
   

 

SAN MARCOS  
PLANNING AND ZONING 
COMMISSION REGULAR 

MEETING 
CITY COUNCIL CHAMBERS, 

630 E. HOPKINS 
TUESDAY, APRIL 23, 2013 

6:00 P.M.

 

   
    
1. Call To Order
 
2. Roll Call
 
3. Chairperson's Opening Remarks  
 
NOTE:   The Planning and Zoning Commission may adjourn into Executive Session to consider any 
item listed on this agenda if a matter is raised that is appropriate for Executive Session discussion. An 
announcement will be made of the basis for the Executive Session discussion. The Planning and 
Zoning Commission may also publicly discuss any item listed on the agenda for Executive Session. 
 
 
4. 30 Minute Citizen Comment Period
 
CONSENT AGENDA
 
THE FOLLOWING ITEMS NUMBERED 5 - 7 MAY BE ACTED UPON BY ONE MOTION. 
NO SEPARATE DISCUSSION OR ACTION ON ANY OF THE ITEMS IS NECESSARY 
UNLESS DESIRED BY A COMMISSIONER OR A CITIZEN, IN WHICH EVENT THE 
ITEM SHALL BE CONSIDERED IN ITS NORMAL SEQUENCE AFTER THE ITEMS NOT 
REQUIRING SEPARATE DISCUSSION HAVE BEEN ACTED UPON BY A SINGLE 
MOTION. 
 
5. Consider the approval of the minutes of the Regular Meeting on April 9, 2013.  
 
6. PC-12-32_03 (Buie Tract) Consider a request by Ramsey Engineering LLC, on behalf of 

Craddock Avenue Partners LLC, for approval of a Final Plat and associated subdivision 
improvement agreement for approximately 44.23 acres, more or less, out of the Thomas 
Jefferson Chambers Survey, Abstract 2, and the John Williams Survey, Abstract 471, 
establishing Buie Tract Subdivision Phase 1, Section 1, located near the intersection of N. 
Bishop Street and Craddock Avenue. 

 
7. PC-13-12_02 (Blanco Vista, Tract I)  Consider a request by CSF Civil Group, on behalf of 

Brookfield Residential, for approval of a Preliminary Plat for approximately 10.489 acres, 
more or less, out of the William Ward League Survey No. 3, Abstract No. 467, for 43 
residential lots located at Blanco Vista Boulevard and Royal Oak Boulevard. 

 
PUBLIC HEARINGS
 
8. CUP 13-07 (Rio Vista Food Trailer Court)  Hold a public hearing and consider a request by 



Hilda Gomez, on behalf of Alfredo Lamas Leal, for a new Conditional Use Permit to allow 
portable food facilities at 413 Riverside Drive. 

 
9. ZC-13-05 (Windemere) Hold a public hearing and discuss the following requests by Joel 

Richardson on behalf of Robert Haug and Vinson Wood: 
 
1.    a zoning amendment to establish two Development Transfer (“DT”) Overlay Zoning 
Districts as follows:  (1) a Development Transfer granting site of 65.16 acres more or 
less to be designated as a DTG District, and (2) a Development Transfer Receiving site to be 
designated as a DTR District consisting of 20.08 acres more or less located in the Enclave at 
Windemere out of the T.J Chambers Survey located at Lime Kiln Road and Windemere Road 
and 
  
2. a Development Transfer Petition to transfer 2.33 acres of impervious cover from the 
Development Transfer Granting site consisting of a 65.16 acre tract, to the Development 
Transfer Receiving site known as the Enclave at Windemere, consisting of 20.08 acres. 

 
10. LUA-12-09 (Windemere) Hold a public hearing and discuss a request by Joel Richardson of 

Vigil and Associates on behalf of Robert Haug and Vinson Wood, for an amendment to the 
Future Land Use Map from Very Low Density Residential (VLDR) to Low Density 
Residential (LDR) for the Enclave at Windemere, consisting of 20.08 acres more or less out 
of the T.J Chambers Survey located at Lime Kiln Road and Windemere Road. 

 
11. ZC-12-14 (Windemere) Hold a public hearing and discuss a request by Joel Richardson of 

Vigil and Associates on behalf of Robert Haug and Vinson Wood, for an amendment to the 
Zoning Map from Single-Family Rural (SF-R) to Single-Family 6 (SF-6) for the Enclave at 
Windemere, consisting of 20.08 acres more or less out of the T.J Chambers Survey located at 
Lime Kiln Road and Windemere Road. 

 
12. PDD-12-03 (Windemere) Hold a public hearing and discuss a request by Joel Richardson of 

Vigil and Associates on behalf of Robert Haug and Vinson Wood, for a Planned 
Development District overlay for the Enclave at Windemere, consisting of 20.08 acres more 
or less out of the T.J Chambers Survey located at Lime Kiln Road and Windemere Road. 

 
13. Hold a public hearing and consider the 10-year Capital Improvements Program. 
 
14. 2012-11658 (Qualified Watershed Protection Plan, Retreat on Willow Creek)  Hold a 

public hearing and consider a request by Carlson, Brigance and Doering, Inc, on behalf of KB 
Homes, for a Qualified Watershed Protection Plan Phase I for the development of 
approximately 100.885 acres near Stagecoach Trail and Hunters Hill Drive. 

 
NON-CONSENT AGENDA
 
15. PC-13-05_02 (Retreat on Willow Creek)  Consider a request by Carlson, Brigance and 

Doering, on behalf of Preferred Development Partners, for approval of a Preliminary Plat for 
approximately 100.885 acres, more or less, out of the Juan M. Veramendi Survey, No. 1, 
Abstract 17, located near the intersection of Stagecoach Trail and Hunter Road. 

 
16. Development Services Report 

   a.  Update from Staff on the Planning & Zoning Commission Retreat 
   b.  Update from Staff on the Comprehensive Master Plan 



 
17. Question and Answer Session with Press and Public. This is an opportunity for the Press and 

Public to ask questions related to items on this agenda.
 
18. Adjournment. 
 
 
 
 
 
 
 
Notice of Assistance at the Public Meetings
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, 
programs, or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of 
San Marcos ADA Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests 
can also be faxed to 512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov
 
 
 
I certify that the attached notice and agenda of items to be considered by the Planning and Zoning Commission was 
removed by me from the City Hall bulletin board on the _____________________________ day of 
_____________________________
 
 
_________________________________________________   Title: _________________________________________



  
Agenda Information

 
AGENDA CAPTION:
 
Chairperson's Opening Remarks  
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: n/a Account Number: n/a
 
Funds Available: n/a Account Name: n/a
 
 
CITY COUNCIL GOAL:
 
Customer Friendly Processes 
 
BACKGROUND:
 
 



  
Agenda Information

 
AGENDA CAPTION:
 
Consider the approval of the minutes of the Regular Meeting on April 9, 
2013.  
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: n/a Account Number: n/a
 
Funds Available: n/a Account Name: n/a
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
 
ATTACHMENTS:
April 9, 2013 PZ minutes 



 
 

  MINUTES OF THE REGULAR MEETING OF THE 
SAN MARCOS PLANNING AND ZONING COMMISSION 

COUNCIL CHAMBERS, CITY HALL  
April 9, 2013 

 
 
 

1. Present 
 
Commissioners:       
 
Bill Taylor, Chair 
Carter Morris, Vice Chair 
Curtis Seebeck 
Chris Wood  
Kenneth Ehlers 
Randy Bryan 
Travis Kelsey 
Corey Carothers 
Angie Ramirez 
 
City Staff:  
 
Matthew Lewis, Development Services Director 
Kristy Stark, Development Services Assistant Director 
Roxanne Nemcik, Assistant City Attorney 
Francis Serna, Recording Secretary 
John Foreman, Planning Manager 
Amanda Hernandez, Senior Planner 
Alison Brake, Planner 
Emily Koller, Planner 
Tory Carpenter, Planning Tech 
 
Call to Order and a Quorum is Present.   
 
With a quorum present, the Regular Meeting of the San Marcos Planning & Zoning Commission was called 
to order by Chair Taylor at  6:00 p.m. on Tuesday March 26, 2013, in the Council Chambers, City Hall, City 
of San Marcos, 630 E. Hopkins, San Marcos, Texas 78666.  
 
3.  Chairperson’s Opening Remarks.  
 
Chair Taylor welcomed the audience and viewers.  He asked the audience for a few minutes of silence or 
prayer for Jaimy Breihen.  
 
4.  Receive a presentation from Staff and discuss MyPermitNow system.   
 
Abby Gillfillan, Permit Center Manager gave a presentation.  
 
NOTE:  The Planning & Zoning Commission may adjourn into Executive Session to consider any item listed 
on this agenda if a matter is raised that is appropriate for Executive Session discussion. An announcement 
will be made of the basis for the Executive Session discussion. The Planning and Zoning Commission may 
also publicly discuss any item listed on the agenda for Executive Session.  
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Agenda Information

 
AGENDA CAPTION:
 
PC-12-32_03 (Buie Tract) Consider a request by Ramsey Engineering LLC, on 
behalf of Craddock Avenue Partners LLC, for approval of a Final Plat and 
associated subdivision improvement agreement for approximately 44.23 acres, 
more or less, out of the Thomas Jefferson Chambers Survey, Abstract 2, and the 
John Williams Survey, Abstract 471, establishing Buie Tract Subdivision Phase 1, 
Section 1, located near the intersection of N. Bishop Street and Craddock Avenue.  
 
Meeting date: April 23, 2013
 
Department: Development Services - Planning
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
Buie Tract Subdivision Phase 1, Section 1, is the first phase of development for 
the Buie Tract located along Craddock Avenue in between N. Bishop Street and 
Wonder World Drive. The Buie Tract Development Agreement was approved by 
City Council in 2009 authorizing a total of 459 units on 148.77 acres of land. The 
density is clustered within Phase 1 and Phase 2. Phase 1 is the only portion of the 
tract that is within the city limits. The current proposal for the site is a cottage 
style multi-family complex with approximately 220 units. 
  
The site has received all necessary approvals from TCEQ (Texas Commission on 
Environmental Quality ) and t he plat does meet the criteria set forth in the LDC as 
well as the Buie Tract Development Agreement. Staff recommends approval of the 
Final Plat as submitted.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Final Plat 
Buie Tract Development Agreement 
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Staff Report Prepared by the Planning and Development Services Department Page 2 of 2 
Date of Report: 4/16/2013 

 
The site has received all necessary approvals from TCEQ (Texas Commission on Environmental Quality).   
A Geological Assessment had previously been approved (2010) determining the number and location of 
sensitive features on the site.  The plat establishes sensitive feature buffer zones dedicated as 
easements to protect the natural recharge features that are found throughout the Buie Tract. These 
features include caves and sinkholes; three caves are located in Phase 1. The developer will gate the 
entry of the caves as a requirement of the Development Agreement. WPAP (Water Pollution Abatement 
Program) and SCS (Sewage Collection System) applications were submitted in October 2012 to TCEQ 
and approved in early 2013. The Watershed Protection Plan Phase 2 (WPP2) was reviewed and 
approved by the Engineering Department after notification and review of all TCEQ approvals. 
 
Parkland is dedicated on the south side of Wonder World which adjoins existing City parkland. The 
acreage amount of 8.8 exceeds the LDC requirement. This was reviewed and accepted by the Parks 
Board in January of 2011 with the condition pedestrian easements are provided along the creek to 
construct a future trail to connect Franklin Square Park and Purgatory Creek Park. The developer has 
provided these easements. 
 
The Development Agreement also required the dedication of a five acre buffer area to the Franklin 
Square Homeowners Association before consideration of the first final plat by the Commission. The HOA 
met with the development team to review the proposal and accepted the deed in early April. The 
conveyance was completed on Thursday, April 4. Off-site water and wastewater easements pass through 
the HOA tract along Craddock Avenue and these were recorded at the same time. No other 
improvements are permitted within the five acre buffer. 
 
The plat does meet the criteria set forth in the LDC and the Buie Tract Development Agreement. Staff 
recommends approval of the plat as submitted.  
 
 

Planning Department Recommendation  
X Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative 
 Statutory Denial 

 
 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Final Plat. The City 
charter delegates all subdivision platting authority to the Planning and Zoning Commission.  The 
Commission's decision on platting matters is final and may not be appealed to the City Council.  Your 
options are to approve, disapprove, or to statutorily deny (an action that keeps the applicant "in process") 
the plat. 
 
Prepared By: 
 
Emily Koller      Planner                        April 16, 2013 
Name                                                          Title                                         Date 
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Agenda Information

 
AGENDA CAPTION:
 
PC-13-12_02 (Blanco Vista, Tract I)  Consider a request by CSF Civil Group, on 
behalf of Brookfield Residential, for approval of a Preliminary Plat for 
approximately 10.489 acres, more or less, out of the William Ward League Survey 
No. 3, Abstract No. 467, for 43 residential lots located at Blanco Vista Boulevard 
and Royal Oak Boulevard. 
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Big Picture Infrastructure 
 
BACKGROUND:
 
The property, approximately 10.535 acres, more or less, is part of the continued 
build-out of the Blanco Vista Subdivision. Tract I is located at the intersection of 
Blanco Vista Boulevard and Royal Oak Boulevard. Royal Oak Boulevard, along 
with Leather Oak Lane and Weeping Oak Way, are three new streets proposed. 
The plat also proposes the development of 43 residential lots, one landscape lot 
that will also function as the required secondary emergency access, and one 
drainage easement lot. The property is not located within floodplain or floodway. 
Staff finds the request meets the criteria of Section 1.6.3.5 and recommends 
approval of the preliminary plat as submitted.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Preliminary Plat 
Master Lotting Plan showing Future Connectivity 
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Staff Report Prepared by the Planning and Development Services Department Page 1 of 2 
Date of Report: 4/16/2013 

  
PC-13-12_02 Preliminary Plat, 
Blanco Vista, Tract I 
 
Applicant Information: 

 
 

Agent: CSF Civil Group 
3636 Executive Center Drive 
Suite 209 
Austin, Texas 78731 

  
Property Owner: Brookfield Residential 

9737 Great Hills Trail 
Suite 260 
Austin, Texas 78759 

  
Notification: Notification not required 
  
Type & Name of 
Subdivision: 

Preliminary Plat, Blanco Vista Tract I 
 

 

 

 

Subject Property:  

Summary: The subject property is approximately 10.535 acres, more or 
less, and is located at the intersection of Blanco Vista Boulevard 
and Royal Oak Boulevard. 
 

