filtration area 
(bottom of emitter)

Emitter’s Top View
Top of emitter (turned over)

Chemical-resistant 
molded silicon 

diaphragm

TurboNet wide
flow path

Emitter Outlet
(top of emitter)

EXPLODED VIEW OF BIOLINE EMITTER

Bottom View Top View

Physical Barrier separates where 
water leaves the dripper from 
where it leaves the tubing.

SPECIFYING INFORMATION

BLANK Tubing Model Number: 250’ = 08WRAM-250

Bioline
Dripperline = 08WRAM

DRIPPER
FLOW RATE

DRIPPER
SPACING

COIL
LENGTH

1 2 3

A
1 32

A

0.4 GPH

0.6 GPH

0.9 GPH

=  .4

=  .6

=  .9

12”

18”

24”

=  12

=  18

=  24

500’

1,000’

=  V500

=  V

SAMPLE MODEL NUMBER

08WRAM.6-24 V

ORDERING INFORMATION

08WRAM.4-12V

08WRAM.4-12V500

08WRAM.4-18V

08WRAM.4-18V500

08WRAM.4-24V

08WRAM.4-24V500

08WRAM.6-12V

08WRAM.6-12V500

08WRAM.6-18V

08WRAM.6-18V500

08WRAM.6-24V

08WRAM.6-24V500

08WRAM.9-12V

08WRAM.9-12V500

08WRAM.9-18V

08WRAM.9-18V500

08WRAM.9-24V

08WRAM.9-24V500

08WRAM-250

1,000'

500' 

1,000'

500' 

1,000'

500'

1,000'

500'

1,000'

500'

1,000'

500'

1,000'

500'

1,000'

500'

1,000'

500'

250'

0.4 GPH

0.4 GPH

0.4 GPH

0.6 GPH

0.6 GPH

0.6 GPH

0.9 GPH

0.9 GPH

0.9 GPH

12"

18"

24"

12"

18"

24"

12"

18"

24"

Blank Tubing 17mm

FLOW
RATE

DRIPPER
SPACING

COIL
LENGTH

MODEL
NUMBER

BIOLINE EMITTER OPERATION

®
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PMR-MF[Regulators
The medium flow Pressure-MasterRegulator® is ideal for installationsrequiring mid-range flows [2 - 20gpm] including solid-set, drip orother low-volume irrigation systemsas well as center pivot and othermechanical-move irrigation systems.
FEATURES:
• Maintains a constant preset outlet pressure while 

handling varying inlet pressures

• Very low hysteresis and friction losses

• Maximum flow path  resists plugging

• 100% water-tested for accuracy (no adjustments ever needed)

• Two-year warranty on materials, workmanship 
AND performance

• Can be installed above or below ground.

CAUTION:
Always install
downstream
from all shut
off valves.

1 Regulated pressure is 1/2 psi (0.03 bar) higher with increasing inlet pressure than with decreasing inlet pressure

PMR-6 MF 6 0.41 100 6.90 4 - 16 907.2 -3628.8 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-10 MF 10 0.69 120 8.28 4 - 16 907.2 -3628.8 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-12 MF 12 0.83 135 9.31 2-20 453.6-4536.0 3/4" F NPT, 1" FNPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-15 MF 15 1.04 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-20 MF 20 1.38 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" FNPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-25 MF 25 1.73 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-30 MF 30 2.07 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-35 MF 35 2.42 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-40 MF 40 2.76 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-50 MF 50 3.45 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

PMR-60 MF 60 4.14 150 10.35 2-20 453.6-4536.0 3/4" F NPT, 1" F NPT, 1"M NPT, 1"F BSP 3/4" F NPT, 1" F NPT, 1"F BSP

NEW 
1" BSP
MODEL 

AVAILABLE!

PMR-MF CMS models are

designed specifically for mining

applications where pH solutions

are less than or equal to 4.0

PMR-MF EFF models (lavender

top) are designed specifically for

wastewater applications.

PMR-MF - Pressure-Master Regulator®  Medium-Flow
Preset         Maximum      Model          Oper.  Press.  Inlet Press.        Flow RangeNumber    psi     [bar]     psi   [bar] gpm        [L/hr]                           Inlet Sizes                                         Outlet Sizes

Call (407) 877-5655 • Web:www.senninger.com • E-Mail: info@senninger.com
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13508 Flat Top Ranch Road 
Austin, Texas 78732 
Office/Fax:  (512) 583-1397 
www.DelconEnvironmental.com 
 

 
E    N    V    I    R    O    N    M    E    N    T    A    L        S    Y    S    T    E    M    S  ,         L  .     L  .     C  . 

 
 

 
 

The on site wastewater system has been designed to dispose of the specified wastewater flow rate.  
In addition to the proper design and construction of the system, it is the owner’s responsibility to 
properly maintain the system.  The following care should be taken to help ensure proper operation 
and high quality effluent: 
 
Do Not: 
 
1. Pour strong disinfectants or bleaches, other than small amounts used in day to day house 

cleaning and laundries into the system. 
2. Discharge from any type of water softener into the system. 
3. Put coffee grounds, chemical wastes, paint or paint thinner, oils or grease (such as used 

cooking grease), pet shampoo or pet dip disinfectant into the system. 
4. Permit disposable diapers, tampons, sanitary napkins, large quantities of paper products, 

tobacco products or similar items to enter the system. 
5. Overload the system with large amounts of wastewater. 
6. Plant large trees or shrubs near the system tanks or disposal field – the root systems may 

damage the installed system components. 
 
Do: 
 
1. Maintain the vegetation (grass) in the disposal field area. 
2. Conserve water usage as much as possible.  Maintain low-flow plumbing fixtures throughout 

the structure. 
3. Monitor the drainfield periodically for signs of effluent surfacing and odors. 
4. Use care when digging in the vicinity of the system tanks or drainfield to avoid damaging any 

of the disposal system’s components. 
 
It is recommended that the system be inspected annually by a trained service person to monitor 
the performance of all components and to determine the frequency of solids removal.  Effluent 
filters should be cleaned at least every 3 months.  Pump performance, including electrical 
components (breakers, float switches, electrical connections) should be reviewed during each 
inspection.  The high water alarm (both audio and visual) should be checked during inspections. 
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Modern Engineering Solutions, LLC McKinney. Texas 214.734.2305 

1 

January 9, 2023, 

103 Yaupon Executive Summary – Drainage Design 

 

This executive has been prepared for the proposed development located at 103 Yaupon, Westlake Hills, 

TX 78746, Travis County. This proposed development is a Part of Lot 2 MCCasland Subdivision. Below is 

the location of the existing site. 
 

 

Project Location 

The existing lot located at 103 Yaupon Road is presently undeveloped.  A surveyor of the existing site 

was provided to Modern Engineering Solutions to review for design and analysis. A drainage analysis 

was completed to determine the existing peak drainage flows for 2-year, 10-year, 25-year, and 100-year 

storm and results are summarized for the site in a table below. 

 

The proposed development consists of a single-family residence, driveway, septic field, landscape areas, 

and other items. Pervious pavers are proposed within the driveway to lower the overall stormwater impact 

of the development. This reduces the sites imperviousness to less than 20%, therefore water quality 

treatment is not required.. A drainage analysis was completed to determine the proposed peak drainage 

flows for 2-year, 10-year, 25-year, and 100-year storm and results are summarized for the site in a table 

below. 

 

 
Summary of Drainage Flows 

2 year 10 year 25 year 100 year

Existing (cfs) 1.10 1.67 2.26 4.35

Proposed (cfs) 1.21 1.83 2.47 4.76

Difference (cfs) 0.10 0.16 0.21 0.41
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Modern Engineering Solutions, LLC McKinney. Texas 214.734.2305 

2 

 

During the 100-year peak storm event there is an increase in flow of 0.41 cfs. To conform with State and 

Local Codes stormwater mitigation is required. At this time a small berm and detention area is proposed 

near the existing drainage inlet on site. Below is an image of the planned area for stormwater mitigation. 

 

 

 
Proposed Stormwater Mitigation Area 

 

If you have any questions or concerns about the responses, feel free to reach out to me. 

 

Sincerely,  

 

 

   

Michael Groselle, P.E.     