Zoning: 
 
Traffic/ Transportation: 
 
 
 
 
 
Utility Capacity: 
 

Mixed Use/PDD/Single-Family  
 
The property is at the intersection of Blanco Vista Boulevard and 
Royal Oak Boulevard. Sidewalks will be installed as part of the 
development of this plat. The plat proposes three new streets: 
Royal Oak Boulevard, Leather Oak Lane, and Weeping Oak 
Way. 
 
All utilities are provided for on-site.   
 

 
Planning Department Analysis: 
The purpose of a Preliminary Plat is to establish lot design for a subdivision, establish utility layouts, and 
street and intersection design. The Preliminary Plat stage ensures that the final plat design, if final platting 
is accomplished in phases, is consistent with the overall plan for the area. Preliminary Plats are not 
recorded and are not the legal document used for sale of lots, but rather are used to allow for 
comprehensive review of the proposed development. 
 
The subject property is part of the Blanco Vista Planned Development District, and has a base zoning of 
Mixed Use.  This section is within the single-family portion of the development and provides for the 
development of 43 residential lots, one landscape lot that will also function as the required secondary 
emergency access and one drainage easement lot. Three streets are proposed to be constructed. The 
proposed plat would be consistent with developments in the area and the PDD. The site is part of the 
continued build-out of the Blanco Vista subdivision. The site is not located in floodplain or floodway.  
 
Parkland dedication was completed with the initial phase of this project, and is not required for this 
individual plat.  
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Staff Report Prepared by the Planning and Development Services Department Page 2 of 2 
Date of Report: 4/16/2013 

The following criteria shall be used to determine whether the application for Preliminary Subdivision Plat 
shall be approved, approved with conditions, or denied, where no Subdivision Concept Plat has been 
approved for the land subject to the proposed plat: 

(1) The plat is consistent with all zoning requirements for the property, and any approved 
development agreement;  

(2) The plat conforms to the approved Watershed Protection Plan (Phase 1); 

(3) The proposed provision and configuration of roads, water, wastewater, drainage and park 
facilities conform to the master facilities plans for the facilities, including without limitation 
the water facilities, wastewater facilities, transportation, drainage and other master 
facilities plans;  

(4) The proposed provision and configuration of roads, water, wastewater, drainage and park 
facilities, and easements and rights-of-way are adequate to serve the subdivision and 
meet applicable standards of Chapters 6 and 7 of this Land Development Code; and  

(5) The plat meets any county standards to be applied under an interlocal agreement 
between the City and a county under Tex. Loc. Gov't Code ch. 242, where the proposed 
development is located in whole or in part in the extraterritorial jurisdiction of the City and 
in the county.  

 
Staff has reviewed the request and determined that all of the above criteria have been met and is 
recommending approval of this preliminary plat as submitted. 

 
Planning Department Recommendation  

X Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative 
 Statutory Denial 

 
 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Subdivision 
Preliminary Plat. The City charter delegates all subdivision platting authority to the Planning and Zoning 
Commission.  The Commission's decision on platting matters is final and may not be appealed to the City 
Council.  Your options are to approve, disapprove, or to statutorily deny (an action that keeps the 
applicant "in process") the plat. 
 
 
 
 
Prepared By: 
 
Alison E. Brake      Planner     April 10, 2013 
Name                                                          Title                                        Date 
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Agenda Information

 
AGENDA CAPTION:
 
CUP 13-07 (Rio Vista Food Trailer Court)  Hold a public hearing and consider a 
request by Hilda Gomez, on behalf of Alfredo Lamas Leal, for a new Conditional 
Use Permit to allow portable food facilities at 413 Riverside Drive. 
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Community Wellness/Encourage the Middle Class 
 
BACKGROUND:
 
The applicant intends to rent portions of the lot at 413 Riverside Drive for mobile 
food facilities. Until recently, the location was being used as a tire shop which is a 
nonconforming use for the property. The applicant also intends to use the property 
for tube rentals in the summer which is considered retail and is permitted in this 
Mixed Use zone. 
 
ATTACHMENTS:
Case Map 
Staff Report 
Site Plan 
Aerial 
CUP Application 
Director's Interpretation 
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CUP-13-10 
Conditional Use Permit  
Rio Vista Food Trailer Court 
413 Riverside Dr 

 

 

 

  Page 1 of 3 
  
  

Applicant Information:  

  
Applicant: Hilda Gomez 

413 Riverside Dr 
San Marcos, TX 78666 
 

Property Owner: Alfredo Lamas Leal 
413 Riverside Dr 
San Marcos, TX 78666 
 

Applicant Request: Conditional Use Permit (CUP) to allow mobile food venders in a 
Mixed Use Zone 
 

Notification: Public hearing notification was mailed on April 12, 2013 
 

Response: None to date 
 
Subject Property: 
 

 

Location: 413 Riverside Dr 
 

Legal Description: Rio Vista Terrace, Lots 35-36, Block 1 
 

Frontage On: Riverside Dr, Cheatham St 
 

Neighborhood: Rio Vista 
 

Existing Zoning: MU 
 

Master Plan Land Use: Commercial 
 

Sector: 4 
 

Existing Utilities: Sufficient 
 

Existing Use of Property: Currently Vacant 
 

Proposed Use of Property: Mobile Food Facility 
 

Zoning and Land Use 
Pattern: 
 
 

 

 Current Zoning Existing Land Use 
N of Property SF-6 Residential 
S of Property P Public 
E of Property CC Community Commercial 
W of Property SF-6 Residential 
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Staff Report Prepared by the Planning and Development Services Department Page 2 of 3 
Date of Report: 04/12/13  

 
 
 
Code Requirements: 
 
A Conditional Use Permit (CUP) allows the establishment of uses which may be suitable only in 
certain locations or only when subject to standards and conditions that assure compatibility with 
adjoining uses.  Conditional uses are generally compatible with permitted uses, but require individual 
review and imposition of conditions in order to ensure the appropriateness of the use at a particular 
location. 
 
A director’s interpretation specified that mobile food establishments are similar enough in nature to be 
considered flea markets. A flea market is allowed by right in Heavy Commercial (HC) and with a 
Conditional Use Permit in Mixed Use (MU), Neighborhood Commercial (NC), and General Commercial 
(GC). 
 
This location is outside the SmartCode, and is not subject to the additional requirements in the 
SmartCode. 
 
Case Summary 
 
The subject property is located on the east corner of Cheatham Street and Riverside Drive. There is 
an existing single story building that will remain on the property, but has ceased its previous use as a 
used tire shop.  The applicant does, however, intend to use a portion of the building for inner tube 
rentals which is considered retail and is permitted in Mixed Use zones.  The site is approximately 500 
feet from Rio Vista Park.  Surrounding uses are varied and include single-family residences, a child 
care facility, and public park space.  
 
In 2009 the property owner applied for and was granted a zoning change from Community 
Commercial to Mixed Use with the intent of having a restaurant and residence on the property. No 
improvements were made and the property was used for tire sales until recently.  
 
The applicant intends to open a mobile food facility with 2 picnic tables, 4 trailers, and 1 portable 
restroom unit.  No amplified music is proposed.  The LDC requires 4 parking spaces for the food trailer 
court and 3 parking spaces for the proposed tube rental area for a total of 7 spaces.  The applicant 
has allotted space for 10 standard parking spaces and 2 compact parking spaces.  5 of these parking 
spaces are accessible from Riverside Drive and the other 7 are accessible from Cheatham Street. 
 
Comments from Other Departments: 
 
There were no comments from police, fire, health, or other departments 
 
Planning Department Analysis 
 
The Rio Vista Trailer Food Court presents an opportunity to serve both the residents of the Rio Vista 
Neighborhood and visitors enjoying the San Marcos River alike with a convenient, accessible 
attraction.  The trailer food court would be a short walk from Rio Vista Park and would provide a 
plausible transition from the river to the surrounding residential areas.  The proposed site contains 
sufficient parking and reasonable vehicle accessibility.   
 
Staff is concerned with potential noise affecting nearby residences. To avoid potential noise issues, 
staff recommends that hours of operation be limited to 9:00 am to 9:00 pm Sunday through Saturday. 
There are also concerns with the proximity of the food vendors to nearby residences. Staff 
recommends that no food vendors be placed within 20 feet of the property line of 902 Sycamore 
Street. Staff also recommends an initial approval period of one year to monitor the site. 
 
It appears that the request is consistent with the policies and the general intent of the zoning district, is 
compatible with the character and integrity of adjacent developments, and does not generate 
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Staff Report Prepared by the Planning and Development Services Department Page 3 of 3 
Date of Report: 04/12/13  

pedestrian or vehicular traffic which is hazardous or conflicts with existing traffic with respect to the 
Land Development Code.  The proposed use is consistent with the character of the surrounding area. 
 
Staff recommends approval with the following conditions: 
 

1. The permit shall be valid for one (1) year; 
2. The hours of operation shall be limited to 9:00 am to 9:00 pm, Sunday through 

Saturday; 
3. No portable food vendor shall be placed within 20 feet of the property line of 902 

Sycamore Street; 
4. No more than 4 trailers may be located on the site without first amending the CUP. 

 
 
 
 
 

Planning Department Recommendation: 
                        Approve as submitted 

X Approve with conditions or revisions as noted 
 Alternative 
 Denial 

 
 
 
 
 
 
Prepared by: 
  
Nathan Warren                    Planning Intern              April 12, 2013 
        Name                Title           Date 
 
 
 
 
 
 
The Commission's Responsibility: 
 
The Commission is required to hold a public hearing and receive comments regarding the proposed 
Conditional Use Permit.  After considering public input, the Commission is charged with making a 
decision on the Permit. Commission approval is discretionary.  The applicant, or any other aggrieved 
person, may submit a written appeal of the decision to the Planning Department within 10 working 
days of notification of the Commission’s action, and the appeal shall be heard by the City Council.  
 
The Commission’s decision is discretionary.  In evaluating the impact of the proposed conditional use 
on surrounding properties, the Commission should consider the extent to which the use: 
 

• is consistent with the policies of the Master Plan and the general intent of the zoning district; 
• is compatible with the character and integrity of adjacent developments and neighborhoods;  
• includes improvements to mitigate development-related adverse impacts; and 
• does not generate pedestrian or vehicular traffic which is hazardous or conflicts with existing 

traffic in the neighborhood. 
 
Conditions may be attached to the CUP that the Commission deems necessary to mitigate adverse 
effects of the proposed use and to carry out the intent of the Code. 
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Agenda Information

 
AGENDA CAPTION:
 
ZC-13-05 (Windemere)  Hold a public hearing and discuss the following requests 
by Joel Richardson on behalf of Robert Haug and Vinson Wood: 
 
1.    a zoning amendment to establish two Development Transfer (“DT”) Overlay 
Zoning Districts as follows:  (1) a Development Transfer granting site of 65.16 
acres more or less to be designated as a DTG District, and (2) a Development 
Transfer Receiving site to be designated as a DTR District consisting of 20.08 
acres more or less located in the Enclave at Windemere out of the T.J Chambers 
Survey located at Lime Kiln Road and Windemere Road and  
  
2. a Development Transfer Petition to transfer 2.33 acres of impervious cover from the 
Development Transfer Granting site consisting of a 65.16 acre tract, to the Development 
Transfer Receiving site known as the Enclave at Windemere, consisting of 20.08 acres. 
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: na Account Number: na
 
Funds Available: na Account Name: na
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
This is a petition to transfer 2.33 acres of impervious cover from the "Granting 
Zone," a 65.16 acre tract, to the "Receiving Zone," known as the Enclave at 
Windemere, a 20.08 acre site that is also the subject of cases LUA-12-09, ZC-12-
14, and PDD-12-03 and the corresponding petition for a zoning amendment  to 
create two overlay zoning districts: a Granting Site "DTG District" overlay and a 
Receiving Site "DTG District" overlay.   
 
The intent is to use the additional density to construct a single-family residential 
subdivision with minimum 7,500 square foot lots.  Both the Granting and 
Receiving Sites are within the Edwards Aquifer Recharge Zone and are part of the 
overall 235-acre piece of land known as the Windemere tract.  
 
ATTACHMENTS:
Case map 
Staff Report 
Concept Plan 
Application 
Receiving Zone Metes and Bounds 
Metes and Bounds Exhibit 
Granting Zone Metes and Bounds 
Conservation Development Guide 
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Development Transfer 
ZC-13-05 
Windemere  
200 Lime Kiln Road 

  

 
 
  

Summary:   A Petition for a Development Transfer of 2.33 acres of impervious cover and creation of Granting 
Zone and Receiving Zone Zoning Overlays  

 
Applicant: 

 
Joel Richardson 
4303 Russell Dr 
Austin, TX 78704 

 
Property Owners: 

 
Robert L Haug and Vinson J Wood 
2009 RR 620 North #130 
Austin, Texas 78734 
 

 
Notification: 
 
Response: 

 
Personal notifications of the public hearing were mailed on April 11, 2013 
 
Two opposition letters received as of April 16, 2013 
 

Property/Area Profile: 
 

 

Legal Description: 20.08 acres out of the TJ Chambers A-2 Survey 
 

Location: 200 Lime Kiln Road 

Existing Use of Property: Undeveloped 

Proposed Use of Property: Single Family Residences 

Future Land Use Map: Very Low Density Residential  

Existing Zoning: SF-R (Single Family Rural)  

Proposed Zoning: SF-6 (Single Family Residential) 

Utility Capacity: Adequate 

Sector: 
 
Area Zoning and Land Use 
Pattern: 
 

Adjacent to Sector 3 
 
 

 Zoning Existing Land Use Future Land Use 
N of Property ETJ Open space ETJ 
S of Property ETJ Open Space ETJ 
E of Property ETJ Agriculture ETJ 
W of Property SF-R Open Space Very Low 

Density 
Residential 

 

  Page 1 of 4 
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Code Requirements 
 
Section 1.5.4.1 - Purpose, Applicability and Effect 
 

(a) Purpose. The purpose of a development transfer petition is to authorize the simultaneous transfer of residential 
densities, impervious cover or nonresidential square footage from one development site that is to be limited 
permanently in whole or in part to open space (the granting site) to another development site that is not subject to 
such constraints (the receiving site). 

(b) Applicability. Within the City limits, residential density, impervious cover or nonresidential square footage may be 
transferred from an area proposed to be designated as permanent open space to an area planned for residential 
or nonresidential use that qualifies as a receiving site under this Land Development Code through a petition for 
establishment of an overlay transfer zoning district for the granting and receiving sites. Outside the City limits, 
development transfers may be accomplished only by including provisions for the granting and receiving sites in a 
development agreement approved under Article 4, Divisions 2 or 3, of this Chapter 1. 

(c) Effect. Development of the granting site, upon approval of the development transfer petition, shall thereafter be 
limited to the density, impervious cover or nonresidential square footage remaining after the transfer. 
Development of the receiving site, upon approval of the petition, shall thereafter be allowed an increase in the 
impervious cover, residential density, or nonresidential square footage over and above the levels allowed before 
the transfer. 

 
Section 4.2.7.1 - Development Transfer (DT) District 

 
(a) Purpose and Nature of District. The purpose of the Development Transfer (DT) district shall be to allow the 

transfer of residential density or impervious cover from a site that is to be in whole or in part restricted to 
permanent open space (granting site) to a different site on which the density or impervious cover can be utilized 
pursuant to an integrated development design (receiving site). The DT district is an overlay district which may 
combine with one or and more base zoning districts. The DT district comprises two subdistricts: the Development 
Transfer Granting (DTG) district, to be applied to the granting site, and the Development Transfer Receiving 
(DTR) district, to be applied to the receiving site. 

(b) Development Transfer Granting (DTG) District. The DTG district may be applied to preserve land in a natural 
state, part of which is located over the Edwards Aquifer or contains watershed protection zones, buffer zones, 
floodplain or other environmentally significant natural features. The DTG district may combine with residential or 
nonresidential base zoning districts and restricts the number of dwellings or the amount of square feet of 
impervious cover that can be constructed on all or part of the land. The resulting restrictions must be secured 
through conservation easements or other instruments that preserve the area containing the environmentally 
significant resources. The gross residential density or impervious cover that is limited within the DTG district shall 
be quantified and transferred to a designated DTR district or other receiving site in accordance with the standards 
in this Division. 

(c) Development Transfer Receiving (DTR) District. The DTR district may be applied to land that does not contain 
environmentally significant resources and the intensified development of which is compatible with adjacent land 
uses and is consistent with the Master Plan. The DTR district may combine with residential base zoning districts, 
and authorizes a greater number of dwelling units to be established on the land than is allowed under the base 
zoning district density. The arrangement and design of the residential uses in the DTR district shall be 
implemented through a Cluster Development Plan. The increase in gross residential density in the DTR district 
shall be quantified from the density or impervious cover transferred from a designated DTG district or other 
granting site in accordance with the standards in this Division. 
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Case Summary: This is a petition to transfer 2.33 acres of impervious cover from the area labeled 
“Granting Zone” to the “Receiving Zone,” the 20.08 Enclave at Windemere site.   
 
This petition is proceeding concurrently with a Future Land Use Map Amendment and a Planned Development District 
Overlay for the Receiving Zone.  No development is currently proposed on the Granting Zone tract.  This case is analyzed 
separately from the other cases (LUA-12-09, ZC-12-14, and PDD-12-03) because it involves two tracts (see case map).  
In this case, the Commission is considering the petition to transfer 2.33 acres of impervious cover, the creation of a 
Granting Zone overlay, and the creation of a Receiving Zone overlay.  Please see the staff report for PDD-12-03 for a 
summary of the full request for the Receiving Zone and a history of cases on the property. 
 
Planning Department Analysis 
 
Section 1.5.4.5 of the Land Development Code (LDC) establishes guidance criteria for use by the Planning and Zoning 
Commission to evaluate petitions for Development Transfers. The consistency of this proposed change to the criteria is 
summarized below: 
 

(1) Whether approval of the petition for development transfer implements the policies of the Master Plan relating to 
preservation of open space and protection of water quality; 
The creation of a 15 acre conservation easement meets Master Plan goals by preserving the area around 
identified sensitive features with slopes and existing tree canopy as well.  It does not meet Master Plan 
goals because it is not part of a contiguous greenbelt. 
 

(2) Whether the development transfer implements a specific plan for watershed protection; 
A Watershed Protection Plan I (WPP I) is required to be submitted with a request for a Development 
Transfer. A WPP I was approved in 2008.  No specific plan for watershed protection has been identified 
beyond the approved WPP I. 
 

(3) Whether conservation easements or other means of preserving protected portions of the granting site have been 
executed; 
A conservation easement is identified on the concept plan, but no easement has been executed.  A 
perpetual easement will be required to be executed prior to platting within the Receiving Zone. 
 

(4) Whether the proposed receiving site qualifies as a development transfer site; 
4.2.7.1 (b) states that “The DTR district may be applied to land that does not contain environmentally 
significant resources and the intensified development of which is compatible with adjacent land uses and 
is consistent with the Master Plan.”  The proposed receiving site is within the Edwards Aquifer Recharge 
Zone, and although it does not have identified geologic features, because of its location in the Recharge 
Zone and proximity to the Sink Creek water quality zone, staff finds that the land does contain 
environmentally significant resources. 
 
Further, 5.2.8.2 states “The development transfer from a site located in the recharge zone to a receiving 
site located outside of the recharge zone is encouraged.”  This section of the LDC establishes a 
Development Transfer as an incentive.  The Commission may consider as a policy decision whether to 
award incentives to a Receiving Zone site that is within the Edwards Aquifer zone.   
 

(5) Whether the development of the receiving site at greater residential density or nonresidential square footage does 
not negatively impact existing uses or inhibit development of land under existing zoning classifications; and 

 
Please see the staff report for PDD-12-03 for further analysis of the impact of development at greater 
density on surrounding uses. 
 

(6) Whether the density, impervious cover or nonresidential square footage to be transferred from the granting site 
can be used by clustering or intensifying development on the granting site. 
The impervious cover may be used by intensifying development on the granting site. 

 
Because of the sensitive nature of the Receiving Zone, staff recommends that particular care be taken to site design to 
ensure environmental protection.  The attached document Conservation Development in Texas has been provided to the 
applicant, and staff recommends that the development follow this model.  The first steps transferring density in the 
manner proposed is an element of Conservation Development, but there are other elements including preservation of 40-
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60% of the gross area for open space, evaluation of other resources such as viewsheds, provisions for native 
landscaping, and green building standards.   
 
This item and the associated cases are posted for discussion only at the April 23rd meeting.  The Commission will take 
action at a future meeting. 
 
 
 
 
The Commission's Responsibility: 
 
The Commission is required by law to hold a public hearing and receive public comment regarding the proposed zoning. 
After considering the public input, the Commission is charged with making an advisory recommendation to the City 
Council regarding the request. The City Council will ultimately decide whether to approve or deny the zoning change 
request. The Commission’s advisory recommendation to the Council is discretionary and a legislative decision under the 
LDC.   
 
 
 
 
Prepared by: 
John Foreman, AICP, CNU-A      Planning Manager    April 11, 2013  
Name     Title      Date 
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Produced by The Lady Bird Johnson Wildflower Center, 2006

The Lady Bird Johnson Wildflower Center is committed to 
protecting and restoring healthy regional landscapes. Our 
mission is to increase the sustainable use and conservation of
native wildflowers, plants and landscapes. With population
growth threatening wildlife and water resources, Texas has
much to gain from the increased use of the conservation 
development concept. 

Conservation subdivisions are a way to protect the rural 
heritage of Texas while expanding land development practices
to incorporate the principles of regional identity, land conser-
vation and land stewardship. As our founder, Lady Bird
Johnson, said, “I like it when the land speaks its own language
in its own regional accent.” We hope to encourage further 
discussion about how conservation development principles can
be applied to benefit both people and our environment.

Above: The Woodson Place / Photo by Gary McCoy (www.garymccoy.com)Cover photos: top - Jackson Meadow / Photo by Peter Bastianelli Kerze; bottom - The WoodsonPlace / Photo by Gary McCoy (www.garymccoy.com) Item 11



What is conservation development?

Conservation development is a method of developing land for housing in a
way that preserves open space for future generations. Typically, it involves
building homes in groups with smaller lot sizes, protecting natural features
and open space for use by all the residents. The Lady Bird Johnson
Wildflower Center defines conservation development as a development
that seeks to reduce its ecological footprint by preserving significant, 
contiguous open spaces amid groups of clustered homes and supporting
the sustainable use of invaluable resources.

Why is it important?

Urban sprawl is a fact of life for most Texas cities. The wide open spaces
are fast disappearing to development, most of it for residential housing.
The American Farmland Trust reported in 2002 that the United States was
losing two acres of mostly prime farmland every minute to development.
The same report estimated a loss of 6 million
acres of farmland between 1992 and 1997 due
to sprawl. In Texas, the loss during that period
was approximately 332,800 acres of quality
farmland -- a 42 percent increase in rate of
loss over the previous five years and more than
any other state during that period. Most of
those losses occurred in the Texas Blackland
Prairie around Austin, Waco and Dallas-Fort
Worth and in the Lower Rio Grande Plain.
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Development on the urban fringe is the conventional response to popula-
tion growth and the migration from country to cities that has been under-
way for the past century. Unfortunately, it destroys habitat for wildlife,
threatens water quality, strains water resources and, too often, does not
produce the quality of life that homeowners expect.
Conservation development offers a wonderful opportunity to celebrate

the land’s regional character.
Whether hill country, prairie
or coastal plain, this approach
to land development is appro-
priate because it preserves the
unique local flora and fauna.
Conservation development is
a way to show that humans
can work with the rest of
nature to achieve their own
goals without compromising a
healthy ecology.
Conservation development

balances the demands of a growing population with the need to conserve
natural resources. In addition, the adjacent open space increases the value
of the homes and the tax revenue from the property. The heritage of rural
Texas and its unique regional identity is preserved along with critical
water resources and habitat.

The economics of open space
Open space has a value to the homeowner, to the real estate developer
and to local governments that rely on property tax revenue. Studies have
shown that prospective buyers are willing to pay a premium for homes
near open space -- one of the benefits of conservation subdivisions. The
land value of property near open space is likely to appreciate more than
conventional subdivisions, helping ensure a growing tax base for local gov-
ernments. 
For decades we have assumed that residential development is the highest
and best use of land because of the higher tax revenue that results. That

Prairie Crossing

CourtesyofPrairieCrossing
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assumption is disputed by Texas A&M Professor John L. Crompton’s analysis
of parkland value in 2000. Crompton tested the proximate principle which
holds that parkland increases the land value of nearby homes, generating
additional tax revenue. He determined that, in general, there is a positive
impact of 20 percent on property values adjacent to parks. A similar 2004
study of housing values in two Georgia counties near Atlanta also found
that values were higher near pine forests and large pastures. Other studies
show the value of open space. See www.wildflower.org.

The bottom line for developers

In the highly competitive world of real estate development, there is a 
constant quest for the amenities that will entice buyers into paying more
for their homes. One of those tried and true benefits is open space,
whether it is unimproved parkland  or hike and bike trails. Homes in conser-
vation developments come with built-in sales points -- scenery, open space,
recreation as well as the appeal to a sense of environmental responsibility.
Small wonder these homes sell faster. 
Conservation development allows the builder to construct higher priced
homes while paying less for infrastructure. Since the
homes are grouped together, there is less cost to build-
ing the necessary streets and laying pipelines and con-
duits for water, wastewater and electricity. Central Texas
developer Terry Mitchell estimates that infrastructure
costs for one project with significant open space and
clustered housing will be up to 30 percent less than for a
conventional subdivision. 
Another important sales point is the way such homes
appreciate over time. The University of Massachusetts looked at two subdi-
visions near Amherst built in the 1960s with similar style homes and selling
prices. One subdivision used conservation design principles and preserved
woodlands, meadows and recreation facilities; the other, conventional. In
1968, the homes in the conservation subdivision sold for $600 more but by
1989, they sold for an average of $17,000 more. Similarly, a conservation
subdivision near Concord called Meriam’s Close was built in 1989 with 86
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percent of its acreage set aside for recreation and natural areas. In an analy-
sis of sales between 1980 and 1988, the Meriam’s Close homes appreciated
at an average annual rate of 21.4 percent compared to 18.4 percent for
other homes in the area. They sold for a premium of $115,000 in 1988,

even though their lots were only one-fifth the size of other homes in

Concord.

The bottom line for local government

From the point of view of local elected officials, residential development
can cost more than it returns in tax dollars. Cost of community services
(COCS) studies look at the cost of providing services such as roads, schools
and police and fire protection to various types of land uses -- residential,
commercial/industrial and farm/forest/open space. A recent COCS study in
Hays County, Texas, revealed that residential development cost the county
$1.26 for each $1 collected in tax revenue.
Similar studies of 71 municipalities across the United States showed that
the average cost of service per dollar of tax revenue was $1.22 for residen-
tial areas, but only 38 cents for farm/forest and open space.
Conservation developments are less expensive to serve than conventional
residential developments because homes and infrastructure are clustered.
There are other savings resulting from trails and open space, according to a
1995 study by the National Park Service:

• When sensitive areas like steep hillsides are protected from develop-
ment, damage from flooding and landslides and the resulting expense to
local governments is much less. 
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• Wetlands and open space are natural water filtration systems, often 
preventing or lessening the severity of costly floods.