Mike@mod-eng.com     

Office: 720-815-7937  

Cell: 214-734-2305    
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PID:115001
NOBILETTI CLARKE FITTS (1853726)

USE:RESIDENTIAL
ZONING:R

ADDRESS:207 YAUPON VALLEY RD WEST
LAKE HILLS TX USA 78746-4413

PID:114922
BRANDIMARTE CYNTHIA ANN (112884)

USE:RESIDENTIAL
ZONING:R

ADDRESS:808 WESTLAKE DR WEST LAKE HILLS TX 78746

PID:948227
WEINBERGER ERICA AND ASHTON (1914829)

USE:RESIDENTIAL
ZONING:R

ADDRESS:YAUPON VALLEY RD TX 78746

PID:115005

YOUNG MICHAEL R & DIANA (1488726)

USE:RESIDENTIAL

ZONING:R

ADDRESS:200 BUCKEYE TRL WEST LAKE HILLS TX 78746

PID:115004

COFFIN RODERICK F II & ELIZABE (112961)

USE:RESIDENTIAL
ZONING:R

ADDRESS:102 BUCKEYE TRL TX 78746

( RO
W

 VARIES )

EXIST. FLOW PATH TO EX DA 2
MIN. TIME OF CONCENTRATION
CALCULATED TO BE 15 MINUTES

EXIST.
CULVERT.

 CONTRACTOR TO PROTECT
EXISTING CULVERT IN PLACE

THROUGHOUT THE PROJECT SPAN
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CALCULATED TO BE 15 MINUTES
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103 YAUPON VALLEY RD
103 YAUPON VALLEY RD

WESTLAKE HILLS, TRAVIS COUNTY, TEXAS
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PID:115001
NOBILETTI CLARKE FITTS (1853726)

USE:RESIDENTIAL
ZONING:R

ADDRESS:207 YAUPON VALLEY RD WEST
LAKE HILLS TX USA 78746-4413

PID:114922
BRANDIMARTE CYNTHIA ANN (112884)

USE:RESIDENTIAL
ZONING:R

ADDRESS:808 WESTLAKE DR WEST LAKE HILLS TX 78746

PID:948227
WEINBERGER ERICA AND ASHTON (1914829)

USE:RESIDENTIAL
ZONING:R

ADDRESS:YAUPON VALLEY RD TX 78746

PID:115005

YOUNG MICHAEL R & DIANA (1488726)

USE:RESIDENTIAL

ZONING:R

ADDRESS:200 BUCKEYE TRL WEST LAKE HILLS TX 78746

PID:115004

COFFIN RODERICK F II & ELIZABE (112961)

USE:RESIDENTIAL
ZONING:R

ADDRESS:102 BUCKEYE TRL TX 78746
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REGULAR MEETING 

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

Wednesday, January 18, 2023 at 6:30 PM 

  
 

  
1. Call to Order. Vice-Chairman Jim Pledger. 
 With a quorum present, Acting Chairperson Karen Bartoletti called the meeting to 

order at 6:30 p.m. 
 
ZAPCO COMMISSIONERS 
PRESENT: 

CITY STAFF PRESENT: 

Vice-Chairman Jim Pledger Director of BDS Ashby Grundman 
Karen Bartoletti Assistant City Attorney Nicole Warren 
Julia Webber ZAPCO Secretary Mark Littrell 
Patrick Stewart  
Laurie Maccini  
  

 

 

  
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 November 16, 2022 Regular Zoning and Planning Commission 
Meeting Minutes. 
b.  Report on Board of Adjustment and City Council Responses. 

 Commissioner Bartoletti:  I want to pull the November 16, 2022 minutes to amend the 
statement regarding the Moore Subdivision Settlement Agreement.  Please amend as 
follows:   
 
MOTION TO RECOMMEND APPROVAL SUBJECT TO TERMS OF THE 
AGREEMENT.  COMMISSIONER BARTOLETTI MOVES TO AMEND THE 
MOTION BY ADDING THE FOLLOWING WORDS TO THE BEGINNING OF 
THE MOTION:  "BASED ON THE COMMISSION'S UNDERSTANDING THAT 
THE PLAT APPROVAL IS MINISTERIAL IN NATURE AND THAT THE 
COMMISSION IS LEGALLY COMPELLED TO APPROVE THE PLAT, . . . . " 
 AMENDMENT ACCEPTED AND MOTION APPROVED (3 - 1). 
 COMMISSIONER MACCINI ABSTAINS.  
 
MOTION:  Upon a motion made by Commissioner Maccini and a second by Vice-
Chairman Pledger, the Commission voted five (5) for and none (0) opposed to the 
approval of the minutes as amended.  Motion carried. 
 