• Trees and plants control air pollution by absorbing air pollutants
and releasing oxygen. 

• Trails and green belts provide healthy recreation opportunities that 
keep people fit and combat obesity. The Center for Disease Control 
estimates that health care costs attributable to obesity were more than
$78 billion in 1998. 

Even better, developers using conservation design principles provide open
space at no public cost, lessening the pressure on elected officials to buy
and maintain public parks.

The value of a healthy ecology

Increasingly, people recognize the importance of clean air, clean water and
a healthy environment and are willing to pay for it. As more land is paved
for development, stormwater runoff with all the accompanying pollutants
can contaminate streams and underground water
supplies. That is why the cities of San Antonio and
Austin have spent more than $243 million on land
acquisition in recent years to protect the quality and
quantity of their drinking water.
Both cities depend on the Edwards Aquifer for drink-
ing water, and the aquifer is particularly sensitive to
contamination from roads and parking lots because
runoff may drain directly into the aquifer.  Between
2000 and 2005, voters in San Antonio approved $155
million in land purchase bonds while Austin voters
endorsed $88 million for the same purpose.
Not surprisingly, pollution diminishes property val-
ues. A University of Maryland study of the value of Chesapeake Bay water-
front homes determined that homeowners were willing to pay for
improved water quality. The study estimated that if the fecal coliform bac-
teria count in the bay were lower by 100 counts per 100 milliliters, it would
raise the value of the homes by 2 percent.
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What are the risks?

For developers, profitability lies in building enough houses to recover the
substantial fixed costs necessary to buy the land, bring in utilities and 
construct roads and other amenities as well as the cost of building each
house. To achieve this, a conservation development will often have the
same number of houses (density neutral) as a conventional subdivision, but
they will be arranged in higher-density groups, leaving other parts of the
land entirely open.
For environmentalists and critics of urban sprawl, conservation develop-
ment does not solve all of the problems created by growth. It may even
encourage long commutes not only to work but also to shops, schools and
restaurants since conservation subdivisions do not typically include mixed-
use development -- most are not large enough to support it. Proponents of

affordable housing
argue that the 
premium prices of
homes in conserva-
tion developments
make them too
costly for lower-
income people.
They argue that
close in, high-den-
sity, mixed-use
neighborhoods are
a better alterna-
tive. For these 

reasons, conservation development may not be the right solution in 
every case. But, for many rural and suburban areas quickly developing 
into bedroom communities for nearby cities, this is an exciting and 
innovative approach to land and community development, one that is 
economically and environmentally viable for developers, local governments
and homeowners.
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Do counties have authority to encourage 
conservation development?

In Texas, home-rule cities have comprehensive zoning authority and can
regulate most aspects of development. However, most conservation devel-
opment takes place beyond city limits because it requires the large tracts
of undeveloped land usually located outside incorporated areas. Therefore,
the key question is whether counties, with regulatory authority defined by
state law, can enact the ordinances that permit and encourage conserva-
tion development. Many county officials believe they lack authority to 
regulate land use or development in any way. However,
options do exist to encourage conservation subdivision
development.
Senate Bill 873, enacted in 2001, gives 30 counties adja-
cent to major metropolitan areas and along the Mexico
border authority to regulate such subdivision features as
right-of-way, major thoroughfares, minimum lot
frontages, reasonable setbacks and developer partici-
pating contracts as needed to promote health, safety,
morals and the general welfare of the county. This
important legislation gives these counties some parity with home-rule cities
in regulating growth within their boundaries. 
While there are limits on what counties can regulate -- zoning, height or
bulk of buildings and density limitations are specifically prohibited -- those
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30 counties now possess
the ordinance making
tools necessary to
encourage conservation
development.
At issue has been the 
different interpretations
of the powers conferred
by S.B. 873. Some coun-
ties have been fairly
aggressive in interpreting
it broadly. Travis County,
for example, requires
developers to dedicate a

certain portion of land for parks or pay fees to the county in lieu of estab-
lishing parkland as a condition of plat approvals. In addition, Travis County
mandated that floodplains be left in their natural state. 
One feature of conservation developments is roads that are narrower than
those in conventional tracts, reducing runoff and requiring less infrastruc-
ture. This feature often runs afoul of street width requirements set by
counties.  
Conservation development frequently takes place under the guidance of
local ordinances that set certain requirements -- generally the preservation
of 40 to 60 percent of a parcel of land as open space.  Travis County is now
considering a conservation development ordinance that would create a 
voluntary option to conventional subdivisions, including a provision for 
narrower roads that would not require the developer of a conservation
development ordinance to obtain a variance.
Aside from county ordinance-making authority, any county in Texas can
enable a Planned Unit Development (PUD) provision or a development
agreement between local governments and developers interested in 
conservation subdivisions.  Given the economic benefits for developers, it
is likely that many would take advantage of this alternative if it were avail-
able and the risk of regulatory delay was reduced.
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What are the criteria for a conservation 
development?

Ecological analysis The first step in planning a conservation subdivision
should be a thorough ecological assessment. This will provide the informa-
tion needed about the features that should be preserved as open space.
The assessment should identify such sensitive environmental features as
wildlife habitat, sensitive and valuable ecosystems,
waterways, steep slopes and viewsheds as well as other
areas that have ecological and cultural value, such as
prairies or agricultural land. 
Open space The goal of conservation development
regulations should be the preservation of open space.
Between 40 and 60 percent of the parcel's gross area is
a reasonable proportion of open space, with not more
than half of the preserved lands being drawn from
unbuildable land (primary conservation areas).
Unbuildable lands include buffer zones around waters
mandated by the Clean Water Act, slopes greater than 25 percent or 100-
year flood plains. Open space should be contiguous and, if possible, linked
to other protected lands to connect wildlife corridors, preserve water
resources and provide opportunities for trail systems. Active recreation
facilities within the open space, such as ball fields, should be limited to 25
percent of the total because of high water use, intensive use of non-native
grasses and minimal ecological value.

The goal of
conservation
development
regulations
should be to
preserve
open space.
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How do I do a conservation development?

Where do I begin?
First, it is important to contact a local conservation organization such as the Texas
Land Trust Council (www.texaslandtrusts.org) for information on conservation
easements. Some environmental organizations can also recommend appropriate
developers, builders, land planners and consultants. Next, contact your local city
or county government for information on incentives and regulations.

What are the steps to designing a conservation 
development?
The concept of conservation development has been widely discussed for at least a
decade. Randall Arendt, a land-use planner, author and lecturer, pioneered in bring-
ing the benefits of conservation development to the attention of communities,

government officials
and developers in the
early 1990s. In his 1996
book, Conservation

Design For 

Subdivisions: A 

Practical Guide To

Creating Open Space

Networks, Arendt lays
out a four-step
process for design
and development of
an actual site. 
1. Identifying land

that should be per-

manently protected

This consists of the
Primary Conservation
Areas (unbuildable
wetlands, floodplains
and steep slopes).
Add these areas to
the Secondary
Conservation Areas

Site Before Development

10
Site Identifying Primary Conservation Areas
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that can include land that is
most sensitive environmen-
tally, most significant histori-
cally or culturally, most sce-
nic or which possess unusual
or rare attributes.
2. Locating the sites of 

individual houses

Maximize the number of
“view lots”. Locate home sites
within convenient walking
distance from open space
and other houses in subdivi-
sion.
3. Designing street and

trail alignments

Avoid crossing wetlands and
minimize the length (and
cost) of the access roads.
Narrow streets with fewer
long, straight segments will
slow traffic and create a
more rural feel. Connect
streets and avoid dead-ends.
4. Drawing in lot lines

Different options for set-
backs, lot width and depth 
are available depending 
on density levels, average
street traffic, proximity to
open space and other site
attributes. 

11

Site Identifying Potential Development Zone
After Excluding Secondary Conservation Areas 

Site With Conservation Design

Site With Conventional Design

Drawings: Randall Arendt,Conservation Design for 
Subdivisions: A Practical Guide to
Creating Open Space Networks(Island Press, 1996) far left - pages59, 60, 62; this page - pages63,64,68.
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Viewshed and cultural resource protection Open space should provide
protection for scenic views, which typically requires a ban on ridgeline con-
struction and care in designing roads. The National Scenic Byways Program
provides guidelines for preserving views. Conservation developments can
preserve rural regional character by including working farms and ranches. 
Native landscaping and land restoration Conservation subdivisions
should be landscaped with native plants that are compatible with the ecol-
ogy and regional character of the area. This will allow the open space to

resemble as closely as possible the natural
state of the land prior to European settlement
and reduces the ecological risks caused by
invasive species. 
Density and lot size In most areas of the
country, maximum density depends on local
zoning. Most conservation development ordi-
nances allow smaller lot sizes than those in
conventional developments so open space can
be preserved without reducing the number of
lots. In Texas, where counties have no zoning

authority, density and minimum lot size are constrained by the land's physi-
cal limitations or the area needed for septic systems and water wells. The
number of lots may need to be limited to protect water and other
resources, but, if density is too low, it becomes economically infeasible for
a developer. To be successful, conservation development must balance
environmental needs with the developer’s need for profit. 
Impervious cover Total impervious cover in a conservation subdivision
should be limited to 15 to 25 percent of the gross site acreage because
roads and structures prevent rainwater from recharging aquifers and can
increase the risk of floods. A limitation on impervious cover reduces the
overall human footprint on the environment. Texas counties may currently
have the authority to regulate impervious cover based on state flood pro-
tection statutes. 
Narrow roads Relatively narrow roadways are another important feature
of conservation development. These subdivisions are typically built in more

12

Conservation
development
must balance

environmental
needs with

the need for
profit.
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rural areas with less traffic, so wide streets are often unnecessary.
Narrower roads can slow traffic, increase safety, limit impervious cover,
protect water resources and reduce infrastructure costs. Currently, Texas
law requires minimum road widths in unincorporated areas that regulate
subdivisions. These provisions can inhibit the development of conservation
subdivisions, but there are alternatives:

1. Amend state law to give counties more flexibility in regulating
road widths.

2. Allow counties affected by S.B. 873 to amend subdivision regula-
tions to permit narrow roads, a process currently underway in 
Travis County.

3. Use flood protection statutes to adopt ordinances allowing narrow 
roads.

GGrreeeenn BBuuiillddiinngg SSttaannddaarrddss Buildings within conservation subdivisions
should use appropriate building materials and be constructed to operate
with maximum possible efficiency. For example, Woodson Place in north
Texas follows Austin’s
Green Building standards.
Developers should look for
local standards, or contact
the U.S. Green Building
Council. Following green
building guidelines can
serve as a marketing tool
for prospective buyers
interested in a home that
conserves water, energy
and other resources. 
Utilities Conservation subdi-
visions take advantage of water conservation measures, such as rainwater
harvesting, gray water re-use (water from bathroom sinks, showers and
washing machines used for irrigation) and reduced-flow toilets.

13
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Long-term maintenance of open space Before construction, an agree-
ment should be reached establishing the terms necessary to maintain the
open space in perpetuity. Conservation easements are a time-tested, secure
and frequently-used tool to protect land. Most conservation subdivision
ordinances permit several options for ownership of open space, including a
homeowners association, government agency, a non-profit conservation
organization or a land trust. Land trusts are often the most appropriate
entity to manage open space due to their experience in land stewardship
and monitoring and their commitment to conservation. The agreement
should also identify a funding source.

How can my community best support and 
promote the conservation development
approach?

A voluntary alternative Conservation development should be established
in local regulations as a by-right voluntary alternative to conventional sub-
divisions. This would allow conservation development to proceed without

review by local elected officials and
does not replace conventional develop-
ment as a practice mandated by law. 
Minimum parcel size In the absence
of a county conservation plan, there
should be a minimum parcel size of 25
acres for conservation subdivisions to
realize the ecological benefits of open
space. It is difficult on smaller parcels
to preserve the land needed for habitat
corridors and water resource protec-
tion. However, because topographical
features vary, there may be critical
environmental features on smaller sites
that make a conservation subdivision

feasible. Also, sites smaller than 25 acres should be considered when the
preserved land would be contiguous with open space on adjacent proper-
ties.

14

Prairie Crossing

Courtesy of Prairie Crossing
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Arendt’s book, Growing Greener: 

Putting Conservation into Local Plans 

and Ordinances, provides a guide for
municipalities to achieving successful
conservation subdivisions. It is impor-
tant to first conduct a community
assessment of development trends to
determine the long-term results of
existing ordinance provisions. With
that information, a map of potential
conservation lands can be prepared to
guide decisions that could preserve an
interconnected open space network.
A preferable approach is to adopt
conservation development regulations
as a voluntary choice for developers.
There is no universal approach to con-
servation development. Policy makers
should consider legal, environmental
and geographic conditions unique to
their jurisdictions in creating a regula-
tory framework that encourages con-
servation development. The primary feature of existing ordinances is a
requirement that some percentage of the parcel to be developed be pre-
served as open space. Most ordinances also regulate density, lot size and
other factors, with one essential purpose being clustering homes to pre-
serve open space. 
Examples of conservation development ordinances

Model ordinances developed by state and regional planning agencies have
helped guide many local government agencies. The tables on the
Wildflower Center’s Conservation Development webpage (www.wild-
flower.org) summarize six model ordinances and four ordinances actually
adopted by local governments. These tables include the Open Space
Development model ordinance developed by the U.S. Environmental
Protection Agency (EPA), useful as a model for any community, as well as
statewide models from Wisconsin, Minnesota and Georgia.

15

Key Issues in Drafting
the Travis County
Conservation
Development Ordinance
(Joe L. Lessard, Consultant for Travis

County)

1. Desirability of By-Right 

provisions

2. Application of ordinance to

commercial development

3. Desirability of sustainable 

development provisions

4. Financial and process incen-

tives and their application to 

potential land uses
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Where is this happening?

Examples of developments using conservation 
design principles

Jackson Meadow
Marine on St. Croix, MN
www.jacksonmeadow.com

Hidden Creek at the Darby
Columbus, OH
www.hiddencreekdarby.com

Prairie Crossing
Grayslake, IL 
www.prairiecrossing.com 

Santa Lucia Preserve
Monterey County, CA
www.santaluciapreserve.com

Serenbe
Fulton County, GA
www.serenbecommunity.com

Sugar Creek Preserve
Walworth County, WI 
www.sugarcreekpreserve.com

The Fields of St. Croix
Lake Elmo, MN            
www.engstromco.com/prev_fields

The Woodson Place
Rains County, TX
www.woodsonplace.com

Tryon Farm
Michigan City, IN 
www.tryonfarm.com

For more information on these subdivisions, please visit www.wildflower.org

Courtesy of the Lady Bird Johnson Wildflower Center
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Sponsors

.
606 Blanco St
Austin, Texas 78703
www.btaustin.com
(512) 472-7332
Contact: Don Bosse (dbosse@btaustin.com)
Bosse & Turner Associates offers professional design services in conservation planning,
both town and neighborhood planning, urban design and landscape architecture. For the
past 10 years, Bosse & Turner Associates has actively developed innovative and practical
methods of applying core design principles to private and public clients.
Landscape Architecture Sponsor
8616 Northwest Plaza Drive
Dallas, Texas  75225
Contact: Francois de Kock, RLA,
LEED AP (fdekock@halff.com)
(214) 346-6243
Contact (Austin): Jim Carrillo (jcarrillo@halff.com)
Halff Associates is a full-service firm covering all aspects of conservation development
from planning to implementation including planning, landscape architecture, habitat
assessment and permitting, wetland delineation, land development, architecture and
civil engineering, as well as LEED design services.  
Environmental Consultant Sponsor
3103 Bee Caves Road, Suite 225 
Austin, Texas 78746
(512) 327-1180
www.loomisaustin.com
Contact: Clif Ladd, Senior Biologist, C.W.B. (clad@loomisaustin.com)
Loomis Austin, Inc. (LAI), established in 1993 and headquartered in Austin is a multi-disci-
plinary civil engineering, land surveying and environmental sciences firm with strong
technical divisions in the areas of hydrologic and hydraulic engineering, land and hydro-
graphic surveying, environmental science, water and wastewater engineering, municipal
planning and general civil engineering.
Law Firm Sponsor
221 West Sixth Street, Suite 1100
Austin, Texas 78701
(512) 225-5800
www.smith-robertson.com
Contact: Alan Glen (aglen@smith-robertson.com)
Smith Robertson provides services in the areas of environment and land use, real estate,
business and litigation.  We represent both private and governmental entities in imple-
menting principles of conservation development.
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Lady Bird Johnson Wildflower Center
512.292.4200
4801 La Crosse Avenue, Austin TX 78739
www.wildflower.org
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Agenda Information

 
AGENDA CAPTION:
 
LUA-12-09 (Windemere) Hold a public hearing and discuss a request by Joel 
Richardson of Vigil and Associates on behalf of Robert Haug and Vinson Wood, 
for an amendment to the Future Land Use Map from Very Low Density 
Residential (VLDR) to Low Density Residential (LDR) for the Enclave at 
Windemere, consisting of 20.08 acres more or less out of the T.J Chambers 
Survey located at Lime Kiln Road and Windemere Road.  
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: na Account Number: na
 
Funds Available: na Account Name: na
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
This is a request to amend the Future Land Use Map in association with the 
proposed Planned Development District overlay.  Please see the staff report for 
PDD-12-03 for analysis on this case.  
 
ATTACHMENTS:
Case Map 
Application 
Letter from Applicant 
Map of request 
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Agenda Information

 
AGENDA CAPTION:
 
ZC-12-14 (Windemere) Hold a public hearing and discuss a request by Joel 
Richardson of Vigil and Associates on behalf of Robert Haug and Vinson Wood, 
for an amendment to the Zoning Map from Single-Family Rural (SF-R) to Single-
Family 6 (SF-6) for the Enclave at Windemere, consisting of 20.08 acres more or 
less out of the T.J Chambers Survey located at Lime Kiln Road and Windemere 
Road.  
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: na Account Number: na
 
Funds Available: na Account Name: na
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
This is a request to amend the Zoning Map in association with the proposed 
Planned Development District overlay.  Please see the staff report for PDD-12-03 
for analysis on this case.  
 
ATTACHMENTS:
Case Map 
Application 
Letter from Applicant 
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Agenda Information

 
AGENDA CAPTION:
 
PDD-12-03 (Windemere) Hold a public hearing and discuss a request by Joel 
Richardson of Vigil and Associates on behalf of Robert Haug and Vinson Wood, 
for a Planned Development District overlay for the Enclave at 
Windemere, consisting of 20.08 acres more or less out of the T.J Chambers 
Survey located at Lime Kiln Road and Windemere Road.  
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: na Account Number: na
 
Funds Available: na Account Name: na
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 

The subject property is a 20.08 acre portion of a larger 235 acre tract located on 
the west side of Lime Kiln Road, which would provide the only access to the 
entire site unless and until Craddock Road is built. The surrounding uses are 
predominantly residential and agricultural. The site is also located adjacent to the 
Sink Creek Water Quality Protection Zone and within the Edwards Aquifer 
Recharge Zone.   The 20.08 acre subject property fronts on Lime Kiln.  
  
The property is located within the Edwards Aquifer Recharge Zone and is subject 
to a TCEQ water pollution abatement plan. A portion of the property is also 
located within the Water Quality zone of Sink Creek . 
  
Proposed Site Development  

l Project site is approximately 20.08 acres total.  
l Consists of two tracts bisected by the right-of-way for a future collector road, 

which is part of the approved PDD for the Preserve at Windemere.  
l 45 single-family residential lots with minimum lot sizes of 7,500 square feet  
l 2.25 units per acre maximum  
l Low-impact development for water quality - commits to a performance rate 

of 85% removal of all Total Suspend Solids.  
l Maximum Gross Impervious Cover = 31.6% (with a Development Transfer 

ZC-13-05)  
l Modified street cross-sections  
l Parkland dedication – fee in lieu  



This item and the associated cases are posted for discussion only at the April 23 rd

meeting. The Commission will take action at a future meeting.  
  
 
ATTACHMENTS:
Case Map 
Staff Report 
Application 
Development Standards 
Exhibit A: Concept Plan 
Exhibit B: Preliminary Subdivision Plat 
Exhibit C: Proposed Street Cross-section 
Exhibit D: Metes and Bounds 
Exhibit D: Metes and bounds exhibit 
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PDD-12-03/ZC-12-14/LUA-12-09 
Planned Development District (PDD)  
Zoning Change 
Land Use Amendment 
The Enclave at Windemere 
 
 
 
 

 

 

 
 
 
 
Summary: 

 
 

Applicant: Joel Richardson, Vigil & 
Associates 
4303 Russell Dr 
Austin, TX 78704 

Consultant: ETR Development 
Consulting, L.L.C. 
401 Dryden Lane 
Buda, TX 78610  
 

Property Owners: Robert L Haug and Vinson J Wood 
2009 RR 620 North #130 
Austin, Texas 78734 
 

              

Subject Property:  
Legal Description: 20.08 acres out of the TJ Chambers A-2 Survey 
Location: 200 Lime Kiln Road 
Existing Use of Property: Undeveloped 
Existing Zoning: Single-Family Rural (SF-R) 
Proposed Use of Property: Single Family Residences 
Proposed Zoning: Single Family (SF-6 ) 
Sector: Adjacent to Sector 3 
Frontage On: Lime Kiln 
Area Zoning and Land Use 
Pattern: 

 Current Zoning Existing Land Use 
N of Property ETJ Open space 
S of Property ETJ Open Space 
E of Property ETJ Agriculture 
W of Property SF-R Open Space 

 
Background 
 
The subject property is a 20.08 acre portion of a larger 235 acre tract located on the west side of Lime 
Kiln Road, which would provide the only access to the entire site unless and until Craddock Road is built. 
The surrounding uses are predominantly residential and agricultural.  The site is also located adjacent to 
the Sink Creek Water Quality Protection Zone and within the Edwards Aquifer Recharge Zone.   The 
20.08 acre subject property fronts on Lime Kiln. 
 
The property is located within the Edwards Aquifer Recharge Zone and is subject to a TCEQ water 
pollution abatement plan. A portion of the property is also located within the Water Quality zone of Sink 
Creek. 
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Case History 
 
A summary of cases for the overall 235 acre site is outlined below.  A Planned Development District 
Overlay is in place for Phase 1, which does not include the subject property in this case.   
 

• February 2008 – A Concept Plan was applied for and withdrawn by the applicant [PC-08-06(01)] 
 

• February 2008 – Watershed Protection Plan Phase I approved [WPP1-08-0002] 
 

• March 2008 – Land Use Map Amendment from VLDR to LDR was applied for and withdrawn by 
the applicant [LUA-08-05] 
 

• June 2008 – A Plat Variance to allow 16 lots access from a median street was applied for and 
withdrawn [PVC-08-03] 
 

• June 2008 – A Plat Variance to allow hiking trails and wildlife easements for pedestrian circulation 
in lieu of concrete sidewalks was applied for and withdrawn [PVC-08-02] 
 

• July 2010 – A Plat Variance to allow a subdivision with more than 75 lots to have only one point 
of vehicular access was withdrawn [PVC-10-03] 
 

• August 2010 – A Plat Variance to allow less than the minimum required ROW for a 47 foot portion 
of the street was approved with conditions1 [PVC-10-04] 
 

• January 2011 – A Zoning Change from FD to SF-R was applied for and was approved [ZC-11-04] 
 

• January 2011 – A Plat Variance to allow for a 6,500 foot block was approved with conditions2 
[PVC-11-01]  
 

• January 2011 – A Plat Variance to allow a maximum temporary cul-de-sac length of 6,500 feet 
was approved with conditions2 [PVC-11-02] 
 

• January 2011 – A Zoning Change from FD to SFR was applied for and was approved [ZC-11-04] 
 

• January 2011 – A Variance to the minimum lot width was applied for and denied by ZBOA [VR-
11-03] 
 

• February 2011 – Parks Advisory Board recommended approval of a Fee-in-lieu (.99 acres 
equivalent = $24,750) 
 

• March 2011 – A Concept Plat was submitted and approved [PC-11-01(01)] 
 

• September 2011 – A Planned Development District for Phase I (150 acres) was applied for and 
was approved [PDD-11-10] 
 

• July 2012 – A Planned Development District overlay for Phase II (22.5 acres) was applied for.  
The applicant subsequently requested the item be postponed to pursue other options. 

 
**Many of these cases had public opposition** 

                                                           
1やPlanningやCondit tresidential c sole po  th
  Page 2 of 7 

 

ions┺ all other ROW shall be dedicated and constructed to city standards┸ no more than ばね to al lots shall use the new ollector as their  int of access┸ the property shall not be developed more densely an shown on the concept plan 
2や Planningや Conditions┺  the  number  of  lots  is  limited  to  ばね┸  connections  are  made  to  each  of  the  adjacent  tracts  providing  for  the possibility of future connectionsや

Item 14
Attachment # 2
Page 2 of 7



 
LUA-12-09/ZC-12-14/PDD-12-03 
 
The subject property was annexed in 2009 (Ordinance 2009-30). It is shown as Very Low Density on the 
Future Land Use Map. 
 
The zoning categories listed under the Very Low Density Residential land use designation are as follows: 

• Future Development District (FD) 
• Agricultural Ranch District (AR) 
• Rural Residential District (SF-R) 

 
The zoning categories listed under the Low Density Residential land use designation are as follows: 

• Single Family District, min. 11,000 square foot lots (SF-11) 
• Single Family District, min. 6,000 square foot lots (SF-6) 
• Duplex Residential District (D) 
• Townhouse Residential (TH) 

 
The PDD sets a maximum density of 2.25 units per acre.  This is within the description of Very Low 
Density Residential (VLDR) as described in the Horizons Master Plan, but the densest zoning district 
within VLDR requires 43,560 square foot lots.  The PDD proposes 7,500 minimum lots.   
 
The two requests associated with the proposed Planned Development District are as follows: 

• Land Use Map Amendment from Very Low Density Residential (VLDR) to Low Density 
Residential (LDR)  

• Zoning Change from Single-Family Rural (SF-R) to Single-Family Residential (SF-6)  
 

Adjacent uses are predominantly agricultural and open space. 
 
Proposed Site Development  

• Project site is approximately 20.08 acres total.  
• Consists of two tracts bisected by the right-of-way for a future collector road, which is part of the 

approved PDD for the Preserve at Windemere. 
• 45 single-family residential lots with minimum lot sizes of 7,500 square feet 
• 2.25 units per acre maximum 
• Low-impact development for water quality - commits to a performance rate of 85% removal of all 

Total Suspend Solids. 
• Maximum Gross Impervious Cover = 31.6% (with a Development Transfer ZC-13-05) 
• Modified street cross-sections 
• Parkland dedication – fee in lieu  

 
Density 

The project proposes a maximum density of 2.25 units per acre.  This is less than the SF-6 maximum of 
5.5 but more than double the density of surrounding properties.  

Parkland Dedication 

There is no proposed land dedication.  The project proposes a fee in lieu.  The Parks Board will receive 
an update on the item on the 4/23 agenda.  Fees of less than $50,000 do not require Parks Board action. 
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Environmental and Water Quality 

The intent of a Planned Development District is to provide a higher quality development for the 
community than would result from the use of conventional zoning districts [Section 4.2.6.1(a)]. This is 
particularly important in an area that is ecologically sensitive or has topographical features. The location 
of the property, just upstream of Spring Lake and in the Sink Creek Water Quality Zone, requires great 
care taken in regards to stormwater best management practices (BMPs). The PDD proposes to utilize a 
combination of traditional BMPs and LID practices to accomplish the commitment to remove a minimum 
of 85% Total Suspended Solids (TSS).  

Impervious Cover  

The maximum impervious cover for the site is 20% because it is within the Edwards Aquifer Recharge 
Zone.  The PDD is proceeding concurrently with a Transfer of Development Rights to transfer 2.33 acres 
of impervious cover from Phase 3 of Windemere to the subject tract.  This would increase the impervious 
cover to 6.35 acres total, or 31.6%. Please see attached report for the Transfer of Development Rights 
(ZC-13-05). 