 

  
3. Land Use 103 Yaupon Valley: Discussion/Recommendation on variances to remove 5 trees 

with diameters larger than 14 inches and three building setback encroachments for the 
construction of a new single family residence (Sections 22.03.304 and 22.03.281 of the 
West Lake Hills Code).  Applicants Ashton and Erica Weinberger. 
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 Staff Briefing 
 
Director Grundman gives the Staff Briefing.  There are 8 total variances.  This was 
postponed in November and they've added information about the septic.  We did 
receive two e-mails opposing the request.  3 residents did speak at the last meeting. 
 Staff Recommendation:  Approval as requested. 
 
Presentation by Applicant 
 
Erica Weinberger is the applicant.  We were not aware there was opposition.  I 
appreciate all the members that I have reached out to.  Our lot is .51 acre which gives 
us 25' setbacks.  What we are wanting are 20' setbacks.  The property is an unusual 
lot.  We have a "K" shaped lot covered in trees and it is very steep.  We need to have a 
safe driveway in the area.  We will need a turning radius.  There is a sort of blind 
corner so we have designed around that.   
 
Public Hearing 
 
Cindy Brandimere lives at 808 Westlake Drive.  I'll summarize what I sent to ZAPCO 
members today.  I concur with the nearby residence.  This development isn't entirely 
honest.  I refer you to my memo that was submitted November 16th.  These are fixed 
factors that you know at closing and know upon purchase.  The variances would affect 
water, drainage and errosion.  Nothing of substance has changed since November.  The 
same problems remain.  The designers aren't as familiar with the lot as they should be. 
 What they are designing doesn't fit the spot.   
 
Acting Chairperson Bartoletti closes the Public Hearing. 
 
Deliberation and Recommendation 
 
Commissioner Webber:  I've enjoyed reviewing this project.  I agree that this project is 
a non-conforming lot.  Given the space available, I understand your request for the 
variances but I have concerns.  On the driveway, while it does conform the height 
above the natural grade is in excess of 12".  Am I seeing that correctly? 
 
Architect:  Not at 12".  We have planters that would scale down to 18" allowed within 
the setback. 
 
Commissioner Webber:  The auto court, there is a planter that appears to be above.  It 
would be helpful if the elevations were noted for conformity.  There is a 30' rise from 
the street level to the motor court.  Look at 22.03.170 to says that no wall can exceed 6'. 
 The A/C appear to be beyond the setback.  Section 22.03.171 states those need to 
comply.  The house will exceed the 32' height.  It would be helpful if your dimensions 
to show that. 
 
Architect:  I have the elevations in what will be the permit submittal package.  We 
were very tight. 
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Commissioner Webber:  The last is that one of the concerns is the entrance could be a 
hazard.  Have you considered working with the neighbor? 
 
Architect:  That was considered. 
 
Acting Chairperson Bartoletti:  Can staff comment on any of these points.  Are we 
confident all the variances requested are all the variances required or at this stage do 
we leave that to the applicant to determine? 
 
Director Grundman:  I'm confident that the variances requested tonight are necessary 
for this project to move forward.  The only caviot is the planters that are in the setback 
but if they are terraced at 18" then it complies.  I'll felt confident in the height.  The 
variances requested tonight are the only ones necessary to move forward. 
 
Acting Chairperson Bartoletti:  So the part about the A/C unit in the setback, is it the 
thought that gets caught later in the process? 
 
Director Grundman:  I think there are two ways that can be handled.  They could alter 
it to comply with the current setbacks but there is already an encroachment in the rear 
setback for the house.  
 
 Commissioner Maccini:  The septic system, has a drainage study been done on the lot 
itself? 
 
Director Grundman:  I haven't seen one.  Our city engineer will review that at the time 
when it is submitted for permitting.  I know that has been a concern throughout this 
process.   
 
Erica:  We didn't include the drainage information which isn't up for a vote tonight. 
 We have retained a drainage report that an engineer prepared.  It was his professional 
opinion that no mitigation was necessary.  We will be complying with what is needed 
before permitting. 
 
Commissioner Stewart:  I have a question for staff.  Was this lot platted in this shape? 
 
Director Grundman:  Yes in 1968. 
 
Commissioner Stewart:  This type of lot is why we have the variance application. 
 Correct me if I'm wrong but it shows a pad of 552 sq. ft.?  I don't see how this lot 
doesn't demand some type of variance.  The drainage is a concern.  I've walked the lot. 
 You almost need a horse.  If the driveway was moved to a different location, would it 
impact more trees? 
 