Others 

The PDD proposes no additional standards for exterior construction, landscaping, sidewalks, or other 
items. 

Planning Department Analysis:  

City Engineering and Transportation Staff have completed an initial review of the Traffic Impact Analysis 
(TIA) for the project. They state that the TIA is valid.  The developer will share the cost of Lime Kiln/Post 
and Post/Aquarena Springs intersection improvement. Lime Kiln/Post may need a signal or mini-
roundabout, Post/Aquarena Springs may need to be widened. Distribution and timing of improvements 
will occur at the time of platting. 

Access to this site has been much discussed in previous cases.  The proposed PDD would provide a 
second entrance to the 20.08 acre site. The application indicates the intent to construct 45 single-family 
lots on the subject tract. Because both points of access are outside of the floodplain, the Fire Marshal has 
stated that this does meet the requirement for two points of access for the Enclave, and the 45 lots could 
be developed in addition to the 74 for the Preserve.  No more than 74 lots may be developed beyond the 
“spike strip” separating the Enclave from the Preserve until a second access is obtained for that tract. 

Staff has reviewed the request against the criteria for spot zoning and has determined that the request 
does meet the criteria to be considered spot zoning. The evaluation is below: 
 

(1) Is the property suitable for use as presently zoned? 
 
Yes, the property could be developed as single-family rural homes under the SF-R zoning 
classification.    
 

(2) Has there been a substantial change of conditions in the neighborhood surrounding the subject 
property?   
 
Staff evaluation: No, the surrounding neighborhood has been and remains a mix of agricultural 
and residential uses.  Please see the attached map. 
 

(3) Will the proposed rezoning address a substantial unmet public need?   
 
Staff evaluation: No, this rezoning would not address a substantial unmet need. 

  Page 4 of 7 

 

Item 14
Attachment # 2
Page 4 of 7



 
(4) Will the proposed rezoning confer a special benefit on the landowner/developer and cause a 

substantial detriment to the surrounding lands? 
 

Staff evaluation: The rezoning would provide a benefit to the landowner and would also change 
the character of the area.  
 

(5)  Will the proposed rezoning serve a substantial public purpose?  
 
Staff evaluation: No, staff has not identified a substantial public purpose served by the rezoning. 

 
The intent of a Planned Development District is to provide a higher quality development for the 
community than would result from the use of conventional zoning districts [Section 4.2.6.1(a)].  
 
Staff reviewed the request against the criteria the Planning and Zoning Commission would use to decide 
whether to approve, approve with modifications, or deny a petition for a PDD. Staff found that the request 
did not meet the criteria for a PDD to be utilized. The review of the criteria is below: 
  

(1) The extent to which the land covered by the proposed PDD fits one or more of the special 
circumstances in Section 4.2.6.1 warranting a PDD classification. 

Staff evaluation: The property fits the description of 4.2.6.1(b)(2): The land, or adjacent property 
that would be impacted by the development of the land, has sensitive or unique environmental 
features requiring a more flexible approach to zoning, or special design standards, in order to 
afford the best possible protection of the unique qualities of the site or the adjacent property; and  

(2) The extent to which the proposed PDD furthers the policies of the Master Plan generally, and for 
the sector in which the proposed PDD is located. 

Staff evaluation: The review of this question requires more in-depth detail and is discussed later 
in this report. 

 
(3) The extent to which the proposed PDD will result in a superior development than could be 

achieved through conventional zoning classifications. 
 
Staff evaluation: The PDD contains enhancements in water quality and requires somewhat larger 
lots that SF-6 standards.  Other items could be achieved through conventional zoning 
classifications. 
 

(4) The extent to which the proposed PDD will resolve or mitigate any compatibility issues with 
surrounding development. 

Staff evaluation –Compatibility issues are not addressed in the PDD. 

(5) The extent to which the PDD is generally consistent with the criteria for approval of a watershed 
plan for land within the district. 

Staff evaluation – A Watershed Protection Plan Phase I was approved in 2008. The PDD 
proposes to remove 85% of Total Suspended Solids through the use of traditional BMPs and LID 
practices. 

(6) The extent to which proposed uses and the configuration of uses depicted in the Concept Plan 
are compatible with existing and planned adjoining uses; 
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Staff evaluation – The existing uses are primarily agricultural and very low-density residential. No 
density of this type is located anywhere on this side of Sink Creek. 

(7) The extent to which the proposed development is consistent with adopted master facilities plans, 
including without limitation the water facilities, master wastewater facilities, transportation, 
drainage and other master facilities plans;  

Staff evaluation – No variation from adopted plans is proposed. 

(8) The extent to which the proposed open space and recreational amenities within the development 
provide a superior living environment and enhanced recreational opportunities for residents of the 
district and for the public generally.  

Staff evaluation – Much of the undeveloped area within the PDD holds potential for outdoor 
recreation.  No parkland dedication is proposed, and section 2.7 provides no information on the 
use of proposed open space. 

The subject property is not within a Sector but is adjacent to Sector 3.  Staff has analyzed the request for 
consistency with Sector 3 Plan goals. 
 

Staff evaluation: The request for a PDD supports the following Sector 3 Goals: 
1. Walkable, pedestrian-friendly neighborhoods.  
2. Context-sensitive street design giving equal value to vehicular movement, community 

aesthetics, pedestrian and cyclist safety.  
 

The request for the PDD does not support the following Sector 3 Goals: 
1. Preserved & enhanced visual character through variety of design requirements. No 

additional design requirements were proposed 
2. Interconnected streets in future development. The project does not connect to 

adjacent tracts except for the Preserve at Windemere. 
3. “Neighborhood friendly” development mitigating negative impacts of higher intensity uses. 

Potential negative impacts are not mitigated   
4. Improved open space and recreational opportunities.  No parkland other recreational 

opportunities are proposed beyond the park fee-in-lieu. 
 
Following the review of the request against the Sector 3 Goals, staff reviewed the extent to which the 
request furthers the policies of the Master Plan generally.  
 
Staff found that the request supports the following Master Plan Goals: 

1. Policy LU-3.4: The City shall provide, within the framework of the Future Land Use Plan, 
a wide choice of owner-occupied and rental housing types that will give adequate 
housing to families and individuals of all income levels. 

2. Policy LU-3.2: The City shall provide safe and adequate housing opportunities to meet 
the different housing needs of all income groups of the City's present and future 
populations. 
Comment: The proposed change will provide the opportunity for additional, new 
housing. 

3. Policy LU-3.18: The City shall prohibit residential developments that, because of design 
or location, will expose the potential residents to through traffic or heavy traffic from other 
types of land uses. 

4. Comment: Through traffic is unlikely at this location. 
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Staff found that the request does not support the following Master Plan Goals: 
1. Policy LU-1-1:  The City shall ensure that all land use decisions are in accordance with 

the vision statement, goals, and policies in the Future Land Use Plan and other elements 
of the Master Plan.  The subject property’s proposed land use designation of Low 
Density Residential is different from the majority of the surrounding area, which is 
primarily Agricultural and Very Low Density Residential (see attached map) 

2. Policy LU-3.15: The City shall encourage physical buffers, such as permanent open 
space, land uses that are transitional and unobtrusive, landscaping, fencing, or walls be 
used, as appropriate, between residential areas and nonresidential areas, and between 
residential areas of different densities except where mixed land uses are desired.  The 
site is buffered on the south by the Spring Lake Preserve, but no buffering is 
identified for the adjacent tract. 

3. Policy LU-4.2: The City shall encourage residential areas, especially higher density uses, 
have access to shopping, recreation, and work places that are convenient not only for 
automobile traffic but also for foot and bicycle traffic in order to  minimize energy 
consumption, air pollution, and traffic congestion. There are no areas for shopping and 
work that are proposed with the project or within walking distance.  

 
Staff found that the request partially supports the following Master Plan Goals: 

1. Policy LU-3.9: The City shall encourage very low density or cluster-type developments in 
the Edwards Aquifer Recharge Zone and shall develop appropriate standards for cluster-
type development which will be adopted as part of the subdivision and zoning 
ordinances.  
Comment: The applicant has allocated additional impervious cover to a less-
sensitive area within the site, which is a step in a cluster or conservation 
development.  However, as the attached document describing conservation 
development in Texas outlines, other items have not been addressed including the 
preservation of 40-60% of the gross area for open space, evaluation of other 
resources such as viewsheds, provisions for native landscaping, and green 
building standards. 

2. Policy LU-3.13: The City shall discourage residential development in areas that do not 
have adequate public facilities and services, including, but not limited to, streets, police 
and fire protection, sewage disposal, water supply and pressure, telephone, gas, 
electricity, schools, and parks. 
Comment: Although the second access point meets the code requirement for the 
number of lots proposed, the ability of both emergency officials to access the site 
and residents to exit has been a concern at this location because of the history of 
flooding of Sink Creek and fires in the area. 

 
This item and the associated cases are posted for discussion only at the April 23rd meeting.  The 
Commission will take action at a future meeting. 
 

Planning Department Recommendation 
 Approve as submitted 
 Approve with conditions or revisions as noted 
 Discussion only 
 Denial 
 No recommendation 

 
 
Prepared by: 
John Foreman, AICP, CNU-A  Planning Manager    April 11, 2013 
Name     Title      Date 
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Planned Development District The Enclave at Windemere
Development Standards

1.0 Project Description

The Enclave at Windemere is a residential development on approximately 20.08
acres of land in San Marcos Texas.

The Proposed development includes 45 single-family (SF) residential lots covering
10.98  acres  of  the  site.  The  SF  lots  shall  conform to  the SF-6  Single  Family
Residential District development standards of the Land Development Code (LDC)
of  the City of San Marcos, except as described in these Planned Development
District (PDD) Development Standards.

The Enclave at Windemere site is generally bisected by a proposed residential
collector roadway identified on the City of San Marcos Thoroughfare Plan. This
residential  collector  is  a  included  as  a  portion  Phase  1  of  the  Preserve  at
Windemere as indicated on the approved Subdivision Concept Plat, Preliminary
Subdivision  Plat  and  PDD  for  the  Preserve  at  Windemere  Phase  1.  The
Subdivision Concept Plat incorporated as a part of this PDD depicts this proposed
residential  collector  as  previously approved.  This proposed roadway remains a
part of the Preserve at Windemere Phase 1.

The Enclave at Windemere includes 2.59 acres of ROW dedication for residential
streets and 6.52 acres intended for water quality and detention facilities, drainage
easements and preserved open space.

This PDD applies only to the 20.08 acres of the property identified as the Enclave
at Windemere on the incorporated Subdivision Concept Plat.

1.1 Property Description:

The Enclave at Windemere includes 20.08 acres of land being a part of that
22.500 acre tract of land in the T.J. Chambers, A-2, Survey in Hays County,
Texas,  as  described  in  deed  recorded  in  Volume  3496,  Page  28,  Hays
County Deed Records.

The site is located along Lime Kiln Road, approximately one mile northwest
of the intersection with Post Road. A map indicating the location of the site is
provided in the figure below.

2 2/11/13
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Planned Development District The Enclave at Windemere
Development Standards

1.2 Purpose and Intent of PDD:

Modifications to the standards of the LDC:

(1) increasing the minimum  lot/parcel area; and
(2) reducing the maximum units per gross acre.

This PDD also establishes Low Impact Development (LID) design practices
for the proposed development. 

2.0 Development Standards

2.1 Land Use and Zoning:

The existing Zoning District designation for the site is Future Development
(FD). An application for zoning change has been made to run concurrently
with  this  PDD  to  establish  the  base  zoning  district  for  the  Enclave  at
Windemere to be Single Family Residential District (SF-6).

The Enclave at Windemere encompasses 20.08 acres generally bisected by
a proposed residential collector roadway indicated on the City of San Marcos
Thoroughfare Plan. 45 residential lots are proposed as part of the Enclave at

3 2/11/13
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Planned Development District The Enclave at Windemere
Development Standards

Windemere for a density of 2.25 units per acre over the 20.08 acre parent
tract. This area and zoning designation are presented in the Concept Plan
incorporated by exhibit into this PDD.

2.2 Permitted Uses:

SF-6 except as modified herein.

The maximum density as modified herein in Section 2.3 will permit 45 single-
family residential lots within the Enclave at Windemere as depicted on the
accompanying Concept Plan.

2.3 Dimensional and Development Standards:

This  PDD modifies the  SF-6 Dimensional  and Development Standards  in
Table 4.1.6.1 to the dimensional and development standards listed below:

Standard Category Current LDC Table
4.1.6.1 Standard PDD Standard

Lot/Parcel Area, Minimum Sq. Ft. 6000 7,200
Units per Acre, Maximum/Gross Acre 5.5 2.25

2.4 Low-Impact Development:

Low-Impact Development (LID) is an approach to land development utilizing
various design techniques and practices to minimize stormwater impacts and
preserve  water  quality.  These  goals are  achieved through use of  various
stormwater  runoff  storage  measures  dispersed  uniformly  throughout  a
development and designed to mimic the predevelopment hydrology of  the
site.  LID  integrated  management  practices  (IMPs)  for  the  Enclave  at
Windemere shall achieve 85% reduction in TSS for the developed condition.

LID IMP's (exceeding code requirements) to be used include:

• maximizing and increasing dis-connectivity of impervious areas;
• open  vegetated  drainage  swales  as  an  alternative  to  conventional

curb/gutter and drainage pipe systems;
• increasing channel widths, reducing channel slopes;
• preserving of natural vegetation;
• rain garden/bio-retention facilities within cul-de-sac bulbs; 
• dispersed  retention  and  detention  storage  in  swales,  channels,  bio-

retention areas, etc.;
• the  use  of  rainwater  collection  will  be  allowed,  promoted  and

encouraged.;
• roof runoff will be separated from the subdivision’s drainage system (i.e.

roof runoff will be directed towards lawns or landscaping);
• HOA will implement restrictions against the use of St. Augustine lawns
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Planned Development District The Enclave at Windemere
Development Standards

in addition to restrictions against the use of pesticides and fertilizers
• check  dams will  be incorporated  into the design of  grass swales  in

areas of steep slopes, specifically along streets and drainage ways, but
may also be incorporated where water may concentrate and otherwise
result  in  erosive  velocities.  Check  dams  may  be  used  to  decrease
velocities, allow for short term ponding of stormwater and settlement of
suspended solids to be captured within vegetation. Check dams used
sequentially in the channel design would capture and retain stormwater
during more typical frequent storm events; and

The Enclave  at  Windemere  shall  be  designed  utilizing  the  practices  and
principles of LID. This shall include the use of swales on the side of the roads
in lieu of curb and gutter and the use of unpaved trails. The HOA will  be
responsible for the maintenance of the LID improvements.

The Owner shall create a homeowner’s association responsible for, among
other things, enforcement of deed restrictions required under this PDD. The
homeowner’s association shall be created and deed restrictions recorded at
the  time of  final  platting on  all  or  any  portion  of  the  Property.  The deed
restrictions shall be submitted to the City for review to determine consistency
with this PDD before recording.

2.5 Transportation and Street Design:

In  order  to  reduce  the  required  impervious  cover  necessary  to  provide
access to the lots within the proposed development, this PDD modifies the
R.O.W. dedication and street construction standards of the LDC as follows:

Current Land Development Code
Requirement PDD Code Modification

7.4.1.2(g): Street Construction. All streets
and  thoroughfares  shall  be  constructed
and paved to City standards and within
rights-of-way  as  required  by  the
Thoroughfare Plan and this article, and in
accordance with the TCSS and other City
standards as may be from time to time
amended  or  adopted  in  the  Technical
Manual.

Street  Construction. The  residential  streets
shall  be  constructed  by  the  developer  as
indicated  on  the  Street  Cross  Section
incorporate by exhibit into this PDD.

Sight line exhibits for proposed intersections with Lime Kiln Road shall be
provided  during  the  roadway  design  review  as  part  of  the  Public
Improvements Construction Plans (PICP) process.

Access to the proposed residential collector roadway shall be restricted for all
lots of this development except for three proposed single family lots for which
no other access is available; identified as Lots 1, 2 and 3 on the Preliminary
Subdivision Plat provided as Exhibit to this PDD.
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Planned Development District The Enclave at Windemere
Development Standards

2.6 Sidewalks:

No SF-6 modification.

2.7 Parks and Open Space:

The Enclave at Windemere will contain 6.52 aces of land intended for water
quality  and  detention  facilities,  drainage  easements  and  preserved  open
space.

LDC Section 7.6.1.2(b) requires the dedication of 0.61 acres of land for the
45 lots proposed in the Enclave at Windemere. Developer shall pay a fee-in-
lieu of dedication.

2.8 Impervious Cover:

The gross site area of the Enclave at Windemere is 20.08 acres.

LDC Standard PDD Standard
5.2.3.1:  Impervious Cover  Limit  (Sites
Sized Five Acres or more): 20%.

Impervious Cover Limit: 31.60%.

LDC Requirement PDD Requirement
4.02 acres max. impervious Cover. 6.35 acres max. Impervious Cover.

2.33 acres of  Impervious Cover Development
Rights  transferred  from  65.16  acre  tract
identified  as  Phase  3  on  the  Preserve  at
Windemere Subdivision Concept Plat.

The  TDR  application  concurrent  with  this  PDD  transfers  2.33  acres  of
impervious cover  from Phase  3 of  the  Preserve  at  Windemere  (Granting
Zone) to the Enclave at Windemere (Receiving Zone) to accommodate the
proposed impervious cover for this proposed development.

Transfer  of  Development  Rights  calculations  are  provided  with  the  TDR
application made concurrent with this PDD.

3.0 Incorporated Exhibits

Exhibit A: Concept plat

Exhibit B: Preliminary Subdivision Plat

Exhibit C: Proposed Street Cross Section

Exhibit D: Metes & Bounds of 20.08 acre parent tract
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THE ENCLAVE AT WINDEMERE

FIELD NOTES

FIELD  NOTES FOR  20.08  ACRES  OF  LAND IN  THE  T.J.  CHAMBERS  SURVEY IN  HAYS
COUNTY, TEXAS, AND BEING A PART OF THAT CERTAIN 22.500 ACRE TRACT CONVEYED
TO  ROBERT  LOGAN  HAUH  AND  VINSON  J.  WOOD  BY GENERAL WARRANTY DEED
RECORDED  IN  VOLUME  3496,  PAGE  28  OF  THE  DEED  RECORDS  OF  HAYS  COUNTY,
TEXAS. SAID 20.08 ACRES BEING MADE UP OF THE FOLLOWING TWO TRACTS:

TRACT 1: 11.947 ACRES OF LAND BEING MORE PARTICULARLY DESCRIBED BY METES
AND BOUNDS AS FOLLOWS:

COMMENCING at a 8 inch cedar fence corner post with 60d nail and washer found in the southwest
line of the said 22.500 acre tract of which this is a part, the most easterly corner of that certain 75.11
acre tract described in a deed from Emmett F. McCoy, et al, to Scott D. Crump, et al, dated August 11,
1999,  recorded in  Document  No.  9919374,  Hays  County Deed Records,  an interior  comer  of that
certain 212.556 acre tract described in a deed from J.C. Storts, Jr., et al, to Robert Logan Haug, et al,
recorded in Volume 3002, Page 23, Hays County Deed Records;

THENCE, N 34°17'43” W, a distance of 9.82 feet with the west or southwest line of the 22.500 acre
tract  common  with  the  east  or  northeast  line  of  the  Crump  75.11  acre  tract  to  the  POINT OF
BEGINNING of the herein described tract;

THENCE, continuing along the west or southwest line of the 22.500 acre tract common with the east or
northeast line of the Crump 75.11 acre tract the following two (2) courses and distances:

1) N 34°17'43” W, a distance of 569.63 feet to a ½ inch iron rod found;
2) N 30°46'43” W, a distance of 196.94 feet to a 5/8 inch iron rod found for the west or northwest

comer of said 22.500 acre tract;

THENCE, N 62°56'47” E, a distance of 1677.75 feet along the north line of the 22.500 acre tract to a
5/8 inch iron rod found in the west line of Lime Kiln Road, for the northeast corner of said 22.500 acre
tract;

THENCE, with the west line of Lime Kiln Road and east line of the 22.500 acre tract the following
three (3) courses and distances:

1) S 06°02'15” E, a distance of 33.70 feet to a 2 inch steel fence post in concrete;
2) S 00°49'05” E, a distance of 89.67 feet to a 2 inch steel fence post;
3) S 04°33'02” W, a distance of 16.36 feet to a point;

THENCE, traversing the interior of said 22.500 acre tract the following five (5) courses and distances:

1) along a curve to the right with a radius of 15.00 feet, a distance of 23.56 feet, with a chord
bearing S 49°33'02” W, a distance of 21.21 feet to point;

2) N 85°26'58” W, a distance of 35.00 feet to a point;

Item 14
Attachment # 8
Page 1 of 3



3) along a curve to the left with a radius of 507.50 feet, a distance of 608.62 feet, with a chord
bearing S 60°11'41” W, a distance of 572.79 feet to point;

4) S 25°50'20” W, a distance of 924.89 feet to a point;
5) along a curve to the right with a radius of 317.50 feet, a distance of 186.73 feet, with a chord

bearing S 42°41'15” W, a distance of 184.05 feet to the POINT OF BEGINNING, containing
11.947 acres of land, more or less.

TRACT 2: 8.135 ACRES OF LAND BEING MORE PARTICULARLY DESCRIBED BY METES
AND BOUNDS AS FOLLOWS:

COMMENCING at a 8 inch cedar fence corner post with 60d nail and washer found in the southwest
line of the said 22.500 acre tract of which this is a part, the most easterly corner of that certain 75.11
acre tract described in a deed from Emmett F. McCoy, et al, to Scott D. Crump, et al, dated August 11,
1999,  recorded in  Document  No.  9919374,  Hays  County Deed Records,  an interior  comer  of that
certain 212.556 acre tract described in a deed from J.C. Storts, Jr., et al, to Robert Logan Haug, et al,
recorded in Volume 3002, Page 23, Hays County Deed Records;

THENCE, N 56°26'39” E, a distance of 215.73 feet with the south line of the 22.500 acre tract to the
POINT OF BEGINNING of the herein described tract;

THENCE, traversing the interior of said 22.500 acre tract the following five (4) courses and distances:

1) N 25°50'20” E, a distance of 920.26 feet to a point;
2) along a curve to the right with a radius of 442.50 feet, a distance of 530.67 feet, with a chord

bearing N 60°11'41” E, a distance of 499.43 feet to point;
3) S 85°26'58” E, a distance of 32.75 feet to a point;
4) along a curve to the right with a radius of 15.00 feet, a distance of 25.11 feet, with a chord

bearing S 37°29'42” E, a distance of 22.28 feet to point in the west line of Lime Kiln Road;

THENCE, with the west line of Lime Kiln Road and east line of the 22.500 acre tract the following
eight (8) courses and distances:

1) S 10°27'35” W, a distance of 67.33 feet to a 2 inch steel fence post in concrete;
2) S 15°17'30” W, a distance of 90.15 feet to a 2 inch steel fence post in concrete;
3) S 21°13'11” W, a distance of 90.03 feet to a 2 inch steel fence post in concrete;
4) S 25°31'51” W, a distance of 89.94 feet to a 2 inch steel fence post in concrete;
5) S 28°53'25” W, a distance of 439.40 feet to a 2 inch steel fence post in concrete;
6) S 26°21'11” W, a distance of 71.36 feet to a 2 inch steel fence post in concrete;
7) S 23°43'29” W, a distance of 72.51 feet to a 2 inch steel fence post in concrete;
8) S 18°25'51” W, a distance of 71.45 feet to the southeast corner of the before mentioned Haug

212.556 acre tract, a fence corner post found for the most easterly southwest  corner of said
22.500 acre tract;

THENCE, N 35°49'41” W, a distance of 134.81 feet along the most easterly line of the 212.556 acre
tract to a fence corner post found at an angle corner of the 212.556 acre tract for an interior corner of
the 22.500 acre tract;
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THENCE, S 56°26'39” W, a distance of 478.40 feet along a lower north line of the 212.556 acre tract to
the POINT OF BEGINNING, containing 8.135 acres of land, more or less.

Item 14
Attachment # 8
Page 3 of 3



Item 14
Attachment # 9
Page 1 of 1



  
Agenda Information

 
AGENDA CAPTION:
 
Hold a public hearing and consider the 10-year Capital Improvements Program.  
 
Meeting date: April 23, 2013
 
Department: Development Services/Finance/Engineering
 
Funds Required: na Account Number: na
 
Funds Available: na Account Name: na
 
 
CITY COUNCIL GOAL:
 
Big Picture Infrastructure 
 
BACKGROUND:
 
The Capital Improvments Program (CIP) requires an annual reccomendation to City Council on 
projects that the Commission finds necessary or desirable.  Staff will give a presentation on 
April 9th on the draft project list, and representatives from various departments will be available 
to answer questions.  The Commission will vote on the CIP at the April 23rd meeting. 
 
ATTACHMENTS:
Presentation 



2013-2023 Recommended Capital 
Improvements Program

Planning and Zoning Commission
April 23, 2013



Updates from 4/9

Comments from P&Z and Public
’ Timing of RR 12 improvements
’ Downtown Parking Improvements
’ Drainage near Capes Camp
’ River Road coordination with development

Other changes
’ Minor changes to a few project totals



Timing of RR 12 Projects
’ 143 – Widen Old RR 12 

’ 2018

’ 144 – Old RR 12 Bike/Ped (2005 Bond Project) 
’ 2014

’ P&Z may recommend to move widening up



Timing of RR 12
’ TxDOT – bike/ped should not 

be delayed
’ Design for bike/ped includes 

preliminary design of road
’ Staff reviewing options for 

phasing 



452-Downtown Parking Implementation
’ Scope

’ Management of on-street and off-street spaces
’ Enforcement
’ Parking supply

’ Self-funding
’ May be moved up without affecting General Fund 

constraints



Downtown Parking Implementation
’ Scope

’ Management of 
on-street and off-
street spaces

’ Enforcement
’ Parking supply

’ Self-funding
’ May be moved up 

without affecting 
General Fund 
constraints



Drainage in Blanco Gardens
’ Blanco Gardens and Wallace Addition projects in previous 

CIPs
’ Reviewed Council meeting where discussed
’ Background

’ Removed all neighborhoods when CIP was constrained
’ Estimated project cost more than one year of available CIP funds

’ Next steps
’ Analyze problem areas, meet with neighborhood, break project into 

smaller portions (if feasible)



River Road Coordination
’ 302 - Preliminary 

Engineering Report
’ Existing conditions
’ Development potential



River Road Coordination



Capital Improvements Program Timeline 

April 9 – Planning & Zoning receives presentation on staff 
recommended 10-year CIP; recommend new projects; change 
project timing

April 23 – Public Hearing on 10-Year CIP at P&Z Meeting
- Planning & Zoning revises and recommends 10-Year 
CIP

May – Present Planning & Zoning’s recommendation to City 
Council

September 2013 – City Council adopts first year of 10-Year 
CIP with budget  



Next Steps for P&Z

’ Public Hearing Comments and Responses
’ Discussion – other questions?
’ Recommendation 



  
Agenda Information

 
AGENDA CAPTION:
 
2012-11658 (Qualified Watershed Protection Plan, Retreat on Willow Creek) 
 Hold a public hearing and consider a request by Carlson, Brigance and Doering, 
Inc, on behalf of KB Homes, for a Qualified Watershed Protection Plan Phase I 
for the development of approximately 100.885 acres near Stagecoach Trail and 
Hunters Hill Drive. 
 