Architect:  Yes. 
 
Commissioner Maccini:  It's just not a good lot to build a family home.  I enjoyed the 
conversation with he owners and they are aware of my concerns.   
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Acting Chairperson Bartoletti:  I'm really conflicted with this.  I'm concerned when a 
variance is requested and a neighbor that is most affected is here objecting.   
 
Commissioner Maccini:  This lot is strange. 
 
Director Grundman:  I can meet with the applicants before the BOA meeting to make 
sure it complies. 
 
Motion for Approval made by Commissioner Webber with a Second by Commissioner 
Stewart.   
 Motion for Approval carried unanimously by a vote of 3 ayes (Bartoletti, Stewart, 
Webber) to 2 nays (Pledger/Maccini). 
 
 
 
 
 
 
 
 
  

 

  
4. Land Use 517 Buckeye Trail: Discussion/Recommendation on a variance request to allow a 

front driveway gate (Section 22.03.173 of the West Lake Hills Code).  Applicant Jeffery 
Foster. 

 Staff Briefing 
 
Director Grundman gives the Staff Briefing.  One letter of support was received.  Staff 
Recommendation:  Denial with lack of hardship. 
 
Presentation by Applicant 
 
Jeff Foster is the property owner.  We've been here for 5 years.  We love living here 
and love our house.  The one drawback that we have living at this address is we have 
the best view of the Austin sky line and we love when people stop and look at the top of 
our driveway but I can count the dozens of times people have pulled in my driveway all 
the way to the end and gotten out and walked around; come up to my door; looked in 
my door, and it's actually a safety issue for my family.  We've looked at moving the 
driveway out.   
 
Public Hearing 
 
Earl Broussard lives at 515 Buckeye Trail.  He does have a difficult situation.  The city 
didn't want that lot to be built.  There is a lot of bad ju-ju.  I worked on the Master 
Plan, Planning and Zoning as well as City Council.  The Master Plan really wants a 
natural country look.  We really don't want to see fences.  The code is written in a way 
if you do build a fence we want it to be pretty much invisible.  And after you build a 
fence we want you to hide it.  So we really don't like fences.  There is a failure of a 
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hardship.  The application is not complete.  It doesn't have the elevations and doesn't 
show a landscape plan.  It's very difficult to read.  There is no planting plan provided. 
 There is limited visibility in that area.  When you go down this street on one side there 
is a large cut on Spiller.  A little history on it, the next door neighbor got robbed the 
day they moved.  We granted a fence variance on an emotional move.  Mine is a 
difficult lot.  We don't feel putting a fence there would help.  I also represent several 
people that live on the street as well. 
 
Acting Chairperson Bartoletti closes the Public Hearing. 
 
Deliberation and Recommendation 
 
Commissioner Stewart:  The 20' is where the asphalt stops? 
 
Director Grundman:  The gate is here and it comes up to 10' from the street. 
 
Commissioner Maccini:  It covers the entire property?  There's not one there now? 
 
Director Grundman:  No. 
 
Commissioner Stewart:  Is it for the gate or all the fence? 
 
Director Grundman:  All. 
 
Commissioner Maccini:  The gate is 20' instead of 30'?  Bukeye is not a idea road.  I 
don't see a hardship. 
 
Commissioner Webber:  It is a safety issue.  I object to the fence but not the gate. 
 
Motion for Denial made by Commissioner Maccini with a Second by Vice-Chairman 
Pledger. 
 Motion for Denial carried unanimously by a vote of 5 ayes to 0 nays.  

 

  
5. Land Use 425 Ridgewood Road: Discussion/Recommendation on a variance request to 

allow an addition of a second story to a non-conforming structure (Section 22.03.281 of the 
West Lake Hills Code).  Applicant Patrick Stewart. 

 Commissioner Stewart recuses himself from the meeting.  Documentation is provided 
to staff. 
 
Staff Briefing 
 
Director Grundman gives the staff briefing.  Staff Recommendation:  Approval. 
 
Presentation by Applicant 
 
Katie is the architect.  This is a second story addition.  Other designs affected trees.  All 
adjacent homes are also 2-story homes. 
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Public Hearing 
 
Acting Chairperson Bartoletti opened the meeting for public comments. Hearing none, 
the public comment section was closed. 
 
Deliberation and Recommendation 
 
Commissioner Maccini:  As long as trimming is minimal.  This is what is there. 
 