Meeting date: April 23, 2013
 
Department: Engineering and CIP
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
An approved Watershed Protection Plan 1 (WPP1) is required for approval of a 
Preliminary Plat. In order to meet these requirements, the developer of the Retreat 
on Willow Creek subdivision has submitted the more detailed WPP2, which is 
required for Final Plats, for a 38.543 acre portion of the proposed subdivision 
(development Phases 1-3). The application is also considered a Qualified 
Watershed Protection Plan (QWPP2) due to the reclamation of the floodplain. 
QWPP’s require a public hearing and consideration by the Commission.  
  
The floodplain reclamation will take place during the development of Phase 2 and 
will affect several home sites and the area planned for the bridge construction. 
Engineering staff recommends approval of the submitted QWPP2 with the 
condition FEMA formally accepts and approves the Conditional Letter of Map 
Revision prior to approval of the subdivision’s Phase 2 Final Plat and associated 
PICP (when construction would begin within the floodplain). At this time, all 
requirements for WPP1 have been met.  
  
 
ATTACHMENTS:
Case Map 
Staff Report 
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This map was created by Development Services 
for reference purposes only. No warranty is made
concerning the map's accuracy or completeness.
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by the floodway and a 100-foot offset from that floodway will not be disturbed.  Additionally, a 100-foot 
wide buffer zone beyond the water quality zone is also established and will also not be disturbed. 
 
Stormwater detention has been waived for this site based on its proximity to Willow Springs Creek and 
the theory that it is more appropriate to directly release flow from developed areas to the creek instead of 
detaining the flow so that the peak discharge may combine with peaks from runoff generated further 
upstream in the watershed. 
 
The site is located entirely within the Edwards Aquifer Transition Zone.  No portion of the tract is located 
within the Edwards Aquifer Recharge Zone and there is no proposed development within the buffer zone 
that would require a mitigation plan to offset the impact on water quality.  However, the applicant is 
proposing a wetland pond to treat stormwater runoff from the proposed development and upgradient 
stormwater runoff from Willow Creek Estates and the Gardens at Willow Creek. 

Based upon the engineering review of this QWPP2, it meets the applicable technical requirements of 
Chapter 5 of the Land Development Code. 
 

Staff provides this request to the Commission for your consideration and recommends approval 
with the condition of submittal of Conditional Letter of Map Revision for approval from FEMA prior 
to approval of Phase 2 Final Plat and associated Public Improvements Construction Plan. 

Engineering Department Recommendation 
 Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative - Postpone 
 Denial 

 
 
 
The Commission’s Responsibility: 
 
The Commission is required by law to hold a public hearing and receive public comment 
regarding the proposed Qualified Watershed Protection Plan.  After considering the public input, 
the Commission, following the recommendation of the City Engineer, is charged with approving, 
conditionally approving or denying the request. 
 
The following criteria shall be used to determine whether the application for a Watershed Protection Plan 
(Phase 1 and Phase 2, as applicable) shall be approved, approved with conditions, or denied:  
 
(1) Edwards Aquifer zones - factors. Where land subject to the plan lies in whole or in part within the 
Edwards Aquifer recharge or transition zones:  
 

a. Whether the Watershed Protection Plan is consistent with approved legislative  applications for 
the land subject to the plan;  
b. Whether the Watershed Protection Plan meets the standards in Chapter 5, Article 1,  Division 
1, and the specific criteria in Chapter 5, Article 2;  
c. Whether any proposed mitigation plan or enhanced geological assessment offsets the  impacts 
to water quality resulting from increased development within a buffer zone;  

 d. Whether any proposed intensification of impervious cover for the area beyond the limits 
 allowed by right subject to the Watershed Protection Plan is warranted; and  
 e. Whether the Watershed Protection Plan is consistent with proposed clustering or 
 development transfers outside the plan area.  
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(2) Reclaimed land - factors. For developments where reclamation of land within the 100-year floodplain 
is proposed:  
 
 a. Whether the Reclamation Concept Plan (which is an e lement of both phases of the 
 Watershed Protection Plan when reclamation is proposed) is consistent with approved 
 legislative applications for the land subject to the plan, including expressly any master 
 drainage plan elements applicable to the land;  
 b. Whether the Reclamation Concept Plan (which is an e lement of both phases of the 
 Watershed Protection Plan when reclamation is proposed) meets the general standards in 
 Chapter 5, Article 1, and the specific criteria in Chapter 5, Article 4, Division 2; and  
 c. Whether any adverse impacts have been appropriately mitigated. 
 
(4) Conditions. The Planning and Zoning Commission or the City Council on appeal may attach such 
conditions to approval of either phase of a Watershed Protection Plan as are necessary to assure that the 
Plan meets water quality standards, based on the recommendation of the Engineering Director, a 
qualified geologist, or a Texas-licensed professional engineer. Conditions may include a requirement to 
prepare or modify a mitigation plan.  
 
(5) No Watershed Protection Plan (Phase 1 or Phase 2, as applicable) shall be approved or approved 
with conditions unless proper documentation is submitted to the Director indicating that all applicable 
federal and state permits, approvals, and clearances have first been obtained.  
 
 
 
Prepared by: 
 
 
David Rabago   Senior Project Engineer             4-12-13 
Name    Title       Date 
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Agenda Information

 
AGENDA CAPTION:
 
PC-13-05_02 (Retreat on Willow Creek)  Consider a request by Carlson, 
Brigance and Doering, on behalf of Preferred Development Partners, for approval 
of a Preliminary Plat for approximately 100.885 acres, more or less, out of the 
Juan M. Veramendi Survey, No. 1, Abstract 17, located near the intersection of 
Stagecoach Trail and Hunter Road.  
 
Meeting date: April 23, 2013
 
Department: Development Services - Planning
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
Amendments to the previously approved Retreat on Willow Creek Planned 
Development District were approved by City Council in December 2012. This 
Preliminary Plat covers the entire land area for the approved PDD and illustrates a 
four phase development. The base zoning is MU with the PDD overlay which 
limits the property to single family residential only. There are 147 single family 
lots planned in Phases 1-3. Lot configuration for Phase 4 has not been determined, 
but a maximum of 133 lots would be permitted.  
  
The applicant initially submitted a Final Plat for Phase 1 only, but due to the 
general nature of the Concept Plan (adopted with the amended PDD ordinance), 
staff could not make the determination that the plat met all criteria for subdivision 
approval. The Preliminary Plat is consistent with the overall plan for the area as 
outlined in the PDD. 
 
The developer plans to reclaim small portions of the floodplain during 
construction of Phase 2. This requires the Commission to approve the Qualified 
Watershed Protection Plan 2 (QWPP2) for the site prior to approval of the 
Preliminary Plat. The QWPP2 is posted on this agenda for public hearing and 
consideration. Staff recommends approval of the Preliminary Plat subject to the 
approval of the Qualified Watershed Protection Plan 2.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Preliminary Plat 
Amended PDD 
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the plat met all criteria for subdivision approval. The Preliminary Plat is consistent with the overall plan for 
the area as outlined in the PDD. Points of discussion during the PDD amendment process are addressed 
below: 
 
Parkland Dedication 
The PDD required 29 acres of Parkland Dedication.  After engineering the site, the developer no longer 
needed areas designated in the Concept Plan for detention.  The Parks Board received an update and 
request on March 26 for the inclusion of additional acreage in the Parkland Dedication. The Parks Board 
had no issues with the additional 9 acres. Total dedication is now 38.072 acres. 
 
Storm Water and Drainage 
The PDD provides for a 25’ Greenbelt Area and 25’ building setback from the property lines along the 
west and north.  The Greenbelt Area was intended to be preserved “as a mostly natural vegetative area” 
but was permitted to contain storm water management features. Drainage is being passed through the 
home sites to the street and no channel will be constructed in the Greenbelt Area.   
 
An approved Watershed Protection Plan 1 (WPP1) is required for approval of a Preliminary Plat. In order 
to meet these requirements, the developer of the Retreat on Willow Creek subdivision has submitted the 
more detailed WPP2, which is required for Final Plats, for a 38.543 acre portion of the proposed 
subdivision (development Phases 1-3). The application is also considered a Qualified Watershed 
Protection Plan (QWPP2) due to the reclamation of the floodplain. QWPP’s require a public hearing and 
consideration by the Commission.  
  
The floodplain reclamation will take place during the development of Phase 2 and will affect several home 
sites and the area planned for the bridge construction. Engineering staff recommends approval of the 
submitted QWPP2 with the condition FEMA formally accepts and approves the Conditional Letter of Map 
Revision prior to approval of the subdivision’s Phase 2 Final Plat and associated PICP (when construction 
would begin within the floodplain). At this time, all requirements for WPP1 have been met.  
  
Tree Mitigation 
The site is heavily treed and the PDD provides some incentives for tree preservation with the intention of 
avoiding the removal of preferred trees, especially Specimen trees (24” and greater). At this time the tree 
mitigation plan shows the worst-case scenario as the removal of 18 of 30 Specimen trees. The majority of 
the preserved trees lie within the Greenbelt Area. The applicant has stated they do not plan to grade the 
site; rather, each lot will be prepared for development individually with buildings and driveways being 
located in such a way as to preserve additional trees. As shown on the mitigation plan at this time, the 
developer will be required to replace 470 trees on site for those removed.   
 
Access/Road Network 
One of the major concerns when amending the PDD was construction of a road across the floodplain to 
connect Area 1 (Phases 1-3) and Area 2 (Phase 4) in order to provide emergency access and better 
circulation. The developer is permitted to construct 25 homes in the first phase, at which time the 
submittal for the Phase 2 Final Plat with associated public improvements will be required. The permanent 
improved public road and creek crossing will be completed as part of Phase 2. 
 
Criteria for Approval 
The following criteria are used to determine whether the application for a Preliminary Subdivision Plat 
shall be approved, approved with conditions, or denied, where a Subdivision Concept Plat has been 
approved for the land subject to the proposed plat:  
 
 (1) The plat conforms to the general layout of the Subdivision Concept Plat and is consistent with 
 the phasing plan approved therein;  
 
 (2) The proposed provision and configuration of roads, water, wastewater, drainage and park 
 facilities, and easements and rights-of-way are adequate to serve the subdivision and meet 
 applicable standards of Chapters 6 and 7 of this Land Development Code;  
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 (3) The plat conforms to the approved Watershed Protection Plan (Phase 1); and 
 
 (4) The plat meets any county standards to be applied under an interlocal agreement between the 
 City and a county under Tex. Loc. Gov't Code ch. 242, where the proposed development is 
 located in whole or in part in the extraterritorial jurisdiction of the City and in the county.  
 
Staff has reviewed the request and determined that all of the above criteria have been met and is 
recommending approval of this Preliminary Plat as submitted subject to the Commission’s approval of 
the Qualified Watershed Protection Plan. 
 

Planning Department Recommendation 
 Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative - Postpone 
 Denial 

 
 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Preliminary Plat. The 
City charter delegates all subdivision platting authority to the Planning and Zoning Commission.  The 
Commission's decision on platting matters is final and may not be appealed to the City Council.  Your 
options are to approve, approve with conditions or deny the Preliminary Subdivision Plat application. The 
action of the Commission shall be noted on two copies of the Preliminary Subdivision Plat, referenced 
and attached to any conditions determined. One copy shall be returned to the applicant and the other 
retained in the City's files. A notation of the action taken on each Preliminary Subdivision Plat application 
and the reasons for the action shall be entered in the minutes of the Commission. 
 
Prepared by: 
Emily Koller    Planner              April 16, 2013 
Name    Title       Date 
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Restated Planned Development District 2012      8 

Standards and designed in accordance with the adopted City of Austin Drainage 
Criteria Manual, across the floodway as a means of connecting Areas 1 and 2.  
 
b.  The final improved connection road will be dedicated to the City by plat. Prior 
to the dedication of the final road, the property owner of each area shall be 
responsible for ensuring access through each area to the emergency access 
road.   
 
c.  The developer and/or builder will provide quarterly building permit reports to 
the Permit Center Manager monitoring permit numbers in Areas 1 and 2.  At such 
time the above triggers are met, no additional permits will be issued until 
construction of the road is confirmed complete by the City. 
 
e. Permanent improved access easements shall be dedicated by plat to allow 
pedestrian access to and from Stagecoach Trail, Maria Hernandez Elementary 
School, and Doris Miller Middle School through use of the internal street, 
sidewalk and trail network. 
 
d.  Nothing in this Section 4.13 shall be construed as a waiver of the requirement 
for the developer to, and the developer shall, provide security for the completion 
of public improvements in the manner prescribed by Sections 1.6.6.3 and 1.6.6.4 
of the LDC.  
 

4.14. Traffic Impact Analysis (TIA).  A complete Traffic Impact Analysis will be 
required for the Project Site to determine adequacy of street infrastructure and any 
necessary roadway improvements.  A Traffic Threshold Worksheet shall be required for 
the purposes of review and approval of this PDD.  A complete Traffic Impact Analysis 
shall be required upon the subsequent submittal of a Preliminary Plat or Watershed 
Protection Plan Phase II for any use.  Any roadway improvements not identified on the 
Concept Plan, but required as a result of the Traffic Impact Analysis, shall be identified 
prior to approval of a Final Plat for all or any portion of the property impacted by such 
roadway improvements. 
 
4.15. PDD Development Intensity Table.  The following chart provides a 
development intensity summary of the overall site: 
 
 Overall Project 

Site 
Area 1 Area 2 Area 3 

Total Area (acres) 101.399  38.880  26.170  29.39  
Park/Open Space Area 

(acres) 
29.39  - - 29.39 

Total Developable Area 
(acres) 

72.009  44.84  27.80  N/A 

Maximum Developable 
Area % 

71.01%    
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Agenda Information

 
AGENDA CAPTION:
 
Development Services Report  
   a.  Update from Staff on the Planning & Zoning Commission Retreat 
   b.  Update from Staff on the Comprehensive Master Plan 
 
Meeting date: April 23, 2013
 
Department: Development Services
 
Funds Required: n/a Account Number: n/a
 
Funds Available: n/a Account Name: n/a
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
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