Commissioner Bartoletti:  It is already non-conforming. 
 
Motion for Approval made by Commissioner Maccini with a Second by Vice-
Chairman Pledger. 
 Motion for Approval carried unanimously by a vote of 4 ayes to 0 nays.  

 

  
6. Adjournment. Vice-Chairman Jim Pledger. 
 MOTION:  Upon a motion made by Commissioner Bartoletti , the Commission voted 

five (5) for and none (0) opposed to adjourn the meeting at 7:28 p.m.  Motion carried. 
 

  
Respectfully submitted, 

 
____________________________________ 

      ROBERT MEISEL, CHAIRMAN  
 

 
ATTEST: 
 
_______________________________________         
ZAPCO Secretary Mark Litrell 
 
 
These minutes were approved on __________, 2020. 
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City of West Lake Hills  
Board of Adjustment 

AGENDA REPORT 
 

Page 1   
 

 

Recommendation 
Staff recommends approval of the proposed variance as the proposed addition is the least intrusive and 
disruptive location for the addition, and the encroachment is just over two feet for the roof overhang, but that 
will hang over a portion of the existing nonconforming residence.  
 
Zoning and Planning Commission voted to recommend approval unanimously (5-0) for lack of hardship.  
 
The Board of Adjustment shall consider the following conditions for granting a variance:  
 
Sec. 38.05.032     Conditions required for granting variance 

No variance shall be granted unless the following conditions are fulfilled: 

(1)     The applicant has established by competent evidence that: 

(A)     The strict or literal enforcement of the terms of this chapter, because of special 

conditions, will result in unnecessary hardship to the applicant. 

(B)     There will not be unreasonable disruption of the natural terrain or unreasonable 

destruction of existing flora. 

(C)     There is no reasonable alternative to the requisite variance that will alleviate the difficulty 

or hardship complained of. 

(D)     The variance will not be greater than the minimum required to alleviate the difficulty or 

hardship complained of. 

 

 

Meeting Date: February 8, 2023  Item Number: 5 

Department: 
Building and Development 
Services   

 

Prepared By: Ashby Grundman  Cost / Budget: None 
Exhibits: See Attached  Source of Funds: N/A 
     

Subject 
425 Ridgewood Road: Discuss and consider action on a variance request for a building setback encroachment 
for a second story addition to an existing non-conforming structure (Section 22.03.281 of the West Lake Hills 
Code).  Applicant Patrick Stewart. 
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Discussion 
Property Information, Zoning & Site Characteristics:  
Owner: Patrick and Wendy Stewart 
Legal Description: S 20 Feet of Lot 6 & N 63.30 Feet of Lot 7, Ridgewood Village Sec 2 
Lot Size:  0.3283 acres (14,300.91 square feet) 
Zoning: R1 – One Family Residential 
 
The site is surrounded by a single-family residential property on all sides.  
 
Background & Analysis:  
The applicant is seeking a variance to construct a second story addition to an existing nonconforming residence. 
The hose currently sits 5 feet from the southern property line and 19 feet from the northern property line. The 
proposed addition falls within the allowable buildable area, except for the roof overhang that encroaches just 
over 2 feet into the southern side setback. The existing residence is surrounded by trees, including four trees 
greater than fourteen inches in trunk diameters. This addition does not add any impervious cover but adds 
conditioned square footage to the residence.  
 
 
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. 
Assuming no variances are allowed for the proposed project on our lot, the remaining “buildable area” for 
the lot does not allow for reasonable expansion of the existing home.  The setbacks, on a lot of this size 
along with the multitude of trees, are restrictive and leave little room for expansion. 

2. There will not be unreasonable disruption of the natural terrain or unreasonable destruction of existing 
flora. 
The natural terrain and flora will not be unreasonably disrupted or destroyed because we have designed 
our project around the abundance of existing trees.  The proposed 2nd story requires no tree removal and 
only minor limb pruning.  We have provided a arborist tree report showing the specific limbs to be 
removed.  Along with our architect’s assistance, we have attempted to make the additions appear 
seamless and pre-existing by matching existing building materials, roof pitches, architectural style, etc. 

3. There is no reasonable alternative to the requisite variance that will alleviate the difficulty or hardship 
complained of. 
We considered expansion of the existing 1st floor but that would have resulted in additional impervious 
coverage and potential tree variances.  Given the existing non-conforming nature of the home, we feel the 
2nd story option is the least intrusive option to the lot and surrounding neighbors.. 

4. The variance will not be greater than the minimum required to alleviate the difficulty or hardship 
complained of. 
Given the existing non-conforming nature of the lot/home, there doesn't seem to be a way to add living 
square footage to the property without obtaining some type of variance as it relates to the current code of 
ordinances.  We have modified our design to reduce the number of variances needed (one) to complete 
the addition.   

5. The variance does not violate the intent of the Zoning Ordinance or goals of the Comprehensive Plan.  
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Allowing the native oak trees and their critical root zones to be unaffected by our proposed improvements 
helps maintain the natural beauty of the neighborhood and the City of West Lake Hills.  This is, without a 
doubt, consistent with the city’s comprehensive plan.  Additionally, a two story home is common and not 
out of character for the area. 

6. The variance will not adversely affect neighboring properties or interfere with the enjoyment of these 
properties by their owners. 
We are surrounded by 2-story homes (left/right/front) and a 3-story home (rear).  Our proposed 2nd story 
addition is located in the center portion of our existing home and no closer to either side property line 
than our existing home is now.   
 

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 
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: 
 

• Sec. 22.03.281                Schedule of Regulations  
• Section 38.05.031          Variances 
• Section 22.03.511          Criteria and process required for granting variance 
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Zoning: 
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Aerial: 
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December 16, 2022


Chairman Robert Meisel 
West Lake Hills Zoning and Planning Commission 
911 Westlake Drive 
West Lake Hills, Texas 78746


Dear Mr. Chairman:


My wife and I respectfully submit the attached variance application as a result of a proposed 2nd story 
addition (bonus room/bedroom) to our home at 425 Ridgewood Road.  We are requesting one (south) 
side setback variance.  The South side setback variance is due to the 2nd floor roof overhang that will 
protrude aprx 24”into the 20’ side setback.  


We truly feel we have made every effort possible to minimize the impact of the above mentioned 
variance.  The current proposal results in one variance request and NO tree removal or additional 
impervious coverage.  Only minor limb pruning will be required.  We have provided an arborist tree 
report as part of our application showing specific limbs to be removed.   


We feel we have made a concerted effort to stay within the guidelines of the City of West Lake Hills code 
of ordinances while striving to improve our property and the neighborhood.   However, given the 
restrictive nature of the current setbacks on a lot that is 83’ wide, the 20’ side setbacks on each side 
leave a “buildable area” that is relatively small (most of which is already consumed by the existing non-
conforming home that was built long before these ordinances came into effect).  Based on this and the 
items outlined above, we are asking for a setback variance and would appreciate your consideration.


Sincerely, 


Patrick and Wendy Stewart 
425 Ridgewood Road 
C. 512-844-8242 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Local tree care experts. 

 

12214 Margo Drive, Buda, TX 78610 • 512-921-8452 •  
txheritagetreecare.com 

Canopy impacts 
425 Ridgewood.    12/06/2022 

 
 
PREPARED FOR: 
Patrick Stewart 

 
512-844-8242 
 
 

 
PREPARED BY: 
Vincent Debrock 
Senior Consultant, Heritage Tree Care 
O: 512-921-8452. M: 512-618-2625 

 
ISA-Board Certified Master Arborist #TX 1336-BQ 
ISA-Qualified Tree Risk Assessor 
TFS-Qualified fire mitigation specialist 

 
Site visit 12/02/2022 
Scope:  establish pruning needs for proposed construction.  
 
Per current design, less than 25% of canopy will need to be removed from any trees.  Pruning cuts 
marked on pictures.  Story pole shows building heights. Blue lines marks building envelope. 

 
Front yard: 2 lower scaffold limb and minor pruning 
on top scaffold limb. 
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Local tree care experts. 

 

12214 Margo Drive, Buda, TX 78610 • 512-921-8452 • a  
txheritagetreecare.com 

front yard, right side live oak:  minor cut for one 5” lateral 
limb 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

   
 
Central backyard live oak. Blue line marks proposed building limits, pole marks building height. 

• 3 lower scaffold limbs to remove for proposed building envelope 
• Minor pruning cuts on right side of 2nd story addition 
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Local tree care experts. 

 

12214 Margo Drive, Buda, TX 78610 • 512-921-8452 •  
txheritagetreecare.com 

.   
